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 Legistar File ID No. RES 23-044 Agenda Item No. 8 
 

Before the Board of Supervisors  
 County of Monterey, State of California 

 

In the matter of the application of: 
SEPTEMBER RANCH PARTNERS (CARMEL RESERVE LLC) (PLN110173) 
RESOLUTION NO. 23-102 
Resolution by the Monterey County Board of 
Supervisors: 

1. Considering the Certified Final Revised 
Environmental Impact Report (SCH No. 
1995083033) for the September Ranch 
Subdivision Project and find adoption of the 
General Plan amendment and rezone 
ordinance does not warrant a subsequent EIR 
pursuant to CEQA Guidelines Section 
15162; 

2. Adopting a resolution amending the 
Monterey County 2010 General Plan to 
reclassify the land use designation of: 

a. The northerly portion of Parcel A 
(APN: 015-172-013-000), as shown 
in Carmel Valley Master Plan Figure 
LU3, from Residential – Rural 
Density 5+ Acres/Unit to Open 
Space; 

b. The southerly portion of Parcel A 
(APN: 015-172-013-000), as shown 
in Carmel Valley Master Plan Figure 
LU3, from Residential – Low 
Density 5 - Acres/Unit to Open 
Space; 

c. All of Parcel B (APN: 015-172-015- 
000), as shown in Carmel Valley 
Master Plan Figure LU3, from 
Residential – Low Density 5 - 1 
Acres/Unit to Open Space; 

d. All of Parcel C (APN: 015-172-016- 
000), as shown in Carmel Valley 
Master Plan Figure LU3, from 
Residential – Low Density 5 - 1 
Acres/Unit to Open Space; 

e. The northerly portion of Parcel D 
(APN: 015-172-017-000), as shown 
in Carmel Valley Master Plan Figure 
LU3, from Residential – Rural 
Density 5+ Acres/Unit to Open 
Space; 
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f. The southerly portion of Parcel D 
(APN: 015-172-017-000), as shown 
in Carmel Valley Master Plan Figure 
LU3, from Residential – Low 
Density 5 – 1 Acres/Unit to Open 
Space; 

g. The northerly portion of Lot 22 
(APN: 015-172-042-000), as shown 
in Carmel Valley Master Plan Figure 
LU3, from Residential – Rural 
Density 5+ Acres/Unit to Residential 
– Low Density 5 - Acres/Unit; and 

h. The southerly portion of Lot 29 
(APN: 015-172-049-000) and Lot 30 
(APN: 015-172-050-000), as shown 
in Carmel Valley Master Plan Figure 
LU3, from Residential – Low 
Density 5 - 1 Acres/Unit to 
Residential – Rural Density 5+ 
Acres/Unit. 

[Approximately 2.5 miles east of Highway 1 on 
the north side of Carmel Valley Road, between 
Canada Way and Valley Greens Drive, Carmel 
Valley (Assessor's Parcel Numbers: 015-172- 
017-000, 015-172-042-000, 015-172-049-000, 
and 015-172-050-000), Carmel Valley Master 
Plan.] 

The SEPTEMBER RANCH PARTNERS (CARMEL RESERVE LLC) General Plan 
amendment and rezone (PLN110173) came on for a public hearing before the Monterey 
County Board of Supervisors on March 21, 2023. Having considered all the written and 
documentary evidence, the administrative record, the staff report, oral testimony, and 
other evidence presented, the Monterey County Board of Supervisors finds and decides as 
follows: 

 
RECITALS 

 

WHEREAS, on November 9, 2010, by Resolution Number 10-312, the Board approved 
a Combined Development Permit (CDP) for the September Ranch Subdivision Project consisting 
of: (1) a Vesting Tentative Map (VTM) for the subdivision of 891 acres into 73 market-rate 
residential lots and 22 affordable housing lots (15 inclusionary and 7 deed restricted workforce 
housing lots) for a total of 95 residential lots; (2) a 20.2 acre existing equestrian facility and 
accessory structures related to that use (Parcel E); (3) 300.5 acres of common open space 
(Parcels A & C); (4) 242.9 acres of public open space for donation/dedication (Parcel D); 250.7 
acres of private open space (conservation and scenic easement) on each lot outside of the 
building envelope; and (5) 6.9 acres of open space reserved for future public facilities (Parcel B); 
and 

WHEREAS, on December 8, 2020, by Board Order, the Board of Supervisors approved 
the Final Map for Phase 1 of the September Ranch Subdivision which includes a dividing 540- 
acres of the total 891 acres into 40 parcels consisting of 33 conforming lots to be developed with  
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market-rate homes, a parcel for inclusionary housing (Parcel F), the equestrian parcel (Parcel E), 
public use parcel (Parcel B), open space parcels (Parcel A & D), park parcel (Parcel C), and a 
parcel for future Phase 2 which may be used for inclusionary housing (Parcel G); and 

 
WHEREAS, in compliance with Monterey County Code Chapter 21.91 and Condition of 

Approval No. 30 of Board of Supervisors Resolution 10-312, the agent for the owner, Carmel 
Reserve LLC, filed a formal request to proceed with the General Plan amendment to redesignate 
Parcels A, B, C and D to “Open Space”; and 

