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BY: Jill Miller, Senior Planner

SUBJECT: STUDY SESSION REGARDING THE SALINAS
TRAVEL CENTER PROJECT

Receive staff presentation. No action is required at this time

BACKGROUND

This is the third Planning Commission study session on the Salinas
Travel Center Project. At the study session on October 18, 2017 , a
power point presentation provided an overview of the project and
progress as of that date. At the study session on January 17 , 2018,
staff briefed the Commission on each of the project components.
The purpose of this study session is to provide an overview and
update on the environmental review process.

The applicant, represented by Michael Harrington, has applied for a
general plan amendment (GPA), specific plan (SP), pre-zoning (RZ),
and annexation (A). An environmental impact report (ElR) is being
prepared for the project. The project also includes applications for a
parcel map (RS) and site plan review (SPR), which would be subject
to a separate administrative review process.

On October 20,2016, a Notice of Preparation (NOP) was distributed
in accordance with Section 15082 of the California Environmental
Quallty Act (CEOA) Guidelines. At the study session held January
17, 2018, the Planning Commission requested that the NOP
comments received to date be provided (see Attachment 2).
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On February 20, 2018, the DEIR was circulated for a 45-day public review period, and the
Notice of Completion (NOC) and Notice of Availability (NOA) prepared in accordance with
Section 15087 of the CEQA Guidelines. The Draft Specific Plan was also distributed as
Appendix B of the DEIR in accordance with California Government Code Section 65453.

PROJECT DESCRIPTION

The proposed project includes applicatlons for Annexation, Prezoning/Rezoning, Specific
Plan, General Plan Amendment, Parcel Map, and Site Plan Review approvals. The
annexation applies to the entire 64-acre site located at Highway 101 and De La Torre, just
south of the existing city limits (see Attachment 1), of which a total of 30 acres are within
Caltrans and City roadway rights-of-way. A parcel map approval request is proposed to
sub-divide the project into four parcels. A specific plan has been prepared to guide
development of the entire project site. A travel center is proposed on one parcel of 13.86
acres, which includes a convenience store with an attached branded fastfood restaurant,
automobile and truck fueling stations, and a mechanic's facility with a total of 20,349
square feet of building area. A 79-room hotel is proposed on a 2.19-acre parcel with
50,371 square feet of building area. There is no planned development for the third and
fourth parcels at this time. Maximum building potential for the 1 7.93 acres within these two
parcels is 390,1 1 0 square feet based on the FAR for the General lndustrial land use
designation. The proposed General Plan amendment is required to change the existing
General Plan land use designation for the 2.19-acre hotel site from General lndustrial to
Retail. The existing lndustrial land use designation for the remaining three parcels would
remain unchanged. The prezoninglrezon ing request is to establish City zoning that is
consistent with the proposed/existing land use designations. The separate site plan review
for the travel center and hotel would be considered by the City upon approval of the other
entitlements and upon Monterey County Local Agency Formation Commission approval of
the annexation.

DRAFT ENVIRONMENTAL IMPACT REPORT

The areas of potential environmental effects analyzed in the DEIR include aesthetics,
agricultural resources, air quality, biological resources, cultural resources, geology and
soils, greenhouse gases, hazards and hazardous materials, hydrology and water quality,
noise, police and fire services, transportation, waste water and water supply. The
appendices referenced include: Appendix A, Notice of Preparation and Responses,
Appendix B, Draft Salinas Travel Center Specific Plan, Appendix C, Air Quality and
Greenhouse Gas Emissions Assessment, Appendix D, Focused Congdon's Tarplant
Survey, Appendix E, Geotechnical Engineering Report and Phase 1 Environmental Site
Assessment, Appendix F, Environmental Noise Assessment, Appendix G, Traffic lmpact
Analysis, and Appendix H, LAFCO Policy Consistency Analysis.

Page 2 of 3



COURTNEY GROSSMAN
Planning Manager

BY:

Attachments

Jiil iller
Senior Planner

Attachment 1: Project site vicinity maps
Attachment 2: Comments received to date in response to NOP, including:

a) Letter from Department of Transportation dated, October 31,
2016

b) Letter from Ag Land Trust dated, November 4,2016
c) Letter from Ohlone/Coastanoan-Esselen Nation dated,

November 9, 2016
d) Letter from Local Agency Formation Commission of

Monterey County dated, November 18, 2016
e) Letter from Transportation Agency for Monterey County

dated, November 18, 2016
f) Letter from Monterey County Resource Management Agency

dated, November 21, 2016
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DEPARTMENT OF TRANSPORTATION
JO HIGUER,\ STREE T

s,\:\r t-t,ls oBlsPo. cA 9]J0t.5{ t5
PHONE (EO5) 549-3 t 01

FAX (305) i.r9-1129
TTY 7I I
hft p:/.rr{rv$.dot.ca. gov,/disto5/

October 31, 2016

MON-l0l-85.62
scH# 2016101058

Jill Miller
City of Salinas Planning Deparlment
65 Wcst AIisal Strcct
Salinas, CA 93901

COMMENTS TO SALINAS TRAVEL STOP NOTICE OF PREPARATION

The Califomia Department of Transportation (Caltrans), District 5, Development Revierv, has
reviewed the above referenced project and offers the following comments.

