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Due to time limits mandated by state law, the response of your agency must be received by Monterey
County at the earliest possible date but not later than 30 days after receipt of this notice. For
convenience, we have identified Monday, June 1, 2015 as the latest date by which your agency should
provide a response. A scoping meeting will be held in the Monterey Room at the County Government
Center, 168 West Alisal Street, Salinas on Wednesday, May 6, 2015, between the hours of 4:30 pm and
5:30 pm.
Please note that this is a re-circulation of a NOP (which has been revised) for the Moss Landing project.
If you submitted comments on the previous NOP circulated in March 2013, those comments will still be
considered as the DEIR is prepared. It is not necessary to re-submit prior comments. Any additional
comments are welcome.
Please submit your response to the address shown above. We will need the name for a contact person
in your agency.

Sincerely,

Martin Carver, AICP
Management Specialist
(831) 796-6049
Attachments:

Attachment A: Introduction and Project Setting
Attachment B: Detailed Project Description – LCP Update and Certification
Attachment C: Detailed Project Description – Coastal Development Permit Approval
Attachment D: Detailed Project Description – Plan Implementation Actions
Attachment E: Overview of Development Potential
Attachment F: Summary of Potential Environmental Effects/Proposed Environmental
Scope

Cc:

State Clearinghouse, Office of Planning and Research
1400 Tenth Street, Room 212
P.O. Box 3044
Sacramento, CA 95812-3044

A TTACHMENT A:
I NTRODUCTION AND P ROJECT S ETTING
I NTRODUCTION
The CEQA analysis being prepared is both a program- and project-level EIR. The EIR will provide
program-level analysis for a Local Coastal Program update and related implementing actions and
project-level analysis for selected Coastal Development Permit approvals. Each of these
program/project components is summarized below.

LCP Update and Certification
The project includes actions by the Monterey County Planning Commission to recommend approval
and Board of Supervisors to approve revisions to the Monterey County Local Coastal Program,
including revisions to Chapter 5 of the North County Land Use Plan (i.e., the Moss Landing Community
Plan) and to Monterey County Code Title 20 (i.e., the Coastal Implementation Plan). The project
also includes actions by the California Coastal Commission to certify Monterey County’s revisions
to its Local Coastal Program.

Coastal Development Permit Approval
The project includes actions by Monterey County Planning Commission to recommend approval
and Board of Supervisors to approve Coastal Development Permits for two General Development
Plan applications for properties located in Moss Landing and one street and drainage improvement
project (a section of Moss Landing Road) proposed by the Monterey County Resource Management
Agency—Public Works. The project also includes actions by the California Coastal Commission to
directly approve a Coastal Development Permit for a General Development Plan application
submitted by San Jose State University on behalf of its Moss Landing Marine Laboratories.

Plan Implementation
The revised Moss Landing Community Plan contains policies calling for separate implementing actions
by the Monterey County Local Agency Formation Commission and by the Castroville Community
Services District. The Monterey County Local Agency Formation Commission would consider the
annexation of the Moss Landing Business Park into the Castroville Community Services District,
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and the Castroville Community Services District would consider elimination of the Sewer
Allocation System that is currently in place for Moss Landing.

P ROJECT S ETTING
The Moss Landing Community Plan (Community Plan) is a part of the North County Land Use Plan
(North County LUP), the governing plan for the northern-most part of the Coastal Zone in
Monterey County. The North County LUP in turn constitutes a part of the Monterey County Local
Coastal Program and the 1982 Monterey County General Plan (General Plan). The Monterey County
Board of Supervisors adopted the Community Plan in April 1982, and the California Coastal
Commission certified the Community Plan in June 1982. The Community Plan provides in-depth
discussion on topics germane to the Moss Landing community and policies that supplement those of
the North County LUP and General Plan.
The Monterey County Coastal Implementation Plan is a multi-part document that is codified in
various chapters of Monterey County Code Title 20. The provisions being reviewed as part of this
project include the Coastal Implementation Plan Part 1: Coastal Zoning Ordinance (Chapters 20.02
through 20.96) and Coastal Implementation Plan Part 2: North County Coastal Implementation Plan
(Chapter 20.144). The Monterey County Board of Supervisors adopted the Coastal Zoning
Ordinance in August 1981. The California Coastal Commission certified the North County Coastal
Implementation Plan in January 1988.

Location and Existing Conditions
The Moss Landing Community Plan Area (hereinafter “Plan Area”) is in unincorporated north
coastal Monterey County, centered on Moss Landing Harbor. The City of Watsonville is about five
miles to the north. The town of Castroville is about two miles to the southeast. State Route 1
divides the Plan Area into eastern and western parts. The project vicinity is dominated by Monterey
Bay to the west, sloughs to the east, and agricultural land to the north and south. Elkhorn Slough
National Estuarine Research Reserve occupies the northeastern part of the Plan Area and is one of
the largest coastal wetland complexes in California, encompassing large areas of slough and upland
territory including open water, marshlands, grazing and farming lands, and undeveloped uplands.
Moro Cojo Slough forms the southeastern boundary of the Plan Area east of State Route 1. Aside
from beaches along Monterey Bay, the areas both north and south of the Plan Area are
predominantly farmland. The major crops are artichokes and strawberries. A dairy farm and a
small amount of development exists to the east of the Plan Area, including auto salvage yards north
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of Dolan Road, and residences and a store along Elkhorn Road. Railroad tracks cross Elkhorn
Slough east of the Plan Area, with a spur into Moss Landing.
The Moss Landing community consists of seven neighborhoods: Elkhorn, North Harbor, South
Harbor, Island, Village Center, Dolan, and Heights (a residential district). Two major marine
research organizations are located in Moss Landing—the California State University’s Moss
Landing Marine Laboratory (MLML) and Monterey Bay Aquarium Research Institute (MBARI).
Undeveloped areas within the Plan Area include beaches, dunes, wetlands, open waters, and
farmland on the north end of the planning area. Moss Landing neighborhoods are illustrated in
Figure 1, Moss Landing Neighborhoods.
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Figure 1: Moss Landing Neighborhoods
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State Route 1 is the main highway through Moss Landing, connecting to the Monterey Peninsula on
the south and to Santa Cruz County on the north. The other major roadway within the Plan Area is
Dolan Road, which provides local connections to the east. Water service is provided by the Pajaro
Sunny Mesa Community Services District, and sewer service is provided by the Castroville
Community Services District. Water is sourced from a local well located off Dolan Road, and
sewage is treated at the Monterey Regional Water Pollution Control Agency plant in Marina, about
ten miles to the south. Plan Area wastewater treatment volume is currently capped by a sewage
treatment allocation.

Historic Background
Prior to European settlement of California, the Monterey Bay area was inhabited by several of the
Ohlone tribes. The Ohlone relied on fishing, hunting, and acorns for food supply, and traded with
inland tribes. European contact began in 1602 with the landing of Sebastian Vizcaíno in Monterey
Bay, and Spanish settlement began in 1770 with the Gaspar de Portola expedition’s establishment of
the Carmel Mission and the Presidio of Monterey.
Moss Landing came under Mexican rule upon Mexico’s independence from Spain in 1821, and was
encompassed by the 1826 Mexican land grant to the Pueblo of Monterey. American rule followed
in 1848 when California was ceded to the United States following the Mexican-American war.
Land ownership disputes ensued, and eventually the pueblo lands fell into multiple ownerships.
Whaling began in Moss Landing in the mid 1850s, and continued off and on through 1926. An
1854 map shows the Sandholdt Road Bridge across the Salinas River, a pier, and four buildings;
travel north of Moss Landing required a ferry across what would now be considered the mouth of
Elkhorn Slough. Charlie Moss founded the town of Moss Landing in 1865 and during the next ten
years Moss Landing was an important shipping point for grain, hides, and timber. Beginning in the
late 1800s and continuing until 1974, salt was produced in ponds near Elkhorn Slough. The
Southern Pacific Railroad completed its Watsonville line in 1875, bypassing Moss Landing, and
much of Moss Landing’s trade eventually moved to Watsonville. A second railroad, the narrow
gauge Pajaro Valley Consolidated Railroad, provided service to Moss Landing and Watsonville
from 1891 to 1929. The Moss Landing pier and many of the town’s buildings were destroyed in the
1906 earthquake. About that time, either by force of the 1906 earthquake or human diversion, the
mouth of the Salinas River shifted from its historic location north of the present harbor, to its current
location to the south, and the Moss Landing estuary began to silt in.
Sardine fishing and canning were established in Moss Landing, sparked by new fishing methods in
the 1930s, and lasting until the collapse of the shrimp population in the late 1950s. The refractory
was established prior to World War II, followed by the construction of Moss Landing Harbor,
completed by the Army Corps of Engineers in 1947, and the Moss Landing Power Plant in 1950. A
AT T A C H M E N T A

PA G E 7

railroad spur was constructed to serve the industrial uses. After the collapse of the sardine fishery,
other fishing expanded at Moss Landing, including, anchovy, mackerel, abalone, salmon, albacore,
and crab. In 2001, Moss Landing Harbor ranked third in California (after the Los Angeles and
Ventura/Port Hueneme/Oxnard Harbor complexes) in pounds landed and fourth (after the San
Francisco Bay area) in ex-vessel revenues. Marine research began in the 1960s with the
establishment of the MLML and expanded in the 1980s with the development of MBARI.
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ATTACHMENT B:
DETAILED PROJECT DESCRIPTION – LCP UPDATE AND
CERTIFICATION
I NTRODUCTION
One part of the proposed project is the adoption and certification of an updated Moss Landing
Community Plan. The County is revising the Community Plan to provide an updated comprehensive
planning framework to improve and enhance the Moss Landing community. The development of
the Community Plan update has been overseen by the Moss Landing Community Plan Update
Committee, which drafted plan recommendations that were incorporated into a policy guidance
action by the Monterey County Board of Supervisors in 2009. The first draft Community Plan
update was prepared in May 2012 and Resource Management Agency—Planning held three
community meetings on the draft plan in May, August, and October 2012. An October 2012 draft of
the Community Plan update was then prepared that incorporated comments from the 2012
meetings. Between October 2012 and July 2014, an Administrative Draft EIR was prepared based
on the October 2012 Draft. Compiling information obtained during this first part of environmental
review, the County revised the Community Plan again to respond to environmental issues that came
up in the review and published another version of the Community Plan in July 2014. The County
then met with the Moss Landing Community Plan Update Committee in July 2014 to discuss the
revised plan. The County received comments on the July 2014 Community Plan and intends to
publish a revised plan in spring 2015 to respond to these comments.

C OMMUNITY P LAN U PDATE (F ILE #: GPZ090005 AND
PD080541)
Community Plan Structure
The Community Plan update would remove and/or replace out-of-date references, addresses
policies that were applicable in the past but require revisions in response to changed circumstances,
and address periodic review comments made by the Coastal Commission in 2003. The Community
Plan would be expanded to include a conservation and open space element and separate and more
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extensive elements addressing land use, circulation, and public services. The existing sections on
commercial fishing and recreational boating, and energy facilities and industrial development would
be integrated within the land use element, and the existing visual resources and community
character section would be updated, including a set of design guidelines to be published separately as
part of the North County Coastal Implementation Plan. The Community Plan update would include
policies that are specific to Moss Landing and supplemental to the North County LUP. The
Community Plan update would add, delete, or modify a number of these supplemental policies.
These proposed changes are discussed below.

