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ZOOM WEBINAR PARTICIPATION

JOIN THE ZOOM WEBINAR TO PARTICIPATE LIVE AT:

https://cityofsalinas.zoom.us/j/81700855999

To participate telephonically, call any number below: 

+1 669 900 9128 US (San Jose) +1 669 444 9171 US +1 253 215 8782 US (Tacoma) +1 346 

248 7799 US (Houston) +1 719 359 4580 US +1 253 205 0468 US +1 689 278 1000 US +1 

301 715 8592 US (Washington  DC) +1 305 224 1968 US +1 309 205 3325 US +1 312 626 

6799 US (Chicago) +1 360 209 5623 US +1 386 347 5053 US +1 507 473 4847 US +1 564 

217 2000 US +1 646 558 8656 US (New York) +1 646 931 3860 US

Webinar ID: 817 0085 5999

If prompted to enter a participant ID, press #.

PLEDGE OF ALLEGIANCE

ROLL CALL

PUBLIC COMMENT TIME RESTRICTIONS

Public comments generally are limited to two minutes per speaker; the Chair may further 

limit the time for public comments depending on the agenda schedule.

GENERAL PUBLIC COMMENTS

Receive public communications on items that are not on the agenda and that are in the 

City of Salinas’ subject matter jurisdiction. Comments on Consideration, Public Hearing 

items, and the Consent Agenda should be held until the items are reached.

CONSENT

ID#25-328 Minutes

Recommendation: Approve minutes of June 18, 2025.

Annual Election of Planning Commission Chairperson and Vice-Chairperson

Receive nominations for Commission Chairperson and Vice-Chairperson; elect

Chairperson and Vice-Chairperson to serve one-year terms.

General Plan Steering Committee - Planning Commissioner Appointments

Confirm the primary and alternate to the General Plan Steering Committee.

PUBLIC HEARINGS
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ID#25-295 Conditional Use Permit 2024-065; Request to Expand an Existing 

Convenience Store with a Type 20 Off-Sale ABC License into an Existing 

Vehicle Repair Bay Located at 201 Monterey Street in the Mixed Use - 

Central City Overlay - Downtown Core Overlay Area (MX-CC-DC) Zoning 

District

Recommendation: A motion to approve a resolution finding the project exempt pursuant to Section 15332 of 

the CEQA Guidelines, affirming the findings, and approving Conditional Use Permit 

2024-065.

OTHER BUSINESS

General Plan Steering Committee Update

FOLLOW UP REPORTS

FUTURE AGENDA ITEMS

ADJOURNMENT

Confirmation of attendance at next meeting prior to adjournment.

__________________________________ 

Maira Robles, Administrative Aide

AGENDA MATERIAL / ADDENDUM

Any addendums will be posted within 72 hours of regular meetings or 24 hours of special 

meetings and in accordance with Californian Government Code Section 54954.2 and 

54956. City Commission/Board/Committee agenda reports and other writings distributed 

to the legislative body may be viewed at the Salinas City Clerk’s Office, 200 Lincoln 

Avenue, Salinas, and are posted on the City’s website at www.cityofsalinas.org in 

accordance with California Government Code section 54597.5. The 

Commission/Board/Committee may take action that is different than the proposed action 

reflected on the agenda.

Disability-related modification or accommodation, including auxiliary aids or services, 

may be requested by any person with a disability who requires a modification or 

accommodation in order to participate in the meeting. Language interpretation may be 

requested as soon as possible but by no later than 5 p.m. of the last business day prior 

to the meeting. Requests should be referred to the City Clerk’s Office At 200 Lincoln 

Avenue, Salinas, 758-7381, as soon as possible but by no later than 5 p.m. of the last 

business day prior to the meeting. Hearing impaired or TTY/TDD text telephone users 

may contact the city by dialing 711 for the California Relay Service (CRS) or by 

telephoning any other service providers’ CRS telephone number.
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PUBLIC NOTIFICATION

This agenda was posted on Friday, August 1, 2025 in the Salinas Rotunda and City's 

website.

Meetings are streamed live at https://salinas.legistar.com/Calendar.aspx and televised 

live on Channel 25 on the date of the regularly scheduled meeting and will be broadcast 

throughout week following the meeting. or the most up-to-date Broadcast Schedule for 

The Salinas Channel on Comcast 25, please visit or subscribe to our Google Calendar 

located at http://tinyurl.com/SalinasChannel25. All past City Council meetings may also 

be viewed on the Salinas Channel on YouTube at 

http://www.youtube.com/thesalinaschannel.
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UNOFFICIAL MINUTES  

OF THE 

SALINAS PLANNING COMMISSION 

June 18, 2025 

 

The meeting was called to order at 4:00 p.m. in the City Council Chamber Rotunda. 

 

PLEDGE OF ALLEGIANCE  

 

ROLL CALL 

 

WELCOME AND STAFF INTRODUCTIONS 

 

ROLL CALL  

 

PRESENT:  Chairperson McKelvey Daye and Commissioners Almanza-Larios, Gutierrez, 

Meeks, Purnell, Rocamora and Wruck 

 

ABSENT:  None 

    

STAFF:                 City Attorney, Christopher Callihan; Community Development Director, Lisa 

Brinton; Planning Manager, Courtney Grossman; Senior Planner, Thomas 

Wiles; Associate Planner, Robert Latino and Administrative Aide, Maira 

Robles 

 

COMMENTS FROM THE PUBLIC FOR ITEMS NOT ON THE AGENDA 

 

Chairperson McKelvey Daye opened for public comment at 4:02 p.m.   

 

No public comments were received.  

 

Chairperson McKelvey Daye closed for public comment at 4:03 p.m. 

 

CONSENT 

  

ID#25-241   Approval of the Minutes: June 4, 2025  

 

Upon motion by Commissioner Meeks, and a second by Commissioner Purnell, the minutes of June 

4, 2025 were approved. The motion carried by the following vote: 

 

AYES: Chairperson McKelvey Daye and Commissioners Almanza-Larios, Gutierrez, 

Meeks, Purnell, Rocamora and Wruck 
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NOES:   None 

 

ABSTAIN:   None 

 

ABSENT:  None 

 

PUBLIC HEARINGS 

 

ID#25-213 Time Extension 2025-003; A request to recommend City Council approval of a 

one (1) year time extension to Tentative Map 2019-002; which consists of a 

subdivision of a 7.74-acre lot into 37 lots with alternative street sections and street 

frontage design for interior roadways located at 11 Hill Circle in the Residential - 

Low Density - Airport Overlay - Flood Overlay (R-L-5.5 - AR - F) Zoning District 

 

Received presentation from Senior Planner, Thomas Wiles, regarding the request from John Filighera 

& Associates, Inc., Applicant, for a one (1) year time extension to Tentative Map 2021-002 to extend 

the expiration date from April 13, 2025, to April 13, 2026. Tentative Map 2021-002 was approved by 

the City Council on April 13, 2021, which includes the subdivision of a 7.74-acre lot into 37 lots with 

alternative street sections and street frontage design for interior roadways. As part of the tentative map 

approval, the City Council considered and adopted a Mitigated Negative Declaration along with a 

Mitigation Monitoring Program. Pursuant to Municipal Code Section 31-401.11, extensions to 

approved tentative maps require a recommendation from the Planning Commission and final 

determination by the City Council. 

 

The Planning Commission discussed the following with regard to the project: 

 

1. Timeframe of extension; 

2. Number of proposed dwelling units; 

3. Status of application with regard to compliance with the California Department of Fish and 

Wildlife regulations; 

4. Definition of areas identified as “Common Area”; 

5. Project development timeline; 

6. Number of dwelling units that will be dedicated as affordable housing; and 

7. Staff’s assessment of the applicant’s time extension request of one year. 

 

Chairperson McKelvey Daye opened for public comment at 4:13 p.m.   

 

No public comments were received. 

 

Chairperson McKelvey Daye closed for public comment 4:14 p.m.  

Commissioner Wruck motioned to approve a resolution recommending that the City Council approve 

a third one (1) year time extension of Tentative Map 2019-002 to April 13, 2026. A Mitigated Negative 
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Declaration was considered and adopted as a part of the original approval. Commissioner Rocamora 

seconded the motion. The motion carried by the following vote: 

AYES: Chairperson McKelvey Daye and Commissioners Almanza-Larios, Gutierrez, 

Meeks, Purnell, Rocamora and Wruck 

 

NOES:   None 

 

ABSTAIN:   None 

 

ABSENT:  None 

 

ID#25-222 Conditional Use Permit 2022-053; A request to construct a 1,642 square foot 

Minor Vehicle Repair building with Alternative Means of Compliance for 

Landscaping located at 219 West Market Street in the MAF (Mixed Arterial 

Frontage) Zoning District  

 

Received presentation from Associate Planner, Robert Latino, regarding the request from David 

Elliott, Applicant and Architect, on behalf of Rafael Terrazas, Property Owner, who is requesting 

approval of a Conditional Use Permit (CUP) to construct a 1,642 square foot Minor Vehicle Repair 

building with Alternative Means of Compliance for Landscaping, and related site improvements on a 

9,484 square foot vacant lot. On May 19, 2025, a Notice of Intent to Approve the CUP was mailed to 

all property owners located within 300-feet of the subject property and interested parties. 

Subsequently, on May 29, 2025, a protest was received from a nearby property owner. Therefore, the 

project was scheduled for Planning Commission consideration.  

 

The Planning Commission discussed the following with regard to the project: 

 

1. Standard development fee amounts; 

2. Driveway width and location of utility service lines; 

3. Potential noise generated by the proposed use and requirements for a sound wall; 

4. Parking requirements; 

5. Distance between existing neighboring residential units and project site; 

6. Quantity and distance of existing vehicle repair shops in the vicinity of the project site; and 

7. Mixed Arterial Frontage Zoning District noise regulations. 

 

Chairperson McKelvey Daye opened for public comment at 4:30 p.m.   

 

David Elliot, Architect, provided public comment in support of the project. Mr. Elliot addressed the 

Planning Commission’s concerns regarding visibility, parking requirements, and noise.  
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Neighboring residential property owner provided public comment in opposition to the project. The 

neighbor shared photos of the existing barrier between his property and the project site and expressed 

concerns with the location of the proposed wall and the noise that the use may generate.  

 

Chairperson McKelvey Daye closed for public comment 4:40 p.m.  