I . Caltrans supports local planning efforts that are consistent with State planning priorities
intended to promote equity, strengthen the economy, protect the environment, and promote
public health and safety. We accomplish this by *orking uith local jurisdictions ro achieve a
shared vision of how the transportalion system should and can accommodate interregional and
local travel.

2. The environmental document should include an analysis of the multimodal trar.el demand
expected from the proposed project. This analysis should also identify potentially significanr
adverse impacts from such demands and the subsequent mitigation measures to address them.
Early collaboration, such as sharing the analysis and findings with Caltrans prior to otficial
circulation, can lead to better outcomes for all slakeholders.

3. Projects that suppoft smarr growth principles which include improvements to pedestrian.
bicycle, and transit infrastructure (or other key Transportation Dcmand Strategies) are supported
by Caltrans and are consistent with our mission, vision. and goals.

4. our future comments to this, and any subsequent EIR for the project. will stress rhe importance
ofusing the Association of Monterey Bay Area Governments Model for traffic analysis.

5. The traffic study should include inlbrmation on existing volumes within the studl.area.
including the State transportation system, and should bc based on recent traftic volumes less
thau two years old. Counts older than two years cannot be used as a baseline. Feel tree to
contact us for assistancc in acquiring the most recenl data available.

'Ptot tlr etlc,:ustot,,tblt, inh,!\txt a t 4lir.r?[r r,r s/mrl.,rri i!r/,,,,
h'. l,o|t! (\,lttbtriti! dn"on" a nhruhil;tr'



J ill lvliller
October3l,20l6
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6. At any time during the environmental revierv and approval process. Caltrans retains the
statutory right to rcquest a formal scoping meeting to resolve any- issues ofconcem. Such
formal scoping meeting requests are allorved per the provisions of the California Public
Resources Code Section 210E3.9 [a] [].

7. Any r.vork within thc State right-of-$'ay rvill require an encroachment permit issued tiom
Caltrans. Detailed information such as complete drawings, biological and cultural resource
tindings, hydraulic calculations. environmental reports. rrallc study. etc.. mav need to be
submitted as part of the encroachment permit process.

Specific Conntent of Note:

Because of the potential adverse impacts of rhis project. particular attention in the traflic study.
needs to be given to the interchanges on Highrvay l0l at Airport Boulevard. This would include
but limited to an operational analysis ofthe on- and of]'-ramps ofboth north and southbound
directions. acceleration/deceleration. merging. rveaving. mainline queuing. etc.

Ifyou have any questions, or need further clarification on items discussed above, please don't
hesitate to call me at (805) 542-4751 .

Sincerely-,

JOFAI ]. OLEINIK
Associate Transportation Planner
District 5 Development Revierv Coordinator
iohn.oleinik@dot.ca.cov

CC: Orchid Monrol' (D5)
Crant Leonard (-IAMC)

'''llori.I, o s.r/c, susrr,, /Ibh.. ittqrund ond cl[i.i,r,l r,orstxx.rtrl,Dn I,rsr,,,
to t ho"ff Ottipr n\ t:co Dt,'\' oNl l, htl!t\"
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Mnil Address: P.O. 0ox lTll I Salinas, CA 93902
Tel.: 831.422.5868

.lill Miller
fusociate Planner
55 West Alisal Street
Salinas, CA 93901

November 4, 2016

Project: Salin as Travel Stop

Dear Ms. Miller,

On behalf of the Ag Land Trust, I am writing to you to express the Ag Land Trust,s
recommendation for the mitigation of converting prime agricultural lands to non-agriculture
u5e5.

Understandably, there are situations where it is necessary to convert prime farmland to non-
agriculture uses that support the agriculture industry and when that is done there needs to be
mitigation to offset the loss ofthe prime farmland. The proposed Salinas Travel stop is one of
those situations.

The Ag Land Trust recommends that the mitigation be on the basis of a 2:1 ratio, where the
protected land be two acres for each acre that has a prior history of agricultural production use
and is proposed to be converted to non-agriculture production use.

The Ag Land Trust is a non-profit 501 (cX3) corporation that has the mission of protecting
agricultural lands for the benefit of the public and the agricultural industry in Monterey county
and is willing be an assistant in locating and preserving prime farmland mitigation property for
this project.

