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MONTEREY COUNTY BOARD OF SUPERVIS ORS

MEETING: .Tanuary 27, 2009 , ! . AGENDA NO:

SUBJECT: |

a. Cons1der the Reoommendatlons of the Moss Landmg Cornmumty Plan Update Comrmttee,
and -

b. Provide dlreotlon to staff regardmg preparatlon ofa $oope of work and budget for drafl:mg the

Moss Landing Communify Plan Update and conducﬁng environmental review.

‘ -

| Project Location: Moss Landing L APN:  Multiple
Planning Number; PD080541 = B - Name: Multiple
Plan Areai  North County Coastal L ___ |Flagged "

| Zoning Dmgnatlon Multiple j f . jand  No
CEQA Action: Exempt — 15262 — Planning Studgj Staked:
DEPARTMENT: . RMA - Planmng Department | L -
RECOMMENDATI()N ’

It is recommended that the Board of Supemsors ' : : S

a. Con&der the Recommmdatlons of the Moss Landmg Commumty Plan Update Comrmttee

b. Prowde dlrecuon to: staff regardmg preparanon of a scope of Work and budget for draﬁmg
the Moss Landing Community Plan Update and conducting environmental review.

SUMMARY:

In July 2008, the Moss Landing Commmnty Plan Update Cornmittee was formed w1th the
directive to complete a draft'conicept plan.for the Moss Landing oommumty by mid-January
2009. Members of the Committee include representatives of key groups in the community. -
Planning Commissioner Cosme Padilla has served as the chairperson (Exhibit A). The Update .
Committee reviewed the existing plan, conducted public meetings to obtain input on future -
development trends and the needs of the community and prepared recommendations regardmg
proposed changes fo the ex1stmg Commumty Plan (Exhibit B), These recommendattons are
writtén as large pohcy leve! direction mtended to guide the subsequent drafong of the Moss

—Fanding- Ceumty—PlanfUpdate Based upon-Board- dq:rectxen, 5-staff would-then- prepare- aﬁ——---'--'—--

detailed 2 scope of work and a budget for the. project, The draft update would be subject to
environmental review prior to Plan, adoptlon and Coasta] Commission certification, This effort
would cons’atute ‘the first phase of work on updatmg the’ coastal plaus in Monterey County B

DISCUSSION:

The Moss Landing Community Plan isa part of the North County Coastal Land Use Pla.n whmh
was adopted in by the County and certified by the Coastal Commission in 1982. The Board of
Supetvisors upon Supervisor. Calcagno’s initiative made a referral to the Resource Management
Agency to form the Commubity Plan Update Committee. The impetus was related to the
County’s impending consideration of several new development proposals in Moss Landing,
Rather than consider each of these mdividually and utilize applicant and staff resources on a
piecemeal review, staff, in consultation with Stpervisor Calcagfio, proposed that a planning
group be formed to look holxstloally at future d1rect10ns for the commumty

The Commiittee examined opportunities for building upon the unique quahtles of Moss Landing.

. Aspart of the process, the group also considered some of the infrastriichire constraints that
.- would need to be addressed as future plans progressed. ‘The Commlttee considered several

growth scenarios and invited public comment. These mcluded a no change option, a moderate
growth alternative and an expanded growth alternative, The general community consensus is that




moderate growth would be consistent-with ‘the overall cofnmunity vision and resource
constraints. This would accommodate some expansion of existing facilities in phases and .
expansion of the urban service line to include the Moss Landing Business Park and Moss .

~ Landing Power Plant. Therc would be no change to the Community Plan boundaries. This" SR
would also acconimodate modeést development on existing undévaloped parcéls. Thematlcally,
the Comnuttee is recommending that the new development have anexus to the unique marine
resourées in the commumty, 1noludmg ‘marine research marme mdustrlal/oommeroral busmesseS' '
andtounsm ' : : _ SRR : e

‘The proposed growth ooncept is generally consistent with the emsting Pian and would requlre '
some modest amendments to the text of the Community:Plan. Infrastiuctire constraints with
respect to ‘water, sewer and u‘afﬁo would also have to be addressed and are outlined in- the o
recommendations::”

Preparing an EIR for the Moss Landing Commumty Plan Update that also addresses each
contemplated project would be beneficial. Since the Moss Landing Commumty Plan is part of -
the North County Land Use Plan, policies within the North County Plan affecting Moss Landing
may also need to be addressed. As an optron, the North County Land Use Plan could be tipdated
conourrently in order 1o reduoe duphcatlon of effoit. Howevel, updatmg thé North Cotirity Land
Use Plan is a much larger undertakmg that would significantly slow the processing of the Moss
Landing Update anid thé projects within Moss Landmg Based upon tumng and cost, staff would
_ not recommend this concirrent dpptoach. -

OTHER AGENCY lNVOLVEMENT

Staff from RMA-Public Works served as technical advisors 1o the Commr‘ctee In addmon, _
TAMC, Cal Trans, “the North Courity Fire Department and the Pajaro Sunny Mesa Commumty
Semoes Drstnot partrclpated on techmcal commlttees ST 5 ,

FINANCING

If the proposed aotron is approved the dost of staff tire associatmg Wlth developmg the scope of
work and cost estitnate for this update would be approxunately $3,000 and would be financed -
from the Planning (BU 293) FY 2008-09 budget ‘Thete are sufficient appropnauons available to
finance this part’ of the work. Staff: will réturn to the Board with the project cost and ﬁmdmg
SOUrces. Fundmg for the cost of the adtial Commmty Plan Update and the related EIR ars to be
funded by gtants and apphcants Howover, in the event these sources alone may. not be sufficient
to fund the project, upon Board approval, a funding source will be determined for any deﬁolt

Prepargdi by: . _ Approved by:
John Ford, SehlorPiaooer 0 L Ml__k_eNov_o Plannngn‘eotor,

96- 6049 ford_]h@co monterey caus

This report was rewewed by CarI Holm and Alana Knaster

ce: Front Counter Copy; Board of Supemsor 5 (30); County Counsel Enwronmengal Health Dmsnon Pubho Works
. ~ Monterey County Water Resoufces Agency; North County Fire Protettion District; Califomia Coastal =
Comm:ssxon Alana Kne.ster, Mllce Novo, Garl Holm, Ldura Lawrence Piannmg Servicés Manager, Pl’O_]th Flle.

