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Before the Planning Commission  
in and for the County of Monterey, State of California 

In the matter of the application of:  
SALINAS 101 LLC [FORMERLY MARTINS] 
(THE SOBEL COMPANY INC.) (PLN180441) 
RESOLUTION NO. 23-039 
Resolution by the Monterey County Planning 
Commission: 
1) Adopting a Mitigated Negative Declaration

pursuant to Section 15074 of the CEQA Guidelines;
and

2) Approving a Combined Development Permit
consisting of:

a. Standard Subdivision and Vesting
Tentative Map to divide a 17.92 acre Light
Commercial (LC) zoned parcel into ten LC
zoned parcels;

b. a General Development Plan and Use
Permit to allow a total of 98,926 square
feet of mixed commercial space including
four retail buildings, four quick serve
restaurants, a fueling station, and a motel;

c. a Use Permit to allow construction of a
pylon sign;

d. a Variance to increase the allowable height
of main structures on Parcel 7 from 35 feet
to 45 feet;

e. a Variance to increase the allowable pylon
sign height from 35 feet to 57 feet; and

f. a Variance to increase the allowable pylon
sign dimensions to 768 square feet; and

3) Adopting a Condition Compliance and
Mitigation Monitoring and Reporting Plan.

(PLN180441), SALINAS 101 LLC, intersection of 
Highway 101, Sala Road & Harrison Road, Salinas [no 
address assigned], Greater Salinas Area Plan (APN: 
113-091-017-000)

The SALINAS 101 LLC application (PLN180411) came on for a public hearing before the 
Monterey County Planning Commission on November 8, 2023.  Having considered all the 
written and documentary evidence, the administrative record, the staff report, oral 
testimony, and other evidence presented, the Planning Commission finds and decides as 
follows: 

FINDINGS 
1. FINDING: CONSISTENCY – The Project and use, as conditioned and 

mitigated, is consistent with the policies of the Monterey County 
2010 General Plan, Greater Salinas Area Plan, Monterey County 
Zoning Ordinance (Title 21), Monterey County Subdivision 
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Ordinance (Title 19), and other County health, safety, and welfare 
ordinances related to land use development. 

 EVIDENCE: a)  During the course of review of this application, the Project has been 
reviewed for consistency with the text, policies, and regulations in: 

- the 2010 Monterey County General Plan; 
- Greater Salinas Area Plan; 
- Monterey County Zoning Ordinance (Title 21); and  
- Monterey County Subdivision Ordinance (Title 19). 

No conflicts were found to exist. No communications were received 
during the course of review of the Project indicating any 
inconsistencies with the text, policies, and regulations in these 
documents.  

  b)  Project Description. The Project is located at the intersection of 
Highway 101, Sala Road & Harrison Road, Salinas and consists of a 
new highway-oriented commercial development that entails the 
subdivision of an existing lot into 10 parcels and various other on- 
and off-site improvements. The Project includes construction of a 
total of 10 structures totaling 98,926 square feet. These structures 
consist of a 41,693 square foot 95-room hotel [Parcel 7], four retail 
buildings totaling 40,202 square feet (including a 21,702 square foot 
retail building for Tractor Supply) [Parcels 1, 2, 4, and 8], four fast 
food restaurants with drive-through windows totaling 11,520 square 
feet [Parcels 3, 5, 6, and 9], and a vehicle service station with 16 
fueling positions, a 4,359 square foot convenience store, and a 1,152 
square foot drive-through car wash [Parcel 10].  The Project also 
includes a 57-foot illuminated highway-facing pylon sign on the 
western portion of the site. Salinas 101 LLC (“Applicant”) is 
applying for two Variances to increase the allowable height and 
overall dimensions of the proposed sign so that it can be seen by 
northbound drivers on Highway 101 above the existing Sala Road 
Overpass, which is over 23-feet tall and is located immediately 
south of the site (see Finding Nos. 8 and 9 and supporting evidence). 
The Applicant is also applying for a third Variance to increase in the 
allowable height of the hotel (Parcel 7) to 45 feet (see Finding No. 7 
and supporting evidence). The Project includes grading consisting of 
12,876 cubic yards of cut and approximately 12,309 cubic yards of 
fill. Major proposed landscape features include 174,430 square feet 
of shrubs and groundcover, 9,712 square feet of synthetic lawn, 
4,522 square feet of cobble, and the planting of 160 trees. There are 
no trees on the Project site and therefore no tree removal is 
proposed.  

  c)  The property is located at the intersection of Highway 101, Sala Road 
and Harrison Road (Assessor’s Parcel Number [APN]: 113-091-017-
000), Greater Salinas Area Plan. The parcel is zoned Light 
Commercial, which allows for the construction of convenience 
markets, hotels, parking lots, retail and wholesale sales, and service 
(gas) stations subject to the granting of a Use Permit in each case. 
Additionally, pursuant to Title 21 section 21.60.090, the Project 
includes a Use Permit to allow construction of a sign in a 
commercial zoning district. The Project also includes three 
Variances to increase the allowed height of the proposed hotel, 
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increase to the height of the proposed sign, and an increase the 
allowed sign square footage. As detailed in the preceding evidence, 
the Project proposes uses allowed within the LC zoning district and 
therefore, the Project is an allowed land use for this site. 

  d)  Lot Legality. The subject property (17.92 acres in size) is identified 
in its current configuration and under separate ownership as “Ranch 
A” in a Record of Survey dated January 2016, filed as Volume 22 of 
Surveys at Page 39, Monterey County Records. Further, the 
property is described as Lot 2 of “Parcel Two” as shown on a map 
entitled, “Partition Map Accompanying Report of Referees Showing 
Subdivisions, Espinosa Portion of the Rancho Bolsa De La 
Escarpinas, filed July 10, 1925, in Volume 2 of Surveys at Page 28, 
Monterey County Records. Therefore, the County recognizes the 
property as a legal lot of record.  

  e)  General Development Plan. Title 21 section 21.18.030.D requires 
the development to submit for review and approval a General 
Development Plan (GDP) for all development allowed within the 
LC zoning district. Accordingly, the Applicant has prepared a 
General Development Plan that details the Project components and 
addresses the long-range development and operation of the facilities 
including physical expansion and new development, operational 
changes, circulation or transport improvements, site design 
flexibility, environmental considerations, and conformance to the 
policies of the local area plan (see attached GDP). The GDP finds 
that a “broad range of commercial uses” would be appropriate for 
the site, specifically highway-oriented commercial development, 
such as service stations, restaurants, and visitor accommodations. 
The GDP does not allow for uses which include, but are provided in 
more detail in the attached document, auto sales, banks, theaters, 
residential uses, public quasi-public uses and assemblage of people, 
zoos, day care centers, exploration for and removal of oil and gas, 
day care centers, and funeral homes. The GDP allows for a 
maximum development capacity of 125,000 square feet. As 
proposed, the Project only includes a total square footage of 98,926 
(78% of maximum allowed). Commercial use locations and 
arrangement of uses within the Project site, building square footage 
per parcel, parking and landscape design, and site design flexibility 
are built into the GDP. However, due to the height and need for a 
Variance, the proposed hotel is an exception to the GDP’s 
flexibility. Any relocation of the Hotel from Parcel 7 would require 
separate discretionary review and approval and may trigger 
supplemental environmental review. In accordance with Title 21 
section 21.18.070, the GDP establishes maximum allowed heights 
of 35 feet for main structures (except for the Hotel) and 15 feet for 
accessory structures (such as trash enclosures and utility 
enclosures), site coverage of 50 percent, setbacks of 20 feet 
(front/from Harrison Road), 10 feet (rear), 5 feet sides, and 15 feet 
(sides to internal streets/driveways) and landscaping of at least 10 
percent. GDP parking standards mirror Monterey County Code 
requirements, see subsequent Evidence “h”. The GDP includes a 
Sign Program that establishes multiple requirements including that 
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all signs to be compatible with a building’s architectural style with 
regards to size, color, materials, and illumination. The Sign Program 
allows for the construction of a pylon sign with a maximum height 
of 57 feet. The Project is expected to generate approximately 221 
new jobs at full build-out. The GDP allows details Project specific 
circulation improvements, road network improvements, public 
services, and future implementation of the GDP.   

  f)  Project Phasing. Construction would be completed in three phases, 
with scheduling to be determined based on market conditions. Phase 
1 of the Project includes construction of the Tractor Supply 
Company retail store, four-story 95-guestroom hotel, and combined 
convenience store, car wash, and fueling station. Phase 2 of the 
Project includes the construction of two fast-food restaurants. Phase 
3 of the Project includes construction of two additional fast-food 
restaurants, as well as three buildings intended for retail use. 

  g)  Site Development Standards. As proposed, the Project’s main 
structures (restaurants, retail stores, gas station, and Tractor Supply 
building) will comply with the allowed height of 35 feet. A 
Variance has been granted to allow an increase of the allowable 
height for the Hotel (specific to Parcel 7) to 45 feet. The 17.92-acre 
site would allow a maximum site coverage of approximately 
390,515 square feet. As proposed, the Project consists of 98,926 
square feet of development (or up to 125,000 square feet per the 
GDP) and is therefore below the maximum allowed site coverage. 
As detailed in the attached plans, the proposed development 
complies with the required setbacks. The Project complies with the 
applicable site development standards established in the Title 21 
section 21.18.070 and the Project’s General Development Plan (see 
preceding Evidence “e.” 

  h)  Parking. The Project includes construction of two new vehicle 
driveways connecting to Harrison Road for site access. The Project 
would also include the installation of 534 parking spaces, which 
exceeds the minimum required pursuant to Title 21 section 
21.58.040. As illustrated in the attached plans, 181 parking stalls 
will be associated with the proposed hotel, while 89 stalls will be 
provided for the Tractor Supply retail building.  

  i)  Design. The Project is not located near a designated scenic vista. 
Additionally, the property is not located in area subject to a Design 
Control zoning overlay, which regulates the size, configuration, 
materials, and colors of structures to assure the protection of the 
public viewshed and neighborhood character. However, the Project 
has been designed to be compatible with the surrounding rural 
character, as intended by the 2010 General Plan. The Project 
includes several architectural design features to ensure visual 
cohesiveness throughout the site. Architectural design elements of 
the Project including natural building colors, roof and trellis designs, 
and security lighting. The proposed building colors would be a mix 
of neutral and earthtone colors including shades of beige, grey, and 
brown. These types of colors are typical of commercial development 
alongside highways in Monterey County and would not be visually 
obtrusive to drivers passing alongside the Project. The hotel, Tractor 
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Supply building, and illuminated 57-foot-tall pylon sign would be 
the most visible components of the Project from Highway 101. All 
structures were designed to conform to development standards for 
the Light Commercial zoning district, except for the proposed hotel 
and sign, which would have maximum heights of 45 feet and 57 
feet, respectively (exceeding the 35-foot maximum). When directly 
adjacent to the Project site, the development and pylon sign will be 
less subordinate with the surrounding area. However, in the 
southbound and northbound directions, the development sign will be 
more subordinate with surrounding area as it is visually “busy” with 
the various Highway 101 directional signage, a Caltrans message 
boards and other traffic related signs, Salinas Self-Storage sign, and 
views of the surrounding mountain ranges and low lying residential 
and commercial development. All views of the illuminated pylon 
sign would be limited in duration and would not detract from the 
overall visual quality of the surrounding area. Although the pylon 
sign and hotel would create new prominent visual landmarks for 
northbound and southbound travelers on Highway 101, they would 
not substantially impact visual quality of the site. The Project 
includes planting of 160 trees throughout the site, including all 
parking areas, and a continuous evergreen hedge along the western 
property line to minimize views from Highway 101. The proposed 
landscaping would provide visual diversity and would reduce the 
apparent mass of the development. Finally, the Project requires an 
exterior lighting plan as a condition of approval consistent with LU-
1.13 of the General Plan. 

  j)  Greater Salinas Area Plan Policy GS-16/2010 General Plan Policy 
LU-4.8. Greater Salinas Area Plan Policy GS-1.6 allows 
development of commercial designated parcel between Harrison 
Road and Highway 101, such as the subject property, may be 
allowed if such uses are neighborhood serving commercial or 
planner general commercial uses. As proposed, the Project consists 
of a combination of neighborhood serving uses (restaurants, gas 
station, and small retail stores) and general commercial uses (95 
room hotel and larger retail stores). The Project is located directly 
adjacent to Highway 101 would provide access to commercial 
services consistent with Policy LU-4.8 of the General Plan, which 
requires convenient access to commercial uses.  

  k)  2010 General Plan Policy LU-1.6. Policy LU-1.6 of the 2010 
General establishes new development within designed urban 
services areas a priority. The Project site is designated for 
commercial use in the County’s General Plan and Zoning Ordinance 
and is surrounded by existing development to the north and south. 
Additionally, the subject property is located within the City of 
Salinas’s Economic Development Element (EDE) “Opportunity 
Area” identified as “North Entrance (Area K)” and adjacent to 
“Target Area K”. The City of Salinas EDE identifies Area K as 
being a priority opportunity site for predominately office and retail 
space. All of Area K is currently within the County of Monterey’s 
jurisdiction and would require approval of an annexation from the 
Local Agency Formation Commission of Monterey County to be a 
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part of the City of Salinas jurisdictional boundaries. No annexation 
is currently being sought by the City of Salinas. If and when Area K 
is annexed into the City of Salinas and is developed according to the 
EDE, it will be considered an urbanized area, as defined by CEQA 
Guidelines and the Census Bureau. The proposed development and 
uses are consistent with the vision of Area K. California Water 
Service Company has provided a “can-and-will serve-letter” to 
confirm they will supply water to the Project. Additionally, because 
the site is located outside of the City’s wastewater service area, the 
Applicant entered into an approved pre-annexation agreement with 
the city to allow for an extension of wastewater service boundaries. 
Monterey One Water has provided a “can-and-will serve-letter” 
formalizing its ability and agreement to accept the Project’s 
wastewater. 

  l)  2010 General Plan Policies S-7.1 – 7.7/Noise. The nearest sensitive 
receptors are residences located approximately 200 feet northwest of 
the Project site. An Environmentally Noise Assessment 
(LIB200167) was prepared for the Project to analyze project related 
noise impacts. Construction activities will result in a temporary 
increase in noise levels in the vicinity of the Project and will expose 
occupants at the adjacent residences to temporary, short-term 
increases in noise and ground borne vibrations at a range between 
61-74 dBA. This impact is not anticipated to be significant, however 
Mitigation Measure N-1 has been applied to ensure noise-limiting 
construction measures are adhered to. The noise assessment includes 
the results from traffic noise modeling on residential noise‐sensitive 
receptors in the vicinity of the Project. The noise assessment 
concluded that the additional traffic would result in either no change 
or a 1 dBA increase in noise levels, and thus would not constitute a 
significant impact. The Project includes a Tractor Supply Company 
store that would include a loading dock on the west side of the 
building. The Tractor Supply Company could receive between five 
to six truck deliveries each week, typically occurring between the 
hours of 8:00 am and 6:00 pm and generating noise levels in the 
range of 60 to 66 dBA. The loading dock noise levels are be 
expected to be in the range of 50 to 68 dBA at a distance of 250 feet 
(i.e., the location of the nearest residence to the north). If loading 
activities occur during the nighttime hours of 10:00 pm to 7:00 am, 
noise levels could exceed the nighttime noise level standard of 65 
dB Lmax. Therefore, Mitigation Measure N-2 and N-3 have been 
applied to limit loading dock and delivery activities at the Track 
Supply building to the hours of 7:00am to 10:00pm.  

  m)  Development Evaluation System / 2010 Monterey County General 
Plan Policy LU-1.19. See Finding No. 10 and supporting evidence. 

  n)  Long Term Water Supply. See Finding No. 6 and supporting 
evidence.  

  o)  Traffic. The Project is anticipated to generate approximately 9,958 
daily weekday trips, with 685 AM peak hour trips and 711 PM peak 
hour trips, or 13,395 daily weekend trips, with 1,090 mid-day peak 
hour trips. Based on the updated analysis, with the proposed 
mitigation improvements, Harrison and Sala Road would operate at 
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a level of service (LOS) of C or better under existing plus project 
and cumulative plus project conditions. Harrison Road and the main 
access (south driveway) will operate at an LOS of B or better under 
existing plus project and LOS C or better under cumulative plus 
project conditions.  

  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

p)  Off-Site Improvements. The Project includes off-site circulation 
improvements based on the recommendations of the Traffic Impact 
Analysis and Step 1 Intersection Control Evaluation prepared by 
Keith Higgins (Monterey County Library No. LIB200165 and 
LIB200166). The report identified that the Applicant would be 
responsible for constructing off-site improvements that would result 
in physical changes to the environment. In addition, HCD-
Engineering Services has required off-site improvements to address 
the Project related traffic impacts. These off-site improvements are 
incorporated into Mitigation Measure No. TI-1. A description of the 
location and nature of these off-site improvements is provided 
below: 

- US 101 Northbound Ramps / Sala Road intersection: 1) 
Signalize intersection (Modify existing all way stop-
controlled intersection) and 2) add a special (overlap) signal 
phase that combines the northbound US 101 Northbound 
Ramps right turn and westbound Sala Road through 
movements. 

- Harrison Road / Sala Road intersection: 1) Restripe existing 
striped median to add second eastbound Sala Road left turn 
lane, 2) widen northbound Harrison Road north of Sala Road 
to accommodate second receiving lane (from second 
eastbound left turn lane),  3) add southbound Harrison Road 
right turn overlap signal phase, 4)  add second southbound 
Sala Road through lane, and 5) add second southbound 
Harrison Road right turn lane. 

- Harrison Road / Project Driveway (South) intersection: 1) 
Signalize intersection, 2) add two northbound Harrison Road 
left turn lanes,  3) add a southbound Harrison Road right turn 
lane, 4) provide separate Project driveway eastbound left and 
right turn lanes,  5) provide two westbound Project driveway 
entry lanes, and 6) add an eastbound Project Driveway 
(South) right turn overlap signal phase. 

- Harrison Road/Project Driveway (North) intersection: 1) 
Add a northbound Harrison Road left turn lane and 2) 
provide a combined eastbound left/right turn exit land and 
single entrance lane.  

- Harrison Road: Widen Harrison Road to include four 
through lanes (two northbound and southbound through 
lanes) along the Project frontage between the Project South 
Driveway and Sala Road. 

Additionally, the Project includes pedestrian improvements along its 
frontage with Harrison Road. The proposed pedestrian 
improvements will connect to the existing crosswalks across Sala 
Road at Harrison Road and will integrate the Project with the 
existing pedestrian facilities on Harrison Road, as well as with 
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future pedestrian facilities constructed on Harrison Road as part of 
the future development of Area K. 

  q)  2010 General Plan Policy AG-1.2. The Project would develop new 
urban land uses adjacent to active agricultural operations, including 
active farmland. Active agricultural operations occur on the parcel 
across Harrison Road to the east and across Highway 101 to the 
west. The subject parcel is not directly adjacent to these or any other 
agricultural uses as existing Harrison Road and Highway 101 
provide physical separation between these agricultural uses and the 
property site. In addition, the Project includes a 20-foot building 
setback from Harrison Road. The Project is located outside more 
than 200 feet from nearby agricultural uses. 

  r)  The Project was not referred to a Land Use Advisory Committee 
(LUAC) for review because there is no LUAC in the Project area. 

  s)  Agricultural Advisory Committee. On December 3, 2020, the 
Agricultural Advisory Committee (AAC) reviewed the project and 
voted 12 - 0  (12 ayes, 0 nays) to recommend approval of the project 
as proposed to the Planning Commission. AAC members noted that 
the proposed development appeared to be adequately laid out and 
raised questions regarding traffic improvements. See Finding No. 1, 
Evidence “p”.  

  t)  The project planner conducted a site inspection on September 9, 
2023 to verify that the Project on the subject parcel conforms to the 
plans listed above.   

  u)  The application, Project plans, and related support materials 
submitted by the Project applicant to Monterey County HCD-
Planning for the proposed development found in Project File 
PLN180441. 

    
2.  FINDING:  SITE SUITABILITY – The site is physically suitable for the use 

proposed. 
 EVIDENCE: a)  The Project has been reviewed for site suitability by the following 

departments and agencies: HCD-Planning, Monterey County Fire 
Protection District, HCD-Engineering Services, HCD-
Environmental Services, Environmental Health Bureau, and Water 
Resources Agency. There has been no indication from these 
departments/agencies that the site is not suitable for the 
development. Conditions recommended have been incorporated. 

  b)  Staff identified potential impacts to Traffic and Vehicles Mile 
Traveled, Noise, Soils, Hazards, Cultural resource, Biological 
resources, Hydrogeological resources, Air Quality, Greenhouse Gas 
Emissions, Energy, and Drainage. The following reports have been 
prepared: 
- “Sobel Company Commercial Development Traffic Impact 

Analysis” (LIB200166) prepared by Keith Higgin, Gilroy, CA 
on April 9, 2019, as amended on February 1, 2021 and June 22, 
2023. 