Land Use Element
Land Use Designation and Map Modifications. The Community Plan update would make changes to
the land use diagram in several locations. The Community Plan update land use map is presented in
Figure 2, Community Plan Update Land Use Diagram. None of the proposed changes to land use
designations result in the potential for increased development densities. Proposed changes would
include:


Expansion of the “Harbor Facilities” designation to include the harbor waters to provide a
basis for approving projects that involve the interface between harbor waters and land within
Monterey County’s jurisdiction.



Creation of new land use designation named: “Waterfront Industry” to accommodate the
unique combination of uses that exist on the Island.



Re-designation from “Light Coast-Dependent Industry” to “Waterfront Industry” on the
Island that memorializes existing uses on the Island.



Re-designation from “Educational – Scientific” to “Scenic and Natural Resource
Recreation” for a small parcel at west end of the Sandholdt Road Bridge (south of the
bridge).



Designation name change from “General Commercial” to “Light Commercial” along Moss
Landing Road.



Re-designation from “General Commercial” to “Public/Quasi-Public” for the sewer pump
station on the east side of Moss Landing Road.



Re-designation from “Low-Density Residential” to “Wetland and Coastal Strand” (part) and
“Educational – Scientific” (part) at the MLML main laboratory site located on Moss
Landing Road.
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Re-designation from “Recreation and Visitor Serving Commercial” to “Outdoor Recreation”
for a large undeveloped parcel owned by the Elkhorn Slough Foundation on Moss Landing
Road.



Re-designation from “Recreation and Visitor Serving Commercial” to “Outdoor Recreation”
for a parcel owned by the Moss Landing Harbor District located just south of Jetty Road.



Revision of the Urban Service Line to encompass: 1) the boundaries of the Castroville
Community Services District in the Moss Landing area, 2) the boundaries of the
Pajaro/Sunny Mesa Community Services District, including water systems owned and
operated by Pajaro/Sunny Mesa Community Services District in the Moss Landing area,
and 3) the Moss Landing Power Plant, Moss Landing Switch Yard, and Moss Landing
Business Park.

Changes to Special Treatment Areas. A Special Treatment Area is an overlay with underlying
designations. The Community Plan update would continue one Special Treatment Area and create
two additional Special Treatment Areas, as follows:


The existing Special Treatment Area (designated “Outdoor Recreation”) north of Potrero
Road would continue from the 1982 Community Plan. This site was previously proposed
for a recreational vehicle park or housing in the 1982 Community Plan. The site is now
being considered for use in habitat mitigation, combined with some low-intensity outdoor
recreation uses.



A new Special Treatment Area (designated Heavy Industry) would be added at the Moss
Landing Business Park site (excluding adjacent wetland areas) to facilitate redevelopment
and re-use of the site.



A new Special Treatment Area (designated Waterfront Industrial) would be added at the
Island, from Sandholdt Bridge to the jetty, to facilitate development planned by the
Monterey Bay Aquarium Research Institute, Moss Landing Marine Laboratories, and Gregg
Drilling.
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Figure 2: Community Plan Update Land Use Diagram
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New or Modified Supplemental Land Use Policies. Land Use Element supplemental policies in the
Community Plan update are proposed to cover a broader range of uses and issues. Following are
summaries of the most significant supplemental policy additions or modifications to be included in
the Community Plan update’s Land Use Element. A number of policies from the 1982 Community
Plan would be eliminated, many relating to energy development within the Plan Area.


Encourage industries that produce or use by-products of adjacent industrial uses.



Prohibit new water cooling discharges to Elkhorn Slough.



Require Moss Landing Business Park to include a pedestrian connection across State
Route 1, should significant redevelopment occur on the site.



Delete policy containing reference to the possibility of additional storage ponds at the Moss
Landing Business Park site (the current policy identifies a specific location for new ponds).



Encourage the full use of harbor facilities to accommodate maritime activities, commercial
fishing, recreational boating, and visitor-serving accommodations—all while protecting
environmentally sensitive habitat areas.



Delete various detailed policies prescribing the operations and management of Moss
Landing Harbor, as these are appropriately left in the purview of the Moss Landing Harbor
District.



Delete policies and plans for expansion of Moss Landing Harbor south of Sandholdt Bridge.
Also delete policies calling for comprehensive wetland restoration program that were tied to
harbor expansion. Launching of non-motorized craft would be allowed from one parcel
located immediately south of Sandholdt Bridge.



Add new policy to mitigate the effects of new lighting that could cause light pollution into
the waters of the National Marine Sanctuary or Moss Landing Harbor or into the night sky.

Transportation Element
Transportation Plan Changes. The 1982 Community Plan includes transportation topics within a
combined land use, circulation, and wastewater element. The Community Plan update would
provide a separate transportation element and include several changes related to circulation. These
proposed changes are listed below. Figure 3, Community Plan Update Circulation Diagram, shows
the location of each change or improvement discussed (with the exception of the eliminated new
bridge south of the Sandholdt Bridge).
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Add planned improvements to State Route 1: An overcrossing, roundabout, or other
intersection improvement is proposed at each of three State Route 1 intersections: Dolan
Road, north Moss Landing Road, and south Moss Landing Road/Potrero Road.



Add conceptual plans for the possible re-alignment of Dolan Road to connect directly
through the Moss Landing Business Park to the north end of Moss Landing Road at State
Route 1.



Add pedestrian/bicycle improvements: A Class 1 bike path (a new section of the California
Coastal Trail/Sanctuary Scenic Trail) would be constructed along the west side of State
Route 1 from the north side of Elkhorn Slough, south to Moss Landing Road, and then
further southward along Moss Landing Road to Potrero Road at the south end of the
planning area. The plan also contains an alternative route that could take the trail west over
Sandholdt Bridge and south along the Old Salinas River.



Eliminate plans for new bridge south of existing Sandholdt Bridge: The proposed southward
extension of Sandholdt Road and replacement of the Sandholdt Road Bridge with a graded
crossing to the south, as outlined in the 1982 Community Plan, have been eliminated from
the Community Plan update (a new bridge has already been constructed on the existing
alignment of Sandholdt Road).
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Figure 3: Community Plan Update Circulation Diagram
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New or Modified Supplemental Transportation Policies. Following are summaries of the most significant
supplemental policy additions or modifications to be included in the Community Plan update’s
Transportation Element.


Add policy calling for the County to plan a multi-modal transportation network.



Add policy treating desalination projects as an essential public service that is vital to the
economic health of the region and therefore a priority notwithstanding traffic congestion
impacts on State Route 1.



Add policy calling for the County to work with Caltrans and the Transportation Agency for
Monterey County (TAMC) to prepare a corridor study for State Route 1.



Add policy requiring new development projects generating vehicular trips to contribute funds
for the corridor study.



Add new policy calling for the County to work with TAMC to include State Route 1
corridor and State Route 1/State Route 183 intersection improvements in the regional
transportation improvement program.



Add new policies calling for pedestrian and bicycle improvements.



Add new policy calling for the County to work with Monterey Salinas Transit to provide
service on Moss Landing Road.



Add policy calling for the provision of fully accessible beach access south of the Sandholdt
Road Bridge.



Add policy requiring that beach access be incorporated into new developments on the Island.



Add policy calling for the County to work with railroad to preserve the spur line.



Add policy calling for the County to support and participate in regional transportation
programs benefiting Moss Landing.

Public Services Element
Public Services Changes. The 1982 Community Plan includes wastewater topics within a combined
land use, circulation, and wastewater element. The Community Plan update would call for the
elimination of the sewer allocation system and add sections on water and seawater resources and
storm drainage. The Community Plan would also call for the annexation of the Moss Landing
Business Park into the Castroville Community Services District and the inclusion of this property,
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plus the Moss Landing Power Plant and Moss Landing Switch Yard into the Land Use Diagram’s
urban service line. This change to the sewer service area would require approval of the Local
Agency Formation Commission of Monterey County. Figure 2 above (Community Plan Update
Land Use Diagram) shows the expanded urban service area.
The Community Plan update would acknowledge that the Moss Landing Business Park was last
granted a National Pollution Discharge Elimination System (NPDES) permit from the California
Regional Water Quality Control Board (Central Coast Region) in 2009 allowing a discharge of up to
56 million gallons per day for the calcium and magnesium depleted seawater discharge (NPDES
Permit Number CA0007005, Order Number R3-2009-0002). An application to renew the permit
was submitted in late 2013, and permit renewal is pending. The Community Plan update would
also acknowledge the existing permitted seawater usage by the MLML seawater intake system of up
to 576,000 gallons per day, which serves a variety of uses on the Island.
The power plant has two seawater intakes, both located on the east shore of the North Harbor, with
a historical volume of 1,412 million gallons per day. Reconfiguration of one of the outfalls reduced
its intake from 549 million gallons per day to 360 million gallons per day. Actual seawater intake is
dependent on duration of use for each of the generators. The power plant has three outfalls, two of
which are in use. The main outfalls consist of two parallel pipelines discharging about 600 feet
offshore of the Island. An outfall to Elkhorn Slough east of the State Route 1 Bridge is no longer in
use.
New or Modified Supplemental Public Services Policies. The 1982 Community Plan does not include
supplemental public services policies. Following are summaries of the most significant supplemental
policy additions or modifications to be included in the Community Plan update’s Public Services
Element.


Add policy calling for the County, LAFCO, and the Castroville Community Services
District to work to expand the service area to include the Moss Landing Business Park.
Require Moss Landing Business Park to improve the sewer conveyance system as necessary
to ensure that it will not degrade the capacity of the system when it hooks up.



Add policy calling for upgrade and expansion plans for the Moss Landing sewer collection
system to serve new and expanded development, with costs equitably distributed.



Add policy calling for the County and Castroville Community Services District to work to
retire the sewer allocation system.



Add policies addressing the provision of groundwater resources to development in Moss
Landing.
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Add policies calling for the County to support solutions to groundwater overdraft problems,
including appropriately designed desalination.



Add policy allowing development to supplement its water resources with on-site facilities,
such as small-scale desalination and reuse of stormwater and wastewater.



Add policy allowing water purveyed to a use that will be discontinued to be used for new
development on the same site.



Add policy requiring the development of water conservation programs including retrofit of
existing buildings.



Add policy calling for the County to ensure that new or expanded seawater pumping and
discharge facilities are designed consistent with applicable standards for water quality set by
the Monterey Bay National Marine Sanctuary.

Safety, Conservation, and Open Space Element
Safety, Conservation, and Open Space Changes. The Community Plan update would add safety,
conservation, and open space elements that address biological resources, shoreline erosion, effects of
sea level rise, and scenic resources.
The Community Plan update would provide an improved map of environmentally sensitive habitat
areas (ESHA) located within the Plan Area, as well as ESHA buffer areas. The Community Plan
update would acknowledge varying shoreline conditions as affected by wave action and the potential
for sea level rise to occur and to result in adverse effects on developed areas of Moss Landing.
New or Modified Supplemental Safety, Conservation, and Open Space Policies. The Community Plan
update would provide new policies addressing shoreline erosion and sea level rise, tsunami risk, and
noise. The Community Plan update would also provide revised policies addressing
historical/archaeological resources, visual resources, and community character. Several design
review policies contained in the 1982 Community Plan calling for specific actions would be
implemented; as a result, these policies would be removed from the Community Plan update.