 

The Planning Commission further discussed the following with regard to the project: 

 

1. Location of the proposed required eight-foot-high solid wall separating the project site from 

abutting properties; 

2. Orientation and frontage of proposed vehicle repair shop; 

3. Hours of operation; and 

4. Encroachment of residential property onto project site. 

 

Chairperson McKelvey Daye requested that the applicant clarify setbacks. 

 

Mr. Elliot indicated that the setback distances for the proposed wall will be minimal if any as the 

existing residential unit encroaches onto the applicant’s property; however, Mr. Elliot, expressed a 

willingness to work with the residential property owner to address encroachment concerns as they 

arise. 

Commissioner Rocamora motioned to approve a resolution finding the project exempt pursuant to 

Section 15332 of the CEQA Guidelines, affirming the findings, and approving Conditional Use Permit 

2022-053. Commissioner Meeks seconded the motion. The motion carried by the following vote: 

AYES: Commissioners Almanza-Larios, Gutierrez, Meeks, Purnell, Rocamora and 

Wruck 

 

NOES:   Chairperson McKelvey Daye 

 

ABSTAIN:   None 

 

ABSENT:  None 

 

OTHER BUSINESS 

 

General Plan Steering Committee Update 

 

Community Development Director, Lisa Brinton, indicated that there are no updates to report from the 

steering committee. Staff will incorporate public comments and feedback received during the joint 

City Council and Planning Commission meeting into the final public review draft document and which 

will be ready for release in either late July 2025 or August 2025. The committee will then reconvene 

to review public comments received regarding the draft document.    



 

 

 

 

   

 

 

 

 

5 

 

FOLLOW-UP REPORTS 

 

No follow-up items were discussed.  

 

FUTURE AGENDA ITEMS 

 

Planning Manager,  Courtney Grossman, informed that there are no projects scheduled for presentation 

to the Planning Commission at this time. 

 

Commissioner Wruck inquired when the Planning Commission can expect to receive an update 

regarding tentative map applications.  

 

Mr. Grossman indicated that tentative map applications have been received and are currently under 

review. Three of the maps have been reviewed for completeness and staff anticipates resubmittals will 

soon follow. Staff will also review these applications for consistency with the Housing Crisis Act of 

2019, Senate Bill 330, as applicable. 

 

Commissioner Meeks inquired why the request for Time Extension 2025-003 took a significant 

amount of time before it was presented to the Planning Commission.  

 

City Attorney, Chris Callihan, informed that due to the conclusion of the public hearing on this item, 

concerns regarding the project could not be further discussed. Mr. Callihan directed Commissioner 

Meeks to address concerns regarding the project to Community Development staff following the 

meeting. Mr. Callihan further recommended that if the inquiry as presented by Commissioner Meeks 

is specific only to the timeframe of the development project application process in general, then the 

request may be included as an item for discussion at a future Planning Commission meeting.   

 

Commissioner Meeks requested that project processing timeframes be added as a discussion at a future 

Planning Commission meeting.  

 

ADJOURNMENT  

 

Chairperson McKelvey Daye reviewed for quorum for the Planning Commission meeting scheduled 

for July 2, 2025 and adjourned the meeting at 4:46 p.m. 

 

 

_________________________                   _______________________     

LORISA MCKELVEY DAYE               COURTNEY GROSSMAN 

Chairperson                             Executive Secretary 
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CITY OF SALINAS 

PLANNING COMMISSION REPORT 

      
DATE: AUGUST 6, 2025 

 

TO:  PLANNING COMMISSION 

 

FROM: COURTNEY GROSSMAN, PLANNING MANAGER 

 

BY:  THOMAS WILES, SENIOR PLANNER 

 

TITLE: CONDITIONAL USE PERMIT 2024-065; REQUEST TO EXPAND AN 

EXISTING CONVENIENCE STORE WITH A TYPE 20 OFF-SALE ABC 

LICENSE INTO AN EXISTING VEHICLE REPAIR BAY LOCATED AT 

201 MONTEREY STREET IN THE MIXED USE – CENTRAL CITY 

OVERLAY – DOWNTOWN CORE OVERLAY AREA (MX-CC-DC) 

ZONING DISTRICT 

 

RECOMMENDED MOTION: 

 

A motion to approve a resolution finding the project exempt pursuant to Section 15332 of the 

CEQA Guidelines, affirming the findings, and approving Conditional Use Permit 2024-065. 

 

EXECUTIVE SUMMARY:  

 

Jay Zapata of ZPROUT, and Sherrie Olson of PLRC, on behalf of Christopher R. Dabit et. al., are 

requesting approval to expand an existing 438 square-foot convenience store with gas pumps 

located at 201 Monterey Street in the Mixed Use – Central City Overlay – Downtown Core Overlay 

area (MX-CC-DC) Zoning District.  The expansion includes changing 802 square-feet vehicle 

repair use to convenience store use for a total of 1,240 square-feet of convenience store area.  The 

request includes expanding an existing alcohol related use consisting of a Type 20 off-sale ABC 

license from 802 square-feet to 1,240 square-feet and construction of a kitchen within the northerly 

portion of the building and conversion/expansion of storage areas on the southerly portion of the 

building into a walk-in cooler.  The project is exempt from CEQA pursuant to Section 15332 (In-

Fill Development Projects). 
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DISCUSSION: 

 

Background: 

 

Jay Zapata of ZPROUT, and Sherrie Olson of PLRC, on behalf of Christopher R. Dabit et. al., are 

requesting approval of the following: 

 

1. First Amendment to Conditional Use Permit 1965-019 (CUP 1965-019); request to expand 

an existing 438 square-foot convenience store with gas pumps by changing the use of an 

existing 802 square-foot major vehicle repair bay to convenience store for a total of 1,240 

square-feet of convenience store area, construct a kitchen within the northerly portion of 

the building, and convert/expand an existing storage area on the southerly portion of the 

building into a walk-in cooler; and 

2. First Amendment to Conditional Use Permit 2016-019 (CUP 2016-019); request to expand 

an existing alcohol related use consisting of a Type 20 off-sale ABC license from 802 

square-feet to 1,240 square-feet of convenience store area. 

 

CUP 1965-019 was approved by the Salinas Planning Commission on March 29, 1965, and 

authorized demolition of an existing service station and construction of a new service station.   

 

CUP 2016-019 was approved by City Council on March 21, 2017, per attached Resolution 21136.  

However, prior to Council approval, the Planning Commission denied CUP 2016-019 on January 

18, 2017, per attached Resolution No. 2017-01.   The Applicant appealed the denial decision of 

the Planning Commission to the Council.  The Type 20 (Off-Sale Beer and Wine) ABC License 

No. 575625 was issued on December 27, 2017, and expires on November 30, 2025.  Per the ABC, 

existing license number No. 575625 is in good standing with no operating restrictions, active 

disciplinary actions, or disciplinary history (see attachments).  

 

Two administrative Site Plan Reviews are applicable to the site: 

 

1. Site Plan Review 2004-038 which approved installation of a 500-gallon propane tank on 

September 30, 2004; and  

2. Site Plan Review 2017-017 which approved construction of a new aluminum canopy on 

July 19, 2018.  

 

On March 21, 2017, the City Council approved Conditional Use Permit 2016-019 (CUP 2016-

019) to establish and operate an ABC Type 20 (Beer and Wine) alcohol related use.  The proposed 

project would expand the floor plan and relocate the alcohol sales to coolers at the south end of 

the building opposite the counter and front entrance.  An Amendment to CUP 2016-019 is required 

because of the request to change the floor plan.  The project was originally submitted as two 

separate applications, one for an Amendment to CUP 1965-019 (CUP 2024-060) and another for 

an Amendment to CUP 2016-019 (the current CUP number).  It was determined the two 

amendments could be merged into one to streamline the process.        
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The property is located in the Mixed Use – Central City Overlay – Downtown Core Area (MX-

CC-DC) Zoning District.  The following provides an overview of the land uses and zoning districts 

adjacent to the project site: 

 

     North:  Retail / MX-CC-DC (Mixed Use – Central City Overlay – Downtown Core Area)   

     South:  Restaurant & Parking / MX-CC-DC (Mixed Use – Central City Overlay – 

Downtown Core Area) 

     East:   Residential / MX-CC-DN (Mixed Use – Central City Overlay – Downtown 

Neighborhood Area) 

     West:  Commercial / MX-CC-DC (Mixed Use – Central City Overlay – Downtown Core 

Area) 

 
DISCUSSION: 

 

The Applicant is proposing to eliminate existing service bays and expand the convenience store 

and gas pump use.  The project includes a full kitchen to serve prepared food for off-site 

consumption.  There will be no on-site seating.  The project includes a modification to the exterior 

architectural building elevations to infill existing structural openings including an enhancement of 

exterior finishes with a new storefront and stone veneer and stucco to match existing finishes.  The 

existing canopy, fuel dispenser, and gas propane tank will not be changed.    

 

Analysis: 

 

Convenience store with gas pumps use: 

 

Per Zoning Code Section 37-30.240, Table 37-30.110, convenience stores with gas pumps require 

consideration of a Conditional Use Permit (CUP) in the underlying Mixed Use District.  Per 

Zoning Code Section 37-30.240, Table 37-30.110, Footnote 28, convenience stores with gas 

pumps (including sales, display, storage, restrooms, etc.) are limited to a maximum of 2,500 

square-feet of gross floor area.  The proposed Amendment would not expand the floor area of the 

building, except for select and incidental storage areas which appear to have been built without 

benefit of a permit.  The original CUP 1965-017 approval document does not show the existing 

storage areas.  On June 20, 1983, Building Permit 83-B332 approved a new storage enclosure on 

the northeastern portion of the building and relocation of the trash enclosure.  The plans for 83-

B332 referenced that the storage located on southern portion of the building was built in 1979.  

However, City records do not show an approved building permit for the southern storage area.  

Therefore, the CUP requires that the southern storage area shall be legalized as a part of the 

subsequent building permit process (see Condition No. 27 of draft CUP 2024-065).  Total proposed 

floor area is 1,240 square-feet, which is less than the maximum allowed 2,500 square-feet. 
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Off-sale Alcohol Related Use 

 

Undue Concentration 

 

Concerning off-sale alcohol-related uses, “undue concentration” is defined per California Business 

and Professions Code Section 23958.4 as either: (1) the ratio of off-sale retail licenses to population 

in the census tract or census division in which the premises is located exceeds the ratio of off-sale 

retail licenses to population in the county in which the premises is located: or (2) the premises is 

located in a crime reporting district that has a twenty percent (20%) greater number of reported 

crimes (i.e., the most recent yearly compilation by the local law enforcement agency of reported 

offenses of criminal homicide, forcible rape, robbery, aggravated assault, burglary, larceny, theft, 

and motor vehicle theft, combined with all arrests for other crimes, both felonies and 

misdemeanors, except traffic violations) than the average number of reported crimes as determined 

from all crime reporting districts within the jurisdiction of the local law enforcement agency. 