 
WHEREAS, as specified in, and approved by the September Ranch CDP, Parcels A and 

C are intended for common open space, Parcel B is intended for open space reserved for future 
public facilities and Parcel D is intended for public open space for donation/dedication. The 
current Land Use Designation of these parcels, as illustrated in Carmel Valley Master Plan 
Figure LU3, are Residential – Rural Density 5+ Acres/Unit and/or Residential – Low Density 5 - 
Acres/Unit; and 

 
WHEREAS, in order to achieve consistency between the Land Use Designation of 

Parcels A, B, C and D to be consistent with the intended use, a General Plan amendment shall be 
approved to reclassify their Land Use Designation to Open Space; and 

 
WHEREAS, as illustrated in Carmel Valley Master Plan Figure LU3, the Land Use 

Designation for Lots 22, 29 and 30 are Residential – Rural Density 5+ Acres/Unit and 
Residential – Low Density 5 - Acres/Unit. To avoid confusion during future development of 
these lots, the General Plan amendment includes cleaning up the designation so that each lot is 
wholly within a single land use designation; and 

 
WHEREAS, on February 22, 2023, in accordance with Government Code sections 

65358 and 65854 – 65857, as well as Monterey County Code Chapter 21.91, the Planning 
Commission held a duly noticed hearing to consider recommending to the Board of Supervisors 
on the following: 

1.  A resolution to redesignate Parcels A-D and Lots 22, 29 and 30 (Attachment 1); 
and 

2. An ordinance (Attachment 2) to rezone Parcels A-E and Lots 1-33, 39, 40 and 73; 
and 

 
WHEREAS, on November 9, 2010, the Board of Supervisors certified the Final Revised 

Environmental Impact Report (FEIR) (SCH No. 19950803033) for the September Ranch 
Subdivision Project as memorialized in Board of Supervisors Resolution No. 10-312. Change of 
use, designation and zoning were anticipated and analyzed in this FEIR; and 

 
WHEREAS, the Board of Supervisors has considered the Certified Final Revised 

Environmental Impact Report (FEIR) (SCH No. 19950803033) for the September Ranch 
Subdivision Project and finds adoption of the General Plan amendment and rezone ordinance 
does not warrant a subsequent EIR pursuant to CEQA Guidelines Section 15162; and 

 
WHEREAS, at least 10 days before the public hearing before the Board of Supervisors, 

notices of the hearing were published in the Monterey County Weekly, provided to all those 
who requested notice, and were also posted on and near the project site. 

 
DECISION 
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NOW, THEREFORE, be it resolved, based on the above recitals, the written and documentary 
evidence, the staff reports, oral testimony, and the administrative record as a whole, that the 
Board of Supervisors: 

 
a. Considers the Certified Final Revised Environmental Impact Report (SCH No. 

1995083033) for the September Ranch Subdivision Project and find adoption of the 
General Plan Amendment and rezone ordinance does not warrant a subsequent EIR 
pursuant to CEQA Guidelines Section 15162; 

b. Adopts a resolution amending the Monterey County 2010 General Plan to reclassify the 
land use designation of: 

a. The northerly portion of Parcel A (APN: 015-172-013-000), as shown in Carmel 
Valley Master Plan Figure LU3, from Residential – Rural Density 5+ Acres/Unit 
to Open Space; 

b. The southerly portion of Parcel A (APN: 015-172-013-000), as shown in Carmel 
Valley Master Plan Figure LU3, from Residential – Low Density 5 - Acres/Unit 
to Open Space; 

c. All of Parcel B (APN: 015-172-015-000), as shown in Carmel Valley Master Plan 
Figure LU3, from Residential – Low Density 5 - 1 Acres/Unit to Open Space; 

d. All of Parcel C (APN: 015-172-016-000), as shown in Carmel Valley Master Plan 
Figure LU3, from Residential – Low Density 5 - 1 Acres/Unit to Open Space; 

e. The northerly portion of Parcel D (APN: 015-172-017-000), as shown in Carmel 
Valley Master Plan Figure LU3, from Residential – Rural Density 5+ Acres/Unit 
to Open Space; 

f. The southerly portion of Parcel D (APN: 015-172-017-000), as shown in Carmel 
Valley Master Plan Figure LU3, from Residential – Low Density 5 – 1 Acres/Unit 
to Open Space; 

g. The northerly portion of Lot 22 (APN: 015-172-042-000), as shown in Carmel 
Valley Master Plan Figure LU3, from Residential – Rural Density 5+ Acres/Unit 
to Residential – Low Density 5 - Acres/Unit; and 

h. The southerly portion of Lot 29 (APN: 015-172-049-000) and Lot 30 (APN: 015- 
172-050-000), as shown in Carmel Valley Master Plan Figure LU3, from 
Residential – Low Density 5 - 1 Acres/Unit to Residential – Rural Density 5+ 
Acres/Unit. 

 
All in substantial conformance with the attached documents (Exhibit 1). 