Add policy calling for the County and Harbor District to plan the necessary steps to armor
against the effects of sea level rise to maintain the long-term viability of Moss Landing
Harbor.



Add policy calling for the County and other affected agency to plan the necessary steps for
orderly shoreline retreat in areas outside the harbor.
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Add policy calling for the County to require tsunami evacuation route signs, educational
signs, warning systems, and safe havens.



Add policy requiring the Design Control combining district to be included in Plan Area
zoning.



Add policy requiring the County to require an acoustical report for residential development
within 400 feet of the State Route 1 centerline to ensure acceptable noise levels.

Public Access Element
Public Access Changes. The Community Plan update would largely retain the plans and policies
contained in the original Moss Landing Community Plan. Figure 4, Community Plan Update Public
Access Plan, illustrates the public access features that are to be included in the Community Plan
update.
New or Modified Public Access Policies. Minor changes are proposed for supplemental public access
policies that would continue (rather than increase) Sheriff and State Parks patrol services at beaches.
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Figure 4: Community Plan Update Public Access Plan
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C OASTAL I MPLEMENTATION P LAN (F ILE #: GPZ090005)
The LCP Update would include changes to Monterey County’s Coastal Implementation Plan (Title
20 of the Monterey County Code) designed to implement the changes made to the Moss Landing
Community Plan. Refer to “Coastal Implementation Plan Revisions” for the full text of new and
revised development regulations summarized below. New and revised regulations would include:

Coastal Zoning Ordinance


Revision of Section 20.08.010 (Establishment and Designation of Zoning Districts) to
establish new “Waterfront Industrial” zoning district.



Creation of a new Chapter 20.27 (Waterfront Industrial “WI” District) setting forth
regulations for development in the new “Waterfront Industrial” District.

North County Coastal Implementation Plan


Revision of Section 20.144.130 (Wastewater Management Facilities Development
Standards) to eliminate references to Moss Landing’s Sewer Allocation Plan.



Revision of Section 20.144.140 (Land Use Development Standards) to insert references to
the new “Waterfront Industrial” District and to implement new standards for industrial
development.



Revision of Section 20.144.160 (Moss Landing Community Development Standards) to
implement policy changes, including: the elimination of regulations affecting the operation
and management of the Harbor District, new standards for expansion of harbor uses,
elimination of regulations for Phase 2 of the harbor expansion (which is no longer planned),
elimination of language giving priority to commercial fishing activities and aquaculture over
other types of coastal-dependent industrial uses in industrial areas, new standards for
industrial development, elimination of various regulation related to energy development for
which accompanying policy was deleted in the Community Plan (e.g., references to nuclear
power, etc), and finally, expanded design guidelines and standards for development in Moss
Landing.
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ATTACHMENT C:
DETAILED PROJECT DESCRIPTION – COASTAL DEVELOPMENT
PERMIT APPROVAL
I NTRODUCTION
The proposed project includes approval of Coastal Development Permits for General Development
Plans proposed by the Monterey Bay Aquarium Research Institute (MBARI), Gregg Drilling, and
Moss Landing Marine Laboratories (MLML). The project also includes a Coastal Development
Permit for the Moss Landing Road Street and Drainage Improvements Project. The General
Development Plans are not intended to represent the only possible way to realize the concepts and
provisions set forth in the plans. Each is intended to allow the County flexibility to adjust the site
plans and building design efforts to respond to ideas that may arise through more detailed design
efforts and changing needs and conditions. Each of these projects is described in detailed below.
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M ONTEREY B AY A QUARIUM R ESEARCH I NSTITUTE F ILE # S
PLN080307 AND PLN080006)
Type of Environmental Review
MBARI’s General Development Plan is divided into three phases—Phase I (present to 2020), Phase
II (2017 to 2020), and Phase III (2030 to 2050). This EIR analyzes Phase I and Phase II at a projectspecific level. The EIR will analyze Phase III at a programmatic level.

Project Location
The project is located in Moss Landing, California and includes the following Assessor Parcel
Numbers (APNs)






APN 133-252-001-000
APN 133-242-001-000
APN 133-242-008-000
APN 133-232-001-000
APN 133-231-001-000

Project Overview
The MBARI General Development Plan calls for 76,791 square feet of net new structures, including
a 900 square-foot dock extension, and for the demolition of an existing 20,609 square-foot structure.
MBARI has identified several short-term and long-term development projects in its proposed master
plan. MBARI has proposed phased development of these facilities over a 35-year timeframe. In the
event of inconsistent information on building size presented in the MBARI Master Plan, the EIR has
assumed the building area presented below. The following improvements are proposed (presented
here in order from north to south and phasing):
Building J.1: Expedition Staging Facility and Research Laboratory. A 5,800 square-foot
expedition staging facility would be constructed to build and assemble equipment prior to mobilizing
research projects. No additional staff is associated with this staging facility. This building is to be
located on the MBARI site APN 133-252-001.
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Parking H.1: An auxiliary 95-space parking lot is proposed to support the master-planned campus
facilities and provide visitor parking for the beach access when available off-hours
(evening/weekend). The parking facilities are proposed on MBARI sites APN 133-252-001 and
APN 133-242-008; Phase II (2017-2020).
Building G: Oceanographic Research/Test & Integration Facility. A 30,000 square- foot, twostory building is proposed as a replacement for the existing 20,609 square-foot, two-story building
that currently houses Phil’s Fish Market, Restaurant, and Fish Processing (13,959 square feet) and
MBARI facilities (6,650 square feet) at 7600 Sandholdt Road. This building would support research
centers and activities associated with integration and testing of oceanographic equipment prior to
deployment on research vessels. This building is proposed to be constructed on approximately the
same footprint as the existing building but would not extend as far to the west at the southwest
corner. Twenty parking spaces are proposed, and about forty (40) new staff members are
anticipated. On-site parking would be supplemented as needed with additional available MBARI
campus parking. This building would be located on the MBARI site APN 133-232-001; Phase II
(2017-2020).
Dock Expansion F: A 30-foot by 30-foot dock extension is proposed to accommodate future marine
operations (a longer vessel to replace the current R/V Western Flyer).
Building H: Research Laboratory Office Facility. A 24,000 square-foot, two-story building is
proposed that would support ocean-dependent research activities. Forty new staff members are
anticipated. This building would be located on the MBARI sites APN 133-242-008 and APN 133242-001; Phase III (2030-2050).
Building J: Research Laboratory and Office Facility. A 35,000 square-foot, two-story building for
additional research lab space that would replace the 5,800 square foot expedition staging facility
(J.1) at a later time. MBARI anticipates approximately sixty (60) new staff members associated with
this laboratory building. These buildings would be located on the MBARI site APN 133-252-001,
field expedition staging, Phase I (2015-2020); research lab, Phase III (2030-2050).
Building K: Dock House. A new 7,500 square-foot dock house for marine operations staff would
be constructed opposite 7600 Sandholdt Road. Thirteen parking spaces would be provided and 15
staff members are anticipated. These facilities would be located on the MBARI site APN 133-231001; dock, Phase II (2017-2020); building Phase III (2030-2050).
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MBARI General Development Plan
The following information has been included to fulfill the Zoning Ordinance Section, 20.26.060
requirement to prepare a General Development Plan for the Monterey Bay Aquarium Research
Institute’s (MBARI) operations in Moss Landing, California.
MBARI’s operations fall under section Z, Light Industrial use in the Coastal Implementation Plan,
Title 20, Zoning Ordinance for the County of Monterey, “Marine related research facilities including
but not limited to laboratories, offices and other reasonable related uses.”