Sincergly,

.9//t""
Sherwood rington

The Ag Land Tmsr ir a 50I (c)(3) non profir organhation.
Don,:rions lre welcome lnd tax deductibie.

Managing Director
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November 9. 2015

Jill lvliller
Associate Planner
65 West Alisal Streer
Salinas. CA 9i901

Cc: OCE\ Tribul Council

Re: Notice ol Prepararion (NOp) of a Draft EnvironmeDtal Impact Repon (EIR) for thc proposed Salinas
Travel Stop.

Saleki Ats4

ohlone/costanoan-Esselen Nation is an historically documented prcviously recognized tribe. ocEN is the
!€al- {bal govemment r.pres€ntative for over 6d0 eorolcd mcmbcrs oi Ea""lir, carmereno, Monterey-
Ban4 Rumsen' Chalon, soledad Missioq San Carlos Mission and/or Costanoan Mission lndian descent oi
Moltcrey County. Though other indigenous people may have lived in the areq the ar€a is the indigenous
horneland of our people, Included with rhis lefter pleasifind a terrirorial map by Taylor f aSO; f_e{ief :and Milliken 1990. indentifying Tribal areas.

Ohl,one/Costitroan-Esseleo Nation objccts to all ercaystioo in knowo cultural latrds, even r/hco they
are d_escribed as previously disturbcd lhougb (Archaeologicrl, farming, buildiog, etc.) and of nosig,ific.nt archaeological value. please be advised rhat it is Jur fnst priori.y: that ouriurces[or,s remains
be protected and undisturbed. we desire thar all sacred burial items be ieft with our ancestors on site or as
culturally determined by ocEN. wc request thar all cultural items be reu.rmed to ohlone/costanoan.
Esselen Natign. We ask for the respect that is affordcd all of our current day deceased, by no other word
these burial,sires. are cemeteries, respecr for our ancestors as you wourd exftct respect foi your deceased
mm y mcmbcrs rn today's cemeteries Our definition of respect is no disturbance.

ocEN's Tribal leadership desircs to be provided with archaeorogical repons/surveys, incruding subsurface
testing. and presence/absence testing. OCEN requcsr to bc incluied in mitigarion and ...o"ei programs,
reburial of any of our ancestral remains. placement of all cultural items]and thar a Nativ; Am;rican
Monitor of ohlone/costanoan-Esselen Nation, approved by lhe ocEN Tribal council be used within our
aboriginal territory.

We .equest 
--consultltion 

oo projects affecting our aboriginal homelalds, which includc all ground
disturbance, We look forwad to hearing more informanon aiout this project; please fcel free to con;ct me
at (408) 629-5t89. Nimasianexelpasaleki. Ihank you for your anenrion r; rhis maner.

Sincerely and Respecrfully youls,

:rlxp,*^/{li:*:irr,,
Ohlone/Costanoan-Esselen Nation
({08) 6:9-5 t89 ',.
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Local Agcncy/Organization

Ron Sisscm, Principal Planner

Courtney Grossman, Planning Manager
JilI NIiIlcr, fi5,5s€iare Planer
Community Development D€partment
Ciqv of Salhas
Salinas Travcl Stop

october 20, 2016

Proj€ct:

Date:

Rc Notice of Preparation (NOp) of a Draft Environmcarral tmpact Rcport @IR) for
the Proposed Salinas Travel Stop

This \otice of Preparation is being senr ro you via U.S.p.S. Cenified lvlail.

The ciry of salinas (City) v'ould like to know the views of your agen ct / orga,i,.tioa as to the scope
and content of thc environmental information that is relevant to your agency's/organizations
statutory responsibilities or interests in connection rvith the proposed project.

Due to the time limits mandated by state larv, .vour response must be sent within thirty (30) days, or
no later than November 21, 2016. All rvricen public and agencv comm€,nts shoutd be direaed to the
city of salinas Communitv Developmeat Deparlment, c,ro Jill $Iiller, Associarc planner, 65 lvesr
Alisal street, Salinas, califomia, 93901. please include the name of a contact person for your
agenq-' if applicable. A scoping mecting wilr also be hetd per public Resources code section
21083 9 to solicit input from locar and state agencies on rhe scope of the EIR. The date, time, and
location for the meeting are shown below. euestions about the Nop and project should be directed
to Jill Miller, Associate Planner, at the same address and phone number. This Nop can also be
found on the ciw of salinas website at: http:.,'.rrvn'u.ciryolsalinas org,,our-city-serviceslcommunitv-
development'documenE-public-review.

TRANSMITTAL
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NOTICE oF PREPARATIoN

DATE: October 20. 2016

TO: Responsible and Interestcd Agencies

FROII; Ciry of Salinas

SUBJECT: Notice of Preparation (NOP) of a Draft Environmcrrtal Impact Report (EIR)
for the proposcd Salinas Travcl Stop.