 
PASSED AND ADOPTED on this 21st day of March 2023, by roll call vote: 

 
AYES:       Supervisors Alejo, Church, Lopez, Askew, and Adams 
NOES:       None 
ABSENT:  None  
 
I, Valerie Ralph, 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 thereof of Minute Book 82 for the meeting on  
March 21, 2023. 
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Dated: March 24, 2023                  Valerie Ralph, Clerk of the Board of Supervisors               
File ID: A 23-044                                          County of Monterey, State of California
Agenda Item No. 8

             ______________________________ 
                                                                                                                          Emmanuel H. Santos, Deputy

ph, Clerk of the Board of Supervisors
unty of Monterey, StttttttttttttttttttttttttStttataatattaataatatattataaaaaaaatataataaaaaaaaaaaaaaaaa e ofofofofoffffffoffofofofoffofofffffffffffffff CCCCCCCCCCCCCCCCCCCCCCCCalalalaalaaaaaalaaalalalaalaaaallalalllaaaalallala ifiiiiiiiiiiiiiiiiiiii ornia

__________________ _____________________________________________________________________ __________________________________________________ _______________________________________________ _____________________________________________  
         Emmanununununununnununununnunununununuununnuunuuuuunnuuuunununnunnunuelelleleellelellelelleleleleleeleeellelllellellll HHHHHHHHHHHHHHHHHHHHHH. Santos, Deputy
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D

Reclassify land use designation from 
Residential – Rural Density 5+ Acres/Unit 

to Open Space
PARCEL D

Residential – Rural Density 5+ Acres/Unit 
to Residential – Low Density 5 - Acres/Unit

F

PARCEL 
B

Residential – Low Density 5 - 1 Acres/Unit 
to Open Space

Residential – Low Density 5 - 1 Acres/Unit 
to Open Space

Residential – Low Density 5 - 1 Acres/Unit 
to Residential – Rural Density 5+ Acres/Unit

Land Use Designation (Proposed)
Residential – Rural Density 5+ Acres/Unit 

Residential - Low Density 5 - 1 Acres/Unit 
Open Space

Monterey County 2010 General Plan Amendment

PROJECT: PLN110173 SEPTEMBER RANCH PARTNERS

015-172-013-000, 015-172-015-000, 015-172-016-000, 015-172-017-000,
015-172-042-000, and 015-172-049-000

±
0 1,000

Feet

Date: 2/13/2023

C

Reclassify land use designation from 
Residential – Rural Density 5+ Acres/Unit 

to Open Space

Residential – Low Density 5 - 1 Acres/Unit
to Open Space

PARCEL A

PARCEL 
A

APN:
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      Monterey County 
Board of Supervisors 

 168 West Alisal Street,  
 1st Floor 
 Salinas, CA 93901 
 Board Order 831.755.5066 

www.co.monterey.ca.us 
 
A motion was made by Supervisor Luis A. Alejo, seconded by Supervisor John M. Phillips to:  
 

a. Approve the  Final Map for Phase 1 of the September Ranch Subdivision which includes 
dividing 540-acres of the total 891 acres into 40 parcels consisting of 33 conforming lots to be 
developed with market rate homes, a parcel for inclusionary housing (Parcel F), the equestrian 
parcel (Parcel E), public use parcel (Parcel B), open space parcels (Parcels A & D), park parcel 
(Parcel C), and a parcel for future Phase 2 which may be used for inclusionary housing (Parcel 
G); 

b. Approve and accept a Conservation & Scenic Easement Deed conveyed to the County over 
Parcel "B” restricting that parcel to open space for future public facilities as required by 
Condition of Approval #3 of Combined Development Permit for the September Ranch 
Subdivision Project, and authorize the Chair to sign the Acceptance and Consent to Recordation; 

c. Approve and accept a Conservation & Scenic Easement Deed conveyed to the County over those 
portions of the property outside of the building and/or development envelopes 
as required by Condition of Approval #3 of Combined Development Permit for the September 
Ranch Subdivision Project,  
and authorize the Chair to sign the Acceptance and Consent to Recordation; 

d. Approve and accept an Irrevocable Offer to Dedicate to Monterey County and authorize the 
Chair to sign the Acceptance and Consent to Recordation for:  

1. “Parcel C” for park and recreational purposes (Condition #100); 
2. A twenty (20) foot public recreational trail easement over the westerly boundary of the 
September Ranch Subdivision to provide public access from Carmel Valley Road to Jacks 
Peak County Park (Condition #101); and  
3. “Parcel D” to be managed as part of Jacks Peak County Park in perpetuity (Condition 
#106); 

e. Approve the Subdivision Improvement Agreement for Phase 1 of the September Ranch 
Subdivision and authorize the Chair to execute the Agreement and authorize the Chair to sign 
bank instructions for the $6.5M deposit made by Carmel Reserve LLC for Financial Security for 
the Subdivision Improvement Agreement;  

f. Accept the Tax Clearance Letter;  
g. Accept the Subdivision Map Guarantee; 
h. Approve the Inclusionary Housing Agreement and Authorize the Director of County Housing 

and Community Development to execute the agreement; and 
i. Direct the Clerk of the Board to submit the Final Map and other associated documents to the 
County Recorder for filing for record upon satisfactory proof of deposit of the financial security for 
the Subdivision Improvement Agreement, subject to the collection from the applicant of the 
applicable recording fees. 
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PASSED AND ADOPTED on this 8th day of December 2020, by roll call vote: 
 
AYES:    Supervisors Alejo, Phillips, Lopez, Parker and Adams 
NOES:    None 
ABSENT: None 
(Government Code 54953) 
 
I, Valerie Ralph, 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 thereof of 
Minute Book 82 for the meeting December 8, 2020. 
    