 

The proposed location is within Census Tract 0013.00 (CT 13).  Currently, CT 13 is classified as 

undue concentration. Per California Department of Alcoholic Beverage Control (ABC), two (2) 

off-sale licenses are authorized in CT 13.    Per ABC records there are currently eighteen (18) 

active off-sale licenses (including the existing off-sale license) within CT 13.  However, the 

Census Tract of the ABC licenses has not been updated.  Per City records there are eight (8) off-

sale licenses (including the existing on-site off-sale license) in Census Tract 13 (See map attached).  

Below is the location and distance from the project site of the other seven (7) off-sale licenses in 

CT 13: 

 

           Distance from 

Name of Licensee     Address   Project Site 

 

1. Valley Guild (Type 20)   132 Central Avenue  1,520 feet 

2. Central Gas Valero (Type 20)   47 John Street   1,600 feet 

3. Grapes & Grain (Type 21)   385 Salinas Street  1,210 feet 

4. Gabilan Wine Company LLC (Type 20)  335 Pajaro Street #A  1,010 feet 

5. Central Liquor (Type 21)   118 Central Avenue  1,340 feet 

6. Fresh Market & Produce (Type 20)  201 East Alisal Street  970 feet 

7. Central Gas Salinas (Type 20)  215 East Alisal Street  1,120 feet 

 

Below are an additional ten (10) off-sale licenses that ABC records state are located in Census 

Tract 13, but per City records are located in Census Tract 145 with the distance from the project 

site: 

 

           Distance from 

Name of Licensee     Address   Project Site 

 

1. AM/PM (Type 20) (CT 145)   385 East Alisal Street  3,420 feet 

2. Salinas AM/PM (Type 20) (CT 145)   970 Work Street  7,688 feet 
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3. Michoacan Produce (Type 20) (CT 145) 241 John Street  2,600 feet 

4. AS Conv. & Energy (Type 20) (CT 145) 945 Abbott Street  8,050 feet 

5. CVS Pharmacy Store (Type 21) (CT 145) 347 East Alisal Street  3,050 feet 

6. Star Market (Type 21) (CT 145)  1275 South Main Street 7,210 feet 

7. Central Gas Valero (Type 20) (CT 145) 1163 Terven Avenue  9,990 feet 

8. Tokyo Oriental Food & Gifts (Type 20)  20 San Miguel Avenue 6,000 feet 

(CT 145)  

9. San Miguel Market (Type 21) (CT 145) 51 San Miguel Avenue 5,800 feet 

10. 7 Eleven Inc. (Type 20) (CT 145)  1020 Terven Avenue  8,200 feet  

 

Nonetheless, per ABC and City records, the project site is classified as undue concentration due to 

number of off-sale outlets.  However, approval to modify the existing Type 20 off-sale alcohol 

license would not increase undue concentration, because the project expands the sales area and 

would not increase the number of off-sale outlets.  Because the site is located within an area of 

undue concentration, the Planning Commission is required to establish a finding that Public 

Convenience or Necessity is served by the expansion of the existing off-sale alcohol use. 

 

Per the attached map showing off-sale alcohol sales in CT 13, the closest off-sale license to the 

project site is located at 201 East Alisal Street (Fresh Market & Produce), which is approximately 

980 feet to the east of the project site.  The average distance to off-sale alcohol outlets in CT 13 is 

1,254 feet, which is greater than the average of 956 feet for approved off-sale alcohol CUPs in a 

CT since 2010 (see Table 1 below).   

 

The subject property is located less than the average distance to residentially zoned properties than 

the other CUP applications (approved, denied, or expired) since 2010.  While not zoned residential, 

there are residential uses located adjacent to the east of the subject property across Lodge Alley. 

The subject site is about average concerning its location to public schools in comparison with other 

off-sale alcohol CUP applications (1,970 feet vs. 1,900 average - see Table 1 below).  However, 

the project site is located approximately 140 and 1,670 feet from two private schools. The project 

site is closer to parks and playgrounds and to other off-sale alcohol outlets than other off-sale 

alcohol CUP’s (780 feet vs. 1,919 feet average – see Table 1 below). 

 

Undue Concentration - Crime 

 

As described above, undue concentration is also measured by crimes reported in the Police 

Reporting District (PRD) compared to city-wide.  State law allows the City to analyze off-site 

alcohol sales proposals for undue concentration based on reported crimes in PRD 132 where the 

proposed site is located. For this analysis, “undue concentration” is analyzed under a different 

provision of state law, California Business and Professions Code Section 23958.4(a)(1), as a 

premises located in a crime reporting district that has a 20% greater number of reported crimes 

than the average number of crimes reported by the police department across all PRD’s. This is 

measured by examining the most recent yearly statistics of violent and non-violent enumerated 

crimes, both felonies and misdemeanors (except traffic violations) with the average number of 

reported crimes from all PRDs within the jurisdiction. 
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Per a Salinas Police Memorandum dated July 21, 2025, in 2024, the total reported crimes in PRD 

132 was 118, which exceeds the overall 2024 crime rate of 73.43 per PRD (60% above the 

average).  As shown on Table 1 below, the average level of undue concentration for Conditional 

Use Permits processed since 2010 is 119%.  The proposed project exceeds this number (400% vs. 

119%).  The crime rate for the subject PRD in 2023 is 133% under the average rate considered as 

undue concentration for crime (133% vs. 146%).  Per Police Department’s records, in 2024, there 

were 118 reported crimes in PRD 132.  The 2024 PRD average was 73.43 and an undue 

concentration of 88.12 (73.43 x 1.2).   

 

Table 1: Comparison to Off-sale Alcohol Conditional Use Permits Since 2010 

 
 Distance to 

residentially 

zoned 

property 
(feet) 

Distance 

to public 

schools 

(feet) 

Distance to 

parks/ 

playgrounds 

(feet) 

Average 

Distance to off-

sale alcohol 

outlets in CT 
(feet) 

Average Alcohol 

outlets in Salinas 

CT’s (% - 

proposed/ 
allowed 

Crime rate 

in PRD’s 

(%) (20% = 

undue 
concentrati

on 

Number of crimes 

reported in 2024 

Average 484 1,900 1,919 956 119% 146% 73.43 

Minimum 0 450 400 1,200 40% Unk. Unk. 

Maximum 3,200 5,800 5,400 6,960 800% Unk. Unk. 

        

CUP 

2024-065 

350 1,970 780 1,254 400% 
(8/2) 

133% 
(118/88.12) 

(2024 

PRD) 

118 
 

 

Staff notes that per the Salinas Police Department Memorandum dated July 21, 2025, the Police 

Department does not object to the approval of Conditional Use Permit 2024-065 subject to the 

following recommendations, which have been included as Exhibit “K” and Conditions of Approval 

for the CUP Amendment (see CUP 2024-065 approval document): 

 

1. Digital surveillance system with high quality cameras focused on the points of sales, 

entrances/exits of the store and the parking lot, with the capability to store the digital 

images captured. The video/photos must be retained for 30 days and be made available to 

police upon request; 

2. Ample lighting in the exterior area of entrances/exits and situated in areas to enhance video 

surveillance equipment; and 

3. All legal requirements be met so that the business be posted for trespassing and enforceable 

by the police department for Salinas City Code (SCC) 21-35. 

 

Proximity to Residences, Parks, and Schools 

 

The closest residences are located to the immediate east of the subject site, across Lodge Alley, 

approximately 140-feet from the front entrance of the convenience store.  The nearest residentially 

zoned land is located approximately 350 feet to the east.  Other commercial uses (restaurant and 

retail) and parking are located to the north, west, and south of the subject site.  The nearest park is 

Bataan Memorial Park (15 East Market Street), which is located approximately 780 feet to the 
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northwest of the subject site.  The nearest public school is Roosevelt School (120 Capitol Street), 

which is located approximately 1,970 feet west from the subject site.  The nearest private schools 

are Temple Philadelphia Christian Academy (160 Pajaro Street), which is located approximately 

140 feet to the northeast of the subject site and Sacred Heart School (123 West Market Street), 

which is located approximately 1,670 feet to the northwest of the subject site.  

 

Table 2 below lists the 60 Conditional Use Permit (CUP) applications for alcohol related uses that 

have been processed since 2010.  Five (5) off-sale alcohol related CUPs located in an area of undue 

concentration have been required to comply with the City’s former One-for-One policy. 

 

Table 2: Conditional Use Permit Applications for Alcohol Related Uses: 

 
No. Project 

Number Status Type Address 

Approval 

Date 

Approval 

Body 

1:1 

Req? 

Off- 

sale? 

1. CUP 

2010-004 
Approved 

Off-Sale  

Alcohol 

970 Work 

St. 4/19/2011 
City Council 

Yes Yes 

2. CUP 

2010-006 
Expired 

Off-Sale  

Alcohol 

1532 N. 

Main St. 6/14/2011 City Council Yes  Yes 

3. CUP 

2010-007 
Approved 

Off-Sale  

Alcohol 

615 W. 

Laurel Dr. 6/6/2010 

Planning 

Commission Yes Yes 

4. CUP 

2010-013 
Approved 

Off-Sale  

Alcohol 

306 N. Main 

St. 10/12/2010 City Planner No  Yes 

5. 

CUP 

2010-018 

Approved 
On Site  

Alcohol 

242 

Williams 

Rd. 8/2/2011 

City Planner  No 

 

6. CUP 

2011-005 
Denied 

Off-Sale  

Alcohol 

575 N. 

Sanborn Rd. N/A    

7. CUP 

2011-009 
Approved 

Off-Sale  

Alcohol 

1375 N. 

Davis Rd. 6/1/2011 

Planning 

Commission 
Yes 

Yes 

8. CUP 

2011-010 
Approved 

Off-Sale  

Alcohol 

1800 N. 

Main St. 6/14/2011 
City Council  Yes 

Yes 

9. CUP 

2011-022 
Approved 

On-Sale 

Alcohol 

1730 N. 

Main St. 10/10/2011 
City Planner 

 No 

10. 