The City of Salinas (City) \,!'ould like to knorv the vie\ivs of your agenry as to the scope and

content of thc environmental information that is relevant to your agency's statutory

responsibilities in connecdon with the proposed Sahnas Travel Stop project. Your agency may

need to use the EIR when considering agcncy actions in connection rvith the project.

Thc Citv will bc the Lead Agency and rvill prepare an EIR for the project described below. The

Cic.v bas dctermined that the probable environmental effects ofrhe projed include, but may nor

be limited to: loss of prime farmland, traffic ard transportation, water supply and qualiry, air
qualiry, noise generation, biological resources, cultural resources, hazardous materials,

aesthetics, geology and soils, storm drainage, and public services. The City's trnal dererminarion

of envtonmental issues to be addressed in the EIR r,r.ill consider input received in response to

this NOP and to input provided at an EIR scophg meeting.

An initial study has not been prepared for the proposed projecr.

Due to the time limits mandated by state larv, your response must be sent within thirty (30) days,

or no later than November 21, 2016 at 5 p.m. All wrinen public and agency comments should bc

directed to the Cit, of Salinas Communiry Development Department, c/o Jill Miller, Associatc

Planner, 65 $'est Alisal Srreet, Salinas, Calilomia, 91901 . Please include the name of a contact
person for your agency, if applicable. A scoping meeting will also be held per Public Resourccs

Code Scction 21083.9 to solicit input ftom local aDd state agencies on the scope ofthe EIR. The
date. time, and location for the meeting are shorvn bclorv. Questions about rhe NOP should be

directed to Jill Nliller, Associate Planner, at thc same address and phone number listed below.
This NOP can be found on rhe City oF Salinas' websire at: htrp:.,,,$.ww.ciwolsalinas.org./ our,
cit_v-services /com m un it-v-developmcnt/' docu ments-public-rcvien..

E \rc nL,\!\t\(; l:RoL lr l\c



SALr\.{s TRAVEL sTop \orrcE oF pREpARATto\

Figtrre 2, Projecr Si:e Bo.indary, shows the annexation area boundary as \.rc[ as existing on-site
and off-site land use conditions. Thc current City General plan designation lor the annexation
area is General Industrial. The annexation area is a part ofa larger 27&acre parcel identified as
Assessor's Parcel Number is 177-l3l-0 t l.

The annexation area includes approximately Jo-arres that are wirhin stare of califomia
Depanment of rransponadon (u.S Highway l0l Ramp 325A) and cir-v public strees rights-of.
rvay. The proposed parcel map ivould create four parcels as shown in Figure 3, parcel N{ap. As
required by the cir,, a Specific plan musr be prepared to idenfiry proposed rand uses, design
guidelines, infrastructure requiremenrs, and development standards. A draft speciFlc plan has
been submitted to rhe ciry consistent *'ith this requirement. The Specific plan reflecs that the
applicant proposes specific developmenr projeas lor parcels I aad 2 as i.llustrated in the
proposed site plan shown in Figure 4. Trayel stop site plan. A 94room hotel with associated
pool area and parking is proposed on the 2.43,acre parcel l. proposed development on thc
13.61-acre Parce[ 2 includes a convenience storc with an a$ached branded fast-food restaurant,
automobile and truck fuering stadons, and a mechanic's building. The proposed uses on parcels

I and 2 c'onstirute the uavel stop components of devcropment currently proposed for the
annexation area.

The proposed General Plan Ameqdment is required to change the existing General plan rand
use designation for Parcel I from General Indusrial to Retail to enable development of the
hotel. The cxisting Gencral plan land use designation for parcels 2, 3, and 4 would remain
General Industrial. The PrezoningrRezoning request is to establish ciry zoning for the project
site that is consistent with the proposedzexistiag land use designations.

Therc is no planned development for parcels J and 4 at this time. For these parcers, the
maximum potential buildout based on the General Industrial land use d.esignation, which allows
a floor to area rado of 0.5, will be assumed ror purposes of cEeA revierr. Based on the
combined I7.93 acres of the two parcels, a maximum of approximately 390,510 square fcet of
building dcvclopment could be possible. Totar anticipated bu ding dcvelopment capaciry for the
proposed project is summarized in Table I, proooscd ,potentia) Building Capacity.

The Site Plan Review application penains to the rravel stop components of che proposed project
on Parcels I and 2. Future deveropmenr proposed on parcels 3 and 4 rvourd be subject to
additional discretionarv review and cEQA revierv oncc rclaced applications are submicted. The
proposcd anncxation !r,ill b€ subjed to Montcrey counry Local Agency Formatron commission
approval.

l
E\IC PI A\\IiJC; (-;R''UP I\(^
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SA.ftNAs TRAvEL sTa)P NortcE oF PREPAR.\Tlo\

ScoPE oF ENvIRoNMENTAL EFFECTS To BE ANALYZED

The City has determined that an EIR rvill be prepared to evaluate the direct and indirect physical

impacs resulting from developing the proposed travel stop on Parcels I and 2, and up to 390,510

square feet of new building capaciry within Parcels 3 and 4. Environmental effects w'ill be

evaluated commensurate with the level of detail available as described in CEQA Guidelines

Section 15126.2.