Dated:  January 8, 2020 Valerie Ralph, Clerk of the Board of Supervisors 
File ID: A 20-512 County of Monterey, State of California 
Agenda Item No.: 76 
 
 _______________________________________ 
            Joel G. Pablo, Deputy
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C H R I S T O P H E R  E .  P A N E T T A  
B R I A N  D .  C A L L  
J O H N  E .  K E S E C K E R   
E L I Z A B E T H  R .  L E I T Z I N G E R  
A N D R E W  B .  K R E E F T  
K E N N E T H  S .  K L E I N K O P F  
A L E X  J .  L O R C A  
D E R R I C  G .  O L I V E R  
M A R C O  A .  L U C I D O  
C H R I S T O P H E R  M .  L O N G  
 

      
 
C A R O L  S .  H I L B U R N  
G L A D Y S  R O D R I G U E Z - M O R A L E S  
B R A D L E Y  J .  L E V A N G  
C H R I S T O P H E R  J .  N A N N I N I  
T A R A  L .  C L E M E N S  
M A T T H E W  D .  F E R R Y  
E M M A N U E L  P E R E A  J I M E N E Z  
R E B E C C A  J .  S A A T H O F F  
A L Y S S A  C A R B O N E L  M A T S U H A R A   
K A L I  N .  S M I L E Y  
 

F E N T O N  &  K E L L E R  
A  P R O F E S S I O N A L  C O R P O R A T I O N  

A T T O R N E Y S  A T  L A W  
2 8 0 1  M O N T E R E Y - S A L I N A S  H I G H W A Y  

P O S T  O F F I C E  B O X  7 9 1  

M O N T E R E Y ,  C A L I F O R N I A  9 3 9 4 2 - 0 7 9 1  

T E L E P H O N E  ( 8 3 1 )  3 7 3 - 1 2 4 1  

F A C S I M I L E   ( 8 3 1 )  3 7 3 - 7 2 1 9  

w w w . F e n t o n K e l l e r . c o m  

 

 
 

 

L E W I S  L .  F E N T O N  

      1 9 2 5 - 2 0 0 5  

O F  C O U N S E L   

C H A R L E S  R .  K E L L E R  
                S A R A  B .  B O Y N S  
                T R O Y  A .  K I N G S H A V E N  
 

 

 

 
ALEX J. LORCA June 5, 2025 ALorca@fentonkeller.com 

ext. 258 
 
VIA EMAIL (JENSENF1@COUNTYOFMONTEREY.GOV) AND US MAIL   

Fionna Jensen 
Principal Planner 
County of Monterey Housing & Community Development 
1441 Schilling Place, South 2nd Floor 
Salinas, CA  93901 

Re:  115/117 Monterey Salinas Highway 
Our File:  30386.26927 

 
Dear Fionna: 
 
 Thank you again for our virtual meeting last Friday to discuss our client’s property located at 
115/117 Monterey Salinas Highway (“Property”), and the language to be used in designating it as a 
Special Treatment Area in the Central Salians Valley Area Plan.  
 

As discussed, to facilitate the County’s desire to use streamlined language to describe allowed 
uses and operations at the Property in the Special Treatment Area, we write to more fully memorialize 
the historic and ongoing uses of the Property so that they may be principally permitted and allowed at 
the Property going forward. To that end, please find enclosed photographs of the Property and the 
current uses and operations at the Property.  
 

Also, historic uses at the Property can be generally described as: retail and commercial nursery 
and associated uses; landscape and landscaping materials (including ornamental) sales and supply; 
erosion control, soils amendments, property improvement materials sales and rentals; various 
prepackaged material sales; delivery operations; cultivation and agricultural related services and 
supplies; retail fruit and vegetable sales; related industry and seasonal events and sales such as 
Christmas trees; tree and gardening maintenance supplies; delivery truck and vehicle storage and 
parking; small scale ready mixed concrete batch plant and facility; associated administrative uses, 
including employee and customer parking. 
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Fionna Jensen 
June 5, 2025 
Page 2 
 

Our client kindly requests this letter and its attachments be placed in County files related to the 
Property and the Special Treatment Area for reference in the future, if necessary. 

 
Sincerely, 

FENTON & KELLER 
A Professional Corporation 

 
Alex J. Lorca 

AJL:moi 
Enclosure: Photographs 
cc: Don Chapin 
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Fionna Jensen 
June 5, 2025 
Page 3 
 

 
115/117 Monterey Salians Highway 

Enclosure to June 5, 2025 letter 
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June 5, 2025 
Page 4 
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COUNTY OF MONTEREY  
AGRICULTURAL COMMISSIONER’S OFFICE 
JUAN HIDALGO, AGRICULTURAL COMMISSIONER/SEALER 
1428 ABBOTT STREET – SALINAS, CALIFORNIA 93901 
PHONE: (831) 759-7325 FAX: (831) 422-5003 
countyofmonterey.gov/agcomm 

NORTH COUNTY OFFICE 
29-B BISHOP STREET – PAJARO, CA 95076 
PHONE: (831) 784-5900 FAX: (831) 724-6935 

SOUTH COUNTY OFFICE 
522 N 2ND STREET – KING CITY, CA 93930 
PHONE: (831) 284-5266 FAX: (831) 385-0551 

 
MEMORANDOM 

 
Date: February 12, 2026 

To: Mary Israel, Supervising Planner, County of Monterey, HCD- Planning 

 Fionna Jensen, Principal Planner, County of Monterey, HCD- Planning 

From: Nadia Ochoa, Agricultural Resources and Policy Manager, Agricultural Commissioner’s 
 Office 