- “Vehicle miles Traveled Analysis for the Sobel Mixed-Use 
Development” (LIB200165) prepared by Ollie Zhou, San Jose, 
CA on June 22, 2020. 
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- “Environmental Noise Assessment” (LIB200167) prepared by 
WJVA Acoustics Inc., Visalia, CA on July 27, 2020. 

- “Geotechnical Engineering Investigation” (LIB200168) 
prepared by Ryan Privett, Pleasanton, CA on June 18, 2018. 

- “Phase I Environmental Site Assessment” (LIB200169) 
prepared by Arthur Farkas, Clovis, CA on May 25, 2018. 

- “Cultural and Biological Resources Assessment” (LIB200170) 
prepared by Gail Bellenger, Monterey, CA on July 18, 2018. 

- “Sobel Commercial Project Hydrogeologic Assessment” 
(LIB230238) prepared by Clinton Sorensen, Santa Cruz, CA in 
May 2023. 

- “Air Quality, Greenhouse Gas Emissions, and Energy Report” 
(LIB230239) prepared by Tanya Kalaskar, Monterey, CA on 
August 5, 2020. 

- “Preliminary Stormwater Control Plan” (LIB230240) prepared 
by Adam Merrill, Duarte, CA on May 13, 2020.  

The above-mentioned technical reports by outside consultants 
indicated that there are no physical or environmental constraints that 
would indicate that the site is not suitable for the use proposed, as 
designed and mitigated. County staff has independently reviewed 
these reports and concurs with their conclusions.   

  c)  Biological Resources. Surrounding land uses include agricultural 
fields located to the east, a residential subdivision and commercial 
uses to the north, Highway 101 and Caltrans detention pond 
facilities to the west, and a Caltrans detention pond on the south. 
The dominant plant community on the Project site and in the off-site 
improvements area on Harrison Road is ruderal (non-native) open 
grassland. The prepared biological and cultural resources assessment 
(LIB200170) identified potential habitat for Congdon’s tarplant, 
which is classified as a Rare Plant Rank 1B by California National 
Plant Society. Therefore, a focused plant survey was conducted on 
September 25, 2018 (LIB200170). No Congdon’s tarplant were 
observed at the Project site. The non-native grassland within the 
Project site and within the Harrison Road improvement impact area 
could provide marginally suitable foraging habitat for Burrowing 
owl. Therefore, Mitigation Measure BIO-1 has been applied to 
require a pre-construction survey for this species. Red-winged 
blackbirds and other avian species were also observed flying near 
the property and perching on adjacent fences. Construction activities 
have the potential to impact nesting birds protected under the 
Federal Migratory Bird Treaty Act and California Fish and Game 
Code. Therefore, the County’s standard “RAPTOR/MIGRATORY 
BIRD NESTING” condition of approval (Condition No. 14) has 
been applied which requires the Applicant to retain a qualified 
biologist to conduct pre-construction bird nesting survey during the 
typical nesting season (February 22 - August 1), if construction 
occurs during this period. 

  d)  Drainage. The subject property contains a drainage channel that 
crosses the site from east to west. This drainage channel was 
determined to not be a wetland but subject to the jurisdiction of the 
U.S. Army Corps of Engineers (“USACE”). USACE determined 
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that an after-the-fact Nationwide 39 permit was required to address 
past disturbances to the drainage channel. Therefore, Mitigation 
Measure BIO-2 has been applied to require that the Applicant obtain 
a Clean Water Act Section 404 Nationwide Permit (NWP) 39 from 
USACE. As part of the application for the NWP 39 Permit, a 
wetland mitigation plan for rerouting the drainage channel through 
the property as mitigation for impacts to the on-site wetland will be 
required for review and approval by USACE. A Water Quality 
Certification (per Section 401 of the Clean Water Act) from the 
Central Coast Regional Water Quality Control Board is also 
required. 

  e)  Stormwater Control. Development of all three Phases of the Project 
would result in approximately 626,348 square feet of new 
impervious surfaces on the site. These surfaces include proposed 
roads, walkways, structures, and parking areas. A preliminary 
stormwater control plan has been prepared (LIB230240). The 
Project includes several subsurface detention basins to detain 
stormwater runoff on the site. The on-site storm water retention 
features are designed to provide a volume greater than what is 
required to ensure that post-construction peak flows associated with 
development of the Project do not exceed the peak flows identified 
under existing site conditions.  

  f)  Groundwater is the primary source of water supply for both 
agricultural and municipal water demands in the Salinas Valley, 
with agricultural water use representing approximately 90 percent of 
all water demand in the Salinas Valley. California Water Service 
(“Cal Water”) would provide water to the Project. Cal Water 
extracts groundwater from two hydraulically connected subbasins of 
the Salinas Valley Groundwater Basin known as the 180/400 Foot 
Aquifer (or Pressure Subarea) and the East Side Aquifer. Impacts 
have resulted over time related to groundwater availability and 
quality due to the increased demand for groundwater within the 
Salinas Valley. However, Cal Water’s 2020 Urban Water 
Management Plan (“UWMP”) concluded that sufficient water 
supply is available to meet demand through 2035 under all 
hydrologic year-type scenarios (normal, dry, and multiple dry 
years).  

  g)  Water Demand. A comprehensive hydrological assessment for the 
Project was prepared by Balance Hydrologics, Inc. (LIB230238).  
The hydrological assessment examined existing hydrological 
conditions to determine whether there is an intensification of water 
use associated with the Project compared to baseline conditions. The 
water use baseline used for this analysis is based on the average 
water use over a 20-year baseline period spanning from 2000-2019. 
Balance Hydrologics determined that the Project site has had an 
average on-site water usage of 24.42 acre feet (“AF”) based on the 
20-year baseline period. The Project would have a water demand of 
23 AF per year. As a result, the Project would result in a 1.42 AF 
reduction of water use compared to historical demand. 

  h)  Air Quality. An Air Quality Assessment (LIB230239) was prepared 
for the Project. Construction activities will generate a maximum of 
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39.06 pounds per day of PM10 emissions, which is below the PM10 
threshold of 82 pounds per day established by Monterey Bay Air 
Resources District (MBARD). Construction of the Project would 
include ground-disturbing construction activities that would result in 
localized emissions of dust and toxic air contaminants from heavy 
equipment diesel exhaust. These emissions could result in temporary 
impacts to adjacent land uses that include sensitive receptors (i.e., 
residences 200 feet north). Implementation of Mitigation Measures 
AQ-1 through AQ-3 would reduce the potential exposure of nearby 
sensitive receptors to pollutant concentrations during construction to 
a less-than-significant level by requiring implementation of dust 
construction measures and a Construction Staging Management 
Plan, and adherence to manufacture guidelines regarding the 
maintenance of construction equipment.  

  i)  Greenhouse Gas (GHG) Emissions. Construction GHG emissions 
would be generated primarily by equipment used during site 
preparation, grading, and building construction, while direct 
operational GHG emissions would be generated primarily by 
vehicle trips accessing the subject property site. The Project would 
also include indirect sources of GHG emissions, including 
electricity and natural gas used on site, electricity used to pump 
water supply and treat wastewater, and decomposition of solid waste 
generated by the Project. The Project would generate approximately 
24.70 MT CO2e (metric tons of carbon dioxide equivalent) of GHG 
emission per year per service population (5,457.90 MT CO2e per 
year/221 service population). As such, the Project would exceed the 
threshold of significance of 3.82 MT CO2e per year per service 
population for the year 2024 by a total of 4,614.48 MT CO2e per 
year. Therefore, the Project would generate GHG emissions that 
would have a potentially significant impact on the environment. 
However, implementation of Mitigation Measure GHG-1 would 
reduce GHG emissions from the Project to below the threshold of 
significance of 3.82 MT CO2e per year per service population.  
Mitigation Measure GHG-1 establishes three reduction approaches: 
1) include additional on-site GHG emissions reduction measures; 2) 
participate in one or more off-site GHG reduction program(s); 
and/or 3) purchase carbon off-sets. The Applicant must implement 
one of more of the above approaches and provide evidence to HCD-
Planning demonstrating the required reduction.  

  j)  Staff conducted a site inspection on September 9, 2023 to verify that 
the site is suitable for this use. 

  k)  The application, Project plans, and related support materials 
submitted by the Project applicant to Monterey County HCD - 
Planning for the proposed development found in Project File 
PLN180441. 

    
3.  FINDING:  HEALTH AND SAFETY - The establishment, maintenance, or 

operation of the project applied for will not under the circumstances 
of this particular case be detrimental to the health, safety, peace, 
morals, comfort, and general welfare of persons residing or working 
in the neighborhood of such proposed use, or be detrimental or 
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injurious to property and improvements in the neighborhood or to 
the general welfare of the County. 

 EVIDENCE: a)  The Project was reviewed by the HCD-Planning, Monterey County 
Fire Protection District, HCD-Engineering Services, HCD-
Environmental Services, Environmental Health Bureau (EHB), and 
Water Resources Agency. The respective agencies have 
recommended conditions, where appropriate, to ensure that the 
Project will not have an adverse effect on the health, safety, and 
welfare of persons either residing or working in the neighborhood.   

  b)  The Project is located in Area K, which is a planned growth area 
defined in the City of Salinas’ General Plan. The pre-annexation 
agreement for the Project site has been approved, with the 
expectation that the site and the surrounding area, as part of Area K, 
would be annexed into the City in the future. The Applicant has 
received a can-and-will serve letter from Monterey One Water and 
the City of Salinas, indicating that the City would provide future 
sanitary sewer service to the Project. In addition, the Applicant has 
received a can-and-will serve letter from California Water Service 
Company (Cal Water), indicating that Cal Water would have 
sufficient water supply to provide service to the  
Project. The Project includes the installation of both new sewer lines 
to connect to the City’s existing system and new water lines to 
connect to Cal Water’s existing system (Condition Nos. 8 and 9). 

  c)  Staff conducted a site inspection on September 9, 2023 to verify that 
the site is suitable for this use. 

  d)  The application, plans and supporting materials submitted by the 
Project applicant to Monterey County HCD-Planning for the 
proposed development are found in Project File PLN180441. 

    
4.  FINDING:  NO VIOLATIONS - The subject property is in compliance with all 

rules and regulations pertaining to zoning uses, subdivision, and any 
other applicable provisions of the County’s zoning ordinance.  No 
violations exist on the property.  

 EVIDENCE: a)  Staff reviewed Monterey County HCD-Planning and HCD-Building 
Services records and is not aware of any violations existing on 
subject property. 

  b)  Staff conducted a site inspection on September 9, 2023 to verify that 
the site has no violations. 

  c)  There are no known violations on the subject parcel. 
  d)  The application, plans and supporting materials submitted by the 

Project applicant to Monterey County HCD-Planning for the 
proposed development are found in Project File PLN180441. 

    
5.  FINDING:  CEQA (Mitigated Negative Declaration) - On the basis of the 

whole record before the Monterey County Planning Commission, 
there is no substantial evidence that the proposed project as 
designed, conditioned and mitigated, will have a significant effect 
on the environment. The Mitigated Negative Declaration reflects the 
independent judgment and analysis of the County. 

 EVIDENCE: a)  Pursuant to Public Resources Code Section 21083, and California 
Environmental Quality Act (CEQA) Guidelines Sections 15063(a) 
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and 15063(b)(2), the Lead Agency shall conduct environmental 
review in the form of an Initial Study to determine if the Project 
may have a significant effect on the environment, and shall prepare 
a Negative Declaration if there is no substantial evidence that the 
Project or any of its aspects may cause a significant effect on the 
environment. 

  b)  Monterey County as Lead Agency, through HCD-Planning, 
prepared an initial study pursuant to CEQA. The initial study is on 
file in the offices of HCD-Planning and is hereby incorporated by 
reference (HCD-Planning File No. PLN180441).  

  c)  There is no substantial evidence, based upon the record as a whole, 
that the Project may have a significant effect on the environment. 
The Initial Study identified several potentially significant effects, 
but the applicant has agreed to proposed mitigation measures that 
avoid the effects or mitigate the effects to a point where clearly no 
significant effects would occur. Based upon the analysis of the 
initial study, HCD-Planning prepared a mitigated negative 
declaration. 

  d)  The Draft Initial Study and Mitigated Negative Declaration for 
HCD-Planning File No. PLN180441 was prepared in accordance 
with the CEQA Guidelines; filed with the County Clerk on 
September 21, 2023; and circulated for public review from 
September 21, 2023 through October 23, 2023 (State Clearinghouse 
Number 2023090503). 

  e)  Resource areas that were analyzed in the IS/MND included: 
aesthetics, agriculture and forest resources, air quality, biological 
resources, cultural resources, energy, geology and soils, greenhouse 
gas emissions, hazards and hazardous materials, hydrology and 
water quality, land use and planning, mineral resources, noise, 
population and housing, public services, recreation, transportation, 
tribal cultural resources, utilities and service systems, and wildfire. 

  f)  Evidence that has been received and considered includes: the 
application, technical studies/reports, staff reports that reflect the 
County’s independent judgment, and information and testimony 
presented during public meetings and hearings. These documents 
are on file in HCD-Planning (HCD-Planning File No. PLN180441) 
and are hereby incorporated herein by reference. 

  g)  The County also identified potentially significant impacts to 
biological resources, land use and planning, greenhouse gas 
emission, air quality, noise, and transportation. Mitigation measures 
have been proposed to reduce the identified impacts to a level of 
less than significant. Mitigation Measure BIO-1 and BIO-2 will 
reduce the potentially significant impacts to biological resources to a 
level of less than significant by requiring pre-construction surveys 
and issuance of the Clean Water Act Section 404 Nationwide Permit 
39. Mitigation Measure Mitigation GHG-1 will reduce potentially 
significant impacts to greenhouse gasses by requiring a minimum 
reduction of 4,614.48 MT CO2e per year (or 20.88 MT CO2e per 
year per service population) to ensure the Project’s GHG emissions 
are below the threshold of significance of 3.82 MT CO2e per year 
per service population. Construction of the Project could expose 
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sensitive receptors to localized emissions of dust and toxic air 
contaminants and therefore Mitigation Measures AQ-1, AQ-2, and 
AQ-3 have been applied to require installation and adherence to dust 
control measures,  preparation of a Construction Staging 
Management Plan, confirmation that all construction equipment is 
maintained in accordance with manufacturer’s specifications and 
checked by a certified emissions evaluator. Implementation 
Mitigation Measure AQ-1 through AQ-3 will reduce the potential 
exposure of nearby sensitive receptors to pollutant concentrations 
during construction to a less-than-significant level. Mitigation 
Measure N-1, N-2, and N-3 will reduce potentially significant 
impacts to noise to a level of less than significant by requiring 
construction activities to adhere to noise-limiting measures and 
limiting the Track Supply Company’s loading dock activities and 
truck deliveries to hours of 7:00am to 7:00pm. Mitigation Measure 
TI-1 will reduce transportation related impacts to a level of less than 
significant by requiring installation of off-site traffic improvements, 
see Finding No. 1, Evidence “o”. These mitigation measures have 
been incorporated into the Project as conditions of approval 
(Condition Nos. 21 through 29). 

  h)  Pursuant to Public Resources Code section 21080.3.1 et seq., 
Monterey County HCD–Planning initiated consultation with local 
Native American tribes on May 31, 2023. No local Native American 
tribes requested tribal consultation. The Project site is mapped in a 
low sensitivity area for archaeological resources and has been highly 
disturbed by past agricultural uses. Therefore, the potential presence 
of unique archaeological resources on the site is considered low. 
Adherence to the County’s standard cultural resource condition of 
approval (Condition No. 3) will result in less than significant 
impacts on cultural and tribal cultural resources. 

  i)  All Project changes required to avoid significant effects on the 
environment have been incorporated into the Project and/or are 
made conditions of approval. A Condition Compliance and 
Mitigation Monitoring and/or Reporting Plan has been prepared in 
accordance with Monterey County regulations, is designed to ensure 
compliance during Project implementation, and is hereby 
incorporated herein by reference. The applicant must enter into an 
“Agreement to Implement a Mitigation Monitoring and/or Reporting 
Plan as a condition of Project approval (Condition No. 15). 

  j)  Analysis contained in the initial study and the record as a whole 
indicate the Project could result in changes to the resources listed in 
Section 753.5(d) of the California Department of Fish and Wildlife 
(CDFW) regulations. All land development projects that are subject 
to environmental review are subject to a state filing fee plus the 
County recording fee, unless CDFW determines that the Project will 
have no effect on fish and wildlife resources. In this case, for 
purposes of the Fish and Game Code, the Project may have a 
significant adverse impact on the fish and wildlife resources upon 
which the wildlife depends. The initial study was sent to CDFW for 
review, comment, and to recommend necessary conditions to 
Protect biological resources in this area. Although no comments 
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from CDFW have been received, the Project will be required to pay 
the state fee plus a fee payable to the Monterey County 
Clerk/Recorder for processing said fee and posting the Notice of 
Determination (Condition No. 13). 

  k)  During the public review period for the draft Initial Study, the 
County received comment from the Esselen Tribe of Monterey 
County (ETMC). EMTC requested 1) tribal consultation with the 
Lead Agency in accordance with AB52, 2) preparation of a 
comprehensive Phase I and Phase II geoarchaeological coring 
program evaluation to determine presence/absence of cultural 
landforms, 3) monitoring of the geoarchaeological program by 
EMTC representatives, and 4) participation with the Lead Agency in 
selection of cultural consultants. Additionally, pursuant to California 
Government Code 65352.3 and California Public Resources Code 
Section 21080.3.1, EMTC requested copies of Project alternatives. 
Pursuant to Public Resources Code section 21080.3.1 et seq., 
Monterey County HCD–Planning staff-initiated consultation with 
local Native American tribes, including EMTC, on May 31, 2023. 
EMTC did not responded within 30 days or prior to the preparation 
of the Initial Study (September 2023). As detailed in the draft 
IS/MND, the vacant property has been highly disturbed by historical 
agricultural purposes and is mapped in an area of low archaeological 
resource. Thus, the potential presence of unique archaeological 
resources on the site is considered low. Additionally, the prepared 
cultural resources assessment indicated that there are no recorded 
prehistoric properties, structures, or sites within the boundaries of 
the Project and there was no evidence of cultural resource were 
discovered during the pedestrian survey. There is no evidence that 
any cultural resources would be disturbed as part of this Project, and 
the potential for inadvertent impacts to cultural resources is limited 
and will be controlled by application of the County’s standard 
Project condition (Condition No. 3) which requires the contractor to 
stop work if previously unidentified resources are discovered during 
construction. Finally, pursuant to CEQA Guidelines section 
15126.6, only projects resulting in unavoidable/unmitigated 
significant environmental impacts are required evaluate a range of 
reasonable project alternatives. As detailed in the draft IS/MND, 
mitigation measures have been incorporated to reduce impacts to a 
level of less than significant. County staff reviewed the comment 
received based on the specific circumstances of this Project, and 
determined that the comment does not conflict with or challenge the 
analysis and/or conclusions of the draft Initial Study, and no 
revisions to the draft Initial Study are necessary in response to the 
comment. 

  l)  During the public review period for the draft Initial Study, the 
County also received a comment letter from the California 
Department of Transportation (Caltrans). The Caltrans letter 
informed County staff that an encroachment permit would be 
required to allow the traffic control improvements at the Sala Road 
Highway 101 intersection/on ramp. This requirement has been 
applied as a condition of approval. The Caltrans letter also 
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confirmed that the conclusion contained in the prepared Step 1 
Intersection Control Evaluation (ICE) analysis was satisfactory and 
no additional traffic assessments were required.   

  m)  The Planning Commission finds that there is no substantial evidence 
supporting a fair argument of a significant environmental impact. 

  n)  The Monterey County Planning Commission considered the 
Mitigated Negative Declaration, along with the Combined 
Development Permit, at duly noticed public hearings held on 
November 8, 2023. 

  o)  Pursuant to CEQA Guidelines Section 15073(e), no public agencies 
submitted comments on the Initial Study and Mitigated Negative 
Declaration. 

  p)  Monterey County HCD-Planning, located at 1441 Schilling Place, 
2nd Floor, Salinas, California, 93901, is the custodian of documents 
and other materials that constitute the record of proceedings upon 
which the decision to adopt the Mitigated Negative Declaration is 
based. 

  q)  The application, plans and supporting materials submitted by the 
Project applicant to Monterey County HCD-Planning for the 
proposed development are found in Project File PLN180441. 

