MONTEREY COUNTY

RESOURCE MANAGEMENT AGENCY
168 West Alisal Street, 2nd Floor
Salinas, CA 93901
(831) 755-5025
Fax: (831) 757-9516
www.co.monterey.ca.us/rma

Planning Department
Mike Novo, AICP, Director of Planning

NOTICE OF PREPARATION
To:

Responsible Agencies/Interested Parties

From:

Martin Carver, AICP, Management Specialist,
Monterey County Resource Management Agency – Planning Department

Subject:
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The County of Monterey will be the Lead Agency and will prepare an Environmental Impact Report (EIR) for
the Moss Landing Community Plan and related Development Applications proposed by Moss Landing
Marine Laboratories, Monterey Bay Aquarium Reearch Institute, and Gregg Drilling. We need to know the
views of your agency as to the scope and content of the environmental information which is germane to your
agency’s statutory responsibilities in connection with the proposed project. Your agency will need to use the
EIR prepared by our agency when considering your permit or other approval for the project.
The project description, location, and summary of the potential environmental effects are contained in the
attached materials. A copy of the Initial Study is not attached.
Due to time limits mandated by state law, your response must be sent at the earliest possible date but not later
than 30 days after receipt of this notice. A scoping meeting will be held in the Monterey Room at the County
Government Center, 168 West Alisal Street, Salinas, Wednesday, May 1, 2013, beginning at 3:30 PM.
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: Project Description
Proposed Environmental Scope
Cc:

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

P ROJECT S ETTING
Planning Background
The Moss Landing Community Plan (Community Plan) is a part of the North County Land Use
Plan/Local Coastal Program (North County LUP/LCP), the governing plan for the northern-most
part of the Coastal Zone in Monterey County. The North County LUP/LCP is in turn a part of
the 1982 Monterey County General Plan (General Plan). The Monterey County Board of
Supervisors adopted the Community Plan in April 1982, and the 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/LCP and General Plan.

Location and Existing Conditions
The Community Plan area (Plan Area) is located about five miles south of Watsonville and
about two miles northwest of Castroville. The Plan Area is centered on the Moss Landing
Harbor, and encompasses the developed areas of Moss Landing, as well as the western portions
of Elkhorn Slough. The Plan Area boundary and key features are illustrated in Figure 1, Moss
Landing Community Plan Area. The Moss Landing community consists of five neighborhoods:
North Harbor, South Harbor, Island, Downtown, and “The Heights,” a residential district. The
North Harbor is separated from the South Harbor by Elkhorn Slough and the State Route 1
Bridge. Across State Route 1 from these neighborhoods are the Moss Landing Power Plant and
the Moss Landing Business Park, formerly known as the Kaiser Refractory site. 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 Plan Area.
State Route 1 is the main highway through Moss Landing, connecting to Monterey to the south
and Santa Cruz County to the north. The other major roadway within the Plan Area is Dolan
Road, which provides local connections to the east. Water and sewer services are provided by
the Pajaro Sunny Mesa Community Services District. Water is sourced from local wells, 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 capped by a sewage
treatment allocation, but actual current wastewater disposal exceeds the allocation.
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The project vicinity is dominated by Monterey Bay to the west, sloughs to the east, and
agricultural land to the north and south. Monterey Bay forms the western boundary of the Plan
Area. Elkhorn Slough is one of the largest coastal wetlands in California; natural preserves
encompass large areas of the slough and upland territory including open water, marshlands,
grazing and farming lands, and undeveloped uplands. Moro Cojo Slough forms the southern
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
an auto salvage yard north of Dolan Road, and residences and a store along Elkhorn Slough
Road. Railroad tracks cross Elkhorn Slough east of the Plan Area. An area developed with
commercial and residential uses is located along State Route 1 about one mile north of the plan
area.

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 MexicanAmerican 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, by-passing 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.
2
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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 Moss Landing Harbor,
completed by the Army Corps of Engineers in 1947, and the Moss Landing Power Plant in 1950.
A 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.

P ROJECT D ESCRIPTION
Project Overview
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 has been overseen by the Moss Landing Community Plan Task Force, which
drafted plan recommendations that were later incorporated into a policy guidance action by the
Monterey County Board of Supervisors in 2009. In addition, Monterey County Planning has
held three community meetings on the revised draft plan in May, August, and October 2012.
The

Community

Plan

update

is

available

for

review

on

the

County’s

website:

http://www.co.monterey.ca.us/planning/major.
Major components of the Community Plan include:


updated Land Use Plan;



environmentally sensitive habitat areas;



effects of coastal erosion and sea level rise;



design guidelines and development standards ;



water supply and demand;



expansion of the sewer service area to include the Moss Landing Business Park site; and



infrastructure and circulation plan and policy.
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The proposed project also includes detailed plans for the MBARI facilities and MLML facilities,
as well as development plans for Gregg Drilling facility and public road and storm drainage
infrastructure improvements along Moss Landing Road. The locations of these specific
development projects are shown on Figure 2, Development Plans – North, and Figure 3,
Development Plans – South.
The MBARI Master Plan includes about 168,000 square feet of new structures, demolition of
14,725 square feet of existing structure, and a 900 square-foot dock extension. The MLML
Master Plan includes about 75,000 square feet of new structures, a new 300 to 400 meter
seawater intake, reconstruction of a dock, a 12,800 square-foot pier, and aquaculture area. The
Gregg Drilling development includes a new 22,000 square-foot building, a bulkhead, 3,000 to
4,000 square-foot dock, dredging of the harbor, and other site improvements. In the Downtown
area, the County road improvements and storm water management plan includes reconstruction
of Moss Landing Road and construction of storm drains along a 2,130-foot length (the majority)
of Moss Landing Road. Additional development anticipated in the plan includes redevelopment
of the old Refractory Site at the Moss Landing Business Park, implementation of the Harbor
District Master Plan, and development of miscellaneous visitor-serving uses (hotels, restaurants,
etc.) within the North Harbor, South Harbor, and Downtown areas.
More detailed descriptions of the proposed project are presented in the following sections.

Community Plan Update
Community Plan Structure
The Community Plan update would remove and replace out of date references, address policies
that were applicable in the past but require revisions in response to changed circumstances, and
address Periodic Review comments made by the California Coastal Commission in 2003. The
Community Plan would be expanded to include a conservation and open space element and
separate and more 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 and incorporated as an appendix.
The Community Plan includes policies that are specific to Moss Landing and supplemental to
the North County LUP/LCP. The Community Plan update would result in the addition,
deletion, or modification of a number of these supplemental policies.

4
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Modifications to the Land Use Element
Land Use Designation and Map Modifications. The Community Plan update would make
changes to the Land Use Plan in several locations, as noted below from north to south. The
location of the proposed land use changes is shown in Figure 4, Proposed Land Use Changes.


Expansion of the Harbor Facilities designation to include most of the open waters of the
harbor;



Designation name change from Light Coast-Dependent Industry to Waterfront Industry
on the Island;



Re-designation from Educational – Scientific to Scenic and Natural Resource Recreation
at west end of the Sandholdt Road bridge (the former MLML site);



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;



Low Density Residential changed to Educational – Scientific at the new MLML site; and



Re-designation from Recreation and Visitor Serving Commercial to Light Commercial for
a portion of the area at the south end of Moss Landing Road.

Two land use designations are proposed to be changed in the Community Plan update: General
Commercial to Light Commercial, and Light Coast-Dependent Industry to Waterfront Industry.
A list of allowed uses and development standards for all land use designations applicable in the
Plan Area is presented in Appendix A of the Community Plan update.
Changes to Special Treatment Areas. The Community Plan update would include two Special
Treatment Areas, and eliminate one existing special treatment area. A Special Treatment Area is
an overlay with underlying designations. The Land Use Element includes two Special Treatment
Areas as follows:


The existing special treatment area (designated Outdoor Recreation) to the north of
Potrero Road would continue from the current Community Plan. This site is proposed for
a recreational vehicle park or housing in the current Community Plan, and a specific use is
not specified in the Community Plan update; a 20-foot agricultural buffer is included in
both plans.



A new special treatment area (designated Heavy Industry) would be added at the Moss
Landing Business Park site (excluding the wetland area near Dolan Road). This site is the
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location of the former Kaiser refractory operations, with 298,000 square feet of existing
industrial buildings, storage pond (“white lake”), open-topped liquid storage vats ranging
from 50 to 250 feet in diameter (total capacity of about 28 million gallons), dock, and
seawater intake and outfall facilities.


The existing special treatment area encompassing the Island, from the Sandholdt Road
Bridge to the jetty, would be eliminated in favor of detailed development plans for
MBARI, MLML, and Gregg Drilling and a new land use designation (Waterfront
Industry) that memorializes all existing uses on the Island.

New or Modified Supplemental Land Use Policies. Land Use Element supplemental policies
in the Community Plan update would cover a broader range of uses and issues. Refer to pages
37 through 43 of the Community Plan update for the full text of each supplemental policy.
New Design Guidelines and Development Standards. The Community Plan update contains
an appendix setting forth new design guidelines, development standards, and definitions of
allowed uses. Please refer to Appendix A of the Draft Moss Landing Community Plan.

New Transportation Element
Transportation Plan Changes. The current 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 include a reduced ultimate build-out of State Route 1 from
four lanes to two lanes, and intersection improvements (overcrossing and/or round-about) at
three locations along State Route 1. A Class 1 bike path is proposed generally parallel to State
Route 1. Two park and ride lots are proposed. The proposed southward extension of Sandholdt
Road and graded crossing to the south, as outlined in the current Community Plan, would be
eliminated. Moss Landing Road would be upgraded with bike facilities, sidewalks, drainage, and
formal parking.
New or Modified Supplemental Transportation Policies. The current Community Plan does
not include any supplemental transportation policies. Supplemental transportation policies
would be added to address a Project Study Report for State Route 1 in Moss Landing, transit
service, Moss Landing Road improvements, accessible beach access, railroad spur preservation,
and traffic mitigation. Refer to pages 37 through 43 of the Community Plan update for the full
text of each supplemental policy.

6
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New Public Services Element
Public Services Changes. The current Community Plan includes wastewater topics within a
combined land use, circulation and wastewater element. The Community Plan update would
eliminate the Community Plan’s sewer allocation system and add sections on water and
seawater resources, and storm drainage. The Moss Landing Business Park site would be added
to the urban service area for water and sewer services. The Community Plan estimates a new
sewer demand of approximately 57,100 gallons per day. Of this increase, 24,100 gallons per day
is associated with the Moss Landing Business Park, and the remaining 33,000 gallons per day
would accommodate new development in other parts of the Plan Area. The Community Plan
update estimates an increased water demand of approximately 32,450 gallons per day,
approximately 4,060 gallons per day greater than estimated available supplies.
The Community Plan update acknowledges the existing permitted seawater usage by the MLML
seawater intake system of up to 300 gallons per minute, which serves a variety of uses on the
Island. It also sets forth an intended seawater usage for the Moss Landing Business Park of up to
10,000 acre feet per year, down from approximately 67,000 acre feet per year, the amount last
permitted for the Moss Landing Business Park.
The power plant has two seawater intakes, both located on the east shore of the North Harbor,
with a historical volume of 980,699 gallons per minute. Reconfiguration of one of the outfalls
reduced its intake from 381,000 gallons per minute to 250,000 gallons per minute. 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 current Community Plan does
not include supplemental public services policies. Supplemental public services policies would be
added to address sanitation district and sewer collection system expansion, water allocation, and
water conservation retrofits. Refer to pages 83 through 86 of the Community Plan update for the
full text of each supplemental policy.

New Conservation and Open Space Element
Conservation and Open Space Changes. The Community Plan update would add a
conservation and open space element that addresses biological resources, shoreline erosion,
effects of sea level rise, the harbor, and scenic resources.
The Community Plan update would identify environmentally sensitive habitat areas (ESHA)
located within the Plan Area, as well as an ESHA buffer areas. The Community Plan update
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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.
The Community Plan update acknowledges the Dredge Material Management Plan, presently in
development by the Harbor District, and would downsize plans for expansion of the South
Harbor (to limit the South Harbor expansion within the Old Salinas River channel to nonmotorized craft). The Community Plan update would also incorporate the Moss Landing
Harbor Master Plan into the Community Plan.
New or Modified Supplemental Conservation and Open Space Policies. The Community Plan
update consolidates and generalizes existing supplemental policies regarding harbor expansion
that are found in the Commercial Fisheries and Recreational Boating Facilities element of the
current Community Plan. Scenic Resources policies in the Community Plan update are modified
from polices in the Visual Resources and Community Character element of the current
Community Plan. Several design review policies contained in the original plan calling for
specific actions have been implemented in the updated plan. As a result, these policies have been
removed from the updated plan. Refer to pages 103 through 106 of the Community Plan update
for the full text of each policy.

Public Access Element
Public Access Changes. The Community Plan update would add a public access element; the
North County LUP/LCP currently includes a public access element, to which the Community
Plan element would be supplemental. The Community Plan update would include a public
access plan to illustrate the existing and planned public access features within the Plan Area. The
Community Plan update proposes increased public access at Bennett Slough, Elkhorn Slough,
Moro Cojo Slough, the Island beach, and the sand dunes south of the MLML, and improved
facilities at the state beaches. Access to Island beaches would be a condition of future
development on the Island.
New or Modified Public Access Policies. Minor changes are proposed for supplemental public
access policies. Refer to pages 113 through 114 of the Community Plan update for the full text of
each supplemental public access policy.


Continue (rather than increase) Sherriff and State Parks patrol services at beaches.
[NCLUP-ML-7.2]



Work with State Parks to acquire beach and dune lands (modified from encouraging
evaluation of acquisition). [NCLUP-ML7.6]

8
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Community Plan Build-out Potential
The Community Plan update estimates a build-out capacity of 359,000 additional square feet of
commercial or industrial space, up to 39 new dwelling units, and up to 60 dormitory beds.
Additionally, there is approximately 300,000 square feet of vacant industrial buildings at the
Moss Landing Business Park site. Build-out of the Community Plan update would add
approximately 880 new employees and 124 new residents.
In addition to evaluating the environmental impacts of build-out of the Community Plan update
at a programmatic level, the EIR evaluates several projects, for which a master plan and/or
development plans have been prepared, to a greater degree of specificity. These projects are
presented in Chapter 7 of the Community Plan update, and summarized below.

Specific Development Projects and Plans
Monterey Bay Aquarium Research Institute (MBARI) Master Plan
The MBARI Master Plan includes about 168,000 square feet of new structures, demolition of
14,725 square feet of existing structure, and a 900 square-foot dock extension. 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. The
finger pier removal identified in the master plan has already occurred. In the event of
inconsistent information on building size presented in the master plan, the EIR has assumed the
larger building area. The following improvements are proposed (presented here in order from
south to north):


Dock Expansion and Dock House. A 30-foot by 30-foot dock extension to accommodate
future marine operations (a longer vessel to replace the current RV Western Flyer) and a
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. (APN 133-231-001; dock, Phase II (2015-2020); building Phase III (20302050))



Oceanographic Research/Test & Integration Building. A 30,000-square-foot two-story
building is proposed as a replacement for the existing 14,725 square-foot single-story
building that currently houses Phil's Fish Market (4,800 square feet) and MBARI facilities
(9,925 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-five parking spaces are proposed, and about 20
staff members are anticipated. (APN 133-232-001; Phase II (2015-2020))
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Expedition Staging Facility and Research Laboratory Building. A 5,800 square-foot
expedition staging facility would be constructed to build and assemble equipment prior to
mobilizing research projects. A 57,000 square foot two-story building for additional
research lab space would be added at a later time. (APNs 133-242-001, 133-242-008,
expedition staging, Phase I (2013-2014); research lab, Phase III (2030-2050))



Research Laboratory Building. A 66,500-square-foot two-story building is proposed that
would support science and engineering ocean-dependent research activities. Seventy-five
staff members are anticipated. (APN 133-252-001; Phase III (2030-2050))

Moss Landing Marine Laboratories (MLML) Master Plan
The MLML Master Plan includes about 75,000 square feet of new structures, reconstruction of a
dock, a 12,800 square-foot pier, and aquaculture area. MLML has identified several short-term
and long-term development projects in its proposed master plan. Development of the MLML
facilities is dependent on funding but is expected to occur within about 20 years. The following
improvements are proposed (presented here in order from south to north):


Sandholdt Center/Academic Village. The Sandholdt Center would consist of two

buildings with about 21,000 square feet of floor area for laboratories, workshops, and
conferences. These buildings would be located adjacent to and north of the existing laboratory
buildings. The Academic Village would be located off Moss Landing Road north of the
Sandholdt Center and include 60 residential units in a cluster of small buildings (about 9,000
square feet) for students, visiting scientists, and conference attendees. Parking for the residential
units and conference center would be located in this area. This facility is expected to host 70
occupants. As part of its future campus expansion plans, MLML intends to create both fresh
water and salt water wetlands that can be studied for educational, scientific, and environmental
remediation purposes. (APNs 133-201-003, 133-201-004, 133-201-005, 133-201-016, and 133201-021; Phase II)


Sandholdt Pier Re-construction and Shore Laboratory - South. These facilities would be
located at 7722 Sandholdt Road (on the west side). A 500-foot pier with a 35-foot square
turnaround at the end would be constructed to replace the pier formerly located at this
location. The original pier was damaged in the 1989 Loma Prieta Earthquake and further
damaged by storms in 1995 and 2001 (California Coastal Commission 2004). Prior
environmental review was conducted on the pier replacement, and a Coastal Development
Permit from the California Coastal Commission was approved in 2004, but that permit
was never issues and has expired (phone conversation, Martin Carver with Mike Watson,
February 6, 2013). An aquaculture facility has been approved for this location, including
several buildings totaling 7,400 square feet of research laboratory. In addition, up to 8,520
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square feet of concrete pads and up to 16 seawater holding tanks (500-10,000 gallons each)
would be constructed for aquaculture projects, such as holding animals and culturing
seaweed. Existing seawater intake/discharge pipes would be used to fill and empty the
tanks, however, if needed in the future MLML may construct a new pipe and seawater
intake that would emanate from this site, be buried through the intertidal dune, and
proceed offshore about 300 – 400 meters. About 10 occupants are anticipated at this
facility. (APN 133-232-006; aquaculture facility, approved; pier, timing for construction
unknown)


Shore Laboratory – North. A 2,000 square-foot steel or wooden building would be
constructed to replace temporary storage containers to provide warehouse space at 7544
Sandholdt Road (on the west side). The facility would be used by about six staff members
for research support. An existing 600 square-foot deck identified in the master plan has
previously been enclosed on this site. (APN 133-242-010; Phase II)



Marine Operations, Scientific Diving, and Sustainable Fisheries Facility. Existing
facilities at 7539 and 7549 Sandholdt Road (on the east side with harbor access) would be
removed and/or significantly renovated. Several two-story buildings with a total of 36,000
square feet of floor area (warehouse, offices, shops, and off loading facilities), 15,000
square feet of dock/wharf area, and bulkheads would be constructed. The facility would
serve several maritime uses, including commercial fisheries support. Approximately 30
parking spaces would be provided, and 20 staff members and other workers would use the
facility. (APNs 133-241-011, 133-241-013, 133-241-014, and 133-241-015; Phase I)

Gregg Drilling
The proposed Gregg Drilling development includes a new 22,000 square-foot building, a
bulkhead or other shoreline protection, 3,000 to 4,000 square-foot wharf/dock, and dredging
within the South Harbor. Gregg Drilling owns or has options/purchase agreements on several
parcels (APNs 133-241-001, 133-251-004, 133-251-005, 133-251-006, 133-251-008, 133-251-009,
133-251-011, and 133-251-012) on the east side of Sandholdt Road with access to the harbor.
The parcels are presently used for marine goods sales (ship’s chandlery), concrete fixture
fabrication, a fueling dock, boat maintenance, launching, and related maritime uses. 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, marine operations, 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/retail space from nearby property
(Phil’s Fish Market).



80-foot tall wind turbine.



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



Site lighting.



Street frontage improvements (curb, gutter, and sidewalk).



New and upgraded utilities, including: sewer, water, drainage, natural gas, and
commercial electricity.