Aftachritents; Ex_hrbit A Membershrp Llst for Moss Landmg Commumty Plan Update Comm1ttee
Exhibit B: Reiommendations of Moss Landmg Communlty PIan Upda‘te Commmee :
~Exhibit C: Resolution ' : P T




I\._/'

Exhibit A

Moss Landing CQmmunity Pl_an Update Committee

Primary Member

Lou Calcagno
GCosme Padilla
Robert Radonl
Mark Silbersteln
Mari Kloeppel
Tom McCray
Kelth Raybould

Melanle Mayer-Gideon

Matilyn Lynds
Linda Molniyrs
Nader Agha
Kenneth Coale
Gene McCrillis
David Murray
Katie Morange
Marti Noel

Joe Rosa

Mike Novo
Paul Gresnway
Alana Knaster .
Debhle Hale

" Curtis Weeks

- Carl Blanke

Kristin Carter
John Gregy
‘Ray Refez
Nathan Sawyer
Kim Solano
Chuck Brake
Eric Tynan
Hank Mayers
Gary Adams

Alternate Member

Henry Gowin
Don Rochester

- Steve _Rq_dqnl

Carolyn Anderson

Vicki Crow

Marcla McNutt

Jean Kester

Andrew Devogelaere
Russ Jeffries

Sam Bose

Karen Carlson

Steve Abbott

John Olefnfk

Dan Carl

Jim Cook

Donald Rosa

Carl Holm _
Chad Alinio/Steve Leiker/Ed Muniz

Don Bachman

Affiliation

Supervisor
Chair
Agriculture

" Elkhorn Slough Foundation

FANS-

Fisherman

M.BAR.L

Moss Landing Chamber

Mos§ Landing Comemuinly . -
Moss Landing Harbor District &~ -
Moss Landing Industrial Park

Moss Landing Marine Labs

Moss Landing Power. Plant

CalTrans

Coastal Commission )
Montarey County Housing & Redevelspment
Pajaro-Sunny Mesa

‘Monterey County - Pianning

Montersy County - Public Works
Monterey Cotnty - RMA, -

TAMC

Monterey County Water Resaurcss

General Public
General Public

"General Public

o Geperal Publia
" . -Geheral Public - & -

Aéhley Vizurraga

- General Public

General Public
Castrovilie CSD

TAMC .
Moss Landing Marine Labs
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Moss Landing Community Plan
 Update Committee Recommendations
Page2 .

Background

A Community Plan Update Comrmttee (“Committee”) has been created to develop a vision for '
future development in Moss Landing. This report presents issues and recommended direction for
Moss Landing that can be mtegrated wfrh a subsequent updatc of the North County Local

Coastal Plan, :

The Moss Landing Community Plan Update Committee considered several prospectwe projects
in Moss Landing that include both short- and long-term plans, ‘During the course of the process -
the commlttee rccelvod presentatlons from

: Kml Solano Commerclal Developmont in Downtown ETIPTEIRTHE S
Gregg Drilling — New Marine Engineering facility on the Island
Jim Gilbertson — Expansion of fétail facility on Stnive Road - R
Monterey Bay Aquarium Research Institute — Expansion ‘of facilities 61 the Island e
Moss Landing Harbor District — Use of Dlstnot owned parcels and harbor mprovemcnts

Moss Landing Marine Labs Campus BXpﬂJlSlOll domtown a.nd new fac:.htles on the
Island.” -

o Nadar Agha ‘Convcrtmg former Refractory site into a Busmess Park

In addition, the Committee heard rcports ﬁ:om CalTra;os, Public Works PaJaro Sunny Mesa and :
others with expertise in mﬁ*astruoture, ul:xlmes trafﬁc and deVeIopmg pro; ects such as tho 3 o
CoastalTrall B N R »

Tho Cormmttee conszderod how these proposals fit into’ the context of tho ex1st1ng Moss Landmg
Commumty Plan and the infrastricture that stpports thc community.

In order to faollltatc the comm;ttee § ass1gnmem‘, the oomnnttee formecl two subcommlttees

- each mth a djfferent focus

Land Use Subcommlttee ThJ.S subcommttee focused upon e)ustlng and proposed land
use. 'The committee used the existing text of the planas a starting point to address the -‘,
needs of existing and future development. :

Infrastructure Subcommittee - This subcommittee focused upon the existing and future
- infrastructure needs of the community. A significant amount of the suboommlttce s time
was spent attemptmg to address sewer, water and traﬁﬁc reiated issues.