MBARI CURRENT OPERATIONS AND FACILITIES
MBARI’s principal research objective is to address ocean issues of global and societal relevance
using Monterey Bay as a test bed. To enable this research MBARI scientists and engineers develop
state-of-the-art platforms, sensors, and related systems in its engineering laboratories and
manufacturing facility. MBARI’s research scientists then use these new systems deployed off its
dedicated research vessels operating out of Moss Landing Harbor across the street from its science,
engineering, and operations facilities.
The knowledge gained and the technology developed are then transferred, typically at no cost, to
communities outside of MBARI, that includes the general public, schools, other scientific and
research establishments, policy makers, government laboratories, and resource managers.
MBARI has been operating out of Moss Landing since 1993. There are currently approximately 220
staff members working at MBARI facilities and on the research vessels.
The success of MBARI lies in its ability to co-locate all its staff and operations on the same campus.
This enables critical teaming between its research scientists, the engineering teams developing new
instruments and systems for the scientists, and the marine operations group who deploy the new
oceanographic systems in support of the research.
The location allows ready access to Monterey Bay and the deep Monterey Bay Canyon, and the
mild year-round climate on the central coast allows all year around access to ocean and coastal
research sites. Year around access is critical for understanding annual variations in the everchanging coastal zone ecosystems. Several MBARI scientists have been taking measurements in
Monterey Bay every month for the last 20 years. This sampling program has led to MBARI
generating some of the most valuable oceanographic data ever taken anywhere in the world's oceans,
and has been instrumental in understanding phenomena such as the EI Niño and La Niña and in
deciphering the signal of climate change on top of the annual and decadal changes. This has been
achieved by using new technologies developed by scientists and engineers, followed by deployments
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of these technologies by the scientists and marine operations staff on MBARI's research vessels. All
this has only been possible by locating all of MBARI's staff in one campus on Moss Landing Island,
close to its docks and research vessels.
Within the MBARI facilities in Moss Landing, several different types of inter-related activities occur
including science research, engineering, marine operations, and education and outreach.
Science Research
MBARI has several research laboratories, each led by a research scientist or a research engineer.
Current research areas include marine geology, marine chemistry, biogeochemistry, microbiology,
molecular biology, benthic biology, mid-water biology, autonomous platforms, and distributed
autonomy. It is anticipated that in the future, MBARI may move into new, rapidly developing areas
of ocean research that are entirely impossible to anticipate today. As the very nature of research is
unpredictable, it is clearly not possible to itemize here every future research activity. However, all of
MBARI's research will focus on understanding basic ocean processes and the anthropogenic impact
on these natural ocean processes, and to disseminate our discoveries to the benefit of the general
public and policy makers. In the future, as new opportunities arise, MBARI may expand into new
areas that are aligned to its mission and strategic plan. Those opportunities will undoubtedly
involve developing instrumentation, sensors, and systems to further advance these new areas of
oceanographic research.
Each of the science research laboratories has three to 10 staff supporting its research activities. The
support staff in the laboratories undertakes basic research activities typically during normal day work
hours and support sea-going research activities on the MBARI vessels several times during the year.
Because of the nature of research, staff may be working any hours of the day and night, and seven
days a week at critical periods in their research or in preparing for upcoming ocean cruises, so there
are no regular working hours that can be defined.
Engineering Development
MBARI's engineering division currently consists of engineers and technicians performing
engineering, manufacturing, shore-based integration and test, and at-sea testing. Components are
machined in the machine shop and fabricated (welding, cutting, etc.) in the manufacturing facilities.
Assembly work is performed in assembly bays or in engineering laboratories depending on the size
and complexity of the systems being developed. Cold room testing and pressure testing is performed
in specialized test facilities at MBARI to ensure equipment will operate when deployed at ocean
depths.
MBARI has a large salt water test tank with filtered sea water pumped to and from the Moss
Landing Marine Laboratory pump house next door to Building A in a closed-loop system. This is a
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unique test facility that is open to other oceanographic users in the area, such as MLML, Naval
Postgraduate School etc., for testing equipment before being deployed.
Marine Operations
The Marine Operations group prepares equipment and systems (buoys, autonomous underwater
vehicles, gliders, drifters, etc.) for deploying off the research vessels. Most of this work is performed
in large high bays and requires cranes and forklifts for moving systems between the assembly areas
and the research vessels at the Moss Landing dock.
Some systems are deployed for periods of up to a year, after which they are recovered, refurbished,
tested, and sent back to sea for another deployment. This work requires cleaning marine growth off
equipment and involves use of cranes and forklifts.
The research vessels are in operation most of the year, but operate on different schedules. MBARI's
flagship, the R/V Western Flyer is typically at sea for one−two week cruises, but occasionally will be
away from home port on expeditions that last up to three months. Harbor dredging practices limit
the vessel entry and leaving times to an hour or so either side of high tide, so the ship can arrive or
leave port at any time during the day or night in order to catch the right tide. The other two research
vessels, the R/V Rachel Carson and R/V Paragon, operate out of Moss Landing on a daily basis,
typically during the daytime, but depending on their mission, could be arriving or leaving any time
during the 24-hour day.
The Marine Operations division also operates the cabled observatory in Monterey Bay, known as
MARS, currently the only deep water scientific cabled observatory off the United States West Coast.
Due to the nature of an oceanographic research, a great deal of equipment is stored both outside and
inside storage bays waiting to be repaired or deployed on future science cruises.
Education and Outreach
Education and outreach activities are many and varied. Most weeks school groups will visit
MBARI for a presentation and tour of the facilities. Each year MBARI holds a one-day open house
that is free to the general public. MBARI holds several workshops each year to disseminate its
discoveries for science teachers and other researchers from across the country. MBARI holds
weekly seminars that are open to the public and allows other organizations and institutes to use its
conference facilities for meetings when the work is connected with MBARI activities and research
interests.
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MBARI'S EXISTING FACILITIES
MBARI has six existing buildings on Moss Landing Island, identified as Buildings A, B, C, D, F,
and G, on APN #133-232-xxx, and on 133-231-xxx in the attached drawing (see Figure MBARI-1).
Building A was built in 1996 and provides space for most of the Institute's management and
administrative staff, scientists, engineers, and education and outreach staff. The building includes
offices, science and engineering laboratories, salt water labs, video laboratory, meeting rooms, and
limited covered parking.
Building B was originally built in 1986 and had an extension added in 2001. The original building
supported marine operations and included a manufacturing facility and a High Bay area. The new
extension added in 2001 provided office space for engineering and science staff, several new science
and engineering labs, conference rooms, and a large saltwater test tank that is used for testing
instrumentation prior to being deployed in the ocean.
Building C provides storage for marine science equipment and includes a small wood shop.
Building D is used to house our cabled observatory support staff with office space and laboratories.
They test equipment and experimental systems prior to being deployed on the cabled observatory,
MARS, in Monterey Bay. The open High Bay area is used by Division of Marine Operations to
store, assemble, and test equipment prior to marine deployments.
Building E is a dock house that provides storage for spares and equipment to support operation and
maintenance of our research vessels.
“F” is the dock for the R/V Western Flyer on land leased from the Moss Landing Harbor District.
Building G houses Phil's Restaurant, Fish Market, and Fish Processing that is leased through 2017
from MBARI. Science video storage, low temperature freezers, and a small area for an engineering
laboratory and offices are within the existing building.

MBARI FUTURE OPERATIONS AND FACILITIES
Currently Owned Property/Build Out
To enable MBARI to expand in the future, MBARI bought two properties on the Moss Landing
Harbor on Sandholdt Road in early 2000. It is critical to the success of MBARI for all of its
activities to be co-located as close as possible to maintain frequent and continuous interactions
between the various divisions during the research, development, and deployment phases. Proximity
to the research vessel docks is absolutely essential for the frequent deployments needed to test out
new technologies and systems on a regular basis.
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When opportunities arise and funding allows, MBARI will construct new research facilities on the
vacant lots. The exact nature of the research and development activities is not currently known, as
this is research, but it is most likely to be similar in nature to existing activities described under
"Current Operations," and it will be in support of ocean research. The activities will be associated
with a combination of science research laboratories, engineering research and development,
machining, fabrication, assembly (indoor and outdoor), equipment maintenance and repair,
equipment testing, education and outreach, workshops, and seminars.
These new buildings would be constructed on the Moss Landing Island in the area zoned "Light
Industrial" in the Monterey County Land Use Plan. The science research activities enabled by the
construction of these new buildings are considered coastally dependent.
MBARI holds title to several parcels/APNs on Moss Landing Island shown in Figures MBARI-1,
MBARI-2, and MBARI-3. Several buildings are marked as existing (A, B, C, D, E, F, G) and are
supporting MBARI activities; other properties (F, G, H, J, and K) are not yet developed but planned
developments will enable critical expansion of MBARI research in future years. Note that Building
G exists but will be demolished and replaced by a new research facility as part of Phase II.
Figures MBARI-1, MBARI-2, and MBARI-3 show the MBARI Master Plan with new development
and timing of the three main phases of construction. Table MBARI-1 summarizes the MBARI
development plans.
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Figure MBARI-1: Site plan depicting MBARI’s existing facilities
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Figure MBARI-2: MBARI Master Plan depicting Phase I and Phase II development
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Figure MBARI-3: Phase III development of MBARI’s Master Plan
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Table MBARI-1: Existing and Future MBARI Buildings
Bld #

Description

Assessor parcel
number (APN)

Building
Size
(sq ft)

Building
Footprint
(sq ft)

Number of
additional
staff

5,800

5,800

0

900

900

0

<20,609>

<16,000>

30,000

16,000

Existing Facilities
A

Existing

133-232-xxx

69,628

B

Existing

133-232-xxx

45,344

C

Existing

133-232-xxx

4,000

D

Existing

133-232-xxx

7,837

E

Existing

133-231-xxx

2,624

G

Existing

133-232-xxx

20,609

Subtotal

150,042

Phase I: 2015−2020
J.1

Construct field program staging
bay

133-252-001

Phase II: 2017−2020
E

30-foot extension pier for new
research vessel

G

Demolish existing Building G;
build newresearch lab/offices

133-232-001

Parking Facility: 95 spaces

133-242-008
133-242-001

N/A

N/A

133-242-008,
133-242-001

24,000

12,000

133-252-001

<5,800>

<5,800>

133-252-001

35,000

17,500

60

133-231-001

7,500

7,500

15

76,791

37,900

155

H.1

133-231-010

40

Phase III: 2020−2050
H
J.1
J
K

Replace parking lot with new
research lab/offices
Remove the existing field
expedition staging building
Replace field program
staging building, new
research lab/offices
New marine operations
offices

40

Total
Net new development
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CONSTRUCTION PHASES AND TIMING OF FUTURE DEVELOPMENTS
Table MBARI-1 shows existing MBARI buildings and the plan for development of the future
facilities. Development will occur in three phases.
Phase I, 2015−2020, includes:


Construction of the Field Program Staging Building: a 5,800 square foot field program
staging building will be constructed on APN 133-252-001 (Building J.1), and will be used to
build and assemble equipment, including gliders, moorings, drifters, and autonomous
underwater vehicles, prior to mobilizing for major Monterey Bay field programs.

Phase II, 2017−2020, includes:


Demolition of the existing Building G (that currently houses Phil's Fish Market) and the
construction of a new 30,000 square foot research lab and offices (APN 133-232-001). The
building is sited close to MBARI's existing properties and to our research vessels and docks.
The new building will support an Integration and Test Facility with a cold room, research
labs, offices, and conference rooms.



Construction of a 95-space campus parking lot on APNs 133-242-008 and 133-242-001.



Construction of a 30-foot dock extension on APN 133-231-010 to accommodate the greater
length of the R/V Western Flyer replacement when the R/V Western Flyer reaches its end of
life and is decommissioned.

Phase III, 2030−2050, includes:


Removal and replacement of the field expedition staging building (Building J.1) and the
construction of a new 35,000 square foot research lab and offices on APN 133-252-001.



Construction of a 24,000 square foot research lab and offices on APNs 133-242-008 and 133242-001.



Construction of a 7,500 square foot Marine Operations office (Building K) on APN 133-231001.

The new research buildings will provide laboratory space for research labs, offices, and meeting
rooms. It is anticipated that over the next few decades new research themes will emerge that we
cannot conceive of today, but will be important to society and to the health of the coastal oceans.
Figures MBARI-1 and MBARI-2 show development plans for selected MBARI buildings.
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DEVELOPMENT STANDARDS
Site Coverage
Building site coverage will meet the Monterey County requirements and will be significantly less
than 50 percent (excluding parking and landscaping).
Building Design
The building exterior designs will convey the aesthetics of a working fishing port, consistent with the
neighborhood on Sandholdt Road. Gabled or pitched roofs are preferred over flat roofs to fit in with
the industrial warehouse or shed look of the road. Rugged, utilitarian, and industrial style exterior
finishes capable of withstanding the harsh climate and blending into the neighborhood will be
utilized. Exterior finishes will also be compatible with the existing MBARI buildings, in order to
convey a consistent campus aesthetic. For example, in Building G, Hardiboard fiber cement lapped
siding will be the predominant exterior wall finish, to be consistent with Buildings A and B.
Preliminary conceptual drawings of Building G and Building J.1 are depicted in Figures MBARI-4
and MBARI-5.
Parking and Traffic
MBARI's new facilities will be provided with the parking required by Monterey County’s standards.
The campus master plan and interdependent facilities will possibly locate parking on associated sites
to cluster facilities and make uses function efficiently. For example, 95 parking spaces are proposed
as H.1 in Phase II and would serve the entire MBARI campus. Over time, parking standards and
needs will be monitored and adjusted as appropriate with the implementation of the phasing of
projects.
MBARI reduces traffic congestion and the need for on-site parking by providing five van pools and
incentives for carpooling. MBARI also operates nine-hour days with an off Friday every other
week, that helps reduce traffic on the off Fridays. Due to the longer work hours on the other nine
days, commuting times are moved to outside the normal rush hour periods. In addition, due to the
nature of the research, MBARI does not operate fixed working hours and may change the working
schedules in the future depending on advice from staff and or direction from our Board of Directors.
Landscaping
MBARI will use low water native landscaping in locations where landscaping is required or desired.
Landscaping will be designed to replicate or compliment the California native plant community in
the region.
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Setbacks and Building Footprint Locations
MBARI has limited the new buildings to areas that are identified as not being Environmentally
Sensitive Habitat Area (ESHA) required by the California Coastal Commission and that are heavily
disturbed areas and/or with hard compacted sand and gravel that are unsuitable for re-vegetation.
Buildings will be set back to meet zoning standards at the side property lines, and a minimum of five
feet from the street front property line. Rear yards are normally controlled by ESHA.
Building Heights
Office and laboratory buildings will be limited to two levels. Building height will be influenced by
the requirement for significant mechanical ductwork in the overhead space of research buildings,
requiring floor to floor heights to be larger than they are for office or residential buildings. The
pitched roof aesthetic incorporated to make the building fit the character of Moss Landing, and
considerations of future sea level rise on the Finished Floor Elevation (FFE) will increase the
building height over a flat-roofed building. It is expected that the buildings will not exceed 35 feet
above average surrounding grade. The Finished Floor Elevation (FFE) will comply with FEMA
flood zone requirements and county guidelines.
Coastal Access
No new coastal access is proposed as part of the MBARI General Development Plan. There are
three existing points of coastal access on the Island. First, access is provided between Moss Landing
Marine Lab’s El Norte building and MBARI’s proposed Building H. Second, coastal access is
located on the south side of the existing Phil’s Fish Market (MBARI’s future Building G). Finally,
coastal access is provided at the termination of Sandholdt Road.
Coastal access will be supported with the designation of portions of the MBARI campus parking for
off-hours weekend and evening use by public coastal users.
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Figure MBARI-4: Early conceptual drawings of Building G
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Figure MBARI-5: Conceptual drawings of the Field Program Staging Building
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G REGG D RILLING (F ILE #: PLN090039)
Gregg Drilling provides geotechnical, environmental, monitoring well and related drilling and
investigative services, including off-shore work. Moss Landing is the home port of Gregg Drilling’s
Quin Delta drill ship.