 

CUP 

2011-023 
Withdrawn 

Off-Sale 

Alcohol 

1730 N. 

Main St. 
N/A 

   

11. CUP 

2012-001 
Approved 

On-Sale 

Alcohol 

1391 N. 

Davis Rd. 2/12/2012 
City Planner 

 No 

12. CUP 

2012-003 
Approved 

On-Sale 

Alcohol  

1748 N. 

Main St. 3/27/2012 
City Planner 

 No 

13. CUP 

2012-005 
Denied 

Off-Sale 

Alcohol 

8 Williams 

Rd. 
N/A 

   

14. CUP 

2013-003 
Approved 

Off-Sale 

Alcohol 

1045 N. 

Main St. 9/24/2013 
City Council 

No Yes 

15. CUP 

2013-006 
Approved 

On-Sale 

Alcohol 

1988 N. 

Main St. 7/1/2013 
City Planner 

 No 

16. 

CUP 

2014-004 

Withdrawn 
On-Sale 

Alcohol 

242 

Williams 

Rd. 

N/A 

   

17. CUP 

2014-025 
Denied 

Off-Sale 

Alcohol 

1532 N. 

Main St. 
N/A 
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18. CUP 

2015-004 
Approved 

On-Sale 

Alcohol 

124 Abbott 

St. 8/4/2015 
City Planner 

 No 

19. CUP 

2015-011 
Approved 

On-Sale 

Alcohol 

1938 N Main 

St. 6/9/2015 
City Planner 

 No 

20. CUP 

2015-016 
Approved 

Off-Sale 

Alcohol 

215 E. Alisal 

St. 9/16/2015 

Planning 

Commission No Yes 

21. 

CUP 

2015-023 

Denied 
Off-Sale 

Alcohol 

602 

Williams 

Rd. 

N/A 

   

22. CUP 

2015-034 
Denied 

Off-Sale 

Alcohol 

170 E. 

Laurel Dr. 
N/A 

   

23. 

CUP 

2016-002 

Withdrawn 
On-Sale 

Alcohol 

242 

Williams 

Rd. 

N/A 

   

24. CUP 

2016-005 
Approved 

On-Sale 

Alcohol 

66 W. Alisal 

St. 6/7/2016 City Planner  No 

25. CUP 

2016-006 
Approved 

Off-Sale 

Alcohol  150 Main St. 6/24/2016 
City Planner 

 N/A 

26. CUP 

2016-013 
Withdrawn 

Off-Sale 

Alcohol 

1000 Market 

St. N/A    

27. CUP 

2016-019 
Approved 

Off-Sale 

Alcohol 

201 

Monterey St. 03/21/2017 
City Council No 

 

28. CUP 

2016-020 
Approved 

On-Sale 

Alcohol 

1000 Davis 

Rd. 12/12/2016 
City Planner 

 No 

29. 

CUP 

2017-003 

Approved 
On-Sale 

Alcohol 

350 

Northridge 

Mall  04/07/2017 

City Planner 

 No 

30. 

CUP 

2017-005 

Withdrawn 

Off-Sale 

(Type 20 

To 21) 

980 Acosta 

Plaza. N/A    

31. 

CUP 

2017-014 

Withdrawn 
On-Sale 

Alcohol 

309 

Williams 

Rd. 

N/A 

   

32. 

CUP 

2018-001 

Approved 
On-Sale 

Alcohol 

1600 

Northridge 

Mall  02/27/2018 

City Planner 

 No 

33. CUP 

2018-002 
Approved 

On-Sale 

Alcohol 

723 Alisal 

St. 10/12/2018 
City Planner 

 No 

34. CUP 

2018-003 
Expired 

On-Sale 

Alcohol 

1220 S. 

Main St. 02/26/2018 
City Planner 

 No 

35. CUP 

2018-005 
Approved 

Off-Sale 

Alcohol 

1764 N. 

Main St. 10/02/2019 

Planning 

Commission 
No  

Yes 

36. CUP 

2018-008 
Expired 

Off-Sale 

Alcohol 

1438 S. 

Main St. N/A    

37. CUP 

2018-012 
Withdrawn 

On-Sale 

Alcohol 

1366 s. Main 

St. 
N/A 

   

38. 

CUP 

2018-023 

Approved 
On-Sale 

Alcohol 

309 

Williams 

Rd. 01/09/2019 City Planner  No 

39. CUP 

2018-024 
Approved 

On-Sale 

Alcohol 

213 

Monterey St. 11/27/2018 
City Planner 

 No 

40. CUP Approved On-Sale 242 04/30/2019 City Planner  No 
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2018-025 Alcohol Williams 

Rd. 

41. 

CUP 

2018-029 

Approved 
On-Sale 

Alcohol 

1790 

Northridge 

Mall 02/20/2029 

City Planner 

 No 

42. 

CUP 

2019-009 

Approved 
On-Sale 

Alcohol 
210 Main St. 08/22/2019 

City Planner 

 

Not 

deter

mined 

43. 

CUP 

2019-020 

Approved 
On-Sale 

Alcohol 

1582 

Constitution 

Blvd. 01/07/2020 

City Planner 

 No 

44. 

CUP 

2020-015 

Approved 
Off-Sale 

Alcohol 
1264 De La 

Torre 10/23/2020 City Planner 

No 

(Not 

Und.) Yes 

45. CUP 

2021-008 
Approved 

On-Sale 

Alcohol  

1220 S. 

Main St. 04/02/2021 
City Planner 

 No 

46. CUP 

2021-022 
Approved 

Off-Sale 

Alcohol 

1640 N. 

Main St. 09/15/2021 

Planning 

Commission No Yes 

47. CUP 

2021-025 
Approved 

On-Sale 

Alcohol 

835 S. Main 

St. 12/15/2021 

Planning 

Commission  No 

48. CUP 

2021-029 
Approved 

On-Sale 

Alcohol 

822 E. Alisal 

St. 01/03/2022 
City Planner 

 No 

49. CUP 

2021-030 
Approved 

On-Sale 

Alcohol 

1259 De La 

Torre St. 12/20/2021 
City Planner 

 No 

50 CUP 

2022-017 
Approved 

On-Sale 

Alcohol 216 John St. 04/01/2022 
City Planner 

 No 

51. CUP 

2022-026 
Approved 

On-Sale 

Alcohol 

66 W. Alisal 

St. 05/06/2022 
City Planner 

 No 

52. CUP 

2022-030 
Approved 

On-Sale 

Alcohol 

215 

Monterey St. 08/15/2022 
City Planner 

 No 

53. CUP 

2022-054 
Approved 

Off-Sale 

Alcohol 

933 W. 

Alisal St. 12/21/2022 

Planning 

Commission No Yes 

54. CUP 

2022-061 
Approved 

On-Sale 

Alcohol 344 Main St. 02/28/2023 
City Planner 

 No 

55. CUP 

2023-017 
Approved 

Off-Sale 

Alcohol 

1050 N. 

Davis Rd. 10/04/2023 

Planning 

Commission No Yes 

56. CUP 

2023-038 
Approved 

On-Sale 

Alcohol 

1447 N. 

Main St. 09/09/2024 
City Planner 

 No 

57. 

CUP 

2023-047 

Approved 
On-Sale 

Alcohol 

1002 Del 

Monte Ave. 

Ste. A 

09/17/2024 

 

City Planner 

 No 

58. CUP  

2024-054 
Approved 

On-Sale 

Alcohol 

66 W. Alisal 

St. 10/01/2024 
City Planner 

 No 

59. CUP 

2024-022 
Approved 

Off-Sale  

Alcohol 

1012 Abbott 

St. 11/19/2024 

Planning  

Commission No Yes 

60. CUP 

2024-058 
Denied 

Off-Sale 

Alcohol 

695 East 

Alisal Street N/A 
 

  

 

 

 

ABC Licensing 
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As stated above, the Applicant currently has a Type 20 off-sale alcohol license.  Following 

approval of the CUP Amendment, the applicant will be required to comply with all applicable 

ABC regulations to either modify the existing license or obtain a new license from ABC in order 

to continue the off-site sales of alcohol; however, state law prohibits such a license without specific 

findings from the Planning Commission. State law dictates that ABC shall deny an application in 

an area of undue concentration unless the local governing body (such as the Planning Commission) 

determines that “public convenience or necessity would be served by the issuance” (Cal. Business 

& Professions Code §23958.4(b)(2)).  

 

Conditions of Approval 

 

The City generally requires a CUP for alcohol-related uses (Salinas City Code §37-50.030) and 

may lawfully regulate through its land use and zoning authority the potentially negative social and 

environmental effects of alcohol serving businesses. In this regard, the City’s Zoning Code 

imposes a variety of specific requirements for alcohol-related uses and for all alcohol-related uses 

located in areas of undue concentration, which are discussed in turn below. 

 

Pursuant to Zoning Code Section 37-50.030(f), if the Planning Commission determines that the 

public convenience or necessity would be served by the approval of the proposed CUP 

Amendment and the subsequent issuance of an alcohol license by ABC, the CUP Amendment 

would contain the following conditions of approval, which were also a part of the original CUP 

2016-019 approval document: 

 

1. Alcohol shall not be sold between the hours of 10:00 p.m. and 6:00 a.m. Coolers 

containing alcoholic beverages shall be locked between the hours of 10:00 p.m. and 

6:00 a.m. 

2. The premises shall be maintained free of litter at all times. 

3. No alcoholic beverages shall be consumed on the premises. 

4. No sale or distribution of alcoholic beverages shall be made from a drive-up or 

walk-up window. 

5. No display of alcoholic beverages shall be made from an ice tub. 

6. No "single-serving" or "one-can" sales of alcoholic beverages shall be made from 

the premises. A sign to this effect in English and Spanish shall be always 

maintained at the cashier station.  

7. No alcoholic beverage shall be displayed within five feet of the cash register or the 

front door of the premises unless displayed in a permanently affixed cooler. 

8. No self-illuminated advertising for alcoholic beverages shall be located on 

buildings or windows. 

9. All business owners and managers shall complete a program certified by the 

Department of Alcoholic Beverage Control (ABC) as a qualified responsible 

beverage service (RBS) program prior to the commencement of the use. Any 

business established after the effective date of the ordinance codified in this section 

shall require such training of all owners and managers within ninety days of 
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ownership transfer or hire. Failure of managers to obtain training shall be the 

liability of the owner. The owner shall maintain on the premises a file containing 

the certificates of training and shall present the file and its contents upon request by 

the City at any time during normal business hours. The provisions of this section 

regarding responsible beverage training shall be suspended upon a finding by the 

City Planner that the training is not reasonably available. 

10. An electronic age verification scanner shall be installed, maintained, and utilized 

for all off-sale alcohol sales. 

11. Signs shall be posted at the location in English and Spanish with regard to 

prohibitions of open containers and loitering at the location, and no loitering will 

be tolerated. 

12. No single 40 oz. containers of beer may be sold from premises. 

13. No malt liquor or fortified wine products (wines with greater than 15% alcohol 

content) shall be sold. 

14. Sales of wine shall be in containers of at least 750 ml. 

15. Digital surveillance system shall be provided with high quality cameras focused on 

the location of the in-store stocked alcohol, at points of sales transactions, and at 

entrance/exits of the store and the parking lot, with the capability to store the digital 

images captured.  Surveillance video/photos shall be made available to police upon 

request. 

16. Ample lighting shall be provided in parking lots, exterior area of entrances/exits 

and situated in areas to enhance video surveillance equipment. 

17. There shall be no coin operated video or arcade games, and no adult magazines or 

videos shall be sold. 

18. No pay telephone booths shall be permitted on the premises. 

19. Any alcohol license violation and/or suspension by the Alcohol Beverage Control 

Board or significant criminal activity, in the opinion of the City Police Chief, shall 

constitute grounds for review and modification or revocation of this use Permit in 

accordance with Section 37-60.640: Expiration- transferability; recordation; 

rescission; revocation, of the Salinas Zoning Code. 

 

Findings: 

 

The Planning Commission may approve an application for a First Amendment to Conditional Use 

Permit 1965-019 to expand an existing 438 square-foot convenience store with gas pumps into an 

802 square-foot major vehicle repair facility for a total of 1,240 square-feet and a First Amendment 

to Conditional Use Permit 2016-019 to modify an existing Type 20 alcohol related use for an 

existing convenience store with gas pumps use located at 201 Monterey Street, if all the findings 

set forth in the proposed Planning Commission Resolution are established. 

 

CEQA CONSIDERATION: 

 

The project has been determined to be exempt from the California Environmental Quality Act 

(CEQA) under Section 15332 (In-Fill Development Projects) of the CEQA Guidelines. The 
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proposed project is exempt because the activity is covered by the general rule that CEQA applies 

only to projects, which have the potential for causing significant effect on the environment. The 

proposed project can be seen with certainty that there is no possibility that the activity in question 

may have a significant effect on the environment, the activity is not subject to CEQA. 

 

Time Consideration: 

 

The project was deemed complete on May 25, 2025.  Originally, final action was required by July 

15, 2025, pursuant to Government Code Section 65950(a)(5). On June 23, 2025, the Applicant 

provided an e-mail request for a one (1) time 90-day extension of the Permit Streamlining Act 

pursuant to Government Code Section 65957 to allow time for processing of both CUP 

Amendments on the subject property.  Per the 90-day time extension, final action is required by 

October 13, 2025.  

 

Alternatives Available to the Commission: 

 

The Planning Commission has the following alternatives: 

 

1. Affirm the findings set forth in the attached Resolution, find the application exempt from 

the California Environmental Quality Act (CEQA), and approve Conditional Use Permit 

2024-065 with modifications; or 

2. Find that the proposal is not appropriate and establish findings at the public hearing stating 

the reasons for not approving Conditional Use Permit 2024-065. 

 

ATTACHMENTS: 

 

Proposed Planning Commission Resolution 

Draft CUP 2024-065 approval document with the following exhibits: 

Exhibit "A" Vicinity Map 

Exhibit "B" Site Plan (Sheet G001) 

Exhibit "C" Existing Floor Plan (Sheet A100) 

Exhibit "D" Proposed Floor Plan (Sheet A101)  

Exhibit "E" Existing Elevations (Sheet A200)  

Exhibit "F" Proposed Elevations (Sheet A201) 

Exhibit "G" Sign and elevations (Sheet A202)  

Exhibit "H" Monument sign and elevation  

Exhibit "I" Engineer’s Report, dated July 3, 2025 

Exhibit "J" Fire Department Requirements, dated July 7, 2025 

Exhibit “K” Police Department Memorandum dated July 21, 2025  

Recorded Conditional Use Permit 2016-019 

Conditional Use Permit 1965-019 

Resolution 21136 

Planning Commission Resolution 2017-01 

Map of Off-sale alcohol related sales in Census Tract 13 (CT 13) 
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2024 Police Reporting District (PRD) data 

ABC License No. 575625 

 

Cc:  Jay Zapata, A.I.A. LEED AP BD+C, Applicant (CUP 2024-060) 

 PLRC-Sherrie Olson, Applicant (CUP 2024-065) 

 Christopher R. Dabit, et al., Property Owner 

 Other interested parties  

 

 
I:\ComDev\Planning Share Space\Conditional Use Permits\2024 CUP's\CUP 2024-065 - 201 Monterey St\Granicus Files\CUP 2024-065 PC Staff 
Report (2).docx 
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SALINAS PLANNING COMMISSION 

RESOLUTION NO. 2025- 

 

RESOLUTION APPROVING A REQUEST TO EXPAND AN EXISTING 

CONVENIENCE STORE WITH A TYPE 20 OFF-SALE ABC LICENSE INTO AN 

EXISTING VEHICLE REPAIR BAY LOCATED AT 201 MONTEREY STREET IN THE 

MIXED USE – CENTRAL CITY OVERLAY – DOWNTOWN CORE OVERLAY AREA 

(MX-CC-DC) ZONING DISTRICT 

(CUP 2024-065)   

 

WHEREAS, on August 6, 2025, the Salinas Planning Commission, at the request of Jay 

Zapata of ZPROUT, and Sherrie Olson of PLRC, on behalf of Christopher R. Dabit et. al., 

considered a request to expand an existing 438 square-foot convenience store with gas pumps by 

changing the use of 802 square-feet from vehicle repair to convenience store for a total of 1,240 

square-feet of convenience store area and expand an existing alcohol related use consisting of a Type 

20 off-sale ABC license from 802 square-feet to 1,240 square-feet located at 201 Monterey Street in 

the Mixed Use – Central City Overlay – Downtown Core Overlay area (MX-CC-DC) Zoning District 

(Assessor’s Parcel Number 002-231-018-000); and 

 

WHEREAS, the Planning Commission weighed the evidence presented at said public 

hearing, including the Staff Report which is on file at the Community Development Department 

together with the record of environmental review; and 

 

NOW, THEREFORE, BE IT RESOLVED by the Salinas Planning Commission that the 

Commission finds the project to be Exempt from the California Environmental Quality Act (CEQA) 

and approves Conditional Use Permit 2024-065; and 

 

BE IT FURTHER RESOLVED that the Salinas Planning Commission adopts the following 

findings as the basis for its determination, and that the foregoing recitations are true and correct, and 

are included herein by reference as findings: 

 

1. The project has been found to be Exempt pursuant to Sections 15332 of the 

California Environmental Quality Act (CEQA) Guidelines; 

 

The project has been determined to be exempt from the California Environmental 

Quality Act (CEQA) under Section 15332 (In-Fill Development Projects) of the 

CEQA Guidelines. The proposed project is exempt because the proposed project is 

consistent with the applicable General Plan designation and policies, the applicable 

Zoning designation, the project site is located within city limits on a project no more 

than five (5) acres substantially surrounded by urban uses, the project site has no 

value as habitat for endangered, rare, or threatened species, approval of the project 

would not result in any significant effects related to traffic, noise, air quality, or water 

quality, and the project site can be adequately served by all required utilities and 

public services.   
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2. The proposed location of the use is not in accordance with the objectives of the 

Salinas General Plan, this Zoning Code and the purposes of the district in which 

the site is located; 

 
The site is designated Mixed Use by the 2002 Salinas General Plan.  Per the General 

Plan, Mixed Use provides for a mixture of retail, commercial, office and residential 

uses in the same building, parcel, or area.  The proposed expansion of an existing 

convenience store with gas pumps with and existing off-sale alcohol related use into 

an existing vehicle repair bay is consistent with General Plan Goal CD-2, as it 

encourages the design, maintenance, and revitalization of neighborhoods that 

enhance the quality of life.  Expansion of commercial space for food and beverage 

sales is consistent with General Plan Policy LU-3.7 by helping to revitalize the 

Central City.  The off-sale alcohol related use is conditioned to comply with the 

provisions of the Zoning Code; therefore, the project provides for orderly integration 

of alcohol-related uses in accordance with the purpose of the alcohol license review 

regulations pursuant to Zoning Code Section 37-50.030.   

 

As shown on the official Zoning Map, the site is located in the base MX-CC-DC 

(Mixed Use – Central City Overlay – Downtown Core Area) District. Per Section 37-

30.230, the purpose of the Mixed Use District is to provide opportunities for 

commercial uses that emphasize retail and service activities and promote compact 

development that is intended to be pedestrian-oriented with buildings close to and 

oriented to the sidewalk.  The proposed expansion of an existing convenience store 

with gas pumps use would not adversely affect the welfare of the surrounding 

neighborhood. The proposed location is in a neighborhood with a mix of residential, 

commercial, and public and semipublic uses including three schools.   

 

The project would not adversely affect the welfare of the surrounding neighborhood, 

which contains a mix of residential, commercial, and public and semipublic uses 

including three schools.  Residences are located adjacent to the east of the project site 

across Lodge Alley, but do not have direct access to the existing convenience store 

with gas pumps use.  Conditions of approval for the off-sale alcohol use would 

ensure that the use is not detrimental to the public health, safety, and welfare of the 

area and neighborhood residences.   

 

3. The proposed location of the conditional use and the proposed conditions under 

which it would be operated or maintained are not consistent with the Salinas 

General Plan and would be detrimental to the public health, safety, or welfare of 

persons residing or working in or adjacent to the neighborhood of such use, and 

detrimental to properties or improvements in the vicinity or the general welfare of 

the City of Salinas; 

 
The site is designated Mixed Use by the 2002 Salinas General Plan.  Per the General 

Plan, Mixed Use provides for a mixture of retail, commercial, office and residential 

uses in the same building, parcel, or area.  The project is consistent with General Plan 
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Goal CD-2, as it does encourage the design, maintenance, and revitalization of 

neighborhoods that enhance the quality of life. 

 

Conditions have been recommended for this permit to ensure that, when 

implemented, the project will conform and comply with the provisions of the Salinas 

Zoning Code and will not be detrimental to the adjacent neighborhood.  For example, 

if the subject convenience store with gas pump use and/or alcohol related use ceases 

operation for a continuous period of six (6) months or more, then the Conditional Use 

Permit shall become null and void. 

 

Conditions of approval for the off-sale alcohol use would ensure that the use is not 

detrimental to the public health, safety, and welfare of the area and neighborhood 

residences.  Per Zoning Code Section 37-50.030(f), conditions required for an off-

sale alcohol-related use include, but are not limited to the following: alcohol shall not 

be sold between the hours of 10:00 p.m. and 6:00 a.m. and coolers containing 

alcoholic beverages shall be locked between the hours of 10:00 p.m. and 6:00 a.m.; 

the premises shall be maintained free of litter at all times; and, all business owners 

and managers shall complete a program certified by the Department of Alcoholic 

Beverage Control (ABC) as a qualified responsible beverage service (RBS) program 

prior to the commencement of the use. 

 

The project site located on a Mixed Use zoned property. The modification to the 

existing off-sale alcohol-related use at a service station and convenience store with 

gas pump use (Salinas Gas) will continue to be subject to conditions of approval of 

previous Conditional Use Permit 2016-019 including, but not limited, to the 

following requirements pursuant to Zoning Code Section 37-50.030(f)(3): 

 

 No alcoholic beverages shall be consumed on the premises. 

 

 No sale or distribution of alcoholic beverages shall be made from a drive-up 

or walk-up window. 

 

 No display of alcoholic beverages shall be made from an ice tub. 

 

 No "single-serving" or "one-can" sales of alcoholic beverages shall be made 

from the premises. A sign to this effect in English and Spanish shall be 

maintained at the cashier station at all times.  

 

4. The Alcohol-Related use would not adversely affect the welfare of the area and of 

surrounding residentially zoned neighborhoods, giving due consideration to the 

distance of the proposed use from other Alcohol-Related uses, residentially zoned 

property, public schools, public playgrounds, and other similar uses; and giving 

further consideration to crime rates, calls for emergency services, and residential 

densities in the surrounding area; and 
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The project site is located in an area of “undue concentration as it is located in a 

police crime reporting district that has a 20 percent greater number of reported 

crimes. The Salinas Police Department’s most recent 2024 average for statistics for 

Police Reporting Districts (PRDs) is 73.43 reported crimes for an approximate undue 

concentration ratio of 88.12 (73.43 x 1.2). Crime statistics for PRD 132 was 118 

reported crimes in 2024.  Although in an area of undue concentration, per a Police 

Department Memorandum dated July 21, 2025 (Exhibit “K” of CUP 2024-065), the 

Salinas Police Department does not object to the continued operation of a Type 20 

alcohol license at this location subject to conditions of approval including, but not 

limited, to the following requirements: 

 

 Digital surveillance system shall be provided with high quality cameras 

focused on the location of the in-store stocked alcohol, at points of sales 

transactions, at entrance/exits of the store and the parking lot, with the 

capability to store the digital images captured.  The video/photos shall be 

made to the police upon request. 

 

 Ample lighting shall be provided in parking lots, exterior area of 

entrances/exits and situated in areas to enhance video surveillance equipment. 

 

 No unsecured alcohol may be placed near the entrances and exits of the store.  

 
The site is developed with an existing service station and convenience store with gas 

pump use (Salinas Gas) and is zoned for mixed-use purposes.  Conditions with this 

Conditional Use Permit would ensure that the off-sale alcohol-related use would not 

adversely affect the welfare of the surrounding neighborhood, which include the 

requirement that ample lighting to be provided in parking lots, exterior areas of 

entrances/exits and situated in areas to enhance video surveillance equipment.  No 

sale of alcohol shall occur between the hours of 10:00 p.m. and 6:00 a.m. and coolers 

containing alcoholic beverages shall be locked between the hours of 10:00 p.m. and 

6:00 a.m.  

 

5. The location of the existing Off-Sale Alcohol-Related use is located within an area 

of undue concentration (as defined by Business and Professions Code Sections 

23958.4 and administered by the State Department of Alcoholic Beverage Control), 

pursuant to Business and Professions Code Sections 23817.7, the public 

convenience or necessity would be served by the issuance of the alcohol license by 

the ABC. 

 
The project site is located is on a Mixed Use zoned property within an existing 

service station and convenience store with gas pumps use (Salinas Gas).  Per ABC, 

there are 18 active off-sale alcohol licenses and per City records there are 8 active 

off-sale alcohol licenses, which is higher than the two (2) authorized.  As noted, there 
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is a discrepancy of 10 licenses in CT 13, which appears to be caused by an update 

issue with the state.  Nonetheless, per ABC and City records, the project site is 

classified as undue concentration due to number of off-sale outlets.   However, the 

project expands an existing off-sale alcohol use and does not propose additional off-

sale alcohol related uses in CT 13. 

 

The existing off-sale alcohol-related use at an existing service station and 

convenience store with gas pump use (Salinas Gas) will continue to be subject to 

conditions of approval including, but not limited, to the following requirements 

pursuant to Zoning Code Section 37-50.030(f)(3): 
 

 No alcoholic beverages shall be consumed on the premises. 

 

 No sale or distribution of alcoholic beverages shall be made from a drive-up 

or walk-up window. 

 

 No display of alcoholic beverages shall be made from an ice tub. 

 

 No "single-serving" or "one-can" sales of alcoholic beverages shall be made 

from the premises. A sign to this effect in English and Spanish shall be 

maintained at the cashier station at all times.  

 

Public convenience would be served by the issuance of the license by the ABC 

because customers would be able to complete their shopping needs without having to 

travel to a range of retail outlets. 

 

PASSED AND APPROVED this 6th day of August 2025 by the following vote: 

 

AYES:    

 

NOES:   

 

ABSTAIN:   

 

ABSENT:  

 

THIS IS TO CERTIFY that the foregoing is a full, true, and correct copy of a Resolution of 

the Planning Commission of the City of Salinas, that said Resolution was passed and adopted by the 

affirmative and majority vote of said Planning Commission at a meeting held on August 6, 2025 and 

that said Resolution has not been modified, amended, or rescinded, and is now in full force and 

effect. 

 

SALINAS PLANNING COMMISSION 
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Date:                                                                                               

       Courtney Grossman 

Secretary 
I:\ComDev\Planning Share Space\Conditional Use Permits\2024 CUP's\CUP 2024-065 - 201 Monterey St\CUP 2024-065 PC Resolution.doc 
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When recorded, return to: 

 

CITY OF SALINAS 

Community Development Department 

65 West Alisal Street, Salinas, CA 93901 
Attn: Thomas Wiles, Senior Planner 

 

 
SPACE ABOVE FOR RECORDER’S USE ONLY 

_____________________________________________________________________________________________________________ 

 Title of Document 

 

CONDITIONAL USE PERMIT NO. 2024-065 
(Supersedes CUP 1965-019 and CUP 2016-019) 

City of Salinas 

Community Development Department 
 

WHEREAS, the Salinas City Council, at a public hearing duly noticed and held on August 

6, 2025, found that the proposed location of the use is in accord with the objectives of the Salinas 

Zoning Code and the purposes of the zoning district in which the site is located; that the location 

of the use and the proposed conditions under which it would be operated and maintained will be 

consistent with the Salinas General Plan and will not be detrimental to the public health, safety, or 

welfare of persons residing or working in or adjacent to the neighborhood of such use, nor 

detrimental to properties or improvements in the vicinity or the general welfare of the City of 

Salinas; that the use will comply with the provisions of the Salinas Zoning Code, including the 

specific conditions required for the proposed use; that the proposed off-sale alcohol-related use 

will neither adversely affect the welfare of the area nor of surrounding residentially zoned 

neighborhoods, giving due consideration to the distance of the proposed use from other off-sale 

alcohol-related uses, residentially zoned property, public schools, public playgrounds, and other 

similar uses; and giving further consideration to crime rates, calls for emergency services, and 

residential densities in the surrounding area; that although the proposed off-sale alcohol-related 

use is located within an area of undue concentration (as defined by Business and Professions Code 

Sections 23958.4 and 23817.5, and administered by the State Department of Alcoholic Beverage 

Control), pursuant to Business and Professions Code Section 23817.7, the public convenience or 

necessity would be served by the issuance of the alcohol license by the ABC; and that this 

conditional use has been reviewed and evaluated in accordance with the California Environmental 

Quality Act and is considered Exempt to CEQA. 

 

NOW, THEREFORE, the Salinas Planning Commission hereby grants and issues 

Conditional Use Permit No. 2024-065 pursuant to Article VI, Division 8: Conditional Use Permits, 

of Chapter 37 of the Salinas City Code and upon the following terms and conditions and not 

otherwise, to wit: 

 

ISSUED TO/PROPERTY OWNER: Christopher R. Dabit et. al 

 

FOR USE: Expand an existing convenience store with gas pumps and Type 20 off-sale 
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ABC alcohol related use into an existing major vehicle repair facility. 

 

ON PROPERTY LOCATED AT: 201 Monterey Street 

 

ASSESSOR'S PARCEL NO.: 002-231-018-000 

 

ZONING DISTRICT: Mixed Use – Central City Overlay – Downtown Core 

Area (MX-CC-DC) 

 

ENVIRONMENTAL REVIEW ACTION & DATE: Exempt from the California 

Environmental Quality Act (CEQA) under Section 15332 (In-Fill Development Projects) 

on August 6, 2025 

 

EXPIRATION DATE: None, once properly established, unless the subject 

convenience store use ceases operation for a continuous period of six (6) months or more. 