    
6.  FINDING: 

 
 LONG-TERM SUSTAINABLE WATER SUPPLY AND 

ADEQUATE WATER SUPPLY SYSTEM:  The Project has an 
adequate water supply system to serve the development. The Project 
is required to provide proof of a Long-Term Sustainable Water 
Supply under General Plan Policy PS-3.1. 

 EVIDENCE: 
 

a)  The Project is new development consisting of 10 commercial 
structures totaling 98,926 square feet. These structures consist of a 
41,693 square foot 95-room hotel, four retail buildings totaling 
40,202 square feet (includes a 21,702 square foot retail building for 
Tractor Supply), four fast food restaurants with drive-through 
windows totaling 11,520 square feet, and a vehicle service station 
with 16 fueling positions, a convenience store, and drive-through car 
wash totaling 4,359 square feet. The Project also includes for a 57-
foot illuminated highway-facing pylon sign on the western portion 
of the site.  

  b)  The new development will use or require the use of water. The 
existing water use on site has historically averaged 24.42 acre feet 
(AF) per year over a 20 year baseline period spanning 2000-2019.  
The projected water demand for the development is 23 AF. As a 
result, the Project would result in a 1.42 AF reduction of water use 
compared to historical demand. 

  c)  Historically, water on the Project site was provided by groundwater 
wells located on the Project site. No groundwater would be pumped 
on site for the Project. Instead, Cal Water would provide water to 
the Project. Cal Water’s supply comes from multiple subbasins 
within their service area. Cal Water’s 2020 UWMP concluded that 
sufficient water supply is available to meet demand through 2035 
under all hydrologic year-type scenarios (normal, dry, and multiple 
dry years). The UWMP notes that some shortfalls may occur in 
2040 and 2045 under single-year drought or multi-year drought 
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conditions. However, the UWMP notes that shortfalls would be 
alleviated by proactive drought planning on the part of Cal Water. 
Groundwater monitoring, including the potential effects on 
neighboring wells, for this water supply is the responsibility of Cal 
Water. Based on the conclusions made in the project specific 
Hydrogeological Report (LIB230238), the anticipated future water 
demand associated with the Project (23 AF) would have a minimal 
impact on groundwater supply due to the existing overall volume of 
water pumped by Cal Water to serve their overall system. The 2020 
available excess source capacity for groundwater basins underlying 
Cal Water’s Salinas District was 7,102 AF, while projected excess 
capacity ranged from 3,727 AF per year to 6,950 AF per year 
between 2021 and 2045. The water demand for the Project (23 AF) 
would be accommodated by existing supplies as forecasted in the 
UWMP. Moreover, Cal Water has issued a “will serve” letter 
indicating that they have available water supply to serve the Project. 

  d)  Cal Water has the technical, managerial, and financial capability to 
provide water to the subject site consistent with 2010 General Plan 
Policy PS-3.2(c) and has a proven record and has demonstrated its 
technical, managerial and financial capabilities to deliver water. 

  e)  2010 General Plan Policy PS-3.2(d) requires consideration to the 
rights to water from the source. In this case, Cal Water’s UWMP 
provides detailed information on the Salinas District’s historical and 
projected water demands, water supplies, supply reliability and 
vulnerabilities, water shortage contingency planning, and demand 
management programs, including water conservation planning. The 
Draft IS/MND sufficiently analyzed water supply availability and 
reliability. As stated above, Cal Water projected that its groundwater 
supply will fully meet future demands through 2040 under all 
hydrologic conditions. 

  f)  2010 General Plan Policy PS-3.2(e) and (g) state:  
e. Cumulative impacts of existing and projected future demand for 

water from the source, and the ability to reverse trends 
contributing to an overdraft condition or otherwise affecting 
supply; and to those resources and species. 

g. Completion and operation of new projects, or implementation 
of best practices, to renew or sustain aquifer or basin functions. 

Although the Salinas Valley Groundwater Basin is currently in 
overdraft, actions taken by both Cal Water and Monterey County 
Water Resources Agency (MCWRA), including conservation, 
system improvements, and future projects are projected to continue 
to provide for a reliable water supply. Relevant efforts include the 
Salinas Valley Water Project, Conservation Master Plan, and 
Greater Monterey County Integrated Regional Water Management 
Program.  

  g)  Substantial evidence related to proof of sustainable water to support 
the Project, including the prepared Hydrogeological Report 
(LIB230238), Cal Water’s can-and-will-serve-letter, and the 
analysis and references in the Draft IS/MND, including Section 10.0 
(Hydrology and Water Quality), were reviewed and approved 
MCWRA and EHB. 
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  h)  The Proposed Project is new development within benefit assessment 
Zone 2C of MCWRA. The Project will have a reduced water 
demand when compared to the past 20 years.  

  i)  The project planner conducted a site inspection on September 9, 
2023 to verify that the Project would not conflict with zoning or 
building ordinances.   

  j)  The application, plans and supporting materials submitted by the 
Project applicant to Monterey County HCD-Planning for the 
proposed development are found in Project File PLN180441. 
 

7. FINDING:   VARIANCE (HEIGHT) - The Project meets the findings for a 
Variance as required by Title 21 section 21.72 (Variances). Pursuant 
to Section 21.18.010 of the Light Commercial (LC) zoning district, 
the purpose of this Chapter is to provide a zoning district to 
accommodate and maintain a broad range of light commercial uses 
suitable for the convenience of nearby residential areas. The 
Planning Commission finds that a Variance can be supported for 
Parcel 7, and the necessary findings made based on the following: 

 EVIDENCE: a)  In September 2004, construction of the Sala Road Interchange and 
southbound Highway 101 Overcrossing at Russell Road and 
Espinosa Road in north Salinas was completed by California 
Department of Transportation (Caltrans). The work was done to 
ensure safer travel along Highway 101 between Sala Road and 
Boronda Road in north Salinas. Part of that construction involved an 
off-ramp from Highway 101 adjacent to the subject site.  With the 
elevated construction of this off-ramp, the subject property is not 
visible when traveling northbound. According to Caltrans data, the 
clearance for the bridge connecting to the adjacent off ramp is at 19 
feet and 9 inches and the roof of the bridge is at 23 feet and 5 
inches. Vegetation along the bridge and off ramp intersection 
increases the height to approximately 25.5 feet.  

  b)  To determine most appropriate siting and height of the site, the 
Applicant conducted various visibility tests using a boom crane to 
elevate a 12-foot by 8-foot wood placard above the ground to 
identify the height at which the lowest tenant sign could be visible 
in both direction on Highway 101. The results concluded that for 
adequate visibility the bottom of the lowest tenant sign on the 
proposed pylon sign would need to be at least 37 feet above average 
natural grade due to elevation changes and intervening development 
(Highway 101/Sala Road interchange). The allowable height for 
main structures within the  LC zoning district is 35 feet.  

  c)  Special circumstances are applicable to this property due to the 
substantial change in grades introduced by the highway 
improvements. Strict application of the LC zoning district’s main 
height limitations would significantly limit all visibility of any 
structure or sign when traveling northbound along Highway 101, as 
well as restrict the size of the hotel. To assure adequate visibility 
from the highway and accommodate the minimum number of rooms 
and associated support uses, a typical highway-oriented hotel is four 
to five stories high. This is equivalent to a height of 40-45 feet. 
There are no highway-oriented hotels along the Highway 101 

DocuSign Envelope ID: D1BA5909-14C2-4861-89C6-FB992761586D



SALINAS 101 LLC (THE SOBEL COMPANY INC)  Page 19 

corridor within County of Monterey jurisdictional boundaries. All 
highway-oriented hotels along Highway 101 are located within 
incorporated jurisdictions (i.e. City of Salinas, City of Greenfield, 
and City of Soledad). At 95 rooms and 45 feet tall, the proposed 
hotel will be comparable to other Highway 101 oriented hotels in 
the City of Salinas, which establishes a height limit of 50 feet for 
hotels. Although the LC zoning district contemplates and allows for 
hotels, subject to appropriate discretionary review and approval, 
there are no other LC zoned properties along Highway 101 which 
are both within County of Monterey judication as well as being 
within a local City’s sphere of influence or economic development 
plan (Area K). Although the subject property is not currently 
immediately adjacent to the existing urban edge of the city, it is 
expected to be annexed to the City in the foreseeable future. This is 
evident by the city’s request that the Applicant enter into a pre-
annexation agreement. 

  d)  This circumstance does not constitute a grant of special privilege. 
To staff’s knowledge, there are no highway oriented commercial 
properties with existing or proposed highway serving uses that are 
as visibly constrained as the subject property. There are a very 
limited number of properties of notable size within the County of 
Monterey that are zoned to allow commercial center development at 
interchanges on Highway 101. Exceptions are properties located in 
the Prunedale area at the State Route 156/Highway 101 and the San 
Miguel Canyon Road/Highway 101 interchanges, a property in 
Soledad at the Highway 101/Front Street interchange, and a 
property in Gonzales at the U.S. Highway 101/Gloria Road 
interchange. The Prunedale shopping center properties adjacent 
Highway 101 are developed with retail and other commercial uses. 
These properties are elevated above Highway 101 and the nearby 
interchanges to not interfere with sign visibility, thus have greater 
visibility that the subject property. The properties along Highway 
101 and near Soledad and Gonzales are in locations adjacent to 
agricultural land, where exceeding the allowable height for 
structures would likely not be necessary, as views to these sites are 
largely, if not completely, unobstructed.  

  e)  The Variance would not grant a use not authorized within the Light 
Commercial zoning designation since Commercial zoning districts 
in Monterey County allow for the establishment of hotels. 

  f)  The granting of this Variance to increase the allowable height is 
limited to Parcel 7, which contains the proposed hotel. Should 
design changes result in relocating the hotel, an Amendment to this 
permit would be required (see Condition No. 17).  
  

8. FINDING:   VARIANCE (SIGN HEIGHT) - The Project meets the findings 
for a Variance as required by Title 21 section 21.72 (Variances). 
Pursuant to Section 21.18.010 of the Light Commercial (LC) zoning 
district, the purpose of this Chapter is to provide a zoning district to 
accommodate and maintain a broad range of light commercial uses 
suitable for the convenience of nearby residential areas.  The 
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Planning Commission finds that a Variance can be supported, and 
the necessary findings made based on the following: 

 EVIDENCE: a)  See preceding Finding No. 7, Evidence “a”. 
  b)  The economic viability of highway-oriented commercial uses, and 

the associated sales tax, is highly correlated with the extent to which 
highway travelers can identify the services provided and exit the 
highway in a safe timely manner. 

  c)  To determine most appropriate siting and height of the site, the 
Applicant conducted various visibility tests using a boom crane to 
elevate a 12-foot by 8-foot wood placard above the ground to 
identify the height at which the lowest tenant sign could be visible 
in both direction on Highway 101. The results concluded that for 
adequate visibility the bottom of the lowest tenant sign on the 
proposed pylon sign would need to be at least 37 feet above average 
natural grade. The tenant advertisement area is approximately 20 
feet tall (four rows of 3.5-foot-tall tenant signs with 6 inches of 
spacing in between). Accordingly, the Project includes a 57-foot-tall 
pylon sign. 

  d)  Special circumstances are applicable to this property due to the 
substantial change in grades introduced by the highway 
improvements that significantly limit the visibility of any signage 
from Highway 101 which would meet the height limits for this site. 
In the southbound direction along Highway 101, the proposed sign 
would be entirely visible for approximately 0.8 miles. Due to the 
interchange height (25.5 feet with vegetation), the 57-foot-tall sign 
will now appear to be approximately 32 feet tall when travelling 
northbound on Highway 101. When approaching the Sala Road 
northbound exist, the proposed sign would be generally subordinate 
to the surrounding area as the area is visually “busy” with the 
various Highway 101 directional signage, a Caltrans message boards 
and other traffic related signs, Salinas Self-Storage sign, and views 
of the surrounding mountain ranges and low lying residential and 
commercial development. In the southbound direction, with a 
placard bottom height of 37 feet (top height of 45 feet), the entire 
placard is blocked by an intervening soundwall and neighboring 
trees until about 50 yards prior to the Sala Road offramp exit or 
when traveling adjacent to the Project site. At the proposed height 
(57 feet), the Applicant found that the sign height would not be 
sufficient to safely capture a significant percentage of the 
southbound traffic via the Sala Road exit; however, the Applicant 
found that the northbound visibility was still sufficient. 

  e)  This circumstance does not constitute a grant of special privilege 
inconsistent with other properties in the vicinity and zoning area 
since nearby businesses’ commercials signs were also affected by 
the elevation change of Highway 101. The Salinas Self-Storage 
Center (commercial business adjacent to the subject property) was 
allowed construction of 50-foot commercial sign through the 
granted of a Use Permit and Variance (PLN190348, Zoning 
Administrator Resolution No. 21-001). Special circumstances noted 
in Resolution No. 21-001 included that Highway 101 interchange 
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significantly limited visibility of the Salinas Self-Storage sign when 
travelling southbound on Highway 101.  

  f)  The Variance would not grant a use not authorized within the Light 
Commercial zoning designation since Commercial zoning districts 
in Monterey County allow for advertisement of businesses. 
 

9. FINDING:   VARIANCE (SIGN SIZE) - The Project meets the findings for a 
Variance as required by Title 21 section 21.72 (Variances). Pursuant 
to Section 21.18.010 of the Light Commercial (LC) zoning district, 
the purpose of this Chapter is to provide a zoning district to 
accommodate and maintain a broad range of light commercial uses 
suitable for the convenience of nearby residential areas.  The 
Planning Commission finds that a Variance can be supported, and 
the necessary findings made based on the following: 

 EVIDENCE: a)  See preceding Finding No. 8, Evidence “b”. 
  b)  Special circumstances are applicable to this property. There are no 

known vacant sites in Monterey County at U.S. Highway 101 
interchanges that are designated for commercial development  and 
are of sufficient size to accommodate a highway-serving 
commercial center with multiple tenants. Title 21 section 21.60.090 
limits all signs within the commercial and industrial zoning district 
to no more than 300 feet. Further, Title 21 section 21.60.090(C)(2) 
requires the granting of a Use Permit for any commercial or 
industrial sign that exceeds, in the aggregate, a total of 75 square 
feet. As such, the 75 square foot limitation is applied to tenant sign 
of the proposed pylon sign. Title 21 section 21.60.100 regulations 
apply to those properties adjacent to any state highway or freeway 
that approaches, passes through, or goes near a city or community. 
Community entrance signs are allowed to be no greater than 400 
square feet. Although the subject property is zoned light 
commercial, it is also a highway-oriented property near the entrance 
of the City of Salinas. Therefore, due to the location of the proposed 
sign being adjacent to a state highway that approaches, passes 
through, or goes near a city, the HCD-Director interpreted the 400 
square foot limitation of Title 21 section 21.60.100(A) to apply to 
the proposed pylon sign. The proposed sign includes four major 
tenants and four minor tenants, with individual sign faces of 70 
square feet and 12 square feet, respectively, for a total of 384 square 
feet per overall sign face, or 768 total square feet of sign face area 
(front and back). Total sign face area exceeds limitation of 400 
square feet of total sign face by 368 square feet. Although the  
Project contemplates 16 tenants, only four major tenants and four 
minor tenants will be advertised on the proposed pylon sign. 
Monterey County Code Chapter 21.60 (Regulations for Signs) do 
not contemplate free-standing pylon signage needs that are common 
for advertising the presence of multiple tenants within a single 
commercial center. Rather, Chapter 21.60 only establishes 
regulations oriented to signage needs of individual businesses with 
single signs, single community entrance signs, real estate signs, 
temporary (construction) signs, or clustered residential signs. The 
Project requires multiple signs faces of sufficient size for multiple 
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tenants (e.g., major and minor tenants) that are visible at distances 
before the Sala Road/Highway 101 offramps to enable travelers 
sufficient time to safely exit the highway and access the commercial 
center. The Applicant has demonstrated that 37 feet is the minimum 
visible sign (and building) height. However, a 20-foot-tall sign is 
required to adequately advertise eight tenants (8 of 16). Thus, the 
Project includes a 57-foot-tall pylon sign. See preceding Finding 
No. 8, Evidence “c” and “d”. Therefore, the substantial change in 
grades introduced by the highway improvements significantly limit 
the visibility of any signage from Highway 101 that would meet the 
height limits for this site. 

  c)  This circumstance does not constitute a grant of special privilege 
inconsistent with other properties in the vicinity and zoning area. 
The northbound exit at Sala Road is located approximately 0.30 
miles north of the proposed sign location. The southbound exit at 
Sala Road is located approximately 0.05 miles south of the proposed 
sign location. For drivers to see the signage in sufficient time to 
make a decision to exit, the signage should be visible for a minimum 
of up to .25 miles before the offramp, or a minimum of about .55 
miles from the subject property itself. Signage must be of sufficient 
size at this distance for travelers to identify the commercial center 
tenants. Although no appropriate sign height or size would allow the 
sign to be visible for southbound travelers, the proposed height and 
size will be adequate for northbound travelers.  

  d)  The Variance would not grant a use not authorized within the Light 
Commercial zoning designation since Commercial zoning districts 
in Monterey County allow for advertisement of businesses. 

    
10. FINDING:  SUBDIVISION – Section 66474 of the California Government Code 

(Subdivision Map Act) and Title 19 (Subdivision Ordinance) of the 
Monterey County Code (MCC) requires that a request for subdivision 
be denied if any of the following findings are made: 
1. That the proposed map is not consistent with the applicable general 

plan and specific plans. 
2. That the design or improvement of the proposed subdivision is not 

consistent with the applicable general plan and specific plans. 
3.  That the site is not physically suitable for the type of development.  
4. That the site is not physically suitable for the proposed density of 

development.  
5. That the design of the subdivision or the proposed improvements 

is likely to cause substantial environmental damage or 
substantially and avoidably injure fish or wildlife or their habitat. 

6. That the design of the subdivision or type of improvements is likely 
to cause serious public health problems. 

7. That the design of the subdivision or the type of improvements 
will conflict with easements, acquired by the public at large, for 
access through or use of property within the proposed 
subdivision. 

 EVIDENCE: a)  Consistency.  The Project as designed and conditioned is consistent 
with the 2010 Monterey County General Plan and Greater Salinas 
Area Plan (see Finding No. 1 and supporting evidence). 
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  b)  Design.  The lot design is consistent with the Lot Design Standards 
of Title 19 section 19.10.030. The proposed lots exceed 60 feet in 
width and 85 feet in depth, are parallel to the adjacent streets (Sala 
Road and Harrison Road), and will not impact any riparian corridor.   

  c)  Site Suitability.  The site is suitable for the Project including the 
type and density of the development (see Finding No. 2 and 
supporting evidence). 

  d)  Environment.  The subdivision design and improvements will not 
cause environmental damage to fish or wildlife habitat (see Finding 
2, Evidence “c” and Finding No. 5 and supporting evidence). 

  e)  Health and Safety.  The Project as designed and conditioned will 
not, under the circumstances of the particular application, be 
detrimental to the health, safety, peace, morals, comfort and general 
welfare of persons residing or working in the neighborhood or to the 
general welfare of the County (see Finding No. 3). 

  f)  Water Supply. Title 19 section 19.10.070 requires provision shall be 
made for domestic water supply as may be necessary to protect 
public health, safety, or welfare, and that the source of supply is 
adequate and potable. Title 19 sections 19.03.015.L require Water 
Supply and Nitrate Loading Information in order to assess these 
conditions and proof that there is a long-term water supply with the 
Project. The Project site has had an average on-site water usage of 
24.42 acre feet (“AF”) per year based on the 20-year baseline period 
spanning 2000-2019. The Project will have a water demand of 23 
AF per year. As a result, the Project would result in a 1.42 AF 
reduction of water use compared to historical demand. California 
Water Service Company (Cal Water) will provide water supply to 
the Project. Cal Water has provided a “can-and-will serve-letter” 
that confirms they will supply water to the subject property and 
proposed development. See Finding No. 2, Evidence “f” and “g”, 
and Finding No. 6 and supporting evidence.  

  g)  Sewage Disposal Title 19 sections 19.03.015.K requires issuance of 
a “can-and-will serve-letter” if the proposed subdivision will  
receive sewage disposal from a public or private entity. The City of 
Salinas and Monterey One Water will provide sewer service and 
appropriate documentation has been provided to the Environmental 
Health Bureau (see Finding 3, Evidence “b”). 

  h)  Easements. The subdivision or the type of improvements will not 
conflict with easements as no easements are currently conveyed over 
the property.  

  i)  Traffic. With implementation of the proposed mitigation 
improvements (TI-1), Harrison and Sala Road would operate at an 
LOS of C or better under existing plus project and cumulative plus 
project conditions. Harrison Road and the main access (south 
driveway) will operate at an LOS of B or better under existing plus 
project and LOS C or better under cumulative plus project 
conditions. See Finding No. 1, Evidence “o” and “p”. 

  j)  Affordable Housing.  The  Project does not create four or mor 
residential units and therefore is not required to meet the County’s 
Inclusionary Housing Ordinance #04185 (Monterey County Code 
Chapter 18.40). 
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  k)  Parks and Recreation.  The Project does not include a residential 
subdivision and therefore compliance with Section 19.12.010 of 
Title 19/Quimby Act is not required. 

  l)  The project planner conducted a site inspection on September 9, 
2023 to verify that the Project would not conflict with zoning or 
building ordinances.   

  m)  The application, plans and supporting materials submitted by the 
Project applicant to Monterey County HCD-Planning for the 
proposed development are found in Project File No. PLN180441. 