Type of Environmental Review
This EIR analyzes the Gregg Drilling General Development Plan at a project-specific level.

Project Location
Moss Landing
APNs/Addresses:






APN 133-251-004
APN 133-251-005
APN 133-251-006
APN 133-251-008
APN 133-251-009

Gregg Drilling General Development Plan
The proposed Gregg Drilling development includes a new 22,000 square-foot building, a bulkhead
or other shoreline protection, a 3,000 to 4,000 square foot wharf/dock, and dredging of the harbor.
Gregg Drilling owns or has options/purchase agreements on several parcels (APNs 133-251-004,
133-251-005, 133-251-006 133-251-008, and 133-251-009) on the east side of Sandholdt Road with
access to the harbor. The parcels are presently used for marine goods sales (ship’s chandlery), a
fueling dock, boat maintenance, launching, and related maritime uses, and most of these uses would
remain, although some uses would be rearranged and consolidated within the site. Gregg Drilling
proposes the following actions and improvements on these parcels:
•

Lot line adjustments to re-configure and/or merge the parcels;

•

Approximately 545 feet of steel sheet pile and concrete bulkhead (and/or rip-rap armoring),
parallel to the shoreline, with backfill, and potential additional riprap repair and extension;
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•

120-foot by 24-foot wharf with two 18-foot wide approach trestles (two alternative designs
show a single trestle), a 120-foot long floating dock on the outboard side, and lighting for
night operations. The wharf would be positioned more-or-less parallel to and about 20 to 40
feet from the shoreline, and supported by 16-inch square concrete piles at ten feet on center.
The 110-foot RV Quin Delta drill ship would dock at the wharf;

•

Initial dredging of approximately 750 cubic yards for the wharf and boat slip, and ongoing
dredging of approximately 250 cubic yards approximately every three years;

•

Reconstruction of the existing paired 70-foot long launching piers at Gravelle’s ship yard at
approximately the same location;

•

22,000 square-foot two-story building (or buildings) accommodating 25 employees for
administration, remote drilling, data collection, and/or fabrication;

•

Demolition of selected existing structures with about 5,500 square feet of floor area, and
remodel of selected existing structures;

•

Relocation of existing 5,000 square-foot restaurant from nearby property (Phil’s Fish
Market);

•

80-foot tall wind turbine;

•

Parking lot(s) to accommodate new, reorganized, and relocated uses;

•

Site lighting and street frontage improvements (curb, gutter, and sidewalk); and

•

New and upgraded utilities, including: sewer, water, drainage, natural gas, and commercial
electricity.
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M OSS L ANDING M ARINE L ABORATORIES (F ILE #:
PLN080071)
The Moss Landing Marine Laboratories (MLML) Expansion Project contains both short- and longterm plans for expansion, which are outlined below.

Type of Environmental Review
This EIR analyzes the entirety of Moss Landing Marine Laboratories General Development Plan at
a project-specific level.

Project Location
Moss Landing
APNs/Addresses:






APN 133-241-013-000 (~7539 Sandholdt Road)
APN 133-241-014-000 (~7539 Sandholdt Road)
APN 133-242-010-000 (7544 Sandholdt Road)
APN 133-232-006-000 (7722 Sandholdt Road)
APN 133-201-016-000 (~8272 Moss Landing Road)

Overview
Short-Term MLML Plans
•

Marine Operations Facility. MLML plans to construct a new 36,000-square foot multi-use
facility with a new 15,000-square foot dock/wharf area at 7539 Sandholdt Road. This
facility would house a warehouse, offices, retail shops, and off-loading facilities.

Long-Term MLML Plans
•

Shore Lab – North. MLML plans to construct a new 2,600-square foot multi-use facility at
7544 Sandholdt Road. This facility would house an office and warehouse facility.
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•

Sandholdt Pier/Shore Lab – South. MLML plans to construct a new 7,400-square foot
research building, an 8,520-square foot slab for aquaculture, and 500-foot pier at 7722
Sandholdt Road. This facility would provide research space, aquaculture space, and
commercial pier space.

•

Sandholdt Center/Academic Village. MLML plans to construct a new 30,000-square foot
mixed-use building adjacent to its main campus. This facility would contain residential
units, office space, and a conference facility.

Moss Landing Marine Laboratories General Development
Plan
The Moss Landing Marine Laboratories (MLML) are the graduate program and research facilities
serving seven California State Universities campuses located in Fresno, Stanislaus, Sacramento, San
Francisco, Hayward, San Jose and Monterey Bay. The second oldest marine lab on the Monterey
Bay, MLML is the only graduate program in Marine Science in the California State University and
serves as the gateway to the Monterey Bay National Marine Sanctuary for Staff, Faculty and
Students of the CSU, affiliated researchers and the public. Since its grass-roots inception in 1966 in
a converted cannery building, MLML has built a program in graduate education and research that is
internationally renowned for excellence in the disciplines of marine science.
Among the marine institutions around the Bay, MLML distinguishes itself by engaging in a broad
spectrum of coastal and marine research topics, often applied to questions of the whole organism or
ecosystem and their responses to anthropogenic impacts and mitigation. Utilizing the coastal
campuses of the CSU, MLML has recently established a coastal observatory, spanning all of
California and dedicated to monitor environmental conditions and change in the coastal zone. In
addition, MLML operates the largest fleet of research vessels in central California including the R/V
Point Sur, a 500 ton, 135 foot regional class research vessel, owned by the National Science
Foundation. Over the last 40 years, MLML has acquired several properties in support of these
activities and programs. Several recent developments now compel a comprehensive plan that will
incorporate all the needs of the institution and more formally develop the uses and facilities at each
one of these properties. In addition, MLML recognizes the opportunity to functionally and
programmatically address and demonstrate issues of sustainability in the coastal zone.
MLML conceptual development plans include: 1) a combined Marine Operations, Research Diving
and Sustainable Fishery Offloading Facility; 2) modifications to existing facilities at our northern
Shore Laboratory Complex, 3) a southern Shore Laboratory complex that combines a research
pier/coastal observatory, large animal holding tanks, lab space and an integrated aquaculture
research facility; and 4) housing and visitor-serving facilities for the accommodations of students
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during the academic year and workshops, classes and special programs during the summer. This
latter project will also incorporate an additional wing to our main laboratory for the establishment of
a center for Sustainable Ocean Sciences (SOS), associated office and meeting facilities.

MARINE OPERATIONS/SCIENTIFIC DIVING/SUSTAINABLE FISHERIES FACILITY
This project seeks to integrate several ongoing MLML marine operational functionalities while
increasing public awareness, promoting sustainable fisheries and saving jobs in Moss Landing.
This development will involve a series of adjacent parcels, located on the east (Harbor) side of
Sandholdt Road (7539) including both the current MLML Small Boats and Scientific Diving
facilities, boat yard, docks (0.5 acres) and the former Del Mar docks and offloading facilities, now
being leased back to Del Mar Seafoods.
The proposed development would retain the functionality of both parcels yet add berthing for the
NSF Regional Class Research Vessel, now being planned to replace the R/V Point Sur as well as
other state or federal vessels. Extensive demolition and remodeling of the existing facilities and
reconstruction of the docks/seawall, would be required together with the construction of a new
combined Marine Operations building. The resultant integrated facility would have 350 feet of dock
space, a two story 26,000 square foot building that would provide work, warehouse and shop space
in support of marine operations, mobilization and demobilization of scientific expeditions, caretaker
quarters, office and meeting space for both MLML marine operations staff and MLML Small Boats
and Diving staff. It would include compressor, fill station, storage banks, nitrox system, and dive
lockers and showers to support approximately 30 to 40 marine lab divers.
The Integrated Sustainable Fisheries building would require about 10,000 square feet (two stories)
for vessel offloading, fish pumps, scales, conveyors, forklifts, bins and de-watering equipment, ice
machine and a HGT machine with packaging, and a public viewing area. A business plan and
feasibility study is now being prepared for this project and the Coastal Pelagic Species (sardines,
anchovy, squid), specifically addressing the conversion of the current large volume/low value crop
to a lower volume/higher value crop. Large truck access to both facilities is necessary. Port-side
vessel support also requires the use of forklifts and cranes. Small boat docks are required for a
minimum of four 30 to 60-foot vessels, three 20-foot whalers, and three inflatables. It also includes a
launch ramp for small vessels (i.e., less than 35 feet).
Purpose: research support, education, fisheries
Use: staging oceanographic research cruises, boating and diving research operations, education,
sustainable fishery operations.
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Square footage: 36,000 square feet of mixed use buildings (warehouse, offices, shops, offloading
facilities, 15,000 square feet of dock/wharf area, parking for 30
Number of Occupants: 20
Figure MLML-1 shows the Integrated Sustainable Fisheries Building.