A public meetmg Was: held on December 2 2008 to allow mombers of the oo:mmumty who had
not been & part of the process to come and provide input on what was bemg con31dored Three -
devclopment altornatlves were'’ presonted 1o the pubhc as follows =

1. No chanoe»hxmted furthor develoomont In thls alternanvo no changes Would be made to _
the plan and little additional development counld be accommodated in Moss Landing,

January 15, 2009




Moss Landing Community Plan
Updats Commiittes Recommsndations
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2. Moderate Growth Alternatwe This involves updating the plan to allow the growth proposed
and to allow the vacant property to develop consistent with the land use and zoning. This' ™
would also 1nvolve expandmg the Urban Semoe Lme to oonneot the old Kalser Sxte to the
seWer system

allow commercial aid other uses aiong the HIghWay 1 Com&or “The eurrent Heavy
Industrial Land Use and Zoning do not-currently contemplate such uses. _

The public respohse was favorable to the moderate growth alternative. ThlS pubhc meeting -
generated the following comments: - _ ‘

a. Traffic Safety is a major concern wheh entenng nghway 1 from Moss Landmg A trafﬁc
light at Pieri Court and Portero Road and at nghway 1 and Moss Landing Road should be
considered for safety. . ..

Concern for protection of Wlldllfe of.- Harbor sttnot paroel o Potxero Roacl
Safety of Industrial site development . AT R
" Instafl curb, gtrtter, sidswalks, and street hghts ‘ _f ol
' The speed limit i Moss Landing Road must be reduced, L
The area between Sandholdt and the Bed and Breakfast must retain ifs charm Des1gn
elements could include early Cahforma, and other hxstonoel themes to allow d1vers1ty but

-~ glso maintain charm of the place.

+Somethjng must be done about shore line erosion w1th1n the harbor

Open space:; and recreatlon roust be added into the commumty R '

The flyover across Hipliway 1 must consider the iripacts to Moss Landmg Road

Efforts should be mads to enhance pedestrian and Bike Connections

Some provisions need {0 be made for beach access for people with pets, o
Concérn for the tise of pestlmdes on agricultural land ad_]acent to “The He1ghts”

he Al T

oY

While some work on actual text has been compileted, no fext is being presented because- atth1s
time we do not have a complete Plan. The] purpose of this report is to address i issucs whlch
require attention of the Board and receive direction to develop & complete Plan to process. Itis
anticipated that the language developed by the Subcomrmitte would be the starting point for
developmg the updated plan The reeommendatlons presented below are large policy level
concerns. : ' |

Approach of Commlttee

The Committee early in the process came to the oonsensus that the overall duectton of
development within Mogs Landing was consistent with the existing Land Use Plan and that this
-~ direction is viewed favorably, but it is also récognized that thete are Some areas 0fthe plan that
are out of date, and other components of the plan that need additional work. Theréfore, the .
approach has been to retain the current goals and address areas where policies, ideas and,
referefices aré out of date, or where néw ideas, development proposels or sehemes need _
additional olanﬁcatlon for continued developmeént. - T
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Moss Landing Community Plan
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The recommendation of the Committee is to suggest changes to responsibly address foreseeable
development. This recommendation is not intended to be a complete plan, but is to allow the
Board of Supervisors to prOVIde staff direction regarding updating the plan, and also to the
associated environmental review which will need to be accomplished as part of any plan update.

Recommendations

The follomng dlscusmon 1dent1ﬁes issues raised during the Comm1ttee ] conmderation and
provides a recommendation to the Board of Supervisors as to what the Committee. believes needs
to be done to address these i issues. The discussion is broken down into two groups first, land use
and them mﬁ:astruehue ‘

Land Use

1. Changes to Land Use Map

The following changes are needed to the Land Use Map because the clrcumstances o
assoclated W‘l‘l‘.h the propertles have changed - : . '

A. Mos‘s 'Lan-dmg, Ma{me _Lebs — Moss La.ndmg Road

aIssue"= - e o b
, VProperty ‘owned by the schocl (APN 133—201-003 ,004, 005, 16 21) has three dlfferent
- land use des1gnat10ns Low Density Residential, Medium Densfcy Residential, and
Moss Landmg Commeéréial. The intended use of the facility is for Educatlon -
Scientific, which is an existing land use m the Moss Landmg Commumty Plan.

b. ‘Recommendation - Direct staff to: '
1. Change the Land Use and Zoning Des1gnat10n on'the Moss Landmg Marine Labs

~ property (APN: 133-201-003, 004,005,16,21) from a'mix of Iand use designations
fo Educatlon Sc1ent1ﬁc

B. State of California — Sandholdt Road

" a. Issue ' '
A two acre property 1ocated west of Sandholt Road south of Sandholdt Bridge was
previously owned by the Moss Landing Marine Labs, and was therefore assigned the
'Education — Scientific Land Use designation (APN: 133-232-007, 008) The property
hias since received dune hebitat restoration and has béen dedicated fo the State of .
California (State Parks), The property w111 only be used as part of the greater
adjacent dune and beach habitat and thus will not receive any sort of development.
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b Recommehdatlon Direct staff to: _
© 2 Modlfy thi lanid use domgnatlon on State owned property (APN 133—232-007 ;
008) from Bdibation - So1ent1ﬁo to Scemc and Natural Resouroe Re,creatlon to
‘matoh the adJaoont landuse. .. S

C. Light Industrial south of Sandholdt Road

a. Issue

' harbor extended south of the Sandholdt Bndgo (APN: 133- 162-002) The-current
Commumty Plan gives 51gmﬁcant censidetation to replacing the old Sandhold ..
Bridge further to the south and dredging the Salinas River chanine] to expand the
harbor. Since then, the Sandholdt Bridge has been reconstructed in its original
location, making it very unlikely that the harbor would be expanded south of the
curtent bridge location. The plan is very clear in limiting the use of the property to
light industrial uses only in the event that the harbor is expanded. Since the harbor is
not going to be expanded in this manuoer, the L1ght Industnal land use and zomng
designation is no longer appropriate. P e