Subject: Planning Project File No. PLN190243- Cumming (APN 420-063-014)- Special Treatment 
Area application for outdoor cannabis production 

 

 
Thank you for the opportunity to review and comment on Planning Project File No. PLN190243.  The 
project description is as follows:  
  
 Amendment to the 2010 General Plan (South County Area Plan) to create a Special   
 Treatment Area that would allow outdoor commercial cannabis cultivation (20,000 square  
 foot canopy).  The property is located at 50700 Thompson Canyon Road (PRIVATE ROAD),  
 King City (Assessor’s Parcel Number 420-063-014-000), Central Salinas Valley Area Plan. 
 
The Agricultural Commissioner’s Offices throughout California are often consulted with on 
establishment of proposed cannabis grows (indoor and outdoor grows) and any issues of incompatibility 
with other types of agricultural operations, such as row crops and vineyards.  These potential conflicts 
include pesticide drift onto the cannabis plants from conventional farming, or cannabis taint onto the 
neighboring conventional farming operation.  Cannabis is particularly sensitive because no pesticides 
are federally registered for use on cannabis, and in California, there is strict testing for pesticide residues 
on cannabis; with limited exceptions, any finding of pesticide residue on cannabis would render the 
cannabis contaminated and invalid for sale. The Agricultural Commissioner’s Office, when consulted on 
proposed land use applications for cannabis grows, provides a case-by-case analysis with suggested 
protection measures, such as integrating field management and spatial strategies.   
 
The following is the analysis for the subject planning application (PLN190243) with recommended 
considerations:   
 
The applicant proposes a total of approximately 20,000 square feet (less than 0.5 of an acre) of canopy 
area in an outdoor cannabis grow operation on a property of approximately 120 acres designated as 
Permanent Grazing.  In reviewing the subject site and surrounding registered agricultural operations, we 
find the nearest row crop operation to the northwest is approximately two miles away and a vineyard 
operation is approximately three miles away to the east of the subject site. It is the opinion of this office 
that the location of the proposed cannabis grow is relatively isolated, due to topography and distance 
from conventional farming operations, reducing the potential risk of pesticide drift. Our office has no 
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additional recommendations at this time.  However, it is important to remember that agricultural 
operations in the area may change in the future and additional protective measures should be considered 
at that time by both the cannabis operator and neighboring agricultural operations to prevent 
incompatibility issues.  Below is a list of preventive measures to consider:  

 Vegetation and/or fencing screening. 

 Implementation of planting setbacks between cannabis and other conventional 
commodities to increase proximity distances. 
 

 If applicable, for indoor grows, closing vents of cannabis greenhouses/buildings during 
conventional agricultural neighbor’s application of chemicals. 

 
 Careful consideration should be given to the type of pesticide application equipment used 

to reduce drift potential, including proper equipment calibration and appropriate nozzle 
size. 
 

 Environmental factors must be taken into account prior and during a pesticide 
application, including proximity to neighboring crops, wind speed, and wind direction. 
 

 Chemistries that aid in reducing drift should be considered such as drift retardants and 
adjuvant stickers. 

Constant communication with agricultural neighbors is extremely important to stay informed of 
practices and activities that may have an impact on operations.  
   
If you have any questions, please contact me directly at 831-759-7384 or by email at 
OchoaN1@countyofmonterey.gov 
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LC Zoning - Lockwood​ ​ ​ ​ ​ ​ ​ ​ February 08, 2026 
 
Introduction - Light Commercial Zones. 
 
Multiple studies and industry reports provide insights into the sizes of commercial centers in the United 
States. Towns and villages often have populations under 5,000, as noted in US Census Bureau analyses, 
which influences the scale of such centers. Key sources include classifications from the International 
Council of Shopping Centers (ICSC) and historical planning reports from the American Planning 
Association (APA). 
 
These typically express sizes in gross leasable area (GLA) in square feet, land area in acres, and trade 
area population or radius. Below are findings on actual and recommended/ideal sizes, including estimates 
in acres per 1,000 inhabitants where available. 
 
National Results. 
 
Data on actual sizes are derived from surveys of existing developments, often aggregated at a national or 
regional level rather than isolated to rural areas. The ICSC's U.S. Shopping Center Classification (2017, 
with ongoing relevance) categorizes smaller centers as follows, based on a survey of over 115,000 centers 
nationwide: 

●​ Convenience/Strip Centers: These are the smallest, typically serving immediate local needs (e.g., 
gas stations, small stores). Average GLA: 13,218 square feet; typical range: under 30,000 square 
feet; land area: under 3 acres. Trade area: less than 1 mile, often supporting populations of 1,000 – 
5,000 in low-density areas. 

●​ Neighborhood Centers: Common in small towns, anchored by a supermarket or similar. Average 
GLA: 71,827 square feet; typical range: 30,000 – 125,000 square feet; land area: 3 – 5 acres. Trade 
area: 3 miles, typically supporting 15,000–20,000 people (based on 6,000–8,000 households at 2.5 
persons per household). 