Figure MLML-1: Integrated Sustainable Fisheries Building
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SHORE LABORATORIES (NORTHERN COMPLEX) 7544 SANDHOLDT ROAD
Remodel of existing deck into enclosed office space (600 square feet) and installation of a steel
building (2,000 square feet) will provide accommodations for the MLML Marine Operations group.
The "Norte" Complex is home to the Marine Pollution Studies Laboratories, Environmental
Biotechnology Laboratories, Sea Lion Research/Training Facilities and the Center for Habitat
Studies. This complex provides research space for students, and staff, together with laydown area
and storage for boats and trailers used in support of a variety of field sampling programs including
the Department of Fish and Game's mussel watch program, the State's Surface Water Ambient
Monitoring Program (SWAMP) and the state funded Invasive Species program.
This project seeks to consolidate the functionality of the Marine Operations group through the
development of facilities for their accommodation now and throughout the construction of the new
facilities. With the compression of the MBARI spaces, the MLML Marine Operations Group was
forced to move out of the MBARI building D. We currently rent space in the Harbor District owned
Santa Cruz Cannery Building (7532 Sandholdt Road). Consolidation of facilities would save
MLML an estimated $45,000 per year.
Proposed is the remodel/enclosure of a second-floor observation/deck area overlying the front of the
building, now accommodating first floor offices and meeting spaces, estimated to be about 600
square feet. This would be for Marine Operations staff, overseeing the operations of both the R/V
Point Sur and the Small Boats department. In addition, about 2,000 square feet of space, secured
from weather and theft, is required for cruise mobilization and demobilization to accommodate
researchers using the R/V Point Sur. These users ship equipment, supplies and materials from all
over the country and a protected area is required to effectively stage for deployment. This area
would also be used to store equipment used on the R/V Point Sur and other research vessels
including refrigerated laboratories, sediment coring equipment, nets, inflatable boats, whalers,
trailers and mooring equipment.
Purpose: research support
Use: staging oceanographic research cruises, boating and diving research operations.
Square footage: 600 and 2,000 square feet of mixed use offices and warehouse facilities
Number of Occupants: 6 additional
Figure MLML-2 shows the Shore Labs North Complex.
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Figure MLML-2: Shore Labs North Complex
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SHORE LABORATORY/RESEARCH PIER FACILITY (SOUTHERN COMPLEX) 7722 SANDHOLDT
ROAD
This project seeks to regain much of the shoreside/pier research and culturing functionality lost to
the labs following the 1989 Lorna Prieta Earthquake. The activities at this facility are intimately
coastal-dependent and cannot be reproduced elsewhere.
The parcel located on the west (Bay) side of Sandholdt Road (7722) is the site of a portion of the
original MLML facility and pier that presently has a pump house, aquaculture building, and an
office trailer. The proposed development would reconstruct six facilities/functionalities at this site:
an integrated aquaculture facility, an outdoor aquaculture/aquarium facility, a large animal
husbandry/research facility, an indoor seawater research lab, caretaker quarters, and a pier. The
integrated aquaculture facility would be composed of a one-story 1,079 square feet building that
would provide laboratory space for processing specimens from the outdoor tanks. The laboratory
building, caretaker quarters included, would have an office space, an analytical chemistry
laboratory, and a culture and microscope room.
Outside of this building would be a concrete slab that would have nine 10,500-gallon tanks that
would allow the culture of seaweeds and invertebrates in an integrated system to initially test
hypotheses regarding husbandry, integration, quality, and growth rates of algae and abalone grown
in combination. The other outdoor aquaculture facility is a 2,160 square feet concrete slab with 8 to
10 500- to 3,000-gallon round tanks that will allow the culturing/holding of algae, invertebrates, and
small fishes. This facility would have the capability of being covered but would not have walls. The
large animal facility would be a series of five to six large 2,000- to 10,000-gallon concrete or
fiberglass tanks (perhaps 6 to 20 feet in diameter) with a connected trex-planking walkway joining
the tops of the tanks and a centrally-located food preparation room (200 square feet). This facility
would be used to hold large vertebrates such as sharks, birds, and mammals. The indoor seawater
research lab would be a 2-story building (4,000 square feet) with a large open room (3,500 square
feet) that is open from the floor to ceiling taking up the bulk of the space with one side of the
building a laboratory, a small meeting area on the bottom floor (500 square feet) and an office space
and caretakers lodging on the top floor (500 square feet).
At the seaward side of the property would be a 22-foot wide, 500-foot long pier with a 175 square
feet sieve house, and a 35-foot by 35-foot turnaround at the end of the pier. This pier would be used
to convey our seaward system through the intertidal, provide locations for automatic environmental
monitoring and sampling, allow vessel tie-up for personnel and equipment transfers, allow docking
for autonomous underwater vehicles (AUVs) used by MBARI, provide access to nearshore waters
for scientific and class sampling, and provide limited public access. The pier was approved by the
California Coastal Commission in 2004, but the permit has since expired due to inactivity and will
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need to be re-issued. MLML is also looking at the feasibility of including wave power generation as
part of the pier structure.
Purpose: Aquaculture, husbandry, holding, research, and education
Use: Aquaculture and holding for algae, invertebrates, fishes, birds, and mammals, and provide
public and scientist access to the nearshore environment via the pier.
Square footage: 7,400 square feet of buildings, 8,520 square feet of concrete slabs, 20-foot wide
roadway, and 500-foot pier.
Number of Occupants: 8 to 10, Parking Places: 18
Figure MLML-3 shows the Shore Labs South Complex.

Figure MLML-3: Shore Labs South Complex
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SANDHOLDT CENTER, ACADEMIC VILLAGE
This project involves the construction of a housing, office and conference complex at the Sandholdt
Center, a 9-acre parcel immediately adjacent to the main Laboratory facilities at 8272 Moss Landing
Road. By housing students and workshop participants on site, it is estimated to reduce traffic on
State Route 1 by about 60 trips per day and be a model for green development.
There is a need for scientists, resource managers and business groups to work together to define
problems of mutual interest and societal importance. MLML has recently established (and
trademarked) the Center for Sustainable Ocean Science (SOS). Using a series of workshops and
summer programs, the Center will bring these stakeholder groups together in order to frame the
issues, define the problems and seek scientific direction towards their solution. These include topics
such as invasive species, harmful algal blooms, integrated aquaculture, sustainable fisheries, etc., for
which there is a lack of scientific data to recommend a proactive course of action. The SOS Center
will be modeled after the National Center for Ecological Analysis and Synthesis (NCEASS) at DC
Santa Barbara. The outcomes will take the form of papers, joint proposals and research directions
that will translate to demonstration projects. In phase one of the development plan, this will consist
of the development of visitor-serving facilities in the location of the Sandholdt Center and integrated
into the academic village to be developed there. Center staff will help to develop workshops
(NCEAS-style) for determining which issues to address and determine likely avenues for research.
The Center's workshop functions will initially be conducted during the summer months and include
academic, industrial, governmental participants who will be accommodated in housing and
conference facilities, planned to be part of the SOS Center.
Academic Village: Located at the Sandholdt Center, adjacent to the Main Laboratory, a 60 bed
complex with apartments for the housing of graduate students during the academic year and the
SOS Center participants during the summer, will be constructed to serve several needs: 1) rental
income to help support program, 2) needed housing for visiting scientists, students and visitors
attending SOS workshops, 3) test/training pool to accommodate the scientific diving program and
the need to test equipment under controlled conditions and provide recreation for tenants of the SOS
Center when not being used for teaching or research.
The facilities of the Center will be constructed to a LEED Gold or Platinum Standard and the
grounds will be landscaped to blend with the habitat restoration on the adjacent MLML parcel.
Wetland enhancement will be coordinated with North Monterey County Public Works in order to
take advantage of storm runoff and divert surface waters from Moro Cojo Slough.
Purpose: Residential Housing, Offices, Conference and Multiple Use Facilities
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Use: Provide housing for graduate students during the academic year, accommodation of programs
and workshops during the summer.
Square footage: 30,000
Number of Occupants: 70
Figure MLML-4 shows the Academic Building.

Figure MLML-4: Academic Village
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SHORT TERM AND LONG TERM PROJECT PHASING, INTEGRATION WITH MBARI
The above descriptions outline a series of projects, linked together through our research programs
and educational needs. They are coherent and integrated. The execution of these projects, and
some minor remodels, however, has independent timelines. We also seek input regarding the
following phasing of the projects.
Short term needs:






Remodeling of aquaculture facilities/construction of outdoor tank area at the southern Shore
Laboratory Facility, 7722 Sandholdt Road. This is required for ongoing and anticipated
research. Additional research to commence in June.
2) Remodeling of upper-level deck area at the northern Shore Laboratory Complex 7544
Sandholdt Road to accommodate Marine Operations offices. No increase of building
footprint would be needed to enclose 600 square feet of existing deck area. We are seeking
funding for this project, to be started in October, 2008.
Placement of steel building at 7544 Sandholdt Road for research cruise
mobilization/demobilization. This would allow for cruise support and storage of materials
now located on the Del Mar and Small Boats properties.

Longer-term projects:




Development of the Integrated Marine Operations/Fishery Complex, 7539, 7544 Sandholdt
Road.
Construction of research pier and remaining support facilities at the southern Shore
Laboratory Complex, 7722 Sandholdt Road.
Development of the Sandholdt Center and SOS facilities, 8222 Moss Landing Road.

INTEGRATION WITH MBARI
Space in Moss Landing is becoming increasingly limited. Any development requires integration
with other uses and capacity studies with an eye towards the long term community goals. These
goals have been articulated in the general plan and the community plan for Moss Landing. As a 42year resident of Moss Landing, MLML is undertaking this process to gather feedback from the
stakeholders such that an appropriate integration of our institutional resources will result. MLML
has had a productive and collaborative relationship with MBARI since MBARI first came to Moss
Landing and we have continued this relationship, keeping them informed of our plans. They have
reciprocated and together we hope to provide the County with an integrated vision of development
in Moss Landing as best we know it. We hope to work together to insure that Moss Landing
continues to be an international powerhouse of innovation in marine science research, education
and engineering, tackling problems of societal importance and ocean sustainability.
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Figure MLML-5 shows the MLML Island Development Plan Overview.
Figure MLML-5: MLML Island Development Plan Overview
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M OSS L ANDING R OAD S TREET AND D RAINAGE
I MPROVEMENTS P ROJECT (F ILE #: 10-156565 PW)
The Moss Landing Road Street and Drainage Improvement Project involves the design and
reconstruction of the northern portion of Moss Landing Road from its intersection of State Route 1
through the commercial district of the Moss Landing community. New storm drains will be
installed along a 2,230-foot length of Moss Landing Road with concrete curb, gutter and sidewalk
on both sides of the road. Parallel parking will also be provided on both sides of the street through
the commercial district, and bicycle lanes will run the length of the project connecting to the Moss
Landing segment of the Monterey Bay Sanctuary Scenic Trail at State Route 1. Figures MLR-1
through MLR-9, show the Moss Landing Road Street and Drainage Improvement Project plans.
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Figure MLR-1: Moss Landing Road Improvement Plans
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Figure MLR-2: Moss Landing Road Improvement Plans (Cont’d)
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Figure MLR-3: Moss Landing Road Improvement Plans (Cont’d)
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Figure MLR-4: Moss Landing Road Improvement Plans (Cont’d)
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Figure MLR-5: Moss Landing Road Improvement Plans (Cont’d)
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Figure MLR-6: Moss Landing Road Improvement Plans (Cont’d)
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Figure MLR-7: Moss Landing Road Improvement Plans (Cont’d)
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Figure MLR-8: Moss Landing Road Improvement Plans (Cont’d)
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Figure MLR-9: Moss Landing Road Improvement Plans (Cont’d)
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ATTACHMENT D:
DETAILED PROJECT DESCRIPTION – PLAN IMPLEMENTATION
ACTIONS
A NNEXATION OF M OSS L ANDING B USINESS P ARK INTO
CCSD
The update of the Moss Landing Community Plan would include a proposal to annex the Moss
Landing Business Park into the Castroville Community Service District. The business park includes
property on both sides of State Route 1 and is the site of the former Kaiser National Refractories.
The business park consists of three properties totaling 194.1 acres, and of this total, 7.7 acres located
west of State Route 1 is already in the Castroville Community Service District. The remaining 182.7
acres would be the target of the annexation into the service district, and of this area 136.3 acres is
designated Coastal Heavy Industry and 46.4 acres is designated Wetland and Coastal Strand.
In 2009, the Moss Landing Community Plan Update Committee recommended that the Moss
Landing Business Park be annexed into the Castroville Community Service District (previously the
Moss Landing County Sanitation District) (see Recommendation #16 of the January 29, 2009 staff
report to the Monterey County Board of Supervisors). Part of this recommendation was that
development in the business park be limited to a sewer allocation of 25,000 GPD, but according to
County officials (source: phone consultation with M. Carver, March 4, 2015), this provision was
intended to be superseded when the Moss Landing Sewer Allocation System itself was retired (see
Recommendation #18).