    
11. FINDING:  DEVELOPMENT EVALUATION SYSTEM /MONTEREY 

COUNTY 2010 GENERAL PLAN POLICY LU-1.19 – The 
Project, as proposed and conditioned, is consistent with Policy LU-
1.19 of the 2010 General Plan. 

  a)  The Project is outside of a Community Area, Rural Center or official 
Affordable Housing Overlay and is thus subject to Policy LU-1.19. 
While the Project is being considered in advance of adoption of the 
Development Evaluation System (DES), the County applies the 
criteria in Policy LU-1.19 to projects as applicable, pending adoption 
of the Development Evaluation System. Based on the specific facts 
associated with this application, it is determined that the Project 
meets the evaluation criteria set forth in Policy LU-1.19 and would 
pass the DES. Policy LU-1.19 states:  
 
“Community Areas, Rural Centers and Affordable Housing Overlay 
districts are the top priority for development in the unincorporated 
areas of the County. Outside of those areas, a Development 
Evaluation System shall be established to provide a systematic, 
consistent, predictable, and quantitative method for decision-makers 
to evaluate developments of five or more lots or units and 
developments of equivalent or greater traffic, water, or wastewater 
intensity. The system shall be a pass-fail system and shall include a 
mechanism to quantitatively evaluate development in light of the 
policies of the General Plan and the implementing regulations, 
resources and infrastructure, and the overall quality of the 
development. Evaluation criteria shall include but are not limited to: 
a Site Suitability 
b Infrastructure 
c Resource Management 
d Proximity to a City, Community Area, or Rural Center 

Mix/Balance of uses including Affordable Housing consistent 
with the County Affordable/Workforce Housing Incentive 
Program adopted pursuant to the Monterey County Housing 
Element 

e Environmental Impacts and Potential Mitigation 
f Proximity to multiple modes of transportation 
g Jobs-Housing balance within the community and between the 

community and surrounding areas 
h Minimum passing score…” 
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Policy LU-1.19 seeks to direct development to locations designated 
for development (Community Areas, Rural Centers and Affordable 
Housing Overlay districts). The subject parcel is designated for 
Light Commercial development and the site is suitable for the 
Project as the LC zoning district allows for the establishment of 
various commercial uses that serve the neighboring community, 
including highway serving uses, subject to the granting of a Use 
Permit. As noted in Finding No. 1, Evidence “b“ above, the 
development on the site is consistent with the land use and zoning. 

  b)  Infrastructure exists to the Project site in the adjacent roadways and 
has the capacity to support the level of development proposed. The 
Project includes off-site roadway improvements. The Project will 
not encourage growth on parcels currently lacking utility 
connections. 

  c)  The site is not located in a Community area, Rural Center, or City; 
however, it is located within Area K of the City of Salina’s 
Economic Development Element and thus is anticipated to be 
annexed into the City boundaries and developed with various 
compatible commercial uses. 

  d)  Public services that will be needed by residents of the Project are 
sufficient and located adequately. The Project is expected to have 
less than significant impacts on public services such as police, fire, 
library, and medical services due to the nature of the project, and the 
existing services available within a serviceable distance. 
 

12. FINDING:  APPEALABILITY - The decision on this Project may be appealed to 
the Board of Supervisors. 

 EVIDENCE:  Pursuant to Title 21 section, the Board of Supervisors is the Appeal 
Authority to consider appeals from the discretionary decisions of the 
Planning Commission.  

 
DECISION 

 
NOW, THEREFORE, based on the above findings and evidence, the Monterey County 
Planning Commission does hereby:  

1) Adopt a Mitigated Negative Declaration pursuant to Section 15074 of the CEQA 
Guidelines; and 

2) Approve a Combined Development Permit consisting of: 
a. Standard Subdivision and Vesting Tentative Map to divide a 17.92 acre Light 

Commercial (LC) zoned parcel into ten LC zoned parcels; 
b. a General Development Plan and Use Permit to allow a total of 98,926 square feet 

of mixed commercial space including four retail buildings, four quick serve 
restaurants, a fueling station, and a motel; 

c. a Use Permit to allow construction of a pylon sign;  
d. a Variance to increase the allowable height of main structures on Parcel 7 from 35 

feet to 45 feet;  
e. a Variance to increase the allowable pylon sign height from 35 feet to 57 feet; and  
f. a Variance to increase the allowable pylon sign dimensions to 768 square feet. 

3) Adopt a Condition Compliance and Mitigation Monitoring and Reporting Plan. 
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PASSED AND ADOPTED upon motion of Commissioner Mendoza, seconded by Commissioner 
Roberts, and carried this 8th day of November, 2023, by the following vote: 
 
AYES: Gonzalez, Diehl, Roberts, Monsalve, Getzelman, Mendoza, Work  
NOES: Shaw  
ABSENT: Gomez, Daniels  
ABSTAIN: None  

 
 

Melanie Beretti, AICP, Planning Commission 
Secretary 

 
 
 
COPY OF THIS DECISION MAILED TO APPLICANT ON ___________. 
 
THIS APPLICATION IS APPEALABLE TO THE PLANNING COMMISSION.   
 
IF ANYONE WISHES TO APPEAL THIS DECISION, AN APPEAL FORM MUST BE COMPLETED 
AND SUBMITTED TO THE SECRETARY OF THE PLANNING COMMISSION ALONG WITH THE 
APPROPRIATE FILING FEE ON OR BEFORE _____________. 
 
This decision, if this is the final administrative decision, is subject to judicial review pursuant to California 
Code of Civil Procedure Sections 1094.5 and 1094.6.  Any Petition for Writ of Mandate must be filed with 
the Court no later than the 90th day following the date on which this decision becomes final.  
 
NOTES 
 
1. You will need a building permit and must comply with the Monterey County Building Ordinance 

in every respect. 
 
Additionally, the Zoning Ordinance provides that no building permit shall be issued, nor any use 
conducted, otherwise than in accordance with the conditions and terms of the permit granted or 
until ten days after the mailing of notice of the granting of the permit by the appropriate authority, 
or after granting of the permit by the Board of Supervisors in the event of appeal.   

 
 Do not start any construction or occupy any building until you have obtained the necessary 

permits and use clearances from Monterey County HCD-Planning and HCD-Building Services 
Department office in Salinas.   

 
2. This permit expires 2 years after the above date of granting thereof unless construction or use is 

started within this period.   
 
 
Revised 10/22/2014 
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Conditions of Approval/Implementation Plan/Mitigation Monitoring 

and Reporting Plan

PLN180441

County of Monterey HCD Planning

1. PD001 - SPECIFIC USES ONLY

PlanningResponsible Department:

Combined Development Permit consisting of 1) Standard Subdivision and Vesting 

Tentative Map to divide a 17.92 acre Light Commercial (LC) zoned parcel into ten LC 

zoned parcels; 2) a General Development Plan and Use Permit to allow a total of 

98,926 square feet of mixed commercial space including four retail buildings, four quick 

serve restaurants, a fueling station, and a motel; 3) a Use Permit to allow construction 

of a pylon sign;  4) a Variance to increase the allowable height of main structures on 

Parcel 7 to 45 feet; 5) a Variance to increase the allowable pylon  sign height to 57 feet; 

and 6) a Variance to increase the allowable pylon sign dimensions to 768 square feet. 

The property is located at the intersection of Highway 101, Sala Road & Harrison Road, 

Salinas [NO ADDRESS ASSIGNED TO PARCEL; OWNER HAS TO CONTACT 

HCD-ENGINEERING SERVICES) (Assessor's Parcel Number 113-091-017-000), 

Greater Salinas Area Plan.  This permit was approved in accordance with County 

ordinances and land use regulations subject to the terms and conditions described in 

the project file.  Neither the uses nor the construction allowed by this permit shall 

commence unless and until all of the conditions of this permit are met to the 

satisfaction of the Director of RMA - Planning.  Any use or construction not in 

substantial conformance with the terms and conditions of this permit is a violation of 

County regulations and may result in modification or revocation of this permit and 

subsequent legal action.  No use or construction other than that specified by this permit 

is allowed unless additional permits are approved by the appropriate authorities.  To the 

extent that the County has delegated any condition compliance or mitigation monitoring 

to the Monterey County Water Resources Agency, the Water Resources Agency shall 

provide all information requested by the County and the County shall bear ultimate 

responsibility to ensure that conditions and mitigation measures are properly fulfilled . 

(RMA - Planning)

Condition/Mitigation 

Monitoring Measure:

The Owner/Applicant shall adhere to conditions and uses specified in the permit on an 

ongoing basis unless otherwise stated.

Compliance or 

Monitoring 

Action to be 

Performed:
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2. PD002 - NOTICE PERMIT APPROVAL

PlanningResponsible Department:

Condition/Mitigation 

Monitoring Measure:
The applicant shall record a Permit Approval Notice. This notice shall state:

 "A Combined Development Permit (Resolution Number 23-039) was approved by 

the Monterey County Planning Commission for Assessor's Parcel Number 

113-091-017-000 on November 8, 2023. The permit was granted subject to 36 
conditions of approval which run with the land. A copy of the permit is on file with 

Monterey County HCD- Planning."

Proof of recordation of this notice shall be furnished to the Director of RMA - Planning 

prior to issuance of grading and building permits, Certificates of Compliance, or 

commencement of use, whichever occurs first and as applicable. (RMA - Planning)

Prior to the issuance of grading and building permits, certificates of compliance, or 

commencement of use, whichever occurs first and as applicable, the Owner /Applicant 

shall provide proof of recordation of this notice to the RMA - Planning.

Compliance or 

Monitoring 

Action to be 

Performed:

3. PD003(A) - CULTURAL RESOURCES NEGATIVE ARCHAEOLOGICAL REPORT

PlanningResponsible Department:

If, during the course of construction, cultural, archaeological, historical or 

paleontological resources are uncovered at the site (surface or subsurface resources) 

work shall be halted immediately within 50 meters (165 feet) of the find until a qualified 

professional archaeologist can evaluate it.  Monterey County RMA - Planning and a 

qualified archaeologist (i.e., an archaeologist registered with the Register of 

Professional Archaeologists) shall be immediately contacted by the responsible 

individual present on-site.  When contacted, the project planner and the archaeologist 

shall immediately visit the site to determine the extent of the resources and to develop 

proper mitigation measures required for recovery.

(RMA - Planning)

Condition/Mitigation 

Monitoring Measure:

The Owner/Applicant shall adhere to this condition on an on-going basis.  

Prior to the issuance of grading or building permits and/or prior to the recordation of the 

final/parcel map, whichever occurs first, the Owner/Applicant shall include 

requirements of this condition as a note on all grading and building plans. The note shall 

state "Stop work within 50 meters (165 feet) of uncovered resource and contact 

Monterey County RMA - Planning and a qualified archaeologist immediately if cultural, 

archaeological, historical or paleontological resources are uncovered."  

When contacted, the project planner and the archaeologist shall immediately visit the 

site to determine the extent of the resources and to develop proper mitigation 

measures required for the discovery.

Compliance or 

Monitoring 

Action to be 

Performed:
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4. PW0044-CONSTRUCTION MANAGEMENT PLAN

Public WorksResponsible Department:

The applicant shall submit a Construction Management Plan (CMP) and Traffic Control 

Plan (TCP) TO County HCD - Engineering Services and Public Works review and 

approval. The CMP shall include measures to minimize traffic impacts during the 

construction/grading phase of the project.  

CMP shall include, at a minimum, duration of the construction, hours of operation, truck 

routes, estimated number of truck trips that will be generated, number of construction 

workers, and on-site/off-site parking areas for equipment and workers and locations of 

truck staging areas. Approved measures included in the CMP shall be implemented by 

the applicant during the construction/grading phase of the project.

Condition/Mitigation 

Monitoring Measure:

1. Prior to issuance of the Grading Permit, Owner/Applicant/Contractor shall prepare a 

CMP and Traffic Control Plan and shall submit the CMP and Traffic Control Plan to the 

County HCD- Engineering Services and Public Works for review and approval. 

2. On-going through construction phases Owner/Applicant/Contractor shall implement 

the approved measures during the construction/grading phase of the project.

Compliance or 

Monitoring 

Action to be 

Performed:

5. PW0045-COUNTYWIDE TRAFFIC IMPACT FEE

Public WorksResponsible Department:

Prior to issuance of building permits, the Owner/Applicant shall pay the Countywide 

Traffic Fee or the ad hoc fee pursuant to General Plan Policy C-1.8.  The fee amount 

shall be determined based on the parameters in the current fee schedule.

Condition/Mitigation 

Monitoring Measure:

Prior to issuance of Building Permits, the Owner/Applicant shall pay Monterey County 

HCD-Building Services  the traffic mitigation fee. The Owner/Applicant shall submit 

proof of payment to County HCD-Development Services.

Compliance or 

Monitoring 

Action to be 

Performed:

6. PW0043-REGIONAL DEVELOPMENT  IMPACT FEE

Public WorksResponsible Department:

Prior to issuance of building permits, applicant shall pay the Regional Development 

Impact

 Fee (RDIF) pursuant to Monterey Code Chapter 12.90.  The fee amount shall be 

determined 

 based on the parameters adopted in the current fee schedule.

Condition/Mitigation 

Monitoring Measure:

Prior to issuance of Building Permits Owner/Applicant shall pay Monterey County 

Building Services Department the traffic mitigation fee. Owner/Applicant shall submit 

proof of payment to the County HCD-Development Services.

Compliance or 

Monitoring 

Action to be 

Performed:
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7. PW0007 - PARKING STANDARDS

Public WorksResponsible Department:

The parking stalls and circulation shall meet County standards, and shall be subject to 

the approval of HCD-Engineering Services

Condition/Mitigation 

Monitoring Measure:

Prior to Building/Grading Permits Issuance, the Owner’s/Applicant’s engineer/architect 

shall prepare a parking plan and submit plans for review and approval.

Compliance or 

Monitoring 

Action to be 

Performed:

8. PW0010 - SEWER CONNECTION

Public WorksResponsible Department:

Submit utility improvement plans and construct sewer connection(s).  The design and 

construction are subject to review and approval of HCD-Engineering Services and 

PWF&P.  Owner/Applicant shall pay all applicable connection fees.  Sewer connection 

permits are required prior to issuance of Encroachment Permit, and Encroachment 

Permits are required for all work within the public right-of-way.

Condition/Mitigation 

Monitoring Measure:

Owner/Applicant shall submit the design for review and approval of the County 

HCD-Engineering Services and PWF&P; obtain a connection permit from City of 

Salinas/Monterey One and encroachment permit from the HCD-Engineering Services 

prior to issuance of building or grading permits; and construct and complete 

improvements prior to occupancy.  Sewer improvements shall be constructed in 

compliance with approved plans.  Applicant is responsible to obtain all permits and 

environmental clearances, and to pay all applicable fees.

Compliance or 

Monitoring 

Action to be 

Performed:

9. PW0011 - SEWER (MONTEREY ONE)

Public WorksResponsible Department:

Obtain sewer permits from the Monterey One Water and City of Salinas.  Pay all 

applicable fees.

Condition/Mitigation 

Monitoring Measure:

Prior to Building Permits, Owner/Applicant shall obtain permits from Monterey One 

Water, City of Salinas  and provide proof of payment to HCD-Engineering Services

Compliance or 

Monitoring 

Action to be 

Performed:
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10. EHSP03 – INSTALL OR BOND WATER SYSTEM IMPROVEMENTS (Non-Standard)

Health DepartmentResponsible Department:

Pursuant to Monterey County Code, Chapter 19.13, Improvement Agreements, the 

owner shall install the water system improvements to and within the subdivision and 

any appurtenances needed. 

OR 

The owner shall enter into a Subdivision Improvement Agreement with the County that 

shall provide security guaranteeing the installation of the water system improvements.

Condition/Mitigation 

Monitoring Measure:

Prior to filing the final map, the applicant shall:

-  Install the water system improvements to and within the subdivision and any 

appurtenances needed and obtain approval of installation from the State Water 

Resources Control Board – Division of Drinking Water.

OR 

-  Execute a Subdivision Improvement Agreement that is acceptable to EHB.  Record 

the Subdivision Improvement Agreement with the final map.

Compliance or 

Monitoring 

Action to be 

Performed:

11. EHSP02 - FIRE FLOW STANDARDS (Non-Standard)

Health DepartmentResponsible Department:

Design the water system improvements to meet fire flow standards as required and 

approved by the local fire protection agency.

Condition/Mitigation 

Monitoring Measure:

Prior to recordation of the final map, execution of a Subdivision Improvement 

Agreement, or issuance of construction permit, the applicant shall submit plans for the 

proposed water system improvements to the local fire protection agency for review and 

acceptance. 

 

Submit a set of signed or wet-stamped water system plans approved by the local fire 

protection agency to EHB for review and acceptance.

Compliance or 

Monitoring 

Action to be 

Performed:

12. EHSP01 – DESIGN WATER SYSTEM IMPROVEMENTS (Non-Standard)

Health DepartmentResponsible Department:

The water system improvements proposed with this application shall meet the 

California Waterworks Standards (Title 22 of the California Code of Regulations) and 

relevant sections of Title 17 of the California Code of Regulations pertaining to 

cross-connection control.

Condition/Mitigation 

Monitoring Measure:

Prior to recordation of the final map, execution of a Subdivision Improvement 

Agreement, or issuance of construction permit, the applicant shall submit engineered 

water system improvement plans to the State Water Resources Control Board – 

Division of Drinking Water (SWRCB-DDW) and California Water Services (CWS) for 

review and acceptance.  Submit to the EHB a copy of the approved plans and 

documentation confirming that the plans are acceptable to SWRCB-DDW and CWS.

Compliance or 

Monitoring 

Action to be 

Performed:
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13. PD005 - FISH & GAME FEE NEG DEC/EIR

PlanningResponsible Department:

Pursuant to the State Public Resources Code Section 753.5, State Fish and Game 

Code, and California Code of Regulations, the applicant shall pay a fee, to be collected 

by the County, within five (5) working days of project approval.  This fee shall be paid 

before the Notice of Determination is filed.  If the fee is not paid within five (5) working 

days, the project shall not be operative, vested or final until the filing fees are paid . 

(HCD - Planning)

Condition/Mitigation 

Monitoring Measure:

Within five (5) working days of project approval, the Owner/Applicant shall submit a 

check, payable to the County of Monterey, to the Director of HCD - Planning.

If the fee is not paid within five (5) working days, the applicant shall submit a check, 

payable to the County of Monterey, to the Director of HCD - Planning prior to the 

recordation of the final/parcel map, the start of use, or the issuance of building permits 

or grading permits.

Compliance or 

Monitoring 

Action to be 

Performed:

14. PD050 - RAPTOR/MIGRATORY BIRD NESTING

PlanningResponsible Department:

Any tree removal activity that occurs during the typical bird nesting season (February 

22-August 1), the County of Monterey shall require that the project applicant retain a 

County qualified biologist to perform a nest survey in order to determine if any active 

raptor or migratory bird nests occur within the project site or within 300 feet of 

proposed tree removal activity.  During the typical nesting season, the survey shall be 

conducted no more than 30 days prior to ground disturbance or tree removal.  If nesting 

birds are found on the project site, an appropriate buffer plan shall be established by 

the project biologist. (HCD - Planning)

Condition/Mitigation 

Monitoring Measure:

No more than 30 days prior to ground disturbance or tree removal, the 

Owner/Applicant/Tree Removal Contractor shall submit to HCD -Planning a nest 

survey prepare by a County qualified biologist to determine if any active raptor or 

migratory bird nests occur within the project site or immediate vicinity.