The rypes ofpotential environmental effects and scope ofanalysis associated with buildout ofthe
annexation area are summarized below.

Aesthetics

The annexation area is not within the viervshed from an eligible or ofi-rcially designated scenic

highway. However, the annexation area is highly visible from U.S. Highway t0l and is located

at the southem entrance ilto the City ofSalinas. Analysis of visual impacts will; therefore, be an

impoftanr component oF the EIR. The City's gateway policies and other Community Design

Element policies will be considered in this conte.(t as will the applicant's proposed landscaping

and screening approach for specific development on Parcets I and 2.

Agricultu r ol Resources

The annexation area includes Imponant Farmland including Prime Farmland and Farmland of
Statewide Importance. The Geueral Plan EIR already considered loss oflmponant Farmland as

a signilicant unavoidable impact. to rvhich development of the annexation area will conuibute.

The Ciry adopted fmdings of overriding consideration for this impact. This section of thc EIR

will define the agricultural quality of the annexation area and identi! impacts and mitiSation

measures in light ofthe Geoeral Ptan EIR and the City's farmland preservarion program.

Air Quolity

This section of the EIR will include an air qualiry analysis usirg the Monterey Bay Unilted Air

Pollurion Control District's methodology and thrcsholds for evaluating air quality imPacts.

Specific attention will be paid ao local concentrations of air emissions generated by idling trucks

and vehicles and fiom fugitive tuel emissions at the proposed truck stoP. Illingrvonh & Rodkin

will prcpare an analysis of potential air quality impacts of thc project, which will be used as the

basis oF the impact analysis to be included in the EIR.

E illC PLA\\I \(.; GROLP I\C l-i



SALI\\s rR.\vEL SToP \oTICE OF PRE PAR AIIO\

Hydrology and V{ater Quolity
This s€ction of the EIR will address flooding, drainage panems and systems, water quality, and

the consistency of proposed and future proposed development with the City's Storm Water

Dcvelopment standards and NPDES requirements. The change in groundwater demand that

would be generated by future development of th€ annexatioo area '.rill also be addressed, based

on projected water demand from proposed developmenr on Parcels I and 2 and projected

building development capacity on Parcels 3 and ,1.

Lond Use

The EIR rvill not include a separate land usc s€ction. Rather, consistency of the proposed project

with General Ptan policies will be evaluated rvithin each environmental topic section ofthe EIR.

In addition, projeo consistency with LA-FCO annexation policies will be addresscd in the EIR

such tiat the EIR will sufficc as the CEQ,A, documentation for LAFCO's coosideration of the

annexation request. As the anne.\ation area is also located in the Salinas Municipal AirPort Area

oflnfluence and Airpon Overlay District, analysis will be provided regarding project consistenry

rvith poticies and standards for compatibiliry with airpon operations. This analysis will be

included ir the relevant scctions of the EIR (e.9. Hazards and Noise)-

Noise

This section of the EIR will address construction noisc/yibration, traffic noise, and potential

stationary noise sources associated with buildout of the anne.xation area. Impacts will be

evaluated in the context of General Plan noise and land use compauibilit-v policies and standards.

Iling$onh & Rodkin will prepare a noise impact analysis. Potential project impacts on adjacent

land uses, and exposure of proposcd uses to existing noisc sources including vehicle traffic noise

on U.S. Highwal' l0l will be assessed.

Public Services ond Utilities

This section of the EIR will addrcss the adequacy of public services such as hre and police

protection and schools to sen'e the proposed annexation area, as well as the adequacy/logical

extension o[ utility infrastructure (water, sewer, storm drainage). The analysis will be panially

based on the applicant's plan for services to be submitted as part of the LAFCO anncxation

application.

l:L \IC PLA\\I\G CROL P I\C



SAT I\AS IRAVEL STOP \OTICE OF PREPARAIION

Proiect Title

Salinas Travel StoP

Proiect Applicant

Michael Harrington

Brian Finegan & Ntichael J. Hanington, LLP

60 West Alisal Street

Post Offrce Box 2058

Salinas, California 93902

Contact for Sending ResPonses

Jill Miller, Associate Planner

Community DeveloPment Department

City of Salinas

65 West Alisal Street

Salinas, California 93901

Fax: (831) 7754258

Telephone: (831) 758-7387

Email: coung@ci.salinas.ca.us

Scoping Meeting

Thursday, November 17, 2016 at 2:00 p.m-

City of Salinas Permit Center

2nd Floor, Large Conference Room

65 W. Alisal Street

Salinas, Califomia 93901

Pnolecr DescntprtoN

The City has rcceived applications for an Annexation, Prezoningz'RezoninS, specific Plan,