E LIMINATION OF S EWER A LLOCATION P LAN BY CCSD
The update of the Moss Landing Community Plan would include a proposal to eliminate the Moss
Landing Sewer Allocation System that was inherited by the Castroville Community Services District
(CCSD) when it took over ownership and management of the Moss Landing sewer system. The
CCSD provides sanitary sewer services to the five Moss Landing service areas (four of which are
located within the Moss Landing Community Plan planning area) based on a Coastal Commissioncertified Sewer Allocation Plan, which was adopted by the Moss Landing County Sanitation District
in December 1984. The allocation plan was administered by the Moss Landing County Sanitation
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District as part of its billing process up until June 2014, when the Castroville Community Services
District took over. The sewer allocation plan was implemented in tandem with the 1982 Moss
Landing Community Plan to ensure that the community’s sewer treatment capacity, which at the time
was limited to approximately 105,000 gallons per day, would be equitably distributed among Moss
Landing rate payers. The plan allocated sewer service to each service area based upon existing land
use and expected future growth, including future priority uses.
Since the adoption of original Moss Landing Community Plan in 1982, the Monterey Regional Water
Pollution Control Agency opened its regional wastewater treatment plant, providing a greatly
expanded sewer treatment capacity to the region, including Moss Landing. As the rationale for the
original sewer allocation plan fell away with the opening of the regional wastewater treatment plant
in Marina, planners and Moss Landing community members who initiated work on the update of
the Moss Landing Community Plan in 2008 began an effort to retire the sewer allocation plan.
In January 2009, the Monterey County Board of Supervisors received a report from the Moss
Landing Community Plan Update Committee that included a recommendation that Moss Landing
“move away from a land use regulatory system that uses a sewer allocation as the primary means of
limiting land use and allow land use regulations to control the type and intensity of development”
(Recommendation #18). Accordingly, the updated Moss Landing Community Plan would contain
new policies that when implemented would eliminate the Moss Landing Sewer Allocation Plan.
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ATTACHMENT E:
OVERVIEW OF DEVELOPMENT POTENTIAL
C OMPARISON TO 1982 M OSS L ANDING C OMMUNITY P LAN
When compared to the original 1982 Moss Landing Community Plan, the Community Plan update
would significantly reduce developable area in Moss Landing by:


Eliminating the area designated as Low-Density Residential located immediately east of the
Old Salinas River and west of Moss Landing Marine Laboratories on Moss Landing Road.
Most of this area has been re-designated as “Wetland and Coastal Strand;” the part of the
site where the existing Moss Landing Marine Laboratories is located has been re-designated
as “Educational-Scientific.”



Eliminating the area designated as “Recreation and Visitor Serving Commercial” located on
the southern part of Moss Landing Road that is owned by the Elkhorn Slough Foundation.
This area had been re-designated as “Outdoor Recreation.”



Eliminating the area designated as “Light Industrial” located south of Sandholdt Bridge and
west of the Old Salinas River.



Eliminating the previously planned major expansion of Moss Landing Harbor. South
Harbor expansion below Sandholdt Bridge would be eliminated, except for one small parcel
immediately south of Sandholdt Bridge used for launching small non-motorized craft.



Eliminating the proposed new road and bridge over the Old Salinas River south of the
existing Sandholdt Bridge that would have served the South Harbor expansion. Also
eliminating the southward extension of Sandholdt Road.



Reducing the area designated as “Coastal Heavy Industry” in the Moss Landing Business
Park. Significant parts of the business park have been re-designated as “Wetland and
Coastal Strand.”



Reducing the area designated as “Light Industrial” (now “Waterfront Industry”) at the north
end of the Island. Some of this area has been re-designated as “Scenic and Natural Resource
Recreation.”
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Reducing the area designated as “Recreation and Visitor Serving Commercial” in the North
Harbor just south of Jetty Road. Most of this site has been re-designated as “Outdoor
Recreation.” The remaining portion of this site has been re-designated as “Wetland and
Coastal Strand.”

The Community Plan update would provide a higher level of urban service to areas that remain
developable by:


Eliminating the Sewer Allocation System for Moss Landing. The system was originally put
in place by the Moss Landing County Sanitation District (now part of the Castroville
Community Services District) to ensure that the limited amount of sewer capacity available
at the time was equitably distributed among Moss Landing property owners. Since adoption
of the Sewer Allocation Plan, however, the Monterey Regional Water Pollution Control
Agency brought its regional wastewater treatment plant online in Marina. This greatly
expanded the amount sewer capacity in the region making the Sewer Allocation Plan largely
obsolete.



Expanding the Castroville Community Services District’s urban service area to allow
extension of sewer collection lines into the Moss Landing Business Park, removing a
potential hurdle to redevelopment of that site.

C OMPARISON TO E XISTING C ONDITIONS ON THE G ROUND
The Community Plan update would continue to facilitate a significant amount of new development
in Moss Landing. The Community Plan update contains new, updated, and more detailed
information about community build-out and general development plans. The County estimates the
plan would accommodate approximately 500,000 square feet of new commercial or industrial space
(including approximately 190,000 square feet of vacant or planned industrial buildings at the Moss
Landing Business Park), 20 new dwelling units in the Downtown area, and 60 dormitory beds for
Moss Landing Marine Laboratories. The cap on total motel/hotel accommodations would remain
at 150 rooms (the same as under the 1982 plan). Ten rooms already exist at the Captain’s Inn on
Moss Landing Road, and thirty rooms have been approved as part of the History and Heritage
Center project at the south end of Moss Landing Road, which leaves an additional 110 new hotel
rooms to be allocated. Build-out of the plan area would add approximately 530 new employees and
62 new residents.
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D EVELOPMENT A NTICIPATED UNDER C OMMUNITY P LAN
The following is the best information available about development projects (in addition to the four
identified earlier in Attachment C) that are anticipated under the Community Plan. These projects
were identified early in the update process by the Moss Landing Community Plan Update
Committee and will be folded into the potential build-out scenario for the Community Plan. As
such, they fit within the parameters of the development potential outlined above. The sole purpose
for identifying these projects is to provide as much information as is available to help characterize
the type and location of projects that could occur in the years ahead. These projects may or may not
materialize, and other projects not identified here may come forward. In any event, these projects
are identified only to assist in the program-level CEQA analysis being conducted for the LCP
Update.

North Harbor:




30-unit motel/hotel
100-seat restaurant
10,000 square feet of new retail space

The Island:


20,000 square feet of new commercial space

Downtown:




20 residential units
150-seat restaurant
10,000 square feet of new commercial space



30-unit motel/hotel

Moss Landing Harbor District:


Redesign of tenant space at 7881 Sandholdt Road



Boat wash facility in North Harbor
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Moss Landing Business Park:


70,000 square feet of new warehouse space and reuse/redevelopment of 120,000 square feet
of existing commercial/industrial space
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A TTACHMENT F:
S UMMARY OF P OTENTIAL E NVIRONMENTAL
E FFECTS /P ROPOSED E NVIRONMENTAL S COPE
I NTRODUCTION
This attachment discusses the probably environmental effects of the project and the proposed scope
of environmental investigation.

A ESTHETICS
The proposed project may affect aesthetics. The community of Moss Landing is located within a
unique coastal setting. The impacts associated with build-out of the Community Plan update will be
analyzed generally, and the specific development projects will be analyzed in more detail.
Determination of significance of impacts will be based upon the CEQA Guidelines Appendix G
checklist, Monterey County General Plan policies, and Coastal Act policies.

A GRICULTURAL R ESOURCES
The proposed project may affect agricultural resources. The EIR will consider the potential impacts
to existing farmland within the Plan Area, at the existing agricultural/residential interface along
Potrero Road at the southern boundary of the plan area, and east of the plan area beyond the power
plant and Moss Landing Business Park.

A IR Q UALITY
The proposed project may affect air quality. The EIR will include an air quality analysis that
considers build-out of the Community Plan update at a programmatic level and each of the specific
development projects at a more detailed level, including air quality effects from demolition,
construction, and operations. Air quality will be evaluated consistent with the Monterey Bay
Unified Air Pollution Control District CEQA Guidelines.
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C LIMATE C HANGE
The proposed project may affect greenhouse gas emissions. A greenhouse gas emissions analysis
will be conducted using the methodology recommended by the State Office of Planning & Research,
recognizing any efforts under way by the Monterey Bay Unified Air Pollution Control District to
address the issue District-wide, and by the County of Monterey to address the issue at a county-wide
level. To the extent feasible and appropriate, the EIR will quantify greenhouse gas emissions at a
programmatic level for the Community Plan update and for the specific development projects at a
project level. The EIR will also investigate the likely effects of sea level rise on the proposed project.

B IOLOGICAL R ESOURCES
The proposed project may affect biological resources. The Moss Landing area is located within a
unique environment, incorporating the Pacific Ocean, a harbor, sand dunes, and the mouth of
Elkhorn Slough. The harbor serves as the gateway to the Elkhorn Slough National Estuarine
Research Reserve, California's second largest marine wetland. This expansive tidal wetland is an
important habitat for terrestrial and marine species, including sea otters, harbor seals, and over 250
resident and migratory bird species. Dune and wetland habitats also provide habitat for a number of
rare plants. Both terrestrial and marine resources will be considered.
The California Natural Diversity Database, Inventory of Rare and Endangered Vascular Plants of
California, and other sources, including past biological reports for the area, will be reviewed to
identify special status plants or animals that may occur within the Community Plan boundary. A
reconnaissance-level field survey of the plan area with a focus on the specific development project
areas will be conducted to (1) identify and map the principal plant communities, (2) assess the
potential for special-status species and their habitats, wildlife movement corridors, potential
jurisdictional wetlands, protected trees, and other significant biological resources to occur in the
project area, and (3) identify and map any observed locations of special-status species and/or
sensitive habitats occurring in the project area.
The EIR will include a description of existing habitats and plant and animal species found and the
occurrence of and/or potential for special-status species and their habitats. Maps will be prepared
illustrating habitat types and the location(s) of special-status species occurring in each of the three
project areas, if necessary. Potential impacts to biological resources will be identified, and
mitigation measures will be provided to minimize potential impacts to the extent possible. Focused
or protocol-level surveys for animal species are not included, but may be required if appropriate
habitat for special status species is observed during the site assessment.
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Impacts to marine resources may also occur. Projects requiring disturbance to ocean environments
(such as pier construction or removal) may impact marine mammals, fish, and benthic communities.
Marine mammals are protected under the Marine Mammal Protection Act, and fish and benthic
flora and fauna are protected by the Magnuson-Stevens Act and the Endangered Species Act.
Occurring near the mouth of an estuary with extensive wetlands and agricultural drainages, the
Moss Landing area supports diverse marine biological resources, including habitats associated with
benthic and planktonic invertebrates, algae, fishes, birds and mammals; sensitive habitats, such as
eelgrass beds and essential fish habitat; and special status species, such as green sturgeon, Chinook
and Coho salmon, southern sea otter and other marine mammals.
Potential impacts on marine resources from construction and operation of new or revised
developments will be evaluated and could include: physical disturbances or loss of habitats and
associated temporary or permanent loss of biota; disturbances of wildlife associated with
construction activities, noise and light; reduced water quality or degraded habitats associated with
re-suspension of contaminated sediments or runoff from land of spilled fuel, construction materials,
or sediments; disturbances of wildlife associated with elimination of habitat or increased activities,
noise and light; and reduced water quality due to increased storm runoff associated with possible
increases in impervious area.
The significance of impacts will be determined by comparing them with applicable regulatory
standards and criteria, including: The California Ocean Plan, National Marine Fisheries Service
criteria for disturbance or “take” of marine mammals, the likelihood for increasing contaminant
concentrations in prey items of special status species; and the availability of feasible measures for
mitigation.