Compliance or 

Monitoring 

Action to be 

Performed:
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15. PD006 - CONDITION OF APPROVAL / MITIGATION MONITORING PLAN

PlanningResponsible Department:

The applicant shall enter into an agreement with the County to implement a Condition 

of Approval/Mitigation Monitoring and/or Reporting Plan (Agreement) in accordance with 

Section 21081.6 of the California Public Resources Code and Section 15097 of Title 

14, Chapter 3 of the California Code of Regulations.  Compliance with the fee schedule 

adopted by the Board of Supervisors for mitigation monitoring shall be required and 

payment made to the County of Monterey at the time the property owner submits the 

signed Agreement.  The agreement shall be recorded. (HCD- Planning)

Condition/Mitigation 

Monitoring Measure:

Within sixty (60) days after project approval or prior to the issuance of building and 

grading permits, whichever occurs first, the Owner/Applicant shall:

1)  Enter into an agreement with the County to implement a Condition of 

Approval/Mitigation Monitoring Plan.

2)  Fees shall be submitted at the time the property owner submits the signed 

Agreement.

 

3) Proof of recordation of the Agreement shall be submitted to  HCD-Planning.

Compliance or 

Monitoring 

Action to be 

Performed:

16. PD006(A) - CONDITION COMPLIANCE FEE

PlanningResponsible Department:

The Owner/Applicant shall pay the Condition Compliance fee, as set forth in the fee 

schedule adopted by the Board of Supervisors, for the staff time required to satisfy 

conditions of approval. The fee in effect at the time of payment shall be paid prior to 

clearing any conditions of approval.

Condition/Mitigation 

Monitoring Measure:

Prior to clearance of conditions, the Owner/Applicant shall pay the Condition 

Compliance fee, as set forth in the fee schedule adopted by the Board of Supervisors.

Compliance or 

Monitoring 

Action to be 

Performed:

17. PDSP001 - NOTE ON FINAL MAP

PlanningResponsible Department:

A note shall be placed on the final map or a separate sheet to be recorded with the final 

map stating "The Variance to allow an increased height limit of 45 feet is restricted to 

Parcel 7, containing the hotel. Should rearrangement result in placement of the hotel to 

any other parcel than Parcel 7, an Amendment will be required."  The note shall be 

located in a conspicuous location, subject to the approval of the County Surveyor and 

HCD-Planning

(HCD - Planning)

Condition/Mitigation 

Monitoring Measure:

Prior to recordation of final/parcel map, the Owner Applicant shall submit the final map 

with notes to the HCD - Planning and HCD - Public Works (County Surveyor) for review 

and approval.

Compliance or 

Monitoring 

Action to be 

Performed:
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18. CC01 INDEMNIFICATION AGREEMENT

County Counsel-Risk ManagementResponsible Department:

The property owner agrees as a condition and in consideration of approval of this 

discretionary development permit that it will, pursuant to agreement and /or statutory 

provisions as applicable, including but not limited to Government Code Section 

66474.9, defend, indemnify and hold harmless the County of Monterey or its agents, 

officers and employees from any claim, action or proceeding against the County or its 

agents, officers or employees to attack, set aside, void or annul this approval, which 

action is brought within the time period provided for under law, including but not limited 

to, Government Code Section 66499.37, as applicable.  The property owner will 

reimburse the County for any court costs and attorney's fees which the County may be 

required by a court to pay as a result of such action.  The County may, at its sole 

discretion, participate in the defense of such action; but such participation shall not 

relieve applicant of his/her/its obligations under this condition.  An agreement to this 

effect shall be recorded upon demand of County Counsel or concurrent with the 

issuance of building permits, use of property, filing of the final map, recordation of the 

certificates of compliance whichever occurs first and as applicable.  The County shall 

promptly notify the property owner of any such claim, action or proceeding and the 

County shall cooperate fully in the defense thereof.  If the County fails to promptly notify 

the property owner of any such claim, action or proceeding or fails to cooperate fully in 

the defense thereof, the property owner shall not thereafter be responsible to defend, 

indemnify or hold the County harmless. (County Counsel-Risk Management)

Condition/Mitigation 

Monitoring Measure:

Upon demand of County Counsel or concurrent with the issuance of building permits, 

use of the property, recording of the final/parcel map, or recordation of Certificates of 

Compliance, whichever occurs first and as applicable, the Owner /Applicant shall 

submit a signed and notarized Indemnification Agreement to the Office of County 

Counsel-Risk Management for review and signature by the County.

Proof of recordation of the Indemnification Agreement, as outlined, shall be submitted to 

the Office of County Counsel-Risk Management

Compliance or 

Monitoring 

Action to be 

Performed:
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19. PD014(A) - LIGHTING - EXTERIOR LIGHTING PLAN

PlanningResponsible Department:

All exterior lighting shall be unobtrusive, down-lit, harmonious with the local area, and 

constructed or located so that only the intended area is illuminated and off -site glare is 

fully controlled. The lighting source shall be shielded and recessed into the fixture. The 

applicant shall submit three (3) copies of an exterior lighting plan which shall indicate 

the location, type, and wattage of all light fixtures and include catalog sheets for each 

fixture.  The lighting shall comply with the requirements of the California Energy Code 

set forth in California Code of Regulations Title 24 Part 6.  The exterior lighting plan 

shall be subject to approval by the Director of HCD - Planning, prior to the issuance of 

building permits.

(HCD - Planning)

Condition/Mitigation 

Monitoring Measure:

Prior to the issuance of building permits, the Owner/Applicant shall submit three copies 

of the lighting plans to HCD - Planning for review and approval.  Approved lighting plans 

shall be incorporated into final building plans.

Prior to final/occupancy, the Owner/Applicant/Contractor shall submit written and 

photographic evidence demonstrating that the lighting has been installed according to 

the approved plan.

On an on-going basis, the Owner/Applicant shall ensure that the lighting is installed and 

maintained in accordance with the approved plan.

Compliance or 

Monitoring 

Action to be 

Performed:
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20. PD012(D) - LANDSCAPE PLAN & MAINTENANCE (MPWMD-SFD ONLY)

PlanningResponsible Department:

The site shall be landscaped.  Prior to the issuance of building permits, three (3) copies 

of a landscaping plan shall be submitted to the Director of HCD - Planning .  A 

landscape plan review fee is required for this project.  Fees shall be paid at the time of 

landscape plan submittal.  The landscaping plan shall be in sufficient detail to identify 

the location, species, and size of the proposed landscaping materials and shall include 

an irrigation plan.  The plan shall be accompanied by a nursery or contractor's estimate 

of the cost of installation of the plan.  Before occupancy, landscaping shall be either 

installed or a certificate of deposit or other form of surety made payable to Monterey 

County for that cost estimate shall be submitted to the Monterey County HCD - 

Planning. All landscaped areas and fences shall be continuously maintained by the 

applicant; all plant material shall be continuously maintained in a litter -free, weed-free, 

healthy, growing condition. (HCD - Planning)

Condition/Mitigation 

Monitoring Measure:

Prior to issuance of building permits, the Owner/Applicant/Licensed Landscape 

Contractor/Licensed Landscape Architect shall submit landscape plans and 

contractor's estimate to HCD - Planning for review and approval.  Landscaping plans 

shall include the recommendations from the Forest Management Plan or Biological 

Survey as applicable.  All landscape plans shall be signed and stamped by licensed 

professional under the following statement, "I certify that this landscaping and irrigation 

plan complies with all Monterey County landscaping requirements including use of 

native, drought-tolerant, non-invasive species; limited turf; and low-flow, water 

conserving irrigation fixtures."

Prior to issuance of building permits, the Owner/Applicant/Licensed Landscape 

Contractor/Licensed Landscape Architect shall submit one (1) set landscape plans of 

approved by HCD-Planning, a Maximum Applied Water Allowance (MAWA) calculation, 

and a completed "Residential Water Release Form and Water Permit Application" to 

the Monterey Peninsula Water Management District for review and approval.

Prior to issuance of building permits, the Owner/Applicant/Licensed Landscape 

Contractor/ shall submit an approved water permit from the MPWMD to HCD-Building 

Services.

Prior to occupancy, the Owner/Applicant/Licensed Landscape Contractor/Licensed 

Landscape Architect shall ensure that the landscaping shall be either installed or a 

certificate of deposit or other form of surety made payable to Monterey County for that 

cost estimate shall be submitted to Monterey County HCD - Planning.

On an on-going basis, all landscaped areas and fences shall be continuously 

maintained by the Owner/Applicant; all plant material shall be continuously maintained 

in a litter-free, weed-free, healthy, growing condition.

Compliance or 

Monitoring 

Action to be 

Performed:
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21. MM AQ1 - DUST CONTROL

PlanningResponsible Department:

To reduce the exposure of nearby sensitive receptors to dust emissions from grading 

and construction activities on the project site, the following language shall be included 

on all grading and construction plans for the project prior to issuance of grading 

permits, subject to review and approval by County of Monterey HCD:

Dust control measures shall be employed to reduce visible dust leaving the site. The 

following measures recommended by the air district, or equally effective substitute 

measures shall be used:

a. Use recycled water to add moisture to the areas of disturbed soils twice a day, 

every day until all grading activities are complete and disturbed soils are revegetated 

and/or developed, to prevent visible dust from being blown by the wind;

b. Apply chemical soil stabilizers or dust suppressants on disturbed soils that will not 

be actively graded for a period of four or more consecutive days;

c. Apply non-toxic binders and/or hydro seed to disturbed soils where grading is 

completed, but not on which more than four days will pass prior to paving, foundation 

construction, or placement of other permanent cover;

d. Cover or otherwise stabilize stockpiles that will not be actively used for a period of 

four or more consecutive days, or water at least twice daily as necessary to prevent 

visible dust leaving the site, using raw or recycled water when feasible;

e. Maintain at least 2.5 feet of freeboard and cover all trucks hauling dirt, sand, or 

loose materials;

f. Install wheel washers at all construction site exit points, and sweep streets if visible 

soil material is carried onto paved surfaces;

g. Stop grading and earth moving if winds exceed 15 miles per hour;

h. Pave roads, driveways, and parking areas at the earliest point feasible within the 

construction schedule;

i. Post a publicly visible sign with the telephone number and person to contact 

regarding dust complaints. This person shall respond and take corrective action within 

48 hours of receiving the complaint. The phone number of MBARD shall also be visible 

to ensure compliance with Rule 402 (Nuisance); and

j. Limit the area under construction at any one time.

Condition/Mitigation 

Monitoring Measure:
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Prior to issuance of any grading and/or building permit, the Applicant shall include a 

note on the construction plans that includes the language contained in Mitigation 

Measure AQ-1.

The applicant/contractor shall adhere and implement the measures contained in 

Mitigation Measure AQ-1 until completion of grading and construction of the Project.

 Prior to final of any grading and/or building permit, the Applicant shall provide evidence 

to County of Monterey HCD that Mitigation Measure AQ-1 has been successfully 

implemented.

Compliance or 

Monitoring 

Action to be 

Performed:

22. MM AQ2 - CONSTRUCTION STAGNIG MANAGEMENT PLAN

PlanningResponsible Department:

Prior to the issuance of any grading and/or building permits, the Applicant shall prepare 

a Construction Staging Management Plan. The Construction Staging Management Plan 

shall be provided to Monterey County HCD for review and approval. The plan shall 

include the following restrictions:

a. Heavy-duty diesel vehicles shall be required to have 2010 or newer model year 

engines, in compliance with the California Air Resources Board’s Truck and Bus 

Regulation, and shall not be staged within 500 feet of nearest sensitive receptors; and

b. Construction equipment and heavy-duty diesel trucks idling shall be avoided, where 

feasible, and if idling is necessary, it shall not exceed five minutes.

Condition/Mitigation 

Monitoring Measure:

Prior to issuance of any grading and/or building permit, the HCD-Planning and 

Engineering Services shall review and approve the Construction Staging Management 

Plan to ensure that it contains the restrictions on construction equipment identified in 

Mitigation Measure AQ-2.

Compliance or 

Monitoring 

Action to be 

Performed:

23. MM AQ3 - CONSTRUCTION EQUIPMENT

PlanningResponsible Department:

Prior to the issuance of any grading and/or building permits, the Applicant shall provide 

construction documents to the County of Monterey HCD for review and approval. The 

following language shall be included in all construction documents: “All construction 

equipment shall be maintained and properly tuned in accordance with manufacturer ’s 

specifications and shall be checked by a certified visible emissions evaluator. All 

non-road diesel construction equipment shall, at a minimum, meet Tier 3 emission 

standards listed in the Code of Federal Regulations Title 40, Part 89, Subpart B, 

§89.112. Further, where feasible, construction equipment shall include the use of 

alternative fuels such as compressed natural gas, propane, electricity or biodiesel.”

Condition/Mitigation 

Monitoring Measure:

Prior to issuance of any grading and/or building permit, HCD-Planning shall review and 

approve the construction documents to ensure that they contain the language 

contained in Mitigation Measure AQ-3.

Compliance or 

Monitoring 

Action to be 

Performed:
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24. MM BIO1 - BURROWING OWL

PlanningResponsible Department:

To avoid/minimize impacts to Burrowing owls potentially occurring onsite or within the 

Harrison Road widening impact area, the Applicant shall retain a qualified biologist to 

conduct a two-visit (i.e., morning and evening) presence/absence survey at areas of 

suitable habitat in these areas no less than 14 days prior to the start of construction or 

ground disturbance activities. The Applicant shall initiate consultation with the California 

Department of Fish and Wildlife if these pre-construction surveys locate occupied 

burrows in or near construction areas. If Burrowing owls are found present, the 

Applicant will work with the California Department of Fish and Wildlife to interpret 

survey results and develop a project-specific avoidance and minimization approach.

Condition/Mitigation 

Monitoring Measure:

Prior to the issuance of grading and/or building permits, the Applicant shall retain a 

qualified biologist to provide a report documenting survey results shall be submitted to 

the HCD-Planning for review and approval. If the survey results are negative, 

construction may proceed without consultation with the California Department of Fish 

and Wildlife. If the survey results are positive, construction may not proceed until 

consultation with the California Department of Fish and Wildlife has occurred.

Compliance or 

Monitoring 

Action to be 

Performed:

25. MM BIO2 - WETLAND MITIGATION PLAN

PlanningResponsible Department:

Prior to any additional grading, filling, or rerouting of the existing drainage channel, a 

Clean Water Act Section 404 Nationwide Permit (NWP) 39 from the U.S. Army Corps 

of Engineers (“USACE”) shall be obtained. As part of the application for the NWP 39 

Permit, a wetland mitigation plan for rerouting the drainage channel through the 

property as mitigation for impacts to the on-site wetland is required for review and 

approval by the USACE. A Water Quality Certification (per Section 401 of the Clean 

Water Act) from the Central Coast Regional Water Quality Control Board (“RWQCB”) 

shall also be obtained.

Condition/Mitigation 

Monitoring Measure:

Prior to issuance of grading permits, HCD-Planning shall be provided with copies of the 

NWP 39 Permit from USACE and a Water Quality Certification from the Central Coast 

RWQCB.

Compliance or 

Monitoring 

Action to be 

Performed:
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26. MM GHG1 - GHG EMISSIONS REDUCTION

PlanningResponsible Department:

To ensure the Proposed Project’s GHG emissions are below the threshold of 

significance of 3.82 MT CO2e per year per service population, a minimum reduction of 

4,614.48 MT CO2e per year (or 20.88 MT CO2e per year per service population) shall 

be achieved through implementing one or more of the following approaches:

A. Include additional on-site GHG emissions reduction measures;

B. Participate in one or more off-site GHG reduction program(s); and/or

C. Purchase carbon off-sets.

If additional on-site GHG emissions reduction measures are utilized, the Applicant shall 

prepare a GHG Reduction Plan. The GHG Reduction Plan shall identify the proposed 

additional GHG reduction measures, GHG emissions reductions volumes associated 

with each, and evidence to support the level of reduction calculated for each. The GHG 

Reduction Plan shall be subject to review and approval of the County of Monterey 

Housing and Community Development Department prior to approval of any grading 

and/or building permits.

If the Applicant chooses to participate in an off-site GHG reduction project or program, 

evidence of such participation shall be provided to the County of Monterey Housing and 

Community Development Department by the agency/interest that is implementing the 

project or program. Evidence shall describe how the Applicant is participating, the 

expected GHG reduction volume that can be assigned to the project as a result of the 

Applicant’s participation, and verification that the Applicant has met participation 

requirements. The evidence shall be subject to review and approval of Monterey 

County Housing and Community Development Department prior to issuance of any 

grading and/or building permits.

If the Applicant chooses to purchase carbon off-sets to secure all or the balance of 

GHG emission reductions not achieved through onsite measures or participation in 

off-site reduction programs, the Applicant shall provide evidence to the Monterey 

County Housing and Community Development Department that a contract for such 

purchase has been executed through a credible carbon off -set registry such as the 

Climate Action Reserve, a certified carbon off-set Applicant, or a broker. The evidence 

shall be subject to review and approval of the Monterey County Housing and 

Community Development Department prior to issuance of a grading and/or building 

permit.

If participating in one or more off-site GHG reduction programs the Applicant shall 

procure evidence of participation issued by the agency/interest overseeing the 

program. The Applicant shall provide this evidence to HCD-Planning for review and 

approval prior to issuance of any grading and/or building permits.

Condition/Mitigation 

Monitoring Measure:
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If additional on-site GHG reduction measures are proposed the Applicant shall provide a 

GHG Reduction Plan to HCD-Planning for review and approval, prior to issuance of any 

grading and/or building permits. 

If the Applicant chooses to participate in an off-site GHG reduction project or program, 

the Applicant shall provide evidence of these actions to HCD-Planning for review and 

approval prior to issuance of any grading and/or building permits.

If the Applicant chooses to purchase carbon off-sets, the Applicant shall provide 

evidence of these actions to HCD-Planning for review and approval prior to issuance of 

any grading and/or building permits.

Compliance or 

Monitoring 

Action to be 

Performed:

27. MM N1 - CONSTRUCTION RELATED NOISE

PlanningResponsible Department:

The Applicant shall implement the following measures to limit construction-related 

noise:

a. Limit noise-generating construction operations to non-holidays, Monday through 

Saturday, between the least noise-sensitive periods of the day (i.e. 7:00 am to 7:00 

pm);

b. Locate construction equipment and equipment staging areas at the furthest 

distance possible from nearby noise-sensitive land uses (i.e. residential uses to the 

northwest);

c. Ensure that construction equipment is properly maintained and in good condition . 

All internal combustion engine driven machinery shall use intake and exhaust mufflers 

and engine shrouds, as applicable. Equipment engine shrouds shall be closed during 

equipment operation. Whenever feasible, electrical power shall be used to run air 

compressors and similar power tools rather than diesel equipment. The Applicant shall 

require all contractors, as a condition of contract, to maintain and tune -up all 

construction equipment to minimize noise emissions;

d. Construction vehicles and equipment shall not be left idling for longer than five 

minutes when not in use; and

e. Install temporary noise barriers when activities would affect daytime noise -sensitive 

receptors (i.e. residential uses to the northwest).

Condition/Mitigation 

Monitoring Measure:

Prior to issuance of any grading and/or building permits from Monterey County HCD, 

the Applicant shall provide copies of all contractor work documents, including all plan 

sheets, containing the conditions identified in Mitigation Measure N-1 to HCD-Planning 

for review and approval.

Compliance or 

Monitoring 

Action to be 

Performed:
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28. MM N2 - TRACTOR  SUPPLY CO. LOADING DOCK HOURS

PlanningResponsible Department:

Loading dock activities at the Tractor Supply Company store shall be limited to daytime 

hours of 7:00 am to 10:00 pm. This requirement shall be included in any lease or sale 

agreement with the Tractor Supply Company with evidence of this agreement provided 

to the County of Monterey HCD prior to approval of an occupancy permit.

Condition/Mitigation 

Monitoring Measure:

Prior to issuance of any occupancy permit for the Tractor Supply Company, the 

Applicant shall submit copies of the lease or sale agreements with the Tractor Supply 

Company that contain the restriction on loading dock activities identified in Mitigation 

Measure N-2 to HCD-Planning for review and approval.

On and ongoing basis, loading dock activities at the Tractor Supply Company store 

shall be limited to daytime hours of 7:00 am to 10:00 pm.

Compliance or 

Monitoring 

Action to be 

Performed:

29. MM N3 - TRACTOR SUPPLY CO. DELIVERY HOURS

PlanningResponsible Department:

Truck deliveries to the Tractor Supply Company shall be limited to daytime hours of 

7:00 am to 10:00 pm. This requirement shall be included in any lease or sale 

agreement with the Tractor Supply Company with evidence of this agreement provided 

to the HCD-Planning prior to approval of an occupancy permit.