General Plan Amendmenr, Parcel Map, and Site Plan Revieli' for a proposed project planned at

rhe sourh end of the City. The Saliaas Travel Stop project includes annexation of an

approximatcly- 61-acre area (annexation area) located rvest of rhe intersection of De La Tone

Street and De La Torre Circlc adjacent to the existing ciry limit and rvithin thc Sphcre of
lnfltrcncc. as tlisplayed in Iiigrrre I . Proiect L.ccatrn..

E \,IC PLA\\I\(l GROL P I\IC



Parcels I and 2 were historically in agricuttural use, but are now fallow, wi*r agricultural

production having ceased in 2012 with Caltrans' construction of the U.S. Highway 101 RamP

3264.. Parcels 3 and 4 are currently in agricultural producion with roiv crops. There are no

structures within the annexalion area.

SALI\.\S TRAVEL STOP NOTT<:T OF PRE PA R^ I ION

Tablc I Proposcd/Potential Building CaPacit-Y

Soll,ra EltC Plarming Croup 2016

t1..r,c: 'The rppm\imarcly lGdq€ bahncc ofrhe dpprorimatery &!icr! sit is comprilcd ofcddant ard City road*ay rithts-of-

I

Parccl Size

(acres)t

Building Capacilv

(square feet)

Planncd/Future End UseParcel No.

2.43 66,780 (Proposed)

Fueling Stations. Convcnience

Store/Fast Food, Mechanic Building

18,351 (Proposed)13.61

HotelParcel I

Parcel 2

Industrial - To be determined 65,990 (Potential)3.30Parcel 3

Indust al-To be determined l{.90 324,520 (Potential)Parcel 4

Eli(- PI A\\ I\C CR.)I]P IN(:



Biological Resources

This section of the EIR r,vill include discussion of existing biological resources within the

annexatioo area, potential impacB to specia[-status species, impacts to riparian habitat or other
sensitive natural commuoities if any, impacs to federally-protected wetlands, impacts to wildlife
moyement, and conflicts rvith any local policies or ordinanccs proteoing biological resources,

such as a tree preservation policy or ordinance.

Culturol Resources

Potential to cause damage to pre-historic, historic, and paleontological resources rvithin the

annexation area are possible to the extent that such rcsourccs are or may bc present. An
evaluation of existing resources and potential for resources to occrrr will be conducted. This
section of the EIR rvill address the potendal for impacr to pre-historic, historic, and
paleontological resources.

Geology ond Soils

Greenhouse Gos Emissions

This section of the EIR witl include a greenbouse gas emissions analysis using the Monterey Bay

Unified Air Pollution Control District's direcdon for evaluating greenhouse gas emissions

impacts. Emissions rvill be modeled using the California Emissions Estimator Model.
Illinguonh & Rodkin rvill prepare an analysis oF potential greenhouse gas emission impacts of
the project, which will be used as the basis ofthe impact analysis.

Hozords dnd Hazordous Moterials

This section of the EIR rvill address any known hazardous materials within the annexation area

that are included on a list of hazardous materials sites compiled pursuant to Govemment Code

scstion 65962.5. Potelrtial hazardous materials use associated with the historic use ol rhe site lor
agricultural production lyill be addressed. This section lvill also focus on the potential for new

development to create risks to public health and safer! from rhe use, storage and ranspon of
hazardous materials.

5^LISAS TRA\EL SI OP \OI'ICE OF PRfPARATION
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This section of the EIR will address potential impacB on new development related to eanhquake

faults, seismic ground shaking, ground failure, landslides, soil erosion, and expansive soils. The

analysis wiJl be based oo the General Plan EIR and a geotechnical analysis that has been

conducted by the applicant.



T r o n sP o ft oti o n I T raffi c

This section of rhc EIR will address annexation area buildout impacts on the multimodal

traosportation system including roadways/vehicle tnnsponation, pedesfian facilities, bikeways,

pubtic transit, vehicular transPortation, parking, and goods movement' A deailed uaffic impact

analysis will be prepared by Hexagon Transportation Consultants, which will bc uscd as the

basis of the impact analysis in the EIR. The Ciry's traffic model rvill be used as the basis to assess

impacts on the circulation network.

Energy Demand

This section of the EIR will address anticipated energy consumption from the proposed project'

a-s well as proposed or otherwise mandated energy conservation measures to be included in

future development.