"The appropnate land use designation would be somethmg consmtont_ with what is
around it. This light industrial land use désignation is mostly within tidal wetlands,
There is very little land outside of the coastal wetlands and this is primarily dune_
habitat, This LightIndustrial des1gnat10n only sncompasses a portion of alarger
parcel that is also designated for Scenic and Natural Resource Conservation and
zoned open space. It seems appropriate to apply this Resource Conservation land use

" desigtiation to the land oufside the tidal wetland. For the Tand within the tidal
.+ influence, the land tise - shotild match the adjommg and land use and zoning which is

“Wetland and Coastal Strand.- The Conrhittee felt it was important to inform the
property owner that this change is being oon31dered Stéff will be sendmg a copy of
this staff report to the propetty owner.

b. Recommendation - Direct staff to: _ '
- 3. Change Light Industrial land use des1gnat10n for two parcels as follows
" - Land Outside wetland (APN: 133-162-002) - Scénic and Natiral Resource
" Recreation and change Land thhm wetland (APN 133- 162 002) - Wetland and
Coastal Strand

D. Elkhorn Stough Prooerw on Moss Landmg Road

a Issue _ ' ' ' o
The Elkhorn: Slough Foundatlon oWns IS 61 acres of land in, the downtown area
* between Moss Landing Road and Highway 1 south of Moto Cojo Slough (APN: 133-
: '_221 007) Thie land tse demgnatlon ofi thi§’ property is currently desighated as “Moss
Landmg Commerclal” and’ “Recreatton and Visttor Servmg” The Elkhorn Slough

January 15, 2009 ' : o
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Foundatlon does not have any definite plans for the property but some type of open
space meludrng elther a park or ummproved open space is bemg oon31dered

" b. Recommendation ~ Direct staffto

4. Designate the entire Elkhorn Slough. Founda‘non property (APN 133-221-007) as
“Recreation and Visitor Semng

2. Textual Changes o
Durmg the analysrs of the plan 1t was clear that many clreurnstances had changed and that
many of the references are now out of date. In (developing the followmg recommendations
the Land Use Subcommittee spent a great amount of time rewriting text, Tlns allowed the
Committee to develop a detailed understandmg of the jssues at hand, and it is from that
understanding that the followmg mfonnation is presented

A Harbo:r Dlstrlot '

a Issues : ' ' ‘
- 'The Hatbor is a srgmﬁoant component of the plan, and is dmded harbor into two
components:
- North Harbor: A General Development Plan was approved for two restaurants, a
. new boat launch facility, plus two new docks for small and large vessels. - Thete is
~ also a commercial business and the Moss Landing Yacht Club.
- South Harbor: The Harbor District has their offices in the south harbor and also
hold lands with an RV. park and dry storage. This area includes many boat slips

N ,where the comrnercral boats are docked and a. number of owners hve on their
. boats :

_ _Approxrmately half of the Harbor Drstrrct proper’nes have a “Harbor Facﬂmes” land
use designation ¢ and the other half is designated Recreation and Visitor Serving. The
Harbor Facilities. desrgna’non needs to be updated to address the improvements which
have beep made by the Harbor. Dlstnot on those holdings. In addition, there is a

- section of the current Plan devoted to describing the Commercial Fishing and
Recreational Boating component of Moss Landing. The Plan strives to protect
commercial fishermen from having recreational boating interfere with their activities
and also envisions expanding the harbor to better facilitate the Comrnercral Fishing
Industry L

Today, the Harbor serves more than Just GOmmerclal ﬁshermen and recreanonal
boating needs. The commercial fishing mdustry is facing regulatory and resource
challenges and finds no need to plan for expansion. A great deal of the language in

the plan is devoted to future harbor expansion which is unlikely to occlr. All this
language should be removed. . S .
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. The Harbor now serves a broader range of uses that.also need to be considered in the

" Plan. The Cominittee - proposes. changmg the tifle of this-section from Commercial
Fishing and Recreational Boating to Harbor Facilities so that it is consistent with the
land use designation. This section should be medified to addtess.the expahded usage

- of the harbor including residential use of the boats research and commercial maritime
activity. Priotity should continue to be given. to the Connnerclal Flshlng industry
within the harbor.

- b. Recommendations - Direct staff to:

5. Revise the “Harbor Facilities” land use designation to recognize eurrent use of
“harbor properties and to accommodate futyre harbot users.” This would include
‘but is not limited to existing references to Commercial Fishing ahd Recreational

_ Boatmg, and would also include such additional uses 4s; Residential use of
* Boats, marine 1‘~aseach2 and, educatlpn; and other “maritime activities?..
6. Remove references to the harbor expansion. Removal of this text does not
"~ preclude the harbor from pursuing further development on dmtnct property, it
reflects that Sandholdt Bridge will not be moved.

7. Rename Section 5.3 of the plan and broaden its scope to address the users who
rely on the Harbor Facilities. Add provisions to this section to include usés such

- ag Maritime Activities, food service, charter servicés and other V1s1tor servmg, or
commercml activities normally found ina ha:rbor o

B nght Industrlal

a. Issues .

" TheIight Industnal Land Use Des1gnat10n apphes to the entire “Island”. Tnitially the
island was contemplated in the Plan to serve the sommercial fishing industry (e.g.
fish processmg) However, the commercial fishing industry is no longer expanding

. and as aresult there is no longer the same need for expanded fish packagmg and
o processmg Uses such as marifie reséarch, educanon and ehgineering are gravitating
to this locanon, and thete 1§ no Tonger consideration to expand the harbor. The
-Committee feels that the Island should have a désignation that covers a multltude of
- commezcial, educational, and recreational coastal related uses. The Comrmttee was
- also sansmvc to mamtammg the opportumty for a restaurant to operate on the island.