C ULTURAL R ESOURCES
The proposed project may affect cultural resources. A Cultural Resources Evaluation Report will be
prepared, consisting of a background search of the records at the Northwest Information Center,
local research at historical societies and county agencies, and review of previous project reports and
site records. A Sacred Lands File Search will be requested through the Native American Heritage
Commission and consultation will be conducted with Native American individuals and/or groups
and other interested parties as directed by the Commission. Site visits will be conducted at the
specific development project sites which have not yet been subject to archaeological study.
Designated historic resources within the Plan Area will be discussed. In addition, a qualitative
analysis will be undertaken to evaluate the historical significance of the fishing industry in Moss
Landing and the physical effects the plan could have vis-à-vis any such significance.
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G EOLOGY AND S OILS
The proposed project may have effects related to geology and soil. This section of the EIR will
address the general characteristics of the Community Plan geology and soils. Issues to be addressed
include faulting and seismic shaking, liquefaction, landslides, erosion, and soil capabilities. The
issues will be addressed in a general nature unless site specific investigation has been conducted.

H AZARDS AND H AZARDOUS M ATERIALS
The proposed project may have effects related to hazards and hazardous materials. This section of
the EIR will be completed based upon existing information available from public sources and from
the applicants of specific development projects. The analysis will include an evaluation the potential
impacts to proposed new development from projected sea level rise in the mid and long terms,
including changes in risks associated with coastal erosion, tsunami, and storm-related flooding.

S URFACE W ATER H YDROLOGY AND W ATER Q UALITY
The proposed project may affect hydrology and water quality. Potential effects of construction and
operations on surface water hydrology and water quality will be addressed for the Community Plan
update at a programmatic level and for each of the specific development projects at a greater level of
detail. Marine water quality in the project area is influenced by complex interactions among
oceanographic, tidal, meteorological and land use processes. In particular, a description of marine
water quality in the project area will require consideration of the Monterey Submarine Canyon, the
Salinas and Pajaro rivers, as well as agricultural drainages surrounding Elkhorn Slough, which
discharge into the area. In addition, there is regular tidal exchange between Moss Landing
Harbor/Elkhorn Slough and Monterey Bay. Historic land uses around Moss Landing Harbor have
contributed to high concentrations of contaminants in the sediments. All these factors help create
seasonally varying water quality in Moss Landing Harbor and Elkhorn Slough that contribute to
existing conditions. The County proposes to construct storm water drainage improvements on Moss
Landing Road, and these will be evaluated in terms of effects on water quality. In addition, the reinstitution of seawater intake, use, and discharge to and from the Moss Landing Business Park will
be evaluated.
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L AND U SE AND P LANNING
The proposed project may affect land use and planning. This section of the EIR will address the
proposed project’s consistency with the North County Land Use Plan (the focus of the consistency
analysis), the General Plan, Title 20, the Coastal Act, the Clean Air Plan, and the Regional
Transportation Plan.

N OISE
The proposed project may have effects related to noise. Build-out of the Community Plan update
would result in noise-related construction and operational activities. A noise analysis will be
prepared to document existing ambient noise levels within the plan area by conducting 24-hour
noise measurements at up to four representative locations, identify major sources of community
noise, and develop generalized noise exposure information for those sources, both under existing
and build-out conditions. The EIR will consider potential short-term noise impacts related to
construction of roadways and other infrastructure improvements in the Plan Area. Future traffic
noise in the Plan Area will be quantified based upon the FHWA Traffic Noise Model and traffic
data. Finally, the effects of noise generated by the Moss Landing Power Plant on proposed new
noise-sensitive development will be evaluated.

P OPULATION AND H OUSING
The proposed project may affect population and housing. This section of the EIR will evaluate
whether or not the Community Plan update and specific development projects would induce
population growth in the area, displace existing housing, or displace people, thereby necessitating
the construction of housing elsewhere. This will include an analysis of AMBAG’s regional growth
forecast as it relates to the Community Plan.
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P UBLIC S ERVICES AND U TILITIES
Water Service
The proposed project may affect water service. The key water supply issue is the long-term
availability of supply to meet additional demand in Moss Landing. Pajaro Sunny Mesa Community
Services District (Pajaro Sunny Mesa) is the major provider of water supply to Moss Landing,
having recently assumed responsibility for water supply from the Alisal Water Company. The Moss
Landing water system uses local groundwater from the lower Salinas Valley groundwater basin,
which is in overdraft with significant seawater intrusion of the 180-foot and 400-foot aquifers. Local
groundwater also is affected by nitrate contamination.
The issue of long-term water supply sustainability will be addressed with a Water Supply
Assessment prepared in accordance with California Water Code section 10910 (Senate Bill 610) and
the Department of Water Resources Guidebook for Implementation of Senate Bills 610 and 221, to
provide documentation of water supply and demand.
If the water supply and demand analysis indicates that water supply is insufficient, Pajaro Sunny
Mesa plans for acquiring additional water supply will be investigated and summarized. The Water
Supply Assessment will document current efforts to obtain additional supplies. Several entities are
presently considering the development of regional desalination plants in Moss Landing.
Recent and historical water supply and water demand data will be presented, including available
information on local wells and pumping. Existing documentation will be used to describe local
groundwater overdraft and seawater intrusion conditions and the effectiveness of the Salinas Valley
Water Project and Castroville Seawater Intrusion Project in limiting seawater intrusion. Water
supply and demand for the project during normal and drought conditions in five-year increments
with projections over the next 20 years will be evaluated. Water demands will be quantified by
water use sectors in five-year increments, insofar as data are available. The focus of the Water
Supply Assessment will be on comparison of existing and planned future water demands in order to
quantify any additional demand. The evaluation will address water supply for both normal and
drought years.
This section will also provide information on historic, existing, and proposed use of seawater for
industrial uses.
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Wastewater Service
The proposed project may affect wastewater service. The Urban Service Line is proposed for
expansion to include the Moss Landing Business Park so that those uses may remove existing septic
systems and connect to the sewer system. Capacity of the Monterey Regional Water Pollution
Control Agency regional treatment plant will be evaluated. The EIR will evaluate the physical
environmental effects of the local infrastructure upgrades (piping, lift station, etc.) required to serve
build-out.

Emergency Services
The proposed project may affect emergency services. This section of the EIR will address law
enforcement, fire protection and ambulance service. The existing locations of the nearest stations
and service providers will be described, as well as the existing response times. Environmental
impacts, if any, will be described. This analysis will include an evaluation of constraints to
emergency access related to the effects of sea level rise.

T RANSPORTATION /T RAFFIC
The proposed project may affect transportation/traffic. The transportation analysis will evaluate the
impacts of the updated Moss Landing Community Plan and the specific development projects proposed
within the Plan Area. Previously prepared traffic studies will be reviewed and considered as input
into the current analysis. The traffic study will consider potential improvements along State Route 1
to improve operations and safety.
The impacts of the Community Plan and the developments will be evaluated following guidelines of
Monterey County and will incorporate guidelines from Caltrans and the Transportation Agency for
Monterey County as needed. The analysis will also consider potential impacts to the bicycle,
pedestrian, and transit systems. For the specific development projects, the transportation analysis
will also address site access and on-site circulation where detailed site plans are available. Available
accident data for State Route 1 will be analyzed.
The following key intersections will be evaluated for potential impacts during the weekday peak
periods:
1.

State Route 1 / Dolan Road

2.

State Route 1 / Moss Landing (North)
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3.

State Route 1 / Moss Landing (South) – Potrero Road

4.

State Route 1 / Merritt Road (State Route 183)

The intersections will be evaluated for the highest peak hour occurring during the weekday morning
(7:00 – 9:00 AM) and evening (4:00 – 6:00 PM) peak periods for the existing conditions, individual
project conditions, no project cumulative for 2030, and community plan cumulative for 2030.
The amount of traffic generated by the proposed Community Plan and the individual projects will be
developed as well as trip generation estimates for the existing unoccupied buildings on the Moss
Landing Business Park. Since many of the proposed uses are specialized services or activities, it
may be necessary to use sources other than the Institute of Transportation Engineers Trip
Generation publications to prepare the trip generation estimates. In these cases, the trip generation
may be estimated based on operational factors such as the number of employees, number of visitors,
hours of operation, etc. The directions of approach and departure for the Community Plan, project
traffic, and unoccupied buildings will be estimated based on the existing travel patterns and the
relative locations of complementary land uses (e.g., location of residential neighborhoods). The
distribution will be further refined using the knowledge for previous studies, input from county staff
and output from the AMBAG travel demand model.
The existing operation and project operation of the key intersections will be evaluated with level of
service calculations using the 2000 Highway Capacity Manual (HCM) operations method to provide
consistency with County and Caltrans guidelines. The SYNCHRO 6 analysis software will be used
to calculate the level of service of un-signalized intersections. An annualized growth factor will be
applied to existing volumes to estimate additional through traffic growth to Year 2030. Calculations
will be made to determine the level of traffic contributed by each of the development projects at the
study intersections.
Safety on State Route 1 is the primary traffic issue for the Moss Landing Planning Area. Previous
and ongoing traffic studies have examined the need to provide access to adjacent land use and serve
regional through traffic in a safe and efficient manner. The ongoing Caltrans’ State Route 1
Corridor System Management Program is considering options to improve traffic flow and safety
within the planning area. These options range from improvements within the existing alignment to
creating a new by-pass of the planning area. These recommendations will be reviewed and
coordinated with Caltrans and the County regarding ongoing planning efforts in order to develop a
comprehensive approach to providing access to the planning area and enhancing the safety on State
Route 1. In addition, the EIR will include a safety analysis of the proposed roundabouts suggested
as an alternative in the Community Plan, based on the new guidance contained in the Highway
Safety Manual.
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Finally, for the Moss Landing Road Drainage Project, the EIR will evaluate consistency with
TAMC’s “complete street” policies, evaluate bicyclist and pedestrian safety, and evaluate parking
adequacy, for preferred and alternative Moss Landing Road designs.
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