A 1952 APA report on market analysis for shopping centers provides historical context, noting 
neighborhood centers in smaller communities served 1,000–4,000 families (approximately 2,500 – 10,000 
people) within a 2/3-mile diameter area, with GLA ranging from 2.9 to 37.6 square feet per person. 
 
More recent U.S. Energy Information Administration data (2012) indicate the average commercial building 
size in rural areas is around 16,300–19,000 square feet, though this is per building and not per center. 
Nationally, the U.S. has about 24 square feet of shopping center GLA per capita, but this includes larger 
urban malls and is lower in rural areas (e.g., 10 – 15 square feet per capita in small towns, based on trade 
area extrapolations). 
 
In terms of land area per 1,000 inhabitants: for a neighborhood center serving 15,000 – 20,000 people on 
3–5 acres, this equates to approximately 0.15 – 0.33 acres per 1,000 inhabitants (calculated as total acres 
divided by population in thousands). 
 
Recommendations emphasize sustainability, fiscal impact, and alignment with population density, as 
outlined in planning guidelines. The ICSC classifications serve as de facto standards for ideal sizes, 
promoting efficient land use: 

●​ Convenience/Strip Centers: Ideal for villages under 5,000 people; recommended land area under 3 
acres for trade areas of 1,000 – 5,000 people (approximately 0.6 – 3 acres per 1,000 inhabitants). 
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●​ Neighborhood Centers: Suitable for small towns of 5,000–20,000; recommended 3 – 5 acres for 
15,000–20,000 people (0.15 – 0.33 acres per 1,000 inhabitants). GLA should be 4 – 6 square feet 
per person to avoid overbuilding. 

The APA's 1952 report suggests an ideal GLA of 20 – 30 square feet per person for neighborhood centers 
in low-density areas, translating to 3 – 10 acres total (including parking at 40% site coverage) for 5,000 – 
10,000 people (0.3 – 2 acres per 1,000 inhabitants). 
 
U.S. Environmental Protection Agency guidelines for rural smart growth recommend clustering commercial 
development in existing town centers or hamlets, without specific per capita metrics, to preserve rural 
character and limit sprawl to nodes rather than highways. 

Local Results - Table 1.  

See Appendix 1 for Monterey County GIS maps of each location. 

 
Challenges in Rural Zoning for Mixed-Use Development. 

Rural zoning for mixed-use development in the United States refers to land-use regulations that permit the 
integration of residential, commercial, agricultural, and sometimes institutional or recreational uses within 
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rural areas, which are typically characterized by low population densities, agricultural lands, and open 
spaces. 

Unlike urban or suburban zoning, rural frameworks often prioritize the preservation of farmland, natural 
resources, and community character while addressing economic needs such as revitalizing main streets or 
providing housing options. This approach contrasts with traditional single-use zoning, which separates 
functions to minimize conflicts but can lead to sprawl and inefficiencies in rural contexts. Below, I outline 
key aspects, challenges, benefits, and implementation strategies based on established planning guidelines 
and reforms. 

Rural zoning codes frequently stem from outdated models that emphasize large-lot requirements and strict 
separation of uses, originating from early 20th-century efforts to protect communities from industrial 
nuisances. These can hinder mixed-use projects by: 

●​ Promoting sprawl and blight, which pushes development to community outskirts, increasing costs 
for roads, utilities, and services while eroding historic main streets as economic and social hubs. 

●​ Contributing to farmland loss, as uncoordinated growth encroaches on agricultural lands essential 
for rural economies and identities. 

●​ Limiting housing diversity, often favoring single-family homes on large lots, which restricts affordable 
options for families, seniors, and young professionals, accelerating population decline in rural areas. 

●​ Creating regulatory barriers, such as inflexible codes that do not accommodate blended uses, 
leading to higher development costs and delays in obtaining variances or special permits. 

Summary & Recommendations. 

1.​ The size of the Lockwood LC Zone and the area of the Rural Center are vastly out of all proportion 
to the current and any future requirements of the local population. 

2.​ Existing LC Zones in the South County are often far larger than needed, and when combined with 
the adjacent Industrial Zones are so extensive that they are subject to extended vacancy and blight. 

3.​ The LC Zoning itself is antiquated. Rural zoning for mixed-use development offers a pathway to 
economically viable communities, but requires thoughtful reforms to overcome historical rigidities. 

4.​ The LC Zone in Lockwood could be removed in its entirety and replaced with up to one acre of rural 
mixed-use zoning, which would be in line with the actual population and with national trends. This 
would be more than adequate, given that the only part of the LC Zone in the area that is developed 
for public use is entirely vacant and has been empty for some time. 

 

Matthew G. Willis, PhD. Lockwood, CA. February 08, 2026  
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Appendix 1. Map scales vary. 
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1

18
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8
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TB
D

Request for an update on Tiny Homes. Referral revised 
09/08/2021 by Commissioner Diehl requested the 
matter be revisited in light of recent State and local 
policy direction on ADUs

A report was be provided to the Planning Commission January 11, 2022 on the 
Inland ADU Ordinance and EHB Policies. A report on tiny homes was 
presented at a meeting in April 2022.  The Planning Commission requested a 
follow up based upon further analysis by staff.  During the October 26, 2022 
meeting the Planning Commission requested informtation on approved and 
pending ADU applications. Staff presented additional ADU information in 
conjunction with the periodic housing pipeline report on December 7, 2022. 
Staff will return to the Planning Commission in the first half of 2026 to discuss 
the County's policy on tiny homes/tiny homes on wheels for use as temporary 
and/or permanent housing. Staff recently responded to a related public inquiry 
from Big Sur, and staff's response was provided to the Commission at it's 
9/24/2025 meeting.  