B Recommendatmns Dlrect staff to; ' :

8, Modify the Istand land use designation from nght Industnal and create a new
Special Treatment Area —Moss Landing Island designation with a description to
address the important uses of the Island ag.it relates to Moss Landmg Include

- provision.fo allow one restaurant on the Island.
9, “Remove references to harbor expansion. : '
10. The emstmg plan references addressing the shorehne erosion on the Island. Itis
important that this language be strengthened to specifically address shore erosion
- onthe east side of the Island including such measures as “bilkheading” or other
measures to stabilize the shoreline.
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| C.. Heew Industrial

“a. Issues

When the Heavy Indusmal Section was wr1tte11, PG&E owned the power plant and
Distribution facility and Kaiser Refractory was in full operation. Since that tims the
Moss Landing Power Plant has been sold, and the Refractory Site has changed hands

- several times with current plans for a “Green” Business Park retaining much of the

historical development of the site. As a result many of the references are simply out
of date. For clarity, the Power Plant, Switch Yard and Business Park all need fo be -

|  referenced individnally. The use of the switch yard and power plant’ property will not
~likely change, but the nature of the refractory site property will change from one large

industrial user with any different operatlons to many dlfferent users conduchng
d1fferent, but poss1bly related, operahons

* A'challénge of the Committee is 1dent1fymg the nses a]lowed on the Busmess Park
" property. Curtently the Plan firdits new uses to those that are Coastal Dependent,
- which constrainsthe dynamics of a businéss park. The comtiittes finds that the
business park shotild allow Coastal Dependent and Coastal Related Industrial Uses to

be in keeping with the Coastal Act. However, the site needs & de51g:nat10n that

- provides for the range of uses normally found in a business park. In addition, the.

Commlttee and oWnef want to encourage green types of business Whlch reuse the

‘aste sfream or materials from other uses. In addition, the Plan needs 10 recognize

and protect the wetlands on the east end of the site as well 45 the Moro Co;o Slough
that traverses the southern property line. .

, At the time of adop’mon of the Plam there was concem that a nuclear power plant ora

coal opérated power plant could be operated in Moss Landing, ‘There is no longer any °
plan for such use so these references should be removed. However, both the power
plant and refractory site have expressed interest to utilize existing infrastructure for
desalinization plants that would provide water to other ateas of Monterey County.

. Recommendations - Direct staﬂ’ tor

11. Update the language of the Plan to clanfy current uses of the Heavy Industrial.
lands. Develop language that recognizes ownership and user changes over time
s0 a$ to hot render the plan out of date. Update the Ianguage related to the power
plant to reflect the improverments made to the site,

12, Add to the land use designation on the old Reftactories site a “Spec:1a1 Treatment

Area” overlay on the Heavy Industrial zoning designation, The title of the Special
Treatment Area would bs a hybrid designation titled Moss Landing Business
Park. The Special Treatment aréa would allow coastal dependent and coastal
related industrial uses and would develop policies that take irito Zccount the
unique setting and protect the natural resources on and around the sité. The
Special Treatment ares would encourage co-development of operations which can
reuse waste heat or other effluent streams as part of their processes. Development
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within the special treatment area would include limitation on the ultimate
development in relationship to an estimated sewer allocation. of 25 OOO gallons per
day (see chart on page 12)

Other Land Use Subcommlttge Concems

A. Desmn Guldehnes

a. Tssue o ' S
Cuitrently; the des1gn gmdelmes for Mosés Landmg contamed in the Commumty Plan
call for-an “old town” wood sided type of theme. These materials do 16t hold up well
10 the nea:rshore coastal Weathering processes. In the dowiitown théré is inferest to
broaden the mix of designs, while-maintaining the character of the' commumty
Design Guidelines can be used to identify different nelghborhoods/areas For
, _example, Ahie Igkand i miore fesestch and developretit where the, architecture could
 “be more friodén yet coastal.- The Downtotwn ared could be eXpanded to teflect early
 Califothia with a coastal town character that would allow a miltitiide of design
./ opportunities: The busmess park site should remain in keepmg w1th the historical
' .reﬁraetory s1te e Ce RET

. The commlttee also recelved a presentation from an archﬂ:ect about developmg a
- _'pedestnan onented downtown There is sagniﬂcant mterest to confiniie’ w11:h this idea
.. a8 fhe Plan moves along. o :

b Recommendation - Direct staff to:
- 13: Créate demgn guldehnes that afe sensitiveto the existing chatactet of the
-~ eommunity; but allow fos: expanded styles of hlstonc architecture and allow for
matena} altemaﬁves ﬂiat rephcate historic matenals But are mote durable

B. A;qriculture' and ﬁéé’iaenti'al Buffer -

. .

a Tsswe: . B '
. Active farniing operatlons are located south of Potrero Ro ad with resxdentlal units (The

: -He1ghts) north of Potreré Road. A conflict has developed related to the use of pesticides
in close proxxmlty to these homes, . The Commiittee undefstands that the County’s “Right
to Farm” ordiriance is intended to protect the nght of farmiers to conduct their business

. without Hindrance, and that the County*s General Plan protects the nght of farmers to
. conduct their farming operations without interference from surroundmg land uses. In
- addition, the farm to the southls outside'the Moss Landing’ Commumt& Blan boundary.
While a bomidary liné does not diminish concern about the'use of peshcn:les in close
proximity to residences, the Committee recognizes the need to dddress ihterface between
- agriculture and development as part of the Moss Landing Commumty Plén. The
- résidents request that the Plan prohibit use of pesticides within their'ptoximity, which
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would switch the burden from development onto agrlou{ture (contrary to current County
policy). :

b. Recommendation - Direct staff to:
14, Bvaluate alternatives to using harmful pesncldes in close proxnmty to residential
areas, Develop ways to encourage new and safe. agricultural a.pphcatlons

_Infrastructnre
1 SeWer

~ a. Issues.