Condition/Mitigation 

Monitoring Measure:

Prior to issuance of any occupancy permits for the Tractor Supply company, the 

Applicant shall submit copies of the lease or sale agreements with the Tractor Supply 

Company that contain the restriction on truck deliveries identified in Mitigation Measure 

N-3 to Monterey County HCD for review and approval.

On and ongoing basis, truck deliveries to the Tractor Supply Company shall be limited 

to daytime hours of 7:00 am to 10:00 pm.

Compliance or 

Monitoring 

Action to be 

Performed:

11/13/2023Print Date: Page 16 of 21 1:22:10PM

PLN180441

DocuSign Envelope ID: D1BA5909-14C2-4861-89C6-FB992761586D



30. MMT1-TRAFFIC IMPROVEMENTS

Public WorksResponsible Department:

The Applicant/Owner shall install and construct following measures to ensure 

compliance with the  County’s level of service standards. 

1. Implement the following at the US 101 Northbound Ramps / Sala Road intersection: 

1) Signalize intersection (Modify existing all way stop-controlled intersection), 2) Add a 

special (overlap) signal phase that combines the northbound US 101 Northbound 

Ramps right turn and westbound Sala Road through movements,

2. Implement the following at the Harrison Road / Sala Road intersection: 1) Restripe 

existing striped median to add second eastbound Sala Road left turn lane, 2) Widen 

northbound Harrison Road north of Sala Road to accommodate second receiving lane 

(from second eastbound left turn lane),  3) Add southbound Harrison Road right turn 

overlap signal phase, 4)  Add second southbound Sala Road through lane, 5) Add 

second southbound Harrison Road right turn lane.

3. Implement the following at the Harrison Road / Project Driveway (South) intersection: 

1) Signalize intersection, 2) Add two northbound Harrison Road left turn lanes,  3) Add 

a southbound Harrison Road right turn lane, 4) Provide separate Project driveway 

eastbound left and right turn lanes,  5) Provide two westbound Project driveway entry 

lanes, 6) Add an eastbound Project Driveway (South) right turn overlap signal phase.

4. Widen Harrison Road to include four through lanes (two northbound and southbound 

through lanes) along the Project frontage between the Project South Driveway and Sala 

Road.

5. Implement the following at Harrison Road/Project Driveway (North) intersection: 1) 

Add a northbound Harrison Road left turn lane, 2) Provide a combined eastbound 

left/right turn exit land and single entrance lane.

Condition/Mitigation 

Monitoring Measure:

Prior to Final Map recordation, the Applicant shall enter  into a Subdivision Improvement 

Agreement and provide to HCD-Planning, Engineering Services, and the County Survey 

for review and approval a Subdivision Improvements Plan illustrating the required traffic 

improvements.

Compliance or 

Monitoring 

Action to be 

Performed:
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31. PWSP001 - ENCROACHMENT PERMIT

Public WorksResponsible Department:

Construct curb, gutter, driveway connections, sidewalk, and road widening, together 

with required drainage facilities, along the frontage of Harrison and Sala Road. The 

required improvements shall be designed in general conformance to Exhibit 21 of "The 

Sobel Company Commercial Development Traffic Impact Analysis" dated April 9, 2019  

The design and construction is subject to the review and approval of HCD and 

PWF&P. Construction of the traffic signal at the at the US 101 Northbound Ramps / 

Sala Road intersection, is subject to review and approval of Caltrans. Signalization of 

intersection  US 101 Northbound Ramps/ Sala Road shall be completed prior to 

issuance of building permits associated with Phase II improvements (quick serve 

restaurants, Parcel 3 and 6),  subject to Caltrans review and approval.  Encroachment 

Permits are required for all work within the public right-of-way. The Applicant/Owner is 

responsible for obtaining an encroachment permit from Caltrans. HCD and PWF&P 

shall be notified with a copy of the issued Caltrans encroachment permit.

Condition/Mitigation 

Monitoring Measure:

Prior to issuance of any construction permit, the Owner/Applicant shall submit the final 

design of the required traffic improvements for review and approval of the PWFP, 

obtain an encroachment permit from the HCD-Engineering Services, construct and 

complete improvement. Applicant is responsible to obtain all permits and environmental 

clearances including Caltrans encroachment permits.

Prior to issuance of building permits associated with Phase II improvements (quick 

serve restaurants; Parcels 3 and 6) and subject to Caltrans review and approval, the 

Applicant/Owner shall obtain and submit a copy of the issued Caltrans Encroachment 

Permit and complete the traffic improvements at the US 101 Northbound Ramps / Sala 

Road intersection: 1) Signalize intersection (Modify existing all way stop-controlled 

intersection), and 2) Add a special (overlap) signal phase that combines the northbound 

US 101 Northbound Ramps right turn and westbound Sala Road through movements.

Compliance or 

Monitoring 

Action to be 

Performed:

32. CALIFORNIA CONSTRUCTION GENERAL PERMIT

Environmental ServicesResponsible Department:

CALIFORNIA CONSTRUCTION GENERAL PERMIT 

The proposed project would disturb greater than one or more acres of soil, and 

therefore, is required to obtain coverage under the General Permit for Discharges of 

Storm Water Associated with Construction Activity Construction General Permit Order 

2009-0009-DWQ. Construction activity subject to this permit includes clearing, grading 

and disturbances to the ground such as stockpiling, or excavation, but does not include 

regular maintenance activities performed to restore the original line, grade, or capacity 

of the facility.

If the project is exempt from obtaining coverage under the California Construction 

General Permit, the applicant shall provide a letter of exemption or erosivity waiver, with 

a valid waiver identification number, from the Central Coast Regional Water Quality 

Control Board to HCD-Environmental Services for review and approval.

Condition/Mitigation 

Monitoring Measure:

Prior to issuance of any grading or construction permits, the applicant shall submit a 

SWPPP including the WDID number certifying the project is covered under the 

California Construction General Permit or a letter of exemption from the Central Coast 

Regional Water Quality Control Board.

Compliance or 

Monitoring 

Action to be 

Performed:
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33. OPERATION AND MAINTENANCE AGREEMENT

Environmental ServicesResponsible Department:

The applicant shall enter into a Maintenance Agreement (Agreement) that clearly 

identifies the responsible party for ongoing maintenance of structural Stormwater 

Control Measures.  The Agreement shall contain provisions for an annual drainage 

system report, prepared by a registered Professional Engineer, that includes the status 

of all structural stormwater control measures and maintenance recommendations .    

The annual report shall be submitted to HCD-Environmental Services, for review and 

approval, no later than August 15th.  All recommended maintenance shall be 

completed by October 15th of the same year.  If maintenance is required, certification 

shall be provided that all recommended maintenance has been completed before the 

start of the rainy season.

Condition/Mitigation 

Monitoring Measure:

Prior to final inspection, the owner/applicant shall submit the signed and notarized 

Agreement to HCD-Environmental Services for review and approval.  The approved 

Agreement shall be recorded, and a copy of the recorded document shall be provided 

to HCD-Environmental Services.

A copy of the standard Agreement can be obtained at HCD – Environmental Services.

Compliance or 

Monitoring 

Action to be 

Performed:

34. OPERATION AND MAINTENANCE PLAN

Environmental ServicesResponsible Department:

The applicant shall submit an Operation and Maintenance Plan prepared by a 

registered Professional Engineer that includes, at a minimum, the following:

• A site map identifying all structural Stormwater Control Measures requiring O&M 

practices to function as designed.

• O&M procedures for each structural Stormwater Control Measure including, but not 

limited to, LID facilities, retention/detention basins, and proprietary devices.

The O&M Plan shall include short- and long-term maintenance requirements, 

recommended frequency of maintenance, and estimated cost for maintenance.

Condition/Mitigation 

Monitoring Measure:

Prior to final inspection, the owner/applicant shall submit the O&M Plan to 

HCD-Environmental Services for review and approval.

Compliance or 

Monitoring 

Action to be 

Performed:
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35. STORMWATER CONTROL PLAN

Environmental ServicesResponsible Department:

The applicant shall submit a Stormwater Control Plan and Stormwater Control Report 

prepared by a registered professional engineer, to HCD-Environmental Services for 

review and approval.  The plan and report shall address the Post -Construction 

Stormwater Management Requirements (PCRs) for Development Projects in the 

Central Coast Region. The plan shall include retention/detention facilities designed to 

limit post-development runoff rates to pre-development rates for the 2, 5, 10, 25, 50, 

and 100-year 24-hour design storms.  The plan shall include the location of the 

drainage facilities, construction details and construction inspection schedule that 

identifies when the inspections will be completed, who will conduct the inspection (i.e., 

PG, PE, and/or Special Inspector), a description of the required inspection, inspector 

name, and the completion date.  

Prior to issuance of any grading or building permits, the applicant shall submit 

certification from a licensed practitioner that they have reviewed and approved the 

Stormwater Control Plan for conformance with their geotechnical recommendations.

Condition/Mitigation 

Monitoring Measure:

Prior to issuance of any grading or construction permits, the applicant shall submit a 

Stormwater Control Report and a Stormwater Control Plan to HCD-Environmental 

Services for review and approval.

Prior to issuance of any grading or construction permits, the applicant shall submit 

certification from a licensed practitioner that they have reviewed and approved the 

stormwater control plan 

for conformance with their geotechnical recommendations.

Compliance or 

Monitoring 

Action to be 

Performed:
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36. CC01 INDEMNIFICATION AGREEMENT

County Counsel-Risk ManagementResponsible Department:

The property owner agrees as a condition and in consideration of approval of this 

discretionary development permit that it will, pursuant to agreement and /or statutory 

provisions as applicable, including but not limited to Government Code Section 

66474.9, defend, indemnify and hold harmless the County of Monterey or its agents, 

officers and employees from any claim, action or proceeding against the County or its 

agents, officers or employees to attack, set aside, void or annul this approval, which 

action is brought within the time period provided for under law, including but not limited 

to, Government Code Section 66499.37, as applicable.  The property owner will 

reimburse the County for any court costs and attorney's fees which the County may be 

required by a court to pay as a result of such action.  The County may, at its sole 

discretion, participate in the defense of such action; but such participation shall not 

relieve applicant of his/her/its obligations under this condition.  An agreement to this 

effect shall be recorded upon demand of County Counsel or concurrent with the 

issuance of building permits, use of property, filing of the final map, recordation of the 

certificates of compliance whichever occurs first and as applicable.  The County shall 

promptly notify the property owner of any such claim, action or proceeding and the 

County shall cooperate fully in the defense thereof.  If the County fails to promptly notify 

the property owner of any such claim, action or proceeding or fails to cooperate fully in 

the defense thereof, the property owner shall not thereafter be responsible to defend, 

indemnify or hold the County harmless. (County Counsel-Risk Management)

Condition/Mitigation 

Monitoring Measure:

Upon demand of County Counsel or concurrent with the issuance of building permits, 

use of the property, recording of the final/parcel map, or recordation of Certificates of 

Compliance, whichever occurs first and as applicable, the Owner /Applicant shall 

submit a signed and notarized Indemnification Agreement to the Office of County 

Counsel-Risk Management for review and signature by the County.

Proof of recordation of the Indemnification Agreement, as outlined, shall be submitted to 

the Office of County Counsel-Risk Management

Compliance or 

Monitoring 

Action to be 

Performed:
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15. PD006 - CONDITION OF APPROVAL / MITIGATION MONITORING PLAN

PlanningResponsible Department:

The applicant shall enter into an agreement with the County to implement a Condition 

of Approval/Mitigation Monitoring and/or Reporting Plan (Agreement) in accordance with 

Section 21081.6 of the California Public Resources Code and Section 15097 of Title 

14, Chapter 3 of the California Code of Regulations.  Compliance with the fee schedule 

adopted by the Board of Supervisors for mitigation monitoring shall be required and 

payment made to the County of Monterey at the time the property owner submits the 

signed Agreement.  The agreement shall be recorded. (HCD- Planning)

Condition/Mitigation 

Monitoring Measure:

Within sixty (60) days after project approval or prior to the issuance of building and 

grading permits, whichever occurs first, the Owner/Applicant shall:

1)  Enter into an agreement with the County to implement a Condition of 

Approval/Mitigation Monitoring Plan.

2)  Fees shall be submitted at the time the property owner submits the signed 

Agreement.

 

3) Proof of recordation of the Agreement shall be submitted to  HCD-Planning.

Compliance or 

Monitoring 

Action to be 

Performed:

16. PD006(A) - CONDITION COMPLIANCE FEE

PlanningResponsible Department:

The Owner/Applicant shall pay the Condition Compliance fee, as set forth in the fee 

schedule adopted by the Board of Supervisors, for the staff time required to satisfy 

conditions of approval. The fee in effect at the time of payment shall be paid prior to 

clearing any conditions of approval.

Condition/Mitigation 

Monitoring Measure:

Prior to clearance of conditions, the Owner/Applicant shall pay the Condition 

Compliance fee, as set forth in the fee schedule adopted by the Board of Supervisors.

Compliance or 

Monitoring 

Action to be 

Performed:

17. PDSP001 - NOTE ON FINAL MAP

PlanningResponsible Department:

A note shall be placed on the final map or a separate sheet to be recorded with the final 

map stating "The Variance to allow an increased height limit of 45 feet is restricted to 

Parcel 7, containing the hotel. Should rearrangement result in placement of the hotel to 

any other parcel than Parcel 7, an Amendment will be required."  The note shall be 

located in a conspicuous location, subject to the approval of the County Surveyor and 

HCD-Planning

(HCD - Planning)

Condition/Mitigation 

Monitoring Measure:

Prior to recordation of final/parcel map, the Owner Applicant shall submit the final map 

with notes to the HCD - Planning and HCD - Public Works (County Surveyor) for review 

and approval.

Compliance or 

Monitoring 

Action to be 

Performed:
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18. CC01 INDEMNIFICATION AGREEMENT

County Counsel-Risk ManagementResponsible Department:

The property owner agrees as a condition and in consideration of approval of this 

discretionary development permit that it will, pursuant to agreement and /or statutory 

provisions as applicable, including but not limited to Government Code Section 

66474.9, defend, indemnify and hold harmless the County of Monterey or its agents, 

officers and employees from any claim, action or proceeding against the County or its 

agents, officers or employees to attack, set aside, void or annul this approval, which 

action is brought within the time period provided for under law, including but not limited 

to, Government Code Section 66499.37, as applicable.  The property owner will 

reimburse the County for any court costs and attorney's fees which the County may be 

required by a court to pay as a result of such action.  The County may, at its sole 

discretion, participate in the defense of such action; but such participation shall not 

relieve applicant of his/her/its obligations under this condition.  An agreement to this 

effect shall be recorded upon demand of County Counsel or concurrent with the 

issuance of building permits, use of property, filing of the final map, recordation of the 

certificates of compliance whichever occurs first and as applicable.  The County shall 

promptly notify the property owner of any such claim, action or proceeding and the 

County shall cooperate fully in the defense thereof.  If the County fails to promptly notify 

the property owner of any such claim, action or proceeding or fails to cooperate fully in 

the defense thereof, the property owner shall not thereafter be responsible to defend, 

indemnify or hold the County harmless. (County Counsel-Risk Management)

Condition/Mitigation 

Monitoring Measure:

Upon demand of County Counsel or concurrent with the issuance of building permits, 

use of the property, recording of the final/parcel map, or recordation of Certificates of 

Compliance, whichever occurs first and as applicable, the Owner /Applicant shall 

submit a signed and notarized Indemnification Agreement to the Office of County 

Counsel-Risk Management for review and signature by the County.

Proof of recordation of the Indemnification Agreement, as outlined, shall be submitted to 

the Office of County Counsel-Risk Management

Compliance or 

Monitoring 

Action to be 

Performed:
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19. PD014(A) - LIGHTING - EXTERIOR LIGHTING PLAN

PlanningResponsible Department:

All exterior lighting shall be unobtrusive, down-lit, harmonious with the local area, and 

constructed or located so that only the intended area is illuminated and off -site glare is 

fully controlled. The lighting source shall be shielded and recessed into the fixture. The 

applicant shall submit three (3) copies of an exterior lighting plan which shall indicate 

the location, type, and wattage of all light fixtures and include catalog sheets for each 

fixture.  The lighting shall comply with the requirements of the California Energy Code 

set forth in California Code of Regulations Title 24 Part 6.  The exterior lighting plan 

shall be subject to approval by the Director of HCD - Planning, prior to the issuance of 

building permits.

(HCD - Planning)

Condition/Mitigation 

Monitoring Measure:

Prior to the issuance of building permits, the Owner/Applicant shall submit three copies 

of the lighting plans to HCD - Planning for review and approval.  Approved lighting plans 

shall be incorporated into final building plans.

Prior to final/occupancy, the Owner/Applicant/Contractor shall submit written and 

photographic evidence demonstrating that the lighting has been installed according to 

the approved plan.

On an on-going basis, the Owner/Applicant shall ensure that the lighting is installed and 

maintained in accordance with the approved plan.

Compliance or 

Monitoring 

Action to be 

Performed:
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20. PD012(D) - LANDSCAPE PLAN & MAINTENANCE (MPWMD-SFD ONLY)

PlanningResponsible Department:

The site shall be landscaped.  Prior to the issuance of building permits, three (3) copies 

of a landscaping plan shall be submitted to the Director of HCD - Planning .  A 

landscape plan review fee is required for this project.  Fees shall be paid at the time of 

landscape plan submittal.  The landscaping plan shall be in sufficient detail to identify 

the location, species, and size of the proposed landscaping materials and shall include 

an irrigation plan.  The plan shall be accompanied by a nursery or contractor's estimate 

of the cost of installation of the plan.  Before occupancy, landscaping shall be either 

installed or a certificate of deposit or other form of surety made payable to Monterey 

County for that cost estimate shall be submitted to the Monterey County HCD - 

Planning. All landscaped areas and fences shall be continuously maintained by the 

applicant; all plant material shall be continuously maintained in a litter -free, weed-free, 

healthy, growing condition. (HCD - Planning)

Condition/Mitigation 

Monitoring Measure:

Prior to issuance of building permits, the Owner/Applicant/Licensed Landscape 

Contractor/Licensed Landscape Architect shall submit landscape plans and 

contractor's estimate to HCD - Planning for review and approval.  Landscaping plans 

shall include the recommendations from the Forest Management Plan or Biological 

Survey as applicable.  All landscape plans shall be signed and stamped by licensed 

professional under the following statement, "I certify that this landscaping and irrigation 

plan complies with all Monterey County landscaping requirements including use of 

native, drought-tolerant, non-invasive species; limited turf; and low-flow, water 

conserving irrigation fixtures."

Prior to issuance of building permits, the Owner/Applicant/Licensed Landscape 

Contractor/Licensed Landscape Architect shall submit one (1) set landscape plans of 

approved by HCD-Planning, a Maximum Applied Water Allowance (MAWA) calculation, 

and a completed "Residential Water Release Form and Water Permit Application" to 

the Monterey Peninsula Water Management District for review and approval.

Prior to issuance of building permits, the Owner/Applicant/Licensed Landscape 

Contractor/ shall submit an approved water permit from the MPWMD to HCD-Building 

Services.

Prior to occupancy, the Owner/Applicant/Licensed Landscape Contractor/Licensed 

Landscape Architect shall ensure that the landscaping shall be either installed or a 

certificate of deposit or other form of surety made payable to Monterey County for that 

cost estimate shall be submitted to Monterey County HCD - Planning.

On an on-going basis, all landscaped areas and fences shall be continuously 

maintained by the Owner/Applicant; all plant material shall be continuously maintained 

in a litter-free, weed-free, healthy, growing condition.

Compliance or 

Monitoring 

Action to be 

Performed:

11/13/2023Print Date: Page 10 of 21 1:22:10PM

PLN180441



21. MM AQ1 - DUST CONTROL

PlanningResponsible Department:

To reduce the exposure of nearby sensitive receptors to dust emissions from grading 

and construction activities on the project site, the following language shall be included 

on all grading and construction plans for the project prior to issuance of grading 

permits, subject to review and approval by County of Monterey HCD:

Dust control measures shall be employed to reduce visible dust leaving the site. The 

following measures recommended by the air district, or equally effective substitute 

measures shall be used:

a. Use recycled water to add moisture to the areas of disturbed soils twice a day, 

every day until all grading activities are complete and disturbed soils are revegetated 

and/or developed, to prevent visible dust from being blown by the wind;

b. Apply chemical soil stabilizers or dust suppressants on disturbed soils that will not 

be actively graded for a period of four or more consecutive days;

c. Apply non-toxic binders and/or hydro seed to disturbed soils where grading is 

completed, but not on which more than four days will pass prior to paving, foundation 

construction, or placement of other permanent cover;

d. Cover or otherwise stabilize stockpiles that will not be actively used for a period of 

four or more consecutive days, or water at least twice daily as necessary to prevent 

visible dust leaving the site, using raw or recycled water when feasible;

e. Maintain at least 2.5 feet of freeboard and cover all trucks hauling dirt, sand, or 

loose materials;

f. Install wheel washers at all construction site exit points, and sweep streets if visible 

soil material is carried onto paved surfaces;

g. Stop grading and earth moving if winds exceed 15 miles per hour;

h. Pave roads, driveways, and parking areas at the earliest point feasible within the 

construction schedule;

i. Post a publicly visible sign with the telephone number and person to contact 

regarding dust complaints. This person shall respond and take corrective action within 

48 hours of receiving the complaint. The phone number of MBARD shall also be visible 

to ensure compliance with Rule 402 (Nuisance); and

j. Limit the area under construction at any one time.