Cumulotive lmPocts

The cumulative effects of buildout of the project site, combined with other relevant plans and

programs, rvill be analyzed in this section of the EIR. lssues ro be addressed in this section

include mobiliry and transponarion, air quality, gleenhouse gas emissions, energy, rvater supply,

biological resources, solid waste, and wastewatcr.

Growth lnducement

In accordance with GEQA Guidelines section 15126.2(d) the EIR will include a discussion of

the growth-inducing impacts of the proposed project.

Alternotives

In accordance with CEQA Guidelines section I5126.6, the EIR rvill include analysis of a

reasonable range of altematives to the proposed project, or to its location, which could feasibly

anain most ol the basic objectives of specihc proposed development but would avoid or

substantially lessen any ol the significant effects oI sp$ific proposed develoPment. An

evaluation ofthe comparative merits ofthe altematives will be presenred.

SALt\AS TR,\vEL SIOP lOTICE: l)F PRLPARATI()S
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LOCAL AGENCY FORMATION COMMISSION OF MONTEREY COUNTY

2016

Commissioners Novembe r lB. 2t)16

Ch.lr

Vk. Ch.k
John Ph'll'pt

ternando Armente
Cou nty Me h be r, Alter n o te

Matt 6oudey
Public Wnbct, Alt ndte

Maria Oro:co
City Membea Alte.note

Warren E. Porlra5

Spe c io I O tslt ic I Member

Ralph Rubio

St.1,. SnodSrass

SQciol Dist/ict Membet
All?rnote

Graig R. Stephens

Spec'ol Dstricl Membet

Counsel

Leslie J. 6irard

5tafi

l(ite McKenna, alcP
Ex.cuaiv. OlFEet

132 W Gobtlon Sl,eea, tt02
Solinos, CA 93901

P O- Box 1369
Solinos, CA B9A2

votce:831-754-58311
For:631-754-5831

Jill lt liller, Associare Planner
City of Salinas Communiry Developmenr Depnrrmenr
6i Wcst Alisal Strect. Salinas. CA 93901

RE: Notice of Preparation of a Draft Program Environmental lmpact
Report (EIR) for the Proposed Salinas Travel Stop

Dear Nls. \ Iiller:

Thank you for this opporn-rnit' to comment on the Notice o[ Preparation of a
draft EIR for the Salinas Travel Stop projecr. Thc projcc proposes a variety of
commercial and industrial land uses on a presently unincorporated site adjacenr
to current city limirs. Thc projcct location is rlirhin rhc ciry's cxisring LAFCO-
designated Sphere oI lnfluence.

LAFCO apprcciatcs thc carly ourreach and consultation that rhe Ciry and irs
ctlnsultants hale provided on this project, beginning in July of this year and
continuing u'ith thc current Noricc. Under thc California Environmental
Quality Act, L{FCO is a Rcsponsible Agency for this proposal. and nill have
regulatory authority for furure applications for annexarit'rn o[ rhe site, as the
project description in the \otice anticipates. It is in rhis role that LAFCO s'ill
be commenting on the projecCs furure EIR.

Developmcnt of rhc projec rvould inciudc convcrsion of approriimarely fifteen
acres of designirted Prime Farmland !o urban uses. State LAFCO lau. prorides
that 'Among the purposcs of a [LAFCO] arc discouraging r.rrban sprarvl [and]
preserrtng open.spirce and prime agricultural lands.'

Accordingly, LAFCO of lrlonrer!*y Counry has adoprcd local policies rhat
address impacts to, rnd presen'ation r,rf, agricultural l.rnds. The full text of
LAFCO's policies is available on L{FCO's rveb
site: htrP ' rvrr \ .mrrnterev lirfcLr.cl.qur. Part E of LAFCO's policies specifically
addresses agriculrural lands and states, in part: "A Proposal must discuss hos.it
balances rhc statc intcrcsr in the presen ation of opcn space and prime
agricultural lands against the need for orderly development."

In ordcr to comply sith L{FCO's adopted policics, rhe projccr's EIR should
include :r specific presen adon'mitigtrtion proposal !o trffset the project's
impacts to agricukural lands. Such a proposal rvould most commonly consist oI
ivorking l'ith a lirnd trust and the County of Nlonterey to plilce perrnanent
conscn'ation casemcnfs on other agricultural lands in thc vicinify. Pursuant ro
item 4 of the rdopted 2006 Cir)'-County Grearer Sitlinas Arel \lemorandum of
Undcrstanding. thc City should considcr asking for thc Ct'runty's inpur as ro
rvhat s'oulcl bc an appropri:rtc solurion for addressing this projccr's impilcts to
agricultural lancls.

www nonte.ey bfco.rc. qov

5im6n S.linas



Thc EIR should also evaluate s'herher agricultural buffers arc n'arranted along the southern
boundary (adjoining agriculrural llnds to remain). based on the site's specific circumsrances. Plelse
scc LAFCO policics Part E, referenced aboye, for gcneral guidancc. lt rvould also bc adrisable ro
consult s.ith staff in the Countl' Agricultural Commissioner's office regarding this topic.