* The issues assoclated W’l'th the sewer oan be broken down into four components as |
follows

Current Allocation. The Moss La.ndmg Commum‘cy Plan currenﬂy includes a Coastal
Commission certified Sewer Allocation Plan that serves 4s a growth limiting factor.
Moss Landing Commumty Services sttnct (MLCSD) ¢onsists of 5 service areas. Each
aréa was allocated 4 certain volume of sewer flow based upon exxstmg (at the tlme) land
- use, e:{pected futiste growth, and allocations for future priority uses. This allocation
‘system has been nnplemented as part of the bllhng process for the MLCSD, and the unit
-of measurement in this allocation sysfem i§ Gallons Pér Day (GPD) However, these
‘units are not metered measurerments of actual flows, but rather are assumed flows that are
assigned to various uses under the Allocation Plan. For example a single family
residence is assumed to use 250 GPD and a restaurant would be assumed to u5e 33 GPD
'_per seat,

- “The following table shows the ongmal allooatlon by dlsl:not and the current usage in

each district:
o 1982 Current
' Dlstrlct . . Aliocation ~ Usage
A - Struve Road _ 34, 250 20,000 .
2 — North Harbor. 10,100 11,076
3 - The Island 14,000 : 22,.785_
4 — The Heights 13,000 . 11,814
5~ Downtown .. 33,650 43,420 -
Total Allocatlon 105,000 - 109,075

This table shows that more sewer allocation is being utilized than was ongmally granted
in 1982. The column titled cuirrént usage reflects taht the sewer allocation as determined
'by existing users plus the amount of sewer allocation reserved for future growth on
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‘property which is not currently developed (assumed at 250 GPD per vacant parcel). The
reason thétthe cutrent usage exceeds the allocation is dug to the fact that some uses have
expanded Wlthout niotifying the MLCSD. -

The purpose of collecting the information fox thls analys1s was to accurately determme
current use of propetties for land use platning; purposes. As such, the Committee
recommends avoiding any code etiforcemeént action but rather proposes to update the
allocation system to accommodate the users that are already in operation,

The primary issue associated with the sewer infrastructure is limited allocation even
though there is adequate sewer capacity (discussed below). The Allocation Plan needs to
be amended in order to allow new development, address new technologies, account for
existing usage, and refain space for vacant lots. :

The Comithittee Wants to appropriately address the sewer riceds of projects that have been

presented as part of this process. In addition, there are undeveioped and underdeveloped

lots in Moss Landing which are designated for the Coastal Act pnonty of visitor servmg
-uses so sofne. provrsron must be made for those properties

As part of the new Allocauon Plan the Urban Service Lme shoulcl be expanded to
B __.melude the Moss La:ndmg Business Park so that they may conneet torthe sewer and
remove septrc systerds in order to help iyptove the Slough, County Codes Tequire all
- properhes mthm two hundred feet of an existing sewet to connect t6. the sewer wherever
" possible. There i 14 an existing sewer ling along thie nghway 1 corridor and turning down
' _Moss Landmg Road wh1ch is w1th111 two hundred feet of the Busmess Park proPerty

- xstem Capaol’g[ Durmg the review of The sewer system, staﬁ' discovered that the
capacity of the local system exceeds what was assumed in the allocation assumpiions
made in 1982. There is a critical point in the system along Moss Landing Road in which
most of the system flow miust go through. This point will decominodate approximately
280,000 gallons per day, and the proposed allocation meludmg the Businéss Park is about
180 000 GPD. Therefore, looal system “capacity” s not an issue.

Caoaoltv of Remonal Faoilities, ‘The capacity of the regional facilities involves the
regional treatment plant, and thé Moss Landing lift station including the force main that
extends to Castroville. The Monterey Regional Water Pollution Control Agency
(MRWCA) has expressed that they have plenty of treatment capaelty for current and
proposed fu’cure uses. _

The Moss Landmg Lift station seems to have the eapaclty fo handle all the development
" west of Highway 1. There may be some improvements neeessary ag time goes by, but
nothing which Wwould requiire & significant change #'the system.

One of the constraints t9 the Moss Landmg Business Park property being connected to

_the sewer is that if is not clear at this timé whether tlie existing regional lift station in
‘Moss Landing can accommadate the additional flows from the Moss Landmg Busmess
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Park. The property owner has estimated 25,000 GPD for the Business Park, but a more
detailed study is necessary to determine what improvements may be needed to the lift
station to accommodate the added flows from the Moss Landing Business Park.