Condition/Mitigation 

Monitoring Measure:
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Prior to issuance of any grading and/or building permit, the Applicant shall include a 

note on the construction plans that includes the language contained in Mitigation 

Measure AQ-1.

The applicant/contractor shall adhere and implement the measures contained in 

Mitigation Measure AQ-1 until completion of grading and construction of the Project.

 Prior to final of any grading and/or building permit, the Applicant shall provide evidence 

to County of Monterey HCD that Mitigation Measure AQ-1 has been successfully 

implemented.

Compliance or 

Monitoring 

Action to be 

Performed:

22. MM AQ2 - CONSTRUCTION STAGNIG MANAGEMENT PLAN

PlanningResponsible Department:

Prior to the issuance of any grading and/or building permits, the Applicant shall prepare 

a Construction Staging Management Plan. The Construction Staging Management Plan 

shall be provided to Monterey County HCD for review and approval. The plan shall 

include the following restrictions:

a. Heavy-duty diesel vehicles shall be required to have 2010 or newer model year 

engines, in compliance with the California Air Resources Board’s Truck and Bus 

Regulation, and shall not be staged within 500 feet of nearest sensitive receptors; and

b. Construction equipment and heavy-duty diesel trucks idling shall be avoided, where 

feasible, and if idling is necessary, it shall not exceed five minutes.

Condition/Mitigation 

Monitoring Measure:

Prior to issuance of any grading and/or building permit, the HCD-Planning and 

Engineering Services shall review and approve the Construction Staging Management 

Plan to ensure that it contains the restrictions on construction equipment identified in 

Mitigation Measure AQ-2.

Compliance or 

Monitoring 

Action to be 

Performed:

23. MM AQ3 - CONSTRUCTION EQUIPMENT

PlanningResponsible Department:

Prior to the issuance of any grading and/or building permits, the Applicant shall provide 

construction documents to the County of Monterey HCD for review and approval. The 

following language shall be included in all construction documents: “All construction 

equipment shall be maintained and properly tuned in accordance with manufacturer ’s 

specifications and shall be checked by a certified visible emissions evaluator. All 

non-road diesel construction equipment shall, at a minimum, meet Tier 3 emission 

standards listed in the Code of Federal Regulations Title 40, Part 89, Subpart B, 

§89.112. Further, where feasible, construction equipment shall include the use of 

alternative fuels such as compressed natural gas, propane, electricity or biodiesel.”

Condition/Mitigation 

Monitoring Measure:

Prior to issuance of any grading and/or building permit, HCD-Planning shall review and 

approve the construction documents to ensure that they contain the language 

contained in Mitigation Measure AQ-3.

Compliance or 

Monitoring 

Action to be 

Performed:
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24. MM BIO1 - BURROWING OWL

PlanningResponsible Department:

To avoid/minimize impacts to Burrowing owls potentially occurring onsite or within the 

Harrison Road widening impact area, the Applicant shall retain a qualified biologist to 

conduct a two-visit (i.e., morning and evening) presence/absence survey at areas of 

suitable habitat in these areas no less than 14 days prior to the start of construction or 

ground disturbance activities. The Applicant shall initiate consultation with the California 

Department of Fish and Wildlife if these pre-construction surveys locate occupied 

burrows in or near construction areas. If Burrowing owls are found present, the 

Applicant will work with the California Department of Fish and Wildlife to interpret 

survey results and develop a project-specific avoidance and minimization approach.

Condition/Mitigation 

Monitoring Measure:

Prior to the issuance of grading and/or building permits, the Applicant shall retain a 

qualified biologist to provide a report documenting survey results shall be submitted to 

the HCD-Planning for review and approval. If the survey results are negative, 

construction may proceed without consultation with the California Department of Fish 

and Wildlife. If the survey results are positive, construction may not proceed until 

consultation with the California Department of Fish and Wildlife has occurred.

Compliance or 

Monitoring 

Action to be 

Performed:

25. MM BIO2 - WETLAND MITIGATION PLAN

PlanningResponsible Department:

Prior to any additional grading, filling, or rerouting of the existing drainage channel, a 

Clean Water Act Section 404 Nationwide Permit (NWP) 39 from the U.S. Army Corps 

of Engineers (“USACE”) shall be obtained. As part of the application for the NWP 39 

Permit, a wetland mitigation plan for rerouting the drainage channel through the 

property as mitigation for impacts to the on-site wetland is required for review and 

approval by the USACE. A Water Quality Certification (per Section 401 of the Clean 

Water Act) from the Central Coast Regional Water Quality Control Board (“RWQCB”) 

shall also be obtained.

Condition/Mitigation 

Monitoring Measure:

Prior to issuance of grading permits, HCD-Planning shall be provided with copies of the 

NWP 39 Permit from USACE and a Water Quality Certification from the Central Coast 

RWQCB.

Compliance or 

Monitoring 

Action to be 

Performed:
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26. MM GHG1 - GHG EMISSIONS REDUCTION

PlanningResponsible Department:

To ensure the Proposed Project’s GHG emissions are below the threshold of 

significance of 3.82 MT CO2e per year per service population, a minimum reduction of 

4,614.48 MT CO2e per year (or 20.88 MT CO2e per year per service population) shall 

be achieved through implementing one or more of the following approaches:

A. Include additional on-site GHG emissions reduction measures;

B. Participate in one or more off-site GHG reduction program(s); and/or

C. Purchase carbon off-sets.

If additional on-site GHG emissions reduction measures are utilized, the Applicant shall 

prepare a GHG Reduction Plan. The GHG Reduction Plan shall identify the proposed 

additional GHG reduction measures, GHG emissions reductions volumes associated 

with each, and evidence to support the level of reduction calculated for each. The GHG 

Reduction Plan shall be subject to review and approval of the County of Monterey 

Housing and Community Development Department prior to approval of any grading 

and/or building permits.

If the Applicant chooses to participate in an off-site GHG reduction project or program, 

evidence of such participation shall be provided to the County of Monterey Housing and 

Community Development Department by the agency/interest that is implementing the 

project or program. Evidence shall describe how the Applicant is participating, the 

expected GHG reduction volume that can be assigned to the project as a result of the 

Applicant’s participation, and verification that the Applicant has met participation 

requirements. The evidence shall be subject to review and approval of Monterey 

County Housing and Community Development Department prior to issuance of any 

grading and/or building permits.

If the Applicant chooses to purchase carbon off-sets to secure all or the balance of 

GHG emission reductions not achieved through onsite measures or participation in 

off-site reduction programs, the Applicant shall provide evidence to the Monterey 

County Housing and Community Development Department that a contract for such 

purchase has been executed through a credible carbon off -set registry such as the 

Climate Action Reserve, a certified carbon off-set Applicant, or a broker. The evidence 

shall be subject to review and approval of the Monterey County Housing and 

Community Development Department prior to issuance of a grading and/or building 

permit.

If participating in one or more off-site GHG reduction programs the Applicant shall 

procure evidence of participation issued by the agency/interest overseeing the 

program. The Applicant shall provide this evidence to HCD-Planning for review and 

approval prior to issuance of any grading and/or building permits.

Condition/Mitigation 

Monitoring Measure:
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If additional on-site GHG reduction measures are proposed the Applicant shall provide a 

GHG Reduction Plan to HCD-Planning for review and approval, prior to issuance of any 

grading and/or building permits. 

If the Applicant chooses to participate in an off-site GHG reduction project or program, 

the Applicant shall provide evidence of these actions to HCD-Planning for review and 

approval prior to issuance of any grading and/or building permits.

If the Applicant chooses to purchase carbon off-sets, the Applicant shall provide 

evidence of these actions to HCD-Planning for review and approval prior to issuance of 

any grading and/or building permits.

Compliance or 

Monitoring 

Action to be 

Performed:

27. MM N1 - CONSTRUCTION RELATED NOISE

PlanningResponsible Department:

The Applicant shall implement the following measures to limit construction-related 

noise:

a. Limit noise-generating construction operations to non-holidays, Monday through 

Saturday, between the least noise-sensitive periods of the day (i.e. 7:00 am to 7:00 

pm);

b. Locate construction equipment and equipment staging areas at the furthest 

distance possible from nearby noise-sensitive land uses (i.e. residential uses to the 

northwest);

c. Ensure that construction equipment is properly maintained and in good condition . 

All internal combustion engine driven machinery shall use intake and exhaust mufflers 

and engine shrouds, as applicable. Equipment engine shrouds shall be closed during 

equipment operation. Whenever feasible, electrical power shall be used to run air 

compressors and similar power tools rather than diesel equipment. The Applicant shall 

require all contractors, as a condition of contract, to maintain and tune -up all 

construction equipment to minimize noise emissions;

d. Construction vehicles and equipment shall not be left idling for longer than five 

minutes when not in use; and

e. Install temporary noise barriers when activities would affect daytime noise -sensitive 

receptors (i.e. residential uses to the northwest).

Condition/Mitigation 

Monitoring Measure:

Prior to issuance of any grading and/or building permits from Monterey County HCD, 

the Applicant shall provide copies of all contractor work documents, including all plan 

sheets, containing the conditions identified in Mitigation Measure N-1 to HCD-Planning 

for review and approval.

Compliance or 

Monitoring 

Action to be 

Performed:
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28. MM N2 - TRACTOR  SUPPLY CO. LOADING DOCK HOURS

PlanningResponsible Department:

Loading dock activities at the Tractor Supply Company store shall be limited to daytime 

hours of 7:00 am to 10:00 pm. This requirement shall be included in any lease or sale 

agreement with the Tractor Supply Company with evidence of this agreement provided 

to the County of Monterey HCD prior to approval of an occupancy permit.

Condition/Mitigation 

Monitoring Measure:

Prior to issuance of any occupancy permit for the Tractor Supply Company, the 

Applicant shall submit copies of the lease or sale agreements with the Tractor Supply 

Company that contain the restriction on loading dock activities identified in Mitigation 

Measure N-2 to HCD-Planning for review and approval.

On and ongoing basis, loading dock activities at the Tractor Supply Company store 

shall be limited to daytime hours of 7:00 am to 10:00 pm.

Compliance or 

Monitoring 

Action to be 

Performed:

29. MM N3 - TRACTOR SUPPLY CO. DELIVERY HOURS

PlanningResponsible Department:

Truck deliveries to the Tractor Supply Company shall be limited to daytime hours of 

7:00 am to 10:00 pm. This requirement shall be included in any lease or sale 

agreement with the Tractor Supply Company with evidence of this agreement provided 

to the HCD-Planning prior to approval of an occupancy permit.

Condition/Mitigation 

Monitoring Measure:

Prior to issuance of any occupancy permits for the Tractor Supply company, the 

Applicant shall submit copies of the lease or sale agreements with the Tractor Supply 

Company that contain the restriction on truck deliveries identified in Mitigation Measure 

N-3 to Monterey County HCD for review and approval.

On and ongoing basis, truck deliveries to the Tractor Supply Company shall be limited 

to daytime hours of 7:00 am to 10:00 pm.

Compliance or 

Monitoring 

Action to be 

Performed:
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30. MMT1-TRAFFIC IMPROVEMENTS

Public WorksResponsible Department:

The Applicant/Owner shall install and construct following measures to ensure 

compliance with the  County’s level of service standards. 

1. Implement the following at the US 101 Northbound Ramps / Sala Road intersection: 

1) Signalize intersection (Modify existing all way stop-controlled intersection), 2) Add a 

special (overlap) signal phase that combines the northbound US 101 Northbound 

Ramps right turn and westbound Sala Road through movements,

2. Implement the following at the Harrison Road / Sala Road intersection: 1) Restripe 

existing striped median to add second eastbound Sala Road left turn lane, 2) Widen 

northbound Harrison Road north of Sala Road to accommodate second receiving lane 

(from second eastbound left turn lane),  3) Add southbound Harrison Road right turn 

overlap signal phase, 4)  Add second southbound Sala Road through lane, 5) Add 

second southbound Harrison Road right turn lane.

3. Implement the following at the Harrison Road / Project Driveway (South) intersection: 

1) Signalize intersection, 2) Add two northbound Harrison Road left turn lanes,  3) Add 

a southbound Harrison Road right turn lane, 4) Provide separate Project driveway 

eastbound left and right turn lanes,  5) Provide two westbound Project driveway entry 

lanes, 6) Add an eastbound Project Driveway (South) right turn overlap signal phase.

4. Widen Harrison Road to include four through lanes (two northbound and southbound 

through lanes) along the Project frontage between the Project South Driveway and Sala 

Road.

5. Implement the following at Harrison Road/Project Driveway (North) intersection: 1) 

Add a northbound Harrison Road left turn lane, 2) Provide a combined eastbound 

left/right turn exit land and single entrance lane.

Condition/Mitigation 

Monitoring Measure:

Prior to Final Map recordation, the Applicant shall enter  into a Subdivision Improvement 

Agreement and provide to HCD-Planning, Engineering Services, and the County Survey 

for review and approval a Subdivision Improvements Plan illustrating the required traffic 

improvements.

Compliance or 

Monitoring 

Action to be 

Performed:
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31. PWSP001 - ENCROACHMENT PERMIT

Public WorksResponsible Department:

Construct curb, gutter, driveway connections, sidewalk, and road widening, together 

with required drainage facilities, along the frontage of Harrison and Sala Road. The 

required improvements shall be designed in general conformance to Exhibit 21 of "The 

Sobel Company Commercial Development Traffic Impact Analysis" dated April 9, 2019  

The design and construction is subject to the review and approval of HCD and 

PWF&P. Construction of the traffic signal at the at the US 101 Northbound Ramps / 

Sala Road intersection, is subject to review and approval of Caltrans. Signalization of 

intersection  US 101 Northbound Ramps/ Sala Road shall be completed prior to 

issuance of building permits associated with Phase II improvements (quick serve 

restaurants, Parcel 3 and 6),  subject to Caltrans review and approval.  Encroachment 

Permits are required for all work within the public right-of-way. The Applicant/Owner is 

responsible for obtaining an encroachment permit from Caltrans. HCD and PWF&P 

shall be notified with a copy of the issued Caltrans encroachment permit.

Condition/Mitigation 

Monitoring Measure:

Prior to issuance of any construction permit, the Owner/Applicant shall submit the final 

design of the required traffic improvements for review and approval of the PWFP, 

obtain an encroachment permit from the HCD-Engineering Services, construct and 

complete improvement. Applicant is responsible to obtain all permits and environmental 

clearances including Caltrans encroachment permits.

Prior to issuance of building permits associated with Phase II improvements (quick 

serve restaurants; Parcels 3 and 6) and subject to Caltrans review and approval, the 

Applicant/Owner shall obtain and submit a copy of the issued Caltrans Encroachment 

Permit and complete the traffic improvements at the US 101 Northbound Ramps / Sala 

Road intersection: 1) Signalize intersection (Modify existing all way stop-controlled 

intersection), and 2) Add a special (overlap) signal phase that combines the northbound 

US 101 Northbound Ramps right turn and westbound Sala Road through movements.

Compliance or 

Monitoring 

Action to be 

Performed:

32. CALIFORNIA CONSTRUCTION GENERAL PERMIT

Environmental ServicesResponsible Department:

CALIFORNIA CONSTRUCTION GENERAL PERMIT 

The proposed project would disturb greater than one or more acres of soil, and 

therefore, is required to obtain coverage under the General Permit for Discharges of 

Storm Water Associated with Construction Activity Construction General Permit Order 

2009-0009-DWQ. Construction activity subject to this permit includes clearing, grading 

and disturbances to the ground such as stockpiling, or excavation, but does not include 

regular maintenance activities performed to restore the original line, grade, or capacity 

of the facility.

If the project is exempt from obtaining coverage under the California Construction 

General Permit, the applicant shall provide a letter of exemption or erosivity waiver, with 

a valid waiver identification number, from the Central Coast Regional Water Quality 

Control Board to HCD-Environmental Services for review and approval.

Condition/Mitigation 

Monitoring Measure:

Prior to issuance of any grading or construction permits, the applicant shall submit a 

SWPPP including the WDID number certifying the project is covered under the 

California Construction General Permit or a letter of exemption from the Central Coast 

Regional Water Quality Control Board.

Compliance or 

Monitoring 

Action to be 

Performed:
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33. OPERATION AND MAINTENANCE AGREEMENT

Environmental ServicesResponsible Department:

The applicant shall enter into a Maintenance Agreement (Agreement) that clearly 

identifies the responsible party for ongoing maintenance of structural Stormwater 

Control Measures.  The Agreement shall contain provisions for an annual drainage 

system report, prepared by a registered Professional Engineer, that includes the status 

of all structural stormwater control measures and maintenance recommendations .    

The annual report shall be submitted to HCD-Environmental Services, for review and 

approval, no later than August 15th.  All recommended maintenance shall be 

completed by October 15th of the same year.  If maintenance is required, certification 

shall be provided that all recommended maintenance has been completed before the 

start of the rainy season.

Condition/Mitigation 

Monitoring Measure:

Prior to final inspection, the owner/applicant shall submit the signed and notarized 

Agreement to HCD-Environmental Services for review and approval.  The approved 

Agreement shall be recorded, and a copy of the recorded document shall be provided 

to HCD-Environmental Services.

A copy of the standard Agreement can be obtained at HCD – Environmental Services.

Compliance or 

Monitoring 

Action to be 

Performed:

34. OPERATION AND MAINTENANCE PLAN

Environmental ServicesResponsible Department:

The applicant shall submit an Operation and Maintenance Plan prepared by a 

registered Professional Engineer that includes, at a minimum, the following:

• A site map identifying all structural Stormwater Control Measures requiring O&M 

practices to function as designed.

• O&M procedures for each structural Stormwater Control Measure including, but not 

limited to, LID facilities, retention/detention basins, and proprietary devices.

The O&M Plan shall include short- and long-term maintenance requirements, 

recommended frequency of maintenance, and estimated cost for maintenance.

Condition/Mitigation 

Monitoring Measure:

Prior to final inspection, the owner/applicant shall submit the O&M Plan to 

HCD-Environmental Services for review and approval.

Compliance or 

Monitoring 

Action to be 

Performed:
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35. STORMWATER CONTROL PLAN

Environmental ServicesResponsible Department:

The applicant shall submit a Stormwater Control Plan and Stormwater Control Report 

prepared by a registered professional engineer, to HCD-Environmental Services for 

review and approval.  The plan and report shall address the Post -Construction 

Stormwater Management Requirements (PCRs) for Development Projects in the 

Central Coast Region. The plan shall include retention/detention facilities designed to 

limit post-development runoff rates to pre-development rates for the 2, 5, 10, 25, 50, 

and 100-year 24-hour design storms.  The plan shall include the location of the 

drainage facilities, construction details and construction inspection schedule that 

identifies when the inspections will be completed, who will conduct the inspection (i.e., 

PG, PE, and/or Special Inspector), a description of the required inspection, inspector 

name, and the completion date.  

Prior to issuance of any grading or building permits, the applicant shall submit 

certification from a licensed practitioner that they have reviewed and approved the 

Stormwater Control Plan for conformance with their geotechnical recommendations.

Condition/Mitigation 

Monitoring Measure:

Prior to issuance of any grading or construction permits, the applicant shall submit a 

Stormwater Control Report and a Stormwater Control Plan to HCD-Environmental 

Services for review and approval.

Prior to issuance of any grading or construction permits, the applicant shall submit 

certification from a licensed practitioner that they have reviewed and approved the 

stormwater control plan 

for conformance with their geotechnical recommendations.