 

RIGHT TO OPERATE/DEVELOP 

 

1. The Permittee shall have the right to expand an existing convenience store with gas 

pumps use with an existing off-sale alcohol related use located on the above-

described property in accordance with the following exhibits incorporated herein 

by reference and made a part of this Permit as follows: 

 

a. First Amendment to Conditional Use Permit 1965-019 (CUP 1965-019); 

request to expand an existing 438 square-foot convenience store with gas pumps 

by changing the use of an existing 802 square-foot major vehicle repair bay to 

convenience store for a total of 1,240 square-feet of convenience store area, 

construct a kitchen within the northerly portion of the building, and 

convert/expand an existing storage on the southerly portion of the building into 

a walk-in cooler; and 

b. First Amendment to Conditional Use Permit 2016-019 (CUP 2016-019); 

request to expand an existing alcohol related use consisting of a Type 20 off-

sale ABC license from 802 square-feet to 1,240 square-feet of convenience 

store area. 

 

Exhibit "A" Vicinity Map 

Exhibit "B" Site Plan (Sheet G001) 

Exhibit "C" Existing Floor Plan (Sheet A100) 

Exhibit "D" Proposed Floor Plan (Sheet A101)  

Exhibit "E" Existing Elevations (Sheet A200)  

Exhibit "F" Proposed Elevations (Sheet A201) 

Exhibit "G" Sign and elevations (Sheet A202)  

Exhibit "H" Monument sign and elevation  

Exhibit "I" Engineer’s Report, dated July 3, 2025 

Exhibit "J" Fire Department Requirements, dated July 7, 2025 

Exhibit “K” Police Department Memorandum dated July 21, 2025 



Page 3 of 12 

 

LIMITATIONS ON USE 

 

2. Hours of operation of the convenience store with gas pumps shall be 24 hours per 

day, seven (7) days per week.  Alcohol shall not be sold between the hours of 10:00 

p.m. and 6:00 a.m. Coolers containing alcoholic beverages shall be locked between 

the hours of 10:00 p.m. and 6:00 a.m. 

 

3. The City Planner may conduct a review of this Permit after inauguration, and may 

require modifications, if appropriate.  The City Planner may also schedule a review 

by the Salinas Planning Commission, at a public hearing, if considered necessary.  

In the event that a public hearing is necessary, the Permittee shall reimburse the 

City of Salinas for all costs and expenses required to prepare for and conduct said 

hearing. 

 

4. The Conditions of Approval stated in the Engineer’s Report dated July 3, 2025 

(Exhibit “H”) shall be addressed prior to the issuance of a Building Permit. 

 

5. The premises shall be maintained free of litter at all times. 

 

6. No alcoholic beverages shall be consumed on the premises. 

 

7. No sale or distribution of alcoholic beverages shall be made from a drive-up or 

walk-up window. 

 

8. No display of alcoholic beverages shall be made from an ice tub. 

 

9. No "single-serving" or "one-can" sales of alcoholic beverages shall be made from 

the premises. A sign to this effect in English and Spanish shall be maintained at the 

cashier station at all times.  

 

10. No more than four (4) cooler doors shall be allocated to alcohol sales. Coolers 

without doors shall be limited to 32 lineal feet. 

 

11. No alcoholic beverage shall be displayed within five feet of the cash register or 

within five feet of the front door of the permitted premises. 

 

12. No self-illuminated advertising for alcoholic beverages shall be located on 

buildings or windows. 

 

13. All business owners and managers shall complete a program certified by the 

Department of Alcoholic Beverage Control (ABC) as a qualified responsible 

beverage service (RBS) program prior to the commencement of the use. Any 

business established after the effective date of the ordinance codified in this section 

shall require such training of all owners and managers within ninety days of 

ownership transfer or hire. Failure of managers to obtain training shall be the 
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liability of the owner. The owner shall maintain on the premises a file containing 

the certificates of training and shall present the file and its contents upon request by 

the City at any time during normal business hours. The provisions of this section 

regarding responsible beverage training shall be suspended upon a finding by the 

City Planner that the training is not reasonably available. 

 

14. An electronic age verification scanner shall be installed, maintained, and utilized 

for all off-sale alcohol sales. 

 

15. Signs shall be posted at the location in English and Spanish with regard to 

prohibitions of open containers and loitering at the location, and no loitering will 

be tolerated. 

 

16. No single 40 oz. containers of beer may be sold from the premises.   

 

17. No malt liquor or fortified wine products (wines with greater than 15% alcohol 

content) shall be sold. 

 

18. Sales of wine shall be in containers of at least 750 ml. 

 

19. Digital surveillance system shall be provided with high quality cameras focused on 

the location of the in-store stocked alcohol, at points of sales transactions, at 

entrance/exits of the store and the parking lot, with the capability to store the digital 

images captured. 

 

20. Surveillance video/photos shall be made available to police upon request. 

 

21. Ample lighting shall be provided in parking lots, exterior area of entrances/exits 

and situated in areas to enhance video surveillance equipment. 

 

22. There shall be no coin operated video or arcade games and no adult magazines or 

videos shall be sold. 

 

23. No pay telephone booths shall be permitted on the premises 

 

24. Any alcohol license violation and/or suspension by the Alcohol Beverage Control 

Board or significant criminal activity, in the opinion of the City Police Chief, shall 

constitute grounds for review and modification or revocation of this use Permit in 

accordance with Section 37-60.640: Expiration- transferability; recordation; 

rescission; revocation, of the Salinas Zoning Code. 

 

25. If the subject convenience store with gas pumps use and/or alcohol related use 

ceases operation for a continuous period of six (6) months or more, this Conditional 

Use Permit shall become null and void. 

 

26. No outdoor storage, display, or sale of merchandise of any kind will be permitted 
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except as authorized subject to the issuance of a Temporary Use of Land Permit in 

accordance with the Salinas Municipal Code. 

 

27. As a part of the building permit process for the work authorized herein, the existing 

storage area located on the southern portion of the building shall be incorporated as 

a part of the permit and comply with all applicable building code requirements.  

 

NPDES REQUIREMENTS 

 

28. The development shall conform to all National Pollutant Discharge Elimination 

System (NPDES) and Low Impact Development (LID) requirements and standards 

in effect and required by the City Engineer when building permits are issued.  The 

project will require a Storm Water Control Plan (SWCP) that identifies Stormwater 

Development Standards (SWDS) Compliance to be incorporated into the project 

(see attached Exhibit “I”). 

 

FIRE PROTECTION REQUIREMENTS 
 

29. All applicable requirements of the Salinas Fire Department including those items 

identified in Exhibit "J", and Titles 19, 24 and 25 of the California Administrative 

Code must be met and may include, but not be limited to, provisions for fire alarm 

systems, fire extinguishers, sprinkler systems, emergency vehicle access and 

installation of fire hydrants. 

 

CRIME PREVENTION REQUIREMENTS 

 

30. The applicant shall comply with all requirements of the Salinas Police Department 

dated July 21, 2025 identified in Exhibit “K”.   

 

PARKING REQUIREMENTS 

 

31. Assembly Bill 2097 (AB 2097) prohibits a public agency from imposing any 

minimum automobile parking requirement on any residential, commercial, or other 

development project that is located within ½  mile of a major transit stop.  The 

project site is located within ½ mile of a major transit stop (Salinas Transit Center). 

Therefore, the provided off street parking for this project is considered optional, 

but must meet the development standards including, but not limited to, minimum 

dimensions, landscaping requirements, and lighting. 

 

32. All off-street parking and loading areas shall be graded, paved, drained, landscaped, 

striped, and maintained in accordance with Article V, Division 2: Parking, Loading, 

and Outdoor Lighting of the Salinas City Code. 

 

SIGNS 
 

33. A Sign Permit issued in accordance with Article V, Division 3: Signs of the Salinas 
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City Code, shall be required for all signs and shall be consistent with Exhibits “G” 

and “H”. 

  

34. All service station signs shall comply with Zoning Code Section 37-50.620(f) 

(Service Station Signs).   

 

35. No canvas signs, banners, pennants, flags, streamers, balloons or other temporary 

or wind signs; no mobile, A-frame, or portable signs; no roof or canopy signs 

extending above a building roof; no signs that resemble any official marker erected 

by the city, state or any governmental agency, or that by reason of position, shape, 

color or illumination would conflict with the proper functioning of any traffic sign 

or signal or would be a hazard to vehicular or pedestrian traffic; no signs which 

produce odor, sound, smoke, fire or other such emissions; and no animated, 

flashing, moving or rotating signs shall be permitted unless permitted in accordance 

with Article 5, Division 3: Signs of the Salinas Zoning Code, as may be amended 

from time to time. 

 

LANDSCAPING 

 

36. The street tree located along the Monterey Street frontage shall be maintained in 

accordance with Development and Engineering Services Department standards. 

 

OUTDOOR LIGHTING 
 

37. Any new exterior lighting may be installed in accordance with Zoning Code Section 

37-50.480 under the following limitations: 

 

a. No floodlighting will be allowed on any structure. 

b. Parking lot lighting shall be shielded to confine light spread to within the 

site boundaries and shall not exceed 25 feet in height. 

c. Prior to the issuance of a Building Permit, the applicant shall submit a 

detailed lighting plan for review and approval by the Community 

Development Department. 

 

BUILDING MATERIALS AND COLORS 
 

38. Prior to issuance of a building permit, all exterior building materials and colors 

shall be identified on the building plans, and a colors and materials board shall be 

submitted electronically by the Applicant or the successor-in-interest to the City 

Planner for review and approval. 

 

RECYCLING AND SOLID WASTE DISPOSAL AREA 
 

39. Prior to issuance of a building permit, written confirmation from the City’s solid 

waste service provider, is required to ensure that the recycling and solid waste 

provisions of the project will meet the service needs of the service provider. 
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MAINTENANCE 
 

40. All parking areas, driveways, other paved surfaces, accessways and grounds shall 

be regularly maintained and kept free of weeds, litter, and debris.  All traffic signs 

and pavement markings shall be clear and legible at all times.  All landscaped areas 

shall be maintained free of weeds, trash, and debris, and all plant material shall be 

continuously maintained in a healthy, growing condition.  All exterior building and 

wall surfaces shall be regularly maintained, and any damage caused by weathering, 

vandalism, or other factors shall be repaired in conformance with the terms and 

conditions of this Permit. 

 

41. The Applicant, or successor-in-interest, shall eradicate graffiti painted or marked 

on the facility within seventy-two (72) hours of occurrence pursuant to Municipal 

Code Section 5-03.19(a)(4). 

 

PUBLIC IMPROVEMENTS 
 

42. All existing damaged and hazardous sidewalks, and unused driveways shall be 

reconstructed to City standards prior to issuance of a Certificate of Occupancy. 