Fliture Allocation _

The follomng table shows what a full buﬂd out ana1y31s of the sewer system would look
like when all property is deve]oped '

1982 Current Proposed

District " Allocation Usage " Allocation

1 -- Struve Road 34,250 20,000 34,250

2 - North Harbor 10,100 11,076 21876 -

3 - The Island 14,000 22,765 25,169

4 --The Heights . 13,000 11,814 13,000.
B =Downtown © 33,650 - 43420 - 62,748

Moss Landing 1P~ - - 25,000
“Total Allocation -~ 105,000 - '-"-11-09',075 132,043-,

* ‘Build out would' represents a 73% expansiof ini the sewer a.]_locatlon, but includes existing
uses that nieed additional allocation as well as teplacing septic with sewer at the Business
- Park. The blggest sewer usets are the restatirants which ‘are also 2 key component of the
visitor sérving-component of the plan. -County staff thet with the Coastal Cormmsmon
©gtaff and determined that the planned approach s the best to consider all of the -
comiponents at once: Recomimendations for the Commumty Plan remain true to the :
priorities of the Coastal Act to énsiire that visitor servmg uses remain avaﬂable -

. b. Recommendations - Direct staff to:

15. Place a priority on ﬁxing the existing breaks and failures within the system and then-
maintain the system in a condition which minimizes mﬁltra’non ﬁom storm ‘water and
especially water infiltration from high tides. o

16 Expand the sewer allocation system by approxmately 75 % to allow

1. Existing uses to continue in their current mode ; -
ii. Prospective developments that have been presented to the Comm1ttee
iii. Additional uses to develop-on undeveloped and under developed -
properties
iv. Itis encouraged that the Moss Landing Business Park connect to Sewer as
soon as possible, but the site should be required to conmect to the séwer as
- a condition of project or plan approval assoc1ated mth the development of
any new buildings. '

17 Moss Landmg Business Park would be responsible for prowdmg any necessary
improvements to the sewer system (local and regional) to accommodate the added
flow resulting from this development connecting to the sewer system. The Moss
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- Landing Busmess Park shall cothiplete.a study to idéntify what improveiments are
“nesessary to the Tocal system and to the regmnal lift: statmn to acoemmodate the
additional sewerflows, -

18. Move away from a land use regulatory system that Dses a sewer allocatlon as the
ptimary means of limiting land use and allow land use regulations to contro] the type
and intensity of development, Some provision ruust be made in the plan to ensure
that dunng the review and development of riew: development that sufficient sewer
capacity i§ available to accommodate development on other undeveloped and |
underdeveloped property. The methodology for determining the sewer allocation
should be updated to be consistent with.County Ordinance, and/or the regional plant’s

'_"methodology for calculatmg usage:: 'I'Ins cotld include future metermg; .

2. Water _ | ‘ BRI | |

a. Issues o o
The mmmﬁee expressed several CONCerns'’; related to water. F1rst is whether there is
sufficient capacity to meet growth, second is whether the source of water is of a
permanent nature, and third is whether there are facilities necessary to provide water
needs.: The Infrastructure subcommittes received testimony. from Pajaro Sunny Mesa
Community Services District (PSMCSD) about these issues.

.- PSMESD indicates that they do not have sufficient water to accommodate intensification
-of growth, PSMCSD identified that they could accommodate existing watér iisers,
o development thathas already been approved, lots of recotd and most deVelopment that is

. dgourting on  property that already has a-water connection, PSMCSI) states that utless
there is & water savings. element in proposed new. development”that would result in a net
eqitivélent to the eurrent’ usage, new expansion ¢an not be accommodated; PSMCSD can
not commit to prowdmg water beydnd the current level of developmenf unless additional
sources of water are developed,

PSMCSD has also asked for various improvements including; '
.. e New. water pipé in the He1ghts gubdivision : . - :
- 500,000 water tank constructed on the Avila Road well sﬁe
. Upg:rades to emstmg pressure system to curb eleomeal eosts

There Wwere many questlons remmnmg regardmg the future status of water supply in the area
and How phasing of néw development cotild be aceommodated Thete were also differences
~ of opinion régarding water availability in this area. - ' :
b. Recommendatlons o ‘ R
19, The update of thié Moss Landmg Commumty Plan needs to develop an approach to
“address theé demand for water to support short and long term growth in relation to the
concern about ground water overdraft, Jt may be necesgary to develop a staged
development plan untxl altemaﬁve sources of Water are estabhshed o
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20. Because current groundwater is not sustamable new and mnovanve methods of water
conservation-and recovery need to be developed and mplemented in order to address
reduced freshwater sources throughout the County, Encourage incentive progtams to
bring existing structures into current code compliance: low flow toilets and
showetheads, xériscape installations, etc. Encourage the use of rainiwatér capture and
enthanced freshwater wetlands that are integrated with the County’s storm water
runoff plan. Efficient strategies for desalinization should be pursued. Saltwater
intrusion should be minimized. Alternative method of meeting the water peeds of ML,
need to be explored. These methods could include wave powered desahmzatlon solar
dlsnllatlons ete... : :

3. Ciroiilatioﬁ'._‘f '

a Issues
The c1roulat10n component of Moss Landmg lncludes Pedestnan Blcycle and automotlve
elements. Connectivity of the different areas of’ Moss Landing are f'ragmented due to
natural and humen made barriers. The North Harbor area is detached from the rest of
-Moss Landing by the Elkhorn Siough and connected solely by Highway 1, Pedestrian -
~-and Bicycle aceess will be greatly Jmproved when ﬂ:le Monterey Bay Scenic. Bicycle trall
.-1s construoted from the North Harbor area south across the Elkhom Slough to Moss

The Moss Landmg Busmess Park and Power Plant faelhty are separated from the
remamder of Moss Landing by Highway 1. There is no aligned intersection, and crossing
. }hghway 1.has become challenging due to traffic volumes and geormnetrics (elevation and
_ahg;nment) of the roadway. Plans for the Business Park include. uses.that extend from
operations within the Moss Landing area but that require larger space (tanks storage,

etc). Therefore, the Plan needs to address how businesses along Moss Landing Road and .
employees of the facilities gast of the freeway can safely connect across Highway 1.