Compliance or 

Monitoring 

Action to be 

Performed:
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36. CC01 INDEMNIFICATION AGREEMENT

County Counsel-Risk ManagementResponsible Department:

The property owner agrees as a condition and in consideration of approval of this 

discretionary development permit that it will, pursuant to agreement and /or statutory 

provisions as applicable, including but not limited to Government Code Section 

66474.9, defend, indemnify and hold harmless the County of Monterey or its agents, 

officers and employees from any claim, action or proceeding against the County or its 

agents, officers or employees to attack, set aside, void or annul this approval, which 

action is brought within the time period provided for under law, including but not limited 

to, Government Code Section 66499.37, as applicable.  The property owner will 

reimburse the County for any court costs and attorney's fees which the County may be 

required by a court to pay as a result of such action.  The County may, at its sole 

discretion, participate in the defense of such action; but such participation shall not 

relieve applicant of his/her/its obligations under this condition.  An agreement to this 

effect shall be recorded upon demand of County Counsel or concurrent with the 

issuance of building permits, use of property, filing of the final map, recordation of the 

certificates of compliance whichever occurs first and as applicable.  The County shall 

promptly notify the property owner of any such claim, action or proceeding and the 

County shall cooperate fully in the defense thereof.  If the County fails to promptly notify 

the property owner of any such claim, action or proceeding or fails to cooperate fully in 

the defense thereof, the property owner shall not thereafter be responsible to defend, 

indemnify or hold the County harmless. (County Counsel-Risk Management)

Condition/Mitigation 

Monitoring Measure:

Upon demand of County Counsel or concurrent with the issuance of building permits, 

use of the property, recording of the final/parcel map, or recordation of Certificates of 

Compliance, whichever occurs first and as applicable, the Owner /Applicant shall 

submit a signed and notarized Indemnification Agreement to the Office of County 

Counsel-Risk Management for review and signature by the County.

Proof of recordation of the Indemnification Agreement, as outlined, shall be submitted to 

the Office of County Counsel-Risk Management

Compliance or 

Monitoring 

Action to be 

Performed:
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Summary 

The Sala Road Project General Development Plan (GDP) area is located at the northwest 
corner of the Sala Road/Harrison Drive intersection approximately 0.70 miles north of the 
City of Salinas. The area is within the County of Monterey Greater Salinas Area Plan. The 
17.93-acre property is currently vacant and fallow. A drainage channel bisects the property 
from east to west. The property is bordered by Harrison Road to the east, a Caltrans 
detention pond and Sala Road to the south, a Caltrans detention pond and U.S. Highway 101 
to the west, existing residential uses to the northwest, and a vacant parcel to the north, which 
has been used as a Caltrans staging area for construction equipment and construction 
materials.  

This GDP calls for the property to be developed with commercial development consistent 
with 2010 Monterey County General Plan Commercial land use designation and Light 
Commercial zoning standards that apply to it.  

The purpose of this GDP is to provide guidance for developing an integrated mix of 
commercial uses designed to meet demand for retail and highway-oriented commercial uses 
that serve the high volume of pass-by traffic on U.S. Highway 101.  
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Introduction  

This section states the purpose of the Sala Road Project General Development Plan (GDP), 
summarizes the authority for preparing the GDP, and identifies the GDP conformance with 
applicable County of Monterey (“County”) policies. 

1.1 PURPOSE 
This GDP has been prepared pursuant to requirements of the County. Its purpose is to 
address the existing and potential long-range development and operations of the property. 
This GDP shall govern the future uses, facilities, amenities and operations of the future uses. 

The 2010 Monterey County General Plan (general plan) land use designation for the property is 
“Commercial.” This GDP establishes the allowable commercial uses and commercial 
development standards for future development.  

1.2 AUTHORITY 
Section 21.18.030 (A) of the zoning code requires that a GDP be prepared prior to developing 
a site zoned Light Commercial when the lot is in excess of one acre, or the development 
includes more than one use, or the development includes any form of subdivision. The plan 
area is in excess of one acre, includes more than one use, and includes a subdivision.  

1.3  CONFORMANCE WITH LOCAL PLANS 
The GDP must conform to applicable policies of the general plan and the area plan. An 
evaluation of GDP consistency with applicable policies of the general plan, the Greater 
Salinas Area Plan (area plan), which is a component of the general plan, and the County of 
Monterey Zoning Ordinance (“zoning ordinance” or “code”) has been prepared and is 
included in the project application submitted to the County. The proposed project has been 
found to be consistent with general plan and area plan policies, and with applicable 
development standards in the zoning code. 
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Existing Setting 

This section identifies the GDP site location, setting and characteristics. 

2.1 LOCATION 
The Sala Road General Development Plan Area (“plan area”) is located in unincorporated 
Monterey County, approximately 0.70 miles north of the City of Salinas (“City”), northwest 
of the intersection of Sala Road and Harrison Road and adjacent to U.S. Highway 101. The 
approximately 17.93-acre plan area is identified as Assessor’s parcel number 13-091-017. 
Regional access is via the U.S. Highway 101 interchange at Sala Road and Harrison Road. 
Sala Road is a short four-lane roadway connecting Harrison Road to U.S. Highway 101.  The 
plan area location is illustrated in Figure 2-1, Project Location. 

2.2 PLAN AREA DESCRIPTION 
The plan area is vacant. The property is disturbed from periodic mowing or discing. A 
drainage channel bisects the property east to west. Elevations range from a low of 118 feet in 
the western portion to 127 feet in the eastern portion. The plan area was in agricultural use 
and being cultivated in whole or part until about 2012 (Krazen and Associates 2018; Google 
Earth 2020). Since 2012, the property has not been used for agricultural purposes. There are 
no utilities available at the plan area. Plan area conditions are illustrated in Figure 2-2, Aerial 
Photograph of Plan Area Boundaries and Figure 2-3, Plan Area Photographs. 

The plan area is bordered by Harrison Road to the east, a Caltrans retention pond to the 
south, a Caltrans retention pond and U.S. Highway 101 to the west, a small residential area 
to the northwest, and a vacant parcel to the north, a portion of which is used as a Caltrans 
staging area for highway construction. Other surrounding land uses include active 
agriculture to the east across Harrison Road, a self-storage (mini-storage) facility to the south 
on Harrison Road, active agriculture to the west of U.S. Highway 101, and an automotive 
collision repair shop and a towing facility to the north on Harrison Road.  Harrison and Sala 
Roads are each paved and consist of two lanes. Sala Road has an interchange with U.S. 
Highway 101 located approximately 550 feet to the west of the plan area. Harrison Road runs 
along the eastern border of the site and continues south into the City of Salinas. 
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As shown on Figure 2-2, a Caltrans access easement is located on the northwest corner on the 
property. Its purpose is to allow Caltrans the right to access U.S. Highway 101 and the lands 
adjacent to it that are under Caltrans’ control. The “relinquishment of abutters rights” shown 
along the western boundary and southern property boundaries denotes the owner of the 
project property (and his/her successors) do not have the right to access to the adjacent lands 
owned by Caltrans.  

According to the Federal Emergency Management Agency, the plan area is not within a 
flood hazard zone (Federal Emergency Management Agency 2020); and therefore, is at low 
risk for flooding. According to the Monterey County GIS/Maps (Monterey County 2020), the 
plan area is not located within an active or potentially active fault zone. There are no known 
physical environmental or environmental hazards condition constraints to developing the 
plan area.  

2.3 GENERAL PLAN LAND USE AND ZONING  
General Plan Land Use  
The plan area has a general plan land use designation of Commercial. The general plan 
establishes goals and policies for commercial development. The general plan also states that 
sufficient land must be allocated for commercial activities to support and serve the projected 
population, and must be located in areas that offer convenient access. 

According to general plan policy LU-4.1, the County is to designate and establish regulations 
for three categories of commercial use, one of which is Light Commercial. This use is 
intended to accommodate a broad range of commercial uses such as stores, shops, 
restaurants, theaters, service stations and general office uses suitable for the convenience of 
nearby residential areas. General plan policy LU-4.8 states that “commercial areas shall be 
designated in locations that offer convenient access.” 

The project applicant plans provide a range of commercial uses within the plan area. The 
plan area has convenient access to U.S. Highway 101 via the adjacent U.S. Highway 101/ Sala 
Road interchange and convenient to local destinations in Salinas via Harrison Road.  

Zoning 
The plan area is zoned Light Commercial. Areas with this zoning are intended to 
accommodate and maintain a broad range of light commercial uses suitable for the 
convenience of nearby residential areas.  
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As identified in section 21.18 of the zoning ordinance, uses allowed in the Light Commercial 
District with an administrative permit include: 

 Appliance store; 

 Barber shop; 

 Beauty shop; 

 Book store; 

 Clothing and apparel store; 

 Drug store; 

 Banks less than five thousand (5,000) square feet; 

 Shoe shop; 

 Shoe store; 

 Art gallery; 

 Convenience market; 

 Stationery and office supply store; 

 Photography studio; 

 Florist; 

 Gift and card store; 

 Office; 

 Locksmith, key and lock shop; 

 Bicycle shop; 

 Hardware store, excluding lumber sales and outside storage of materials; 

 Accessory structures and uses appurtenant to any permitted use provided there is 
not intensification of the permitted use; 

 Reduction in setback requirements of ten (10) percent or less of the required setback; 

 Small water system facilities including wells and storage tanks for five to fourteen 
(14) service connections; 

 Picture framing business; 

 Storage, rental and sale of irrigation equipment; 

 Other uses of a similar character, density and intensity to those listed in this Section; 

 Pet shop; 
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 Additions to existing, approved wireless communications facilities, pursuant 
to Section 21.64.310; and 

 Cannabis retailer pursuant to Chapter 21.67. 

Uses allowed in the Light Commercial District with a use permit include: 

 Hotels and motels (Zoning Administrator approval needed); 

 Animal hospitals (Zoning Administrator approval needed); 

 Parking lots (Zoning Administrator approval needed); 

 Auto sales; 

 Banks greater than five thousand (5,000) square feet; 

 Open air retail and wholesale sales (Zoning Administrator approval needed); 

 Mini warehouse storage warehouses; 

 Theaters (Zoning Administrator approval needed); 

 Restaurants (Zoning Administrator approval needed); 

 Service stations (Zoning Administrator approval needed); 

 Caretaker unit for the purpose of providing on-site security (Zoning Administrator 
approval needed); 

 All residential uses provided that the gross square footage of the residential use 
does not exceed the gross square footage of the commercial use (Zoning 
Administrator approval needed); 

 Assemblages of people, such as carnivals, festivals, races and circuses not exceeding 
ten (10) days and not involving construction of permanent facilities (Zoning 
Administrator approval needed); 

 Public and quasi-public uses including churches, parks, playgrounds, schools, 
public safety facilities, public utility facilities, but not including uses such as jails, 
detention facilities, rehabilitation centers, or corporation yards; 

 Water system facilities including wells and storage tanks serving fifteen (15) or 
more service connections (Zoning Administrator approval needed); 

 Other uses of a similar character, density and intensity as those listed in this Section; 

 Legal nonconforming use of a portion of a structure extended throughout the 
structure (Zoning Administrator approval needed); 

 Legal nonconforming use changed to a use of a similar or more restricted nature; 

https://library.municode.com/ca/monterey_county/codes/code_of_ordinances?nodeId=TIT21ZO_CH21.64SPRE_21.64.310RESIDECOWICOFA
https://library.municode.com/ca/monterey_county/codes/code_of_ordinances?nodeId=TIT21ZO_CH21.67COCAAC
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 Zoos or zoological gardens for the purpose of raising, maintaining, keeping or 
exhibiting any wild animal; 

 Commercial kennel (Zoning Administrator approval needed); 

 Any lot or establishment where alcoholic beverages are served, commercial place of 
amusement or recreation, or any place where live entertainment is provided within 
two hundred (200) feet of the boundary of a residential district (Zoning 
Administrator approval needed); 

 Ridgeline development; 

 Removal of minerals and natural materials for commercial purposes; 

 Development in the Carmel Valley Floodplain (Zoning Administrator approval 
needed); 

 Wholesale and retail establishments distributing materials and products essential to 
agriculture and farming operations, except manure; 

 Day care centers (Zoning Administrator approval needed); 

 The exploration for and the removal of oil and gas (Zoning Administrator approval 
needed); 

 Auto repair facilities (Zoning Administrator approval needed); 

 Storage garage (Zoning Administrator approval needed); 

 Funeral homes (Zoning Administrator approval needed); 

 Development laboratories; 

 Service centers; and 

 Wireless communications facilities. 

Uses proposed within the plan area are consistent with the uses allowed in the County’s 
Light Commercial zoning district.  

Site Development Standards  
Site development standards for the Light Commercial district found in County code section 
21.18.070 include the following: 

 The maximum structure height is thirty-five feet unless superseded by a structure 
height limit noted on the zoning map; 

 Setbacks for developments in the Light Commercial District are established by the 
approval of the GDP. Building sire coverage is a maximum of 50 percent, excluding 
parking and landscaping;  
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 All parking must be established pursuant to chapter 21.58 of the zoning code; 

 All developments must have landscaping covering a minimum of ten percent of the 
developed site area, and landscaping shall be in place prior to the commencement 
of use; and 

 All external lighting is required to be consistent with the County’s Design Guidelines 
for Exterior Lighting (section 21.63.020). 
 

The proposed plan area development standards are consistent with these standards.  
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General Development Plan Vision and 

Development Standards 

This chapter articulates the land uses envisioned for the plan area, identifies land uses that 
are and are not allowable, presents plan area development standards, and provides a land 
use summary. 

3.1 VISION 
The fact that the plan area is designated commercial and zoned light commercial as shown 
on Figure 3-1, General Development Plan Zoning, indicates the County’s vision that it is an 
appropriate location for light commercial development.  

A broad range of commercial uses would be appropriate. In particular, highway-oriented 
commercial development, such as service stations, restaurants, and visitor accommodations 
would be appropriate given the plan area location at the U.S. Highway 101/Sala Road 
interchange. A variety of retail uses would be appropriate at this location given the ease of 
access. Commercial development would provide employment opportunities and essential 
services along a major transportation corridor.  

3.2 USES ALLOWED AND USES NOT ALLOWED 
All uses identified in zoning code section 21.18 of the zoning ordinance are allowed within 
the plan area with the exception of those listed below. 

Uses Not Allowed 
 Auto sales; 

 Banks greater than five thousand (5,000) square feet; 

 Theaters; 

 All residential uses provided that the gross square footage of the residential use 
does not exceed the gross square footage of the commercial use; 
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 Assemblages of people, such as carnivals, festivals, races and circuses not exceeding 
ten days and not involving construction of permanent facilities; 

 Public and quasi-public uses including churches, parks, playgrounds, schools, 
public safety facilities, public utility facilities, but not including uses such as jails, 
detention facilities, rehabilitation centers, or corporation yards; 

 Water system facilities including wells and storage tanks serving fifteen (15) or 
more service connections; 

 Zoos or zoological gardens for the purpose of raising, maintaining, keeping or 
exhibiting any wild animal; 

 Commercial kennel; 

 Any place where live entertainment is provided within two hundred feet of the 
boundary of a residential district; 

 Removal of minerals and natural materials for commercial purposes; 

 Day care centers; 

 The exploration for and the removal of oil and gas; and 

 Funeral homes. 

3.3 DEVELOPMENT STANDARDS 
Development standards for land uses within plan area are presented below. It is the 
responsibility of the Resources Management Agency to administer and enforce the 
development standards. Where specific standards are not addressed in this GDP, regulations 
for the Light Commercial zoning district apply.   

Maximum Development Capacity 
A maximum of 125,000 square feet of building is allowed within the plan area.  

Structure Size and Placement  
Lot dimensions, height standards, and landscaping requirements are summarized in Table  
3-1, Lot Dimension, Height Standards, and Landscaping.  Setback standards are provided in 
Table 3-2, Setback Standards. 

 

 

 



Source: ESRI 2018, Google Earth 2018
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Table 3-1 Lot Dimensions, Height Standards, and Landscaping 

Standard Maximum 
Lot Coverage1 50% 

Structure Height 35 feet 

Height Accessory Building2 15 feet 

Minimum Landscaping Requirement 10% 

SOURCE: EMC Planning Group 2020  
NOTE:  
1. Excluding parking and landscaping. 
2. Accessory structures include, but are not limited to, trash and recycling bin enclosures, utility enclosures or screens, outdoor 
parking lot event structures, etc. 

Table 3-2 Setback Standards 

Standard Minimum 
Front Setback  0 feet 

Rear Setback 10 feet 

Side Setback  5 feet 

Side Setback to Internal Streets/Driveways 15 feet 

Setback from Harrison Road 20 feet 

SOURCE: EMC Planning Group 2020  

Parking  
Parking shall be provided in accordance with zoning code chapter 21.58, with combined 
parking reductions allowed as described below.  

Combined Parking Reductions 
Notwithstanding County code section 21.58.050 (L), parking may be reduced to reflect 
shared parking between uses and/or parcels with use and implementation of a Reciprocal 
Easement Agreement or some other similar or appropriate mechanism. A Reciprocal 
Easement Agreement for reduced parking would require County approval. Reductions of up 
to 20 percent of the required parking spaces may be allowed as supported by evidence in a 
shared parking report prepared by a registered traffic engineer. The Reciprocal Easement 
Agreement or similar mechanism for Parking would allow for one or both of the following: 

1. Shared parking between uses on one parcel; and/or 

2. Shared parking and access across multiple parcels or lot lines.  

Shared parking would allow flexibility to reduce the number of parking spaces to reflect 
demands that vary by the time of day or day of the week relative to other uses. 
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Parking standards for the plan area are summarized in Table 3-3, Parking Standards, below. 

Table 3-3 Parking Standards 

Use Parking Requirement1 
Retail (Large Item i.e., 
Appliance Stores) 

1 space/500 square feet  

Retail 1 space/250 square feet 

Fast-food 1 space/3 seats enclosed plus 3 and Drive-Through spaces/services window and 3 
employee spaces 

Hotel 1 space/unit plus 2 spaces/3 employees on largest shift plus other applicable requirement 
(i.e., restaurant, lounge, etc.) 

Gas Station 1 space/500 square feet floor area 

Other Light Commercial Use Per County Code 

SOURCE: EMC Planning Group 2020 
 NOTE:  
1. Parking requirements may be reduced up to 20 percent to reflect shared parking between uses and/or parcels with a 
Reciprocal Easement Agreement for Parking. 

Lighting 
The guidelines for exterior lighting design are in accordance with the County’s adopted 
Design Guidelines for Exterior Lighting. The following guidelines apply: 

 Exterior and accessory building lighting shall provide adequate illumination that 
ensures pedestrian safety, while being unobtrusive to adjacent buildings or 
parkland;  

 Lighting shall be designed with fixtures that provide visual interest, but are 
appropriate to the architectural context of the primary structure;  

 Lighting fixtures shall be compatible with and complement the building’s design 
and architectural style. Fixtures shall be appropriately sized and in scale with the 
building façade and surrounding context; 

 Exterior building lighting shall be used to accentuate the building design and 
highlight architectural details and features integral to the building design; 

 Building entrances and street numbers shall be illuminated and visible from the 
street; and  

 Parking lot light sources shall be designed, located and/or shielded to prevent light 
spill on abutting residential units or parkland. 
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Landscaping 
A landscape plan shall be provided to the County for review with building plans. As 
identified in Table 3-1 above, landscape coverage shall be at least ten percent of the 
developed site area. Low and medium water use hardy trees, shrubs, and groundcover are 
preferred and plant species that perform well in the Salinas Valley weather conditions 
should be used.  

The following landscape guidelines apply: 

 The landscaping plan must comply with the County’s landscaping guidelines and 
commercial water conservation measures (Ordinance 3539 and Ordinance 3190, 
Chapter 18.44). 

 In the interest of improving overall quality of life, all parcels shall include trees and 
plants in the landscape and streetscape to create an inviting landscape aesthetic. 

 Evergreen trees and shrubs should be used whenever a landscape screen or buffer is 
required. 

 Planting should be placed along the base of the building with flowering shrubs, 
vines, and narrow upright shrubs to accentuate the architectural forms. 

 Areas adjacent to driveways and outdoor seating areas should utilize accent 
planting beds and/or color pots with flowering annuals to emphasize focal points. 
Canopy trees and landscape structures should be used in these outdoor public or 
quasi-public areas to create “outdoor rooms” and to define spaces.  

 Window box type planting beds at entries to buildings are appropriate to the 
context and are encouraged. Ground and hanging pots with colorful accent 
plantings should be used to accent entries and add color and visual interest to 
buildings. 

 Regionally appropriate plantings (e.g., agricultural plant materials with ornamental 
value, low water use plants) are encouraged. 

 Low water use or native drought-resistant plant material is required for all 
landscaped areas. If irrigated, landscaped areas shall use low precipitation sprinkler 
heads, bubblers, drip irrigation system and timing devices.  

 Trash and recycling bin enclosures, utility enclosures or screens, carports, storage 
buildings, etc. shall be screened with landscaping and architecturally compatible 
materials consistent with the primary buildings. Storage and utility structures shall 
be placed out of view from the public right-of-way to the extent feasible. 
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