Pending

2

26
.0

1
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1/
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18
.2
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s/
Fo

w
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r (
EH

B
) Disaster Recovery Efforts, Status, and Process 

improvements - This referral combines prior referrals 
18.11 (Wildfire Rebuilds) and 22.7 (Pajaro Disaster 
Recovery) to provide a more comprehensive periodic 
update on disaster recovery efforts, determining where 
hurdles exist, and brainstorming ways to imrpove. 
Response will include wildfire recovery 2015 to date 
and major flood recovery including Pajaro.

Staff propses to merge 2 referrals and provide one comprehensive recurring 
annual spring/summer update report and discussion at the Planning 
Commission regarding disaster recovery efforts, status, and process 
improvements. Staff anticipates returning to the Commission in spring 2026.

>Wildfire rebuild update reports Reports were provided to the Planning Commission on April 
24, 2024 and September 25, 2024. 
>Monthly updates are presented to the Pajaro Regional Flood Management Agency regarding 
Pajaro River at Watsonville Project, including a project map, and can be accessed at 
https://www.prfma.org/meeting-agendas.
 >The County of Monterey Department of Emergency Services maintains the Pajaro Recover 
webpage, and updated information on recovery efforts can be accessed at 
https://www.readymontereycounty.org/recover/pajaro-recovery.

Ongoing 
(Annual)

County  of Monterey Planning Commission Referrals
MEETING:
SUBJECT: Planning Commission Referrals 
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19
.0

1

11
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3/
19

D
ie

hl

M
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l Request Staff to return with a semi-annual status report 
regarding any workforce housing or affordable housing 
applications within the County.

This semi-annual report "housing pipeline" report was presented to the 
Planning Commission at its April 9, 2025 meeting, combined with the annual 
housing element report. A subsequent mid-year status update was provided at 
the December 10, 2025 meeting. 

Ongoing 
(Semi-Annual)

4 21
.1

9/
8/

21

G
et

ze
lm

an

W
ik

le Request for update to the Wireless Telecommunication 
Ordinance and establish objective design standards

Planning staff worked with the Planning Commission Ad Hoc committee on an 
update to the ordinance and the objective design criteria.  An Ad Hoc meeting 
to discuss the draft ordinance was conducted on December 20, 2021. Per Ad 
Hoc direction, certain sections of the draft ordinance are to be revised and 
brought back for further Ad Hoc review. The Wireless Telecommunications 
Ordinance remains on the Long-Range Planning Work Program for FY 2025-
26, however, it is not yet assigned and active. A status update was presented to 
the Planning Commission on April 9, 2025 as part of the General Plan/Housing 
Element Annual Report and Long-Range Planning Work Program. 

Ongoing

5

22
.2

(b
)

3/
9/

22

D
ie

hl

Sa
nc

he
z Request for a semi-annual status update on the required 

Community Plans for all Community Areas designated 
in the 2010 General Plan plus Coastal Land Use Plans 
updates.

Semi-Annual status updates to be provided January and July each year. First 
quarterly of 2025 presented January 8, 2025 and mid-year update provided  
September 2025. The next semi-annual update will be provided to the 
Commission during the first quarter of 2026, and will be presented in tandem 
with the Commission's consideration of the Annual General Plan 
Implementation Report and Long-Range Work Program priorities for 2026-27.

Ongoing 
(Semi-Annual)
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6 22
.3

3/
30

/2
2

D
ie

hl

Sa
nc

he
z Request for semi-annual progress on drafting a 

Development Evaluation System as directed by General 
Plan policy. **Respond with Referral 22.2(b)

The Development Evaluation System (DES) remains a high priority item on the 
Long-Range Planning Work Program for the current Year 2024-2025. A status 
update was presented to the Planning Commission on April 24, 2024 as part of 
the General Plan/Housing Element Annual Report and Long-Range Planning 
Work Program, then again on June 26, 2024 and September 25, 2024. At the 
9/25/24 meeting, PC requested staff include with each quareterly update a list 
of projects that processed/are in process that would have used DES if it were in 
place. 

As of September 24, 2025, there has been no activity realated to DES, and it 
remains a priority project via the General Plan/Housing Element 
Implementation and Long-Range Planning Work Program for Yeasr 25-26 and 
staff anticipates merging this effort with Housing Element Sixth Cycle 
implementation moving forward. At its 9/10/25 meeting, the Commission 
requested that updates regarding DES be integrated and included in the updates 
for Referral 22.2(b) regarding community and land use plans status. This 
referral will be next updated with the first 2026 report to the Commission for 
Referral 22.2(b).

Ongoing 
(Semi-Annual)

7 22
.5

9/
14

/2
2

D
ie

hl

G
ut

hr
ie Request status and process for updating the Housing 

Element including opportunities for public 
invovelment.