Moss Landing Road Improvements and Storm Drain Master Plan
The County proposes street frontage and storm drainage improvements along Moss Landing
Road. The improvements would extend for approximately 2,230 feet (most of the length of Moss
Landing Road, excluding the southern-most portion from the MLML south). Improvements
would include bicycle lanes and a bicycle path north of Sandholdt Road and bicycle lanes south
of Sandholdt Road. Sidewalks would be installed on both sides of the street. These pedestrian
and bicycle improvements would serve as a part of the Monterey Bay National Marine
Sanctuary Scenic Trail.
The plan also contains two alternative designs for Moss Landing Road: Alternative 1 would
eliminate bikes lanes (Class II Bikeway) in favor of designating the road as a bike route (Class III
12
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bikeway) and provide wider sidewalks—a minimum of eight feet wide—along the section of
road from Sandholdt Road south to the North Monterey County School District building at the
bend in the road. Alternative 2 would re-route the scenic trail to proceed from the north to
Sandholdt Road, cross over Sandholdt Bridge, proceed south along the sand dunes west of the
Old Salinas River to Potrero Road, and then finally up Potrero Road to State Route 1 at the
south end of town.
The proposed project would include the installation of storm drain facilities along Moss Landing
Road. Storm water would be collected and released into the Moro Cojo Slough adjacent to the
Moss Landing Road crossing. The drainage system would be designed to direct future storm
drain runoff from the southern portion of Moss Landing Road to discharge into created wetlands
at the MLML property.
The proposed project also includes the installation of lighting standards on both sides of the
street from Sandholdt Road to the North Monterey County School District building at the bend
in the road. The design of these lighting standards has not been determined. Pacific Gas and
Electric Company is working to place utilities underground along Moss Landing Road, and
while this work by the utility is not part of the road improvement and drainage project, it is part
of the setting in which the project is taking place.

Other Anticipated Development
Additional development projects are anticipated in the future within the Plan Area, but no other
formal development applications have been submitted to the County, and therefore, not included
in this EIR for project-level CEQA analysis. Other development is anticipated within the Plan
Area, consistent with that allowed by the Community Plan update. Community Plan Figure
ML-5 illustrates (in addition to the sites described above for MBARI, MLML and Gregg
Drilling) other principal development opportunity sites in Moss Landing. Some preliminary
planning has occurred toward certain proposals, but these have not been formally submitted for
consideration by the County. To the extent information on these is known, those projects have
been used to formulate the potential build-out scenario for the Community Plan. The largest of
these potential future developments is the Moss Landing Business Park. This anticipated
development project would re-develop the former Kaiser refractory site with commercial and
industrial uses with an emphasis on green technology. This redevelopment would not include
any development on previously identified wetlands on the site. The Moss Landing Business Park
would utilize existing buildings, tents, spoils ponds, and existing seawater intake and discharge
facilities. The Community Plan estimates that at buildout up to 10,000 acre feet of seawater
would be used each year at the Moss Landing Business Park.
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Finally, the following projects are specifically anticipated in the Community Plan and will be
evaluated in the EIR’s program-level analysis:
North Harbor:


130 motel rooms.



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.

Moss Landing Business Park:


70,060 square feet of new warehouse space.



Reuse/redevelopment of 300,000 square feet of existing commercial/industrial space.
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P ROPOSED E NVIRONMENTAL S COPE
The EIR will focus on the environmental issues identified and discussed below.

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.

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.

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.

Climate Change
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.

EMC PL ANNING GROUP INC .
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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.
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

16

EMC PL ANNING GROUP INC .

M OSS L AND ING C OM MUNITY P LAN U PDATE EIR

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; the comparison between the amount of
habitat affected by the proposed implementation of the updated MLCP and the total amount of
that habitat in the area; and the availability of suitable measures for mitigation.

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.

Geology and Soils
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.

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.

EMC PL ANNING GROUP INC .
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Surface Water 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 re-institution of seawater
intake, use, and discharge to and from the Moss Landing Business Park will be evaluated.

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.

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.

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.
18
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Public Services and Utilities
Water. 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.
Wastewater. 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.
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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.

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)

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,
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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.
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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