Pedestnan cu:culatlon mthm Moss Landing is. lmuted by the laok of 81dewa1ks and lack
- of street lighting. . Pedestrian circulation within the commupity would be si gmﬁcantly
mproved by alternative pedestnan paths along and across the Moro Cojo Slough and
perhaps even along the Old Salinas River channel. A desirable improvement would be o
create access for the disabled to the beach. There are private beach areas that currently
provide access and State Beach areas that have acoess, but none of these prov1de
chsabﬂlty access.

i Recommendatlons Direct staff to:

21. Provide for pedestuan circulation moludl.ng. s1dewalks along Moss Landmg Road and
Sandholdt Road .

22, Create blcycle/pedestnan paths along waterways that avo1d unpaots upon
environmentally sensitive habitat.
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23, Create a pedestgian connection between the downtown area .on Moss Landing Road
" and the commercial area. along Htghway 1 actoss the Moro Co_]o Slough
24! Develop at least 0ne Aceess point onto the beach that 1s access1b1e to persons with
c’hsabrhnes :
25 Incorporate pedestﬂan eonnectlons mto the deSIgn, and o provzde other N
" improvéments such ag piesic tables or benehes to; connect developments 1n a
pedestrlan fnendly mannera e :

4. Traffic

a. Issues
The issues associated with traffic center around Highway 1. Due to current levels-of
traffic, turning movements onto and off of Highway 1 from both ends of Moss Landing
Road and Dolan Road are difficult during peak times, Most of the existing traffic on
. Highway 1 is not the result of development in- Moss Landing, but rather regional 1 traffic
" between Santa Cruz and the Moriterey | Peninsula, -Additional development in Moss
- Landmg Would comphcate an a]ready deﬁeult sxtuanon S

The Infrastructure Subcommlttee spent a great deal of t1rne drsoussmg how to address

o traﬁc issues; Many people in the community ‘would like to see traffic signals installed at
Dolan Road and Highway 1 and/or at Moss Landirg Road and }hghway 1. The preferred
approach by Caltrans is to develop circulation patterns that do not rely on Highway 1, and
Caltrans is currently opposed fo installing any traffic srgnal on Highway 1 without
consrdenpg other alternatives first and determining what is the most effective and-
efficient solution, Rather than focusing ypon, 1dent1fymg 3 project right now, the
preferred approaoh is to: develop critetia 1dent1fymg what the best solution would be to

. address the corigestion issues on H1ghway 1i 1,n general as well as it relates to the Moss .
C oL -Landmg Commumty Plan : .

Although the North County Land Use Plan cmrently ca]ls for I-Ilghway 1 to be expanded
. 1o 4 lanes, a Periodic Review drafted by the Coastal Commissjon, would require
S marnta:mng nghway 1 as 4 rural scenic two lane h1ghway Safety and traffic flow on
~ Highway 1 can be improved by limiting dnveways and consohdatmg intersections. The
S Moss Landitig Road/Potrero Road/Highway.1 intersection is confusrng, and trafﬁc flow
o and safety could be enhanced by consohdatmg this mtersectron s

b. Recommendatxons '

26. All transportation plannmg along Hrghway 1 needs to be done in the context of 2
Corridor System Management Plan (CSMP). All improvements shall be made
consistent with this plan.

. 27. The traffic study prepared for the update of the Moss Landmg Commumty Plan needs
ta be consistent with the Caltrans CSMP and inciude success criteria by which future
projects are evaluated. . The criferia could be, but are not limited to such factors as:
resource impacts (Wetlands farmlahds, ete.); safety needs, congesnon reductmn,
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Exhibit C
Before the Board of Supervisors in and for the
County of Monterey, State of California

Resolution No.

a. Considerthe Recommendations of the
Moss Landing Community Plan Update
Committee; and

b. Provide direction to staff regarding
preparation of a scope of work and budget
for drafting the Moss Landing Community
Plan Update and conductmg environmental
review.

(PD080541/Moss Landing Community Plan) -

Qg S L A A S N Tl

This resolution is made with reference to the following facts

" 1. The Moss Landing Community Plan was certified by the Coastal Comlmssmn in 1982 as part
of the North County Land Use Plan, and has not been significantly updated in the mtervemng
time. The citcumstances under which the Plan was adopted have changed and it is important
that the Plan reflect the current needs of the community and the envmonmental factors of the
area.

2. Moss Landing is a des:rable locaticn for new development as ewdcnced by proposals for new

© marine research, education and engineering facilities, new coastal recreation and visitor
serving commercial buildings and an emerging coastal related and resource conserving
Business Patk There is the nccd to address this proposed development in a comprehensive
manher.

.3 A Commumty Plan Update Committee was formed to review the Moss Landmg Commumty

~Plan and examine the needs of the community, This committee has made a series of
recomznendations to the Board of Supervisors that involves updating the Moss Landing
Community Plan. Implementation of these recommendations is subject to environmental
review, and a public review and hearing process prior to further consideration by the Board.

NOW, THEREFORE, BE IT RESOLVED, that the Board of Supervisors does hereby direct staff
to prepare a detailed scope of work and budget for drafting the update of the Moss Landing
Community Plan and conducting environmental review of the draft update,

PASSED AND ADOPTED this day , by the following vote, to wit:

AYES:
NOES:
ABSENT:

I, Gail T. Botkowski Clerk of the Board of Supervisors of the County of Monterey, State of California, hereby
certify that the foregoing is a true copy of an original order of said Board of Supervisors duly made and entered in
the minutes thersof at page of Minute Book , o1 , 2009,

Dated: , 2009

Gail T. Borkowski Clerk of the Board of Supervisors
County of Monterey, State of California.

By

, Deputy