The Draft Housing Element Sixth Cycle Update (Draft HEU6) was submitted 
to the California Department of Housing and Community Development (CA 
HCD) on August 29, 2024 for CA HCD's 90-day review period ending 
November 19, 2024. A status update was presented to Planning Commission on 
January 8, 2025 and staff recieved Board of Supervisors direction at its March 
11, 2025 meeting and an updated Draft HEU6 was resubmitted for 2nd 60-day 
State HCD review on June 26, 2025. Staff recived CA HCD's findings letter on 
August 25, 2025 and on 2/17/2026 County HCD released the third draft 
HEU6 for a seven-day public comment period through Tuesday, February 
23, 2026 accessible at 
https://www.countyofmonterey.gov/government/departments-a-h/housing-
community-development/planning-services/advance-planning/ordinances-
plans-under-development/general-plan-elements-updates.

Ongoing
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8 22
.6

9/
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D
ie

hl
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ti

Request to consider a draft zoning code amendment 
providing flexibility for open framework structures to 
exceed lot coverage and revist the regulations related to 
structural connections between primary and accessory 
structures.

Planning staff will present at future meeting. Any interested party may request 
an interpretation related to these matters in the interim. Pending

9 23
.1

11
/8

/2
3

Sh
aw

TB
D

Request to consider revising County Code to increase 
public notice requirements for actions requiring public 
hearings to all owners of real property within three 
hundred (300) feet of the real property that is the 
subject of the public hearing for properties, to five 
hundred (500) feet.

Planning staff will present at a future meeting, in combination with PC Referral 
24.3. Pending

10 24
.1

5/
29

/2
4

M
en

do
za

/W
or

k

A
la

m
ed

a

Request presentation regarding rebuild status of 
property in Pajaro just one bridge along Porter Drive; 
Updated 1/29/2025 for staff to inform the Commission 
when there are major activities/status changes 
regarding demolition and redevelopment of the 
property.

Demolition of the burned structures is complete. Proposed rebuild project 
redesign underway (PLN200234). 

On-Going 
(As Appropriate)
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11 24
.2

6/
1/

24

W
or

k

B
er

et
ti Request to have semi-annual reports regarding the San 

Lucas drinking water supply issue and history.

Planning staff provided a status update report at the December 11, 2024 
Planning Commission meeting. At that meeting the Commission requested to 
receive on-going updates regarding this matter. Resolution of the San Lucas 
community drinking water supply is being driven by the State Water Resources 
Control Board, and the matter is a 2026 priority for legislative and funding 
advocacy for the Board of Supervisor via its Legislative Committee. Moving 
forward staff intends to provide links to relevant agendas/reports pertaining to 
San Lucas as means to provide updates to the Planning Commission. At the 
12.08.2025 Legislative Committee, agenda items no. 5 & 6 included update 
and prioritization of San Lucas Clean Drinking Water program. Reports and 
updates can be accessed at 
https://monterey.legistar.com/MeetingDetail.aspx?ID=1362693&GUID=195B
9DEC-7C60-4C6E-933A-A0041EC7C7B5&Options=info|&Search= . The 
Board of Supervisors will adopt its 2026 Legislative Platform and 2025-26 
Strategic Grant Services Program in January 2026, and will hold it's annual 
legislative workshop February 13, 2026. 

Ongoing 
(As Appropriate)

12 24
.3

6/
5/

24

Sh
aw

TB
D

Request to receive information regarding HCD's public 
outreach and notification procedures for various 
planning matters, and consider opportunities to improve 
public engagement and outreach. 

Planning staff will present at a future meeting, in combination with PC Referral 
23.1. Pending
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10
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20

24
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(E
H

B
)

Provide information and status regarding regulations 
and enforcement efforts to curb unpermitted food 
vendors.

At its June 25, 2025 meeting, the Planning Commission emphasized the high 
priority of this matter; the Planning Commission will prepare a letter to the 
Board (to be on future PC agenda, when drafted) with recommendation to 
support increasing resources toward enforcement efforts to curb unpermitted 
food vendors. EHB staff presented an update and request for direction 
including a request for funding to the Board of Supervisors at its February 
3, 2026 meeting for unpermitted food vendor enforcement and 
coordination 
https://monterey.legistar.com/LegislationDetail.aspx?ID=7829705&GUID
=21A65371-E750-41FD-AB1C-D23C1656634F&Options=&Search=. 
Generally, the Board action supported unpermitted food vendor 
enforcement being re-prioritized for enforcement by EHB, funding for law 
enforcement to provide support to EHB's enforcement efforts, supporting 
k-rails or other barrier at 499 Salinas Road and Board letter to Union 
Pacific (property owner) for coordination/maintenance, ocntinued 
education and outreach, and coordination/follow up between EHB, HCD 
code compliance, and District Attorney to develop program 
needs/approach and return to the Board at a future date.  Separately, 
HCD has determined that a Mobile Food Vendor interpretation is not 
appropriate and will instead coordinate with EHB and other partners to 
nconsider a programmatic apporach to curbing unpermitted food vendors 
as directed by the Boad at its 2/3/26 meeting.

On-going
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Review and provide a report regarding 
use/permissibility of composing toilets and other self-
containment units given new technologies.

Staff anticipates providing a report to the Planning Commission in winter 2026. Pending

15
16
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