Thc EIR should include a discussion as to the likely commencement of construcrion for all parcels
s'ithin the project. porentixlly phased. Per LAFCo policics and pracricc. annc:iarion inro icitl is
appropriate for lands that are anticipared to begin developmenr \\.ithin approximately, five years,

LAFCO rvill look fonvard to rerieuing the projecCs drafr EIR u'hen it bccomcs available. Thank you
again for this opportunity to comment on this proposal. Please continue to keep us informed
throughour your process. I u'ould bc happy ro meet rvith Ciry staff and consultants ft.ri more detailed
discussions.

Sincerelvt- /1"6""--\ \ \___--.,/
KardMcKeni{AICP
Executive Officer



TAMC
TNANSPORIAIION AGENCY
FOR MON]EREY COUNIY

o

55-B Plozo Ci.cte Sotinos CA 93901 -2902 . rer: (8311 725-0903 . website: www.tomcmonterey.org

November 18.2016

J ill Miller
Associate Planner
City of Salinas
55 West Alisal Street
Salinas, CA, 93901

SUBIECT: Notice of Preparation for the proposed Salinas Travel Stop

The Transportation Agency for. Monterey-county is the Regionar rransportation pranning
Agency for Monterey county. Agency staff has reviewed"th? r,lotice of prepararion for theproposed Salinas Travel Stop and offers the totto*ing comments,

1. Th,e Transportation Agency agrees with and supports the comments provided byCaltrans rn their commenr left;r submirted OaoUul iiZOf S

2, The environmenlal document should include a discussion of the project,srequirements to pay the City.of Salinas, traffic impact fees, and th" T;.p;;;;;Agency for Monterey cou.nqy's.Regionar oererof nieni Impact Fee ,, ;itd;;il;;the project's local and regional lmpacts.

3' An initial concern relates to ensuring that traffic from the development does notdisruptthe exiting traffic pattern using the Highway t'L ramps. In particular, accessro and from. the development drivewiys ,t o-uta noi.usut, il ;;hilffi ;;;m.enrering and exiring Highway 101.

4. As, part.of the smart growth and multimodal analysis, the study should evaluatesidewalk and bike access to nearby uses, ,. *ett ar'it . in.r*i"" 0r il,,. r1"i.s. ir.employees.

5. The study should includ-e an,a.nalysis of including preferred parking spaces forcarpools, alternative fuel vehiclei, ,nd .l.ctri.'r'ehlcle ctrirging "rfi;;;..i;particular, the addition of new buildings near the tiit*"y p.ritf?r-it,. p".f".iopp,rtunity instal electric vehicle charging stations as part of the construction.Installing charging stations will increase ihe"area;r .l".tri. vehicre charging stationnetwork, encourage electric vehicle tr.vel through the region, and reducegreenhouse gas em issions.

Dear Ms. Miller:

HECE,VED

NOv t 1 2s16

COMMUNI,,Y 
DEVELO Off :..]i

UtrPARTIIENi



Letter to }lrs. lill lltiller
Page 2 of2

Thank yo
questions

Since

Debra L. Hale
Executive Director

Cc:

fohn Olejnik
Associate Transportation planner
Caltrans District s

u for the opportunity to comment on the proposed project.
, please conract Grant Leonard of my staffat ti31-zzs-oioil-'

November 18,2016

If you have any

------.=-



MONTEREY COT]NTY
RESOURCE MANAGEMENT AGENCY
Carl P. Ho1m, AICP, Director

Building Services i Enyirorunental Services / Planning Services / Public Work & Facilities

168 W. Alisal Steet,2nd t'loor (831)755.4E00

Saliuas, California 93901 www.co.monterey.ca.us/nra

November 21, 2016

Jill Miller
Community Development Dept.
City of Salinas, CA 93901

Subject: NOP for Draft EIR for the Proposed Salinas Travel Shop

Dear Ms. Miller,

Thank you for the opportunity to comment on the NOP for the Proposed Salinas Travcl Shop.
The County land usc departments have review the NOP and have the following comments:

l. lt does not appear that the proposed annexation is addressed in the Cneater Salhas Area
Memomadum olUnderstanding (MOU). The MOU should be amended to address the
annexation.

2. The project would be adjaceut to existing farmland. The project should incorporate
agricultural buffers consistent rvith Policy AG-1.2 in the 2010 General Plan.

3. The EIR should include mitigation for the loss of farmland consistent with Policy AG-
I .12 in the 2010 General Plan.

tuVA-Public Works

Currently a segment ofDe La Torre Sueet and De Ia Tone Circle are County Roads. These

roