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MINUTES  
Toro Land Use Advisory Committee  

Monday, September 26, 2016 
 
 
1. Meeting called to order by   Weaver      at  4  pm 
 
 
2. Roll Call 
  
 Members Present:  Weaver, Baker, Rieger, Mueller, Bean      
 
  
 Members Absent: Kennedy, Vandergrift, Keenan (out of State)      
 
3. Approval of Minutes: 
 

A. September 12, 2016 minutes 
 
Motion:  Baker       (LUAC Member's Name) 
 
Second:  Rieger       (LUAC Member's Name) 
 
 
Ayes:  Baker, Rieger, Mueller, Bean, Weaver (5)         

 
 

Noes:  0            
 
 

Absent:  Kennedy, Vandergrift, Keenan (3)       
 
 

Abstain: 0            
 
 
5. Public Comments:  The Committee will receive public comment on non-agenda items that are within the  

purview of the Committee at this time.  The length of individual presentations may be limited by the Chair. 
 
 
           None 
 
 
 
6. Scheduled Item(s) 
 
 
 
 
 
7. Other Items:  

 
 
A) Preliminary Courtesy Presentations by Applicants Regarding Potential Projects (Refer to pages below) 
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     None   
 
 

 
B)   Announcements  

     
None 

 
 

8. Meeting Adjourned:  5:30   pm   
 
 

Minutes taken by:    Bean        

 
 

Action by Land Use Advisory Committee 
Project Referral Sheet 

 
Monterey County RMAPlanning 

168 W Alisal St 2nd Floor 
Salinas CA 93901 

(831) 755-5025 
 
 
Advisory Committee: Toro    
 
Please submit your recommendations for this application by:   September 26, 2016 
 
Project Title: RIVER VIEW AT LAS PALMAS LLC Item continued from 10/26/15 meeting 
File Number: PLN150372 
Planner:   CONNOLLY 
Location: END OF WOODBRIDGE CT SALINAS (NO ADDRESS ASSIGNED TO PARCEL) 
Project Description:  
Use Permit and Design Approval for the development and operation of an approximately 70,000 square foot 
assisted living facility consisting of multiple structures and associated site improvements on an approximately 
15.74 acre site.  The facility would provide residences and services for a range of seniors requiring varying 
levels of assistance.  The property is located at the end of Woodridge Court, Salinas [OWNER SHALL 
CONTACT PUBLIC WORKS TO OBTAIN ADDRESSES) (Assessor's Parcel Number 139-211-035-000), Las 
Palmas Subdivision, Toro Area Plan. 
              
 
Was the Owner/Applicant/Representative present at meeting?  Yes     X   No    
 
Gary Shingu, Derek Etow, and Dale Ellis (representative) 
 
 
 
Was a County Staff/Representative present at meeting? Luke Connolly and Ramon Montano (Name) 
 
 
ATTENDEES: 
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Roy Gobets, Scott Cooper, Adam Kirk, Daniel Pinto, Celine Dalby, Nancy Iverson, Jim Kirby, 
Jr., Tom Mercurio, Diane Boilard, Denise Benoit, Yung J. Kim, Yeo Kun Kim, David and 
Irmina Ratliff, James Scott, Stephen Dodd, Randy Radke, Linda Ipong, John McCormack, Dave 
Nordstrand, Julie Sutliff, Michael Aspland, Marilyn Stream, Fred Rowland, Allen Stream, Anne 
Sanchez, David Balch, David Dalby, Russ Schwanz, Jason Luarke, Brian Modena, Shelley 
Donati, Janet Barstad, Mary Koch, Randell Requiro 
 
Luke Connolly, AICP management Specialist, RMA. Response to letter sent by Mike Weaver: 
 
"Mike, I will attend this afternoon's LUAC meeting and will clarify the issues raised in your letter. It is my 
understanding based on conversations with the applicant that the proposal itself is unchanged from what was 
provided to the LUAC last October. Sorry for any confusion caused by the language used on the notices." 
  
 
PUBLIC COMMENT: 
 

Name 

 
Site Neighbor? 

 
Issues / Concerns 

(suggested changes)  
YES NO 

 
Dave Dalby 
 

 
X 

 This project is incompatible with the Las Palmas 
residential community; access is a disaster 
 

 
Anne Sanchez 
 
 

 
X 

 There is no emergency exit, just one road for the 
existing community plus the population of this 
project  

James Scott X  Asked about traffic and was told by Dale Ellis that 
370 additional trips per day would be generated. 

David Ratliff  
X 

 Asked how project can use the road and gatehouse 
belonging to Las Palmas and was told by Dale 
Ellis that recorded subdivision documents allowed 
this. 
 

Roy Gobets X  He can see the project netting from his house. He 
conducted a survey of residents (total homes=329.  
Visited=169) 153 families were strongly opposed 
to the project.  Two were in favor and 10 had no 
opinion. Concerns were: traffic, security, real 
estate values, environmental factors, safety and 
fire.  He said that ridgeline development is 
prohibited and this project is on the ridgeline. 

David Balch X    He is a resident and a land use attorney and he 
disagrees that the project has Las Palmas road 
access via subdivision documents. He is against 
amending the Las Palmas Specific Plan to allow 
this development.  It will change the nature of the 
Las Palmas area and greatly worsen traffic on the 
already impacted entrance on River Rd.  There 
have been accidents at the signalized intersection 
at River Road with Las Palmas including a fatality 
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that involved his son. The alignment of River Road 
is faulty, as motorists can't see the red and green 
signal well. A project like River View would 
necessitate the County re-aligning River Road for 
better visibility.  
 

Fred Rowland  X  He is on the Las Palmas H.O.A. Board but 
speaking as an individual. It is a commercial 
project, including 3 shifts of employees, deliveries, 
and increased emergency services. Due to the 
nature of the project, he is opposed. 
 

Jerry Crawford X  He is opposed to the project and described a 
project situation where holiday traffic volume was 
unexpectedly high due to visitors coming to see 
their loved ones in a nursing facility during 
holidays. 

Marilyn Stream , President of 
the Las Palmas Homeowner’s 
Association Board 

X  She said that their attorney advised the H.O.A. 
Board to remain neutral on the project but 
indicated that it may come back to the H.O.A. 
Board Agenda after this meeting. She said the 
H.O.A. Board repudiated the statement of Stuart 
Burbank, which was in the Oct 2015 LUAC 
minutes.  She also said that an evacuation plan is 
needed. 

Nancy Iverson X  She favors the project, says it needs a different 
name and will submit her list of names. 

Daniel Pinto X  He can see the project orange and yellow flagging 
tapes from both Highway 68 and from River Rd.  
He is opposed to the project as it will impact views 
and also be close to his property. 

Michael Aspland X  He thinks the H.O.A. Board will re-agendize this 
project because the plan originally presented 
showed building as set back, but the orange 
flagging tapes show more coverage than expected. 

Linda Ipong X  She questioned whether the size of the project is 
compatible with the size of the acreage and was 
told the answer would be in the EIR. 

Julie Sutliff X  She is very concerned about increased traffic noise 
and impacts since the access road to the project 
will go near homes and through a greenbelt area 
currently used by walkers, families, children and 
pets.  The traffic impact will increase risks and 
drive down real estate values.  She does not 
believe it can be improved by screening as 
suggested by developer. 
 

 
There were approximately 40 citizens in attendance at this meeting, most of whom opposed the project. 
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LUAC AREAS OF CONCERN   
 

Concerns / Issues 
(e.g. site layout, neighborhood 

compatibility; visual impact, etc) 

Policy/Ordinance Reference  
(If Known) 

Suggested Changes -  
to address concerns  

(e.g. relocate; reduce height; move 
road access, etc)  

 
Incompatibilities read by Weaver from 
Toro Area Plan 
 
The proposed project's total mass and 
its heights, are inconsistent with parts 
of the Toro Area Plan.  

Toro Area Plan T 3.1 to T 3.7  

Weaver found the project listed for 
sale today on Loopnet.com, a 
commercial real estate website. 
Clearly this is a commercial 
development 
 

  

 
Monterey County General Plan 
Consistency for Design (Inland) 
checklist provided by applicant, and 
part of the Toro LUAC packet for 
review has about a dozen questionable 
responses. 
 

 Re-evaluate General Plan consistency 

 
The Las Palmas Ranch was approved 
as an Area of Development 
Concentration (ADC) 
with a Las Palmas Ranch Specific Plan 
calling for no more than 1031 single 
family residences    
With associated  
EIR  (1982, adopted 1986) 
 

Las Palmas Ranch Specific Plan Allow only build out specified in the 
Las Palmas Ranch Specific Plan.  
FOLLOWING THE TWO TORO 
LUAC MEETINGS IN YEAR 2006 
ON THIS SAME APN: 139-211-035-
000, THE ZONING 
ADMINISTRATOR APPROVED 
(SAME APN) ONE LARGE SINGLE 
FAMILY DWELLINGR PLUS SFD 
ACCESSORY STRUCTURES, 
PLN060121  
  

 
 
ADDITIONAL LUAC COMMENTS  
 
THIS PROPOSAL ADDS 142 BEDS IN NUMEROUS STRUCTURES (105), including; REST HOME 
BUILDINGS, GARAGES, PLUS ADMINISTRATION, KITCHEN, DINING, MAINTANENCE, SUPPORT 
STAFF. The conditional use as a rest home was not anticipated in the Specific Plan.  This is a commercial and 
not a residential project.  It is inconsistent with the residential neighborhood.   
 
Mike Weaver: Reviewing the Monterey County Toro Area Plan Supplemental Policies, Weaver notes that 
Section 3.0 - is applicable to the LUAC's consideration according to LUAC guidelines review. The proposed 
project area is Visually Sensitive. 
Weaver printed out the Toro Area Plan Supplemental Polices for today's meeting. Also Figure #16 identifies 
both Highway 68 as Scenic and River road as proposed Scenic. Weaver read aloud Toro Area Policies T-3.1 to 
T-3.7 (inclusive) for the LUAC's consideration. 
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Mike Weaver says; additionally, included in the LUAC packet from the Planning Department for today, are 
project application documents that include a "GENERAL PLAN POLICY CONSISTENCY CHECKLIST 
FOR DESIGN APPROVALS (Inland Only); To be completed by Applicants " 
Weaver states that there are about a dozen of the questions on this checklist that are pertinent to the review but 
he considers to be answered erroneously. He reads the questions and the applicant's answers to these questions 
aloud, as follows: 
 
*  * The project is for: (box to be checked) Residential use, Agricultural use, Public or Quasi-Public use, 
Industrial use. In this case the box for Residential use is checked.   
Weaver states that he went online this morning to a website called LoopNet.com  He explains this is a site 
somewhat similar to Craigslist, except it is exclusively for commercial properties for sale or lease. Like 
Craigslist, it is free. In this case free to list a property on this site, however a person listing a commercial 
property advertisement can pay for better placement and such on the site.  Evidence that this proposed project is 
Commercial was found in that, the project, The River View at Las Palmas is listed as being for sale on 
Loopnet.com. It is the first listing on the site. (California Senior Housing Facilities For Sale). Weaver printed 
copies of the listing for today. 
 
* "Next question of concern; "Project involves new, changed, or modifications to existing utilities and/or power 
lines?"  The question is answered NO by the applicant; however, with what is being proposed the answer needs 
to be YES. 
 
 * "Project is change or modification to an approved application". This question is answered NO by the 
applicant.  However, it is not only a change to the Las Palmas Specific Plan, it is also a change to the approved 
Single Family Dwelling approved for this APN in year 2006 by the Zoning Administrator of Monterey County 
(PLN060121). 
 
* "Does the Project include subdivision creating five or more lots, or new commercial/industrial use that creates 
intensity equal to or greater than five residences?"  The project applicant answers this question NO.   
 
* "Is the project located near an incorporated area (City)?" The project applicant answers this question NO. 
However, it is about three miles from the City of Salinas.  
 
* "Is the project located within a Community Area or Rural Center?" The applicant answers this question NO 
 
* "Does the project propose a secondary unit?" The applicant answers this question NO. 
 
* "Project is associated with a new or improvements to a water system? Water system…number of 
attachments?"  The project applicant answers this question NO. 
 
* "Is the project 50 feet from a bluff?" The applicant answers this question NO. However, Weaver states 
another issue with the submitted plans is, it's not clear where the building envelope may be or what setbacks are 
being used from the bluff type sides on this parcel. 
 
* "Does the project require a General Plan Amendment?" The applicant answers NO.  
 
* "Is the project located within a Special Treatment Area?" The applicant answers NO.  
However, it is in a Specific Plan Area. 
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RECOMMENDATION: 
 
Motion by:    Baker      (LUAC Member's Name) 
 
 
Second by:   Rieger      (LUAC Member's Name) 

 
              Support Project as proposed  
 
    X      Support Project with changes 
 
Change project to adhere to the Las Palmas Specific Plan which, according to County records of 
housing units already built, will allow three single family dwellings to complete the build-out of 
Las Palmas.  As proposed, this is a commercial project, and is inconsistent with the residential 
neighborhood. 
  
             Continue the Item  

   
 Reason for Continuance:            
  
Continued to what date:            

 
AYES:   Weaver, Baker, Rieger, Mueller, Bean  (5)      
 
NOES:   None             
 
ABSENT:  Keenan, Kennedy, Vandergrift (3)        
 
ABSTAIN:  None             
 
Attachments to September 26, 2016 Toro LUAC Meeting Minutes are documents referenced and 
provided by LUAC's Mike Weaver and documents referenced and provided by public attendees at the 
Toro LUAC meeting on 9/26/16. 
Mike Weaver: 
1) Toro Area Plan Supplemental Policies (8 pages)  
 
2) California Senior Housing Facilities for Sale on LoopNet.com dated 9/26/16  (4 pages)  
 
3) Letter dated September 22, 2016 from Toro LUAC Chair Mike Weaver, to Luke Connolly, Wendy Strimling, 
Jacqueline Onciano, asking for clarification of the Riverview at Las Palmas application's project description, 
due to Memo dated 10/13/2015 from Planner Steve Mason to the Toro LUAC, and Memo dated 11/30/2015 
from Planning Management Specialist Luke Connolly to the Toro LUAC.    
 
4) Email dated 9/26.16 11:55 AM from Luke Connolly to Toro LUAC Chair Mike Weaver; 
"Mike, I will attend this afternoon's LUAC meeting and will clarify the issues raised in your letter. It is my 
understanding based on conversations with the applicant that the proposal itself is unchanged from what was 
provided to the LUAC last October. Sorry for any confusion caused by the language used on the notices." 
 
RMA Michele Friedrich: 
1) September 20. 2016 email; Cover page and copy of letter addressed to Toro LUAC from attorney Anne 
Secker of Noland, Hammerly, Etienne, and Hoss, dated September 9, 2016, advising the Toro LUAC that the 
Las Palmas HOA Board is taking a neutral position on the proposed development plan for parcel Q and asking 
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to please consider the October 2015 email from Stuart Burbank to Kerry Varney as a member of the Toro 
LUAC to be retracted. (2 pages) 
 
Public attendees at 9/26/16 Toro LUAC submittals: 
1)  Las Palmas / Neighborhood Survey - Questions, Results (6 pages) 
 
2) Las Palmas residents - signatures to question: "Do you support or oppose the proposed senior home nursing 
facilities as described in Project Plan #PLN150372 currently named as: Riverview at Las Palmas?  If "Oppose", 
what is the principle concern?"   (22 pages of circulation copies submitted) 
 
3) Las Palmas Ranch Specific Plan Monterey County, California, September, 1983  (61 pages) 
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