 

43. Public improvements to serve the development shall be reviewed and approved by 

the City Engineer and shall be installed in accordance with City standards.  All 

utilities shall be installed underground with details to be included on the final 

improvement plans. 

 

UTILITIES/EQUIPMENT SCREENING 
 

44. All new utility lines shall be placed underground and all new power transformers 

shall be placed underground where permitted by the utility company.  Where 

transformers must be pad-mounted above ground, they shall be located away from 

the general public view or shall be effectively concealed by landscaping or a screen 

fence of a design approved by the utility company and the City Planner. 

 

45. All new mechanical equipment and appurtenances (i.e. gas, water meters, electrical 

boxes, HVAC systems, refrigeration equipment, etc.), building or ground mounted, 

shall be screened from public view and adjacent properties.  Roof vents shall be 

painted to blend with roof materials.  Details shall be shown on the final 

construction and/or land plans subject to review and approval by the City Planner. 

 

 

PERMIT NOT TO SUPERSEDE OTHER REQUIRED LICENSING OR PERMITS 
 

46. The issuance of this Permit is required in addition to the issuance of an alcoholic 

beverage sales license from the State Alcoholic Beverage Control Board. 
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47. The issuance of this Permit shall not relieve the Permittee of any requirement to 

obtain permits or licensing from any county, regional, state or federal agencies.  If 

applicable, a City Business License shall be obtained prior to commencement of 

use. 

 

48. This Permit may be subject to water and sanitary sewer allocations.  The Permittee 

shall proceed at their own risk as water and sanitary sewer allocation may not be 

available at the time requested. 

 

MODIFICATION OF APPROVED USE AND PLANS 
 

49. Any modification to the terms and conditions of this Permit are subject to the 

issuance of a new Permit.  The City Planner may approve minor modifications to 

this Permit if the City Planner finds the modification to be in substantial compliance 

with the original approval. 

 

VIOLATION; REVOCATION 

 

50. Use of the property shall be conducted in such a way that it does not constitute a 

nuisance to the use and enjoyment of surrounding properties or the City. Any 

permittee, person, firm, corporation, whether as principal, agent, employee or 

otherwise, violating, causing or maintaining the violation of any of the provision of 

this Permit shall be guilty of a misdemeanor or an infraction, as charged. 

Alternatively, any violation of this Permit may be prosecuted administratively 

pursuant to the City’s Administrative Remedies Ordinance and/or other applicable 

laws, regulations or codes. Upon determination by the City Planner that there are 

reasonable grounds for revocation of this Permit, a revocation hearing shall be set 

to be heard before the Salinas Planning Commission in accordance with Article VI, 

Division 18: Enforcement and Penalties of the Salinas Zoning Code or such codes 

as may be subsequently adopted. 

 

CANCELLATION OF PREVIOUS PERMIT 
 

51. Upon execution of this Permit, Conditional Use Permit Nos. 1965-019 and 2016-

019 shall become null and void. 

 

SUBSTANTIAL ACTION TIME LIMIT 

 

52. This Permit shall expire one year after its effective date unless: 

 

a. A building permit has been issued and construction diligently pursued; 

b. A certificate of occupancy has been issued; 

c. The use is established in conformance with the provisions of the Zoning Code; 

or 

d. The City Planner determines that substantial action has commenced to carry out 

the terms and intent of the Conditional Use Permit. 
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PERMIT VALIDATION 
 

53. Pursuant to Zoning Code Section 37-60.530, this Permit shall be null and void and 

all terms and conditions shall have no force or effect unless this Permit is signed by 

the Permittee(s) and returned to City of Salinas Community Development 

Department within 90 days of approval.  It is the applicant's responsibility to track 

the 90-day expiration date.  No notice will be sent. 

 

STANDARD CONDITIONS 

 

54. Pursuant to Salinas City Code Section 1-8.1: Civil action enforcement, and 

Section 1-8.2: Liability for costs, permittee shall reimburse the City of Salinas for 

all costs and expenses (including but not limited to fees and charges of architects, 

engineers, attorneys, and other professionals, and court costs) incurred by the City 

in enforcing the provisions of this Permit. 

 

55. The applicant(s) shall defend, indemnify, and hold harmless the City of Salinas or 

any of its boards, commissions, agents, officers, and employees from any claim, 

action or proceeding against the City, its boards, commissions, agents, officers, or 

employees to attack, set aside, void, or annul, the approval of this project/use.  For 

Tentative Maps, this shall also apply when such claim or action is brought within 

the time period provided for in applicable state and/or local statutes.  The City shall 

promptly notify the applicant(s) of any such claim, action, or proceeding.  The City 

shall cooperate in the defense.  Nothing contained in this condition shall prohibit 

the City from participation in a defense of any claim, action, or proceeding if the 

City bears its own attorney's fees and costs, and the City defends the action in good 

faith. 

 

56. Notwithstanding any of the provisions in this permit, all improvements and uses 

shall comply with all other ordinances and regulations of the City of Salinas and all 

local, state and federal laws and regulations. 

 

57. No further development other than that shown on this permit or attached exhibits 

shall be allowed unless or until an amendment to this permit has been approved.  

Requests for a minor modification of an approved permit may be granted by the 

City Planner provided the modification is substantially in compliance with the 

original approval and conditions. 

 

NOTICE OF CHALLENGE LIMITATIONS 
 

58. Code of Civil Procedure Section 1094.6 requires all Court challenges to the 

decision to grant this Permit be initiated within 90 days of the final decision of the 

City in this matter. 
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 EXECUTIONS 

 
THIS CONDITIONAL USE PERMIT was approved by action of the Salinas Planning Commission on August 

6, 2025, and shall become effective on the following date unless appealed to the City Council of the City of Salinas in 

accordance with Article VI, Division 17: Appeals:  
 

 

Effective Date:_August 19, 2025_ ____________________________________  

Courtney Grossman 

Planning Manager, City of Salinas 

 

(Signatures Listed Below on Pages 10 through 12 Must Be Notarized) 

 

 
THIS CONDITIONAL USE PERMIT is hereby accepted upon the express terms and conditions hereof, and the 

undersigned Permittee agrees to strictly conform to and comply with each and all of this Permit's terms and conditions. 
 

 

Dated:_______________ ___________________________    

Christopher Dabit 

Permittee and Property Owner 

 

A notary public or other officer completing this certificate verifies only the identity of the 

individual who signed the document to which this certificate is attached, and not the truthfulness, 

accuracy, or validity of that document. 

 

STATE OF CALIFORNIA 

COUNTY OF MONTEREY 

 

On __________________ 202__, before me, _______________________, Notary Public, 

personally appeared _______________________, who proved to me on the basis of satisfactory 

evidence to be the person(s) whose name(s) is/are subscribed to the within instrument and 

acknowledged to me that he/she/they executed the same in his/her/their authorized capacity(ies), 

and that by his/her/their signature(s) on the instrument the person(s), or the entity upon behalf of 

which the person(s) acted, executed the instrument. 

 

I certify under PENALTY OF PERJURY under the laws of the State of California that the 

foregoing paragraph is true and correct. 

 

WITNESS my hand and official seal. 

 

 

Signature _________________________________ 
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CONSENT is hereby granted to the Permittee to carry out the terms and conditions of this Conditional Use Permit. 
 

 

 

Dated:_______________ ___________________________ 

Alex Dabit 

Property Owner 

 

 

A notary public or other officer completing this certificate verifies only the identity of the 

individual who signed the document to which this certificate is attached, and not the truthfulness, 

accuracy, or validity of that document. 

 

STATE OF CALIFORNIA 

COUNTY OF MONTEREY 

 

On __________________ 202__, before me, _______________________, Notary Public, 

personally appeared _______________________, who proved to me on the basis of satisfactory 

evidence to be the person(s) whose name(s) is/are subscribed to the within instrument and 

acknowledged to me that he/she/they executed the same in his/her/their authorized capacity(ies), 

and that by his/her/their signature(s) on the instrument the person(s), or the entity upon behalf of 

which the person(s) acted, executed the instrument. 

 

I certify under PENALTY OF PERJURY under the laws of the State of California that the 

foregoing paragraph is true and correct. 

 

WITNESS my hand and official seal. 

 

 

Signature _________________________________ 
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Dated:_______________ ___________________________ 

Maha Nakleh Dabit 

Property Owner 

 
 

A notary public or other officer completing this certificate verifies only the identity of the 

individual who signed the document to which this certificate is attached, and not the truthfulness, 

accuracy, or validity of that document. 

 

STATE OF CALIFORNIA 

COUNTY OF MONTEREY 

 

On __________________ 202__, before me, _______________________, Notary Public, 

personally appeared _______________________, who proved to me on the basis of satisfactory 

evidence to be the person(s) whose name(s) is/are subscribed to the within instrument and 

acknowledged to me that he/she/they executed the same in his/her/their authorized capacity(ies), 

and that by his/her/their signature(s) on the instrument the person(s), or the entity upon behalf of 

which the person(s) acted, executed the instrument. 

 

I certify under PENALTY OF PERJURY under the laws of the State of California that the 

foregoing paragraph is true and correct. 

 

WITNESS my hand and official seal. 

 

 

Signature _________________________________ 
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Map of On-sale Alcohol Licenses in Census Tract 13 (CT 13) 

 



Salinas PD Reporting Districts Total

011 56

012 63

013 23

014 21

014 35

015 18

021 53

022 59

023 45

024 52

031 59

032 79

033 90

034 37

041 78

042 112

043 62

044 39

045 55

051 33

052 259

053 101

054 59

055 5

061 82

062 101

063 71

064 141

071 114

072 64

073 91

074 49

075 55

076 12

077 12

081 69

082 113

083 55

084 88

091 64

092 86

093 258

094 85



095 12

096 8

097 21

098 6

101 60

102 29

103 69

104 43

105 66

106 19

107 47

108 17

109 1

111 32

112 33

113 19

114 8

115 17

121 20

122 78

123 18

124 9

125 20

126 13

131 51

132 239

133 116

134 8

141 15

142 34

143 61

144 18

151 32

152 6

153 16

154 138

155 4

161 8

162 20

171 59

172 25

173 55

174 3

181 98



182 73

183 79

184 56

185 107

186 17

187 6

188 7

190 4

191 78

192 21

193 75

195 111

196 48

197 126

198 137

201 211

202 73

203 68

211 49

212 137

213 50

214 69

215 41

221 261

222 39

223 40

224 20

225 29

300 51

301 11

Total 6868 58.70

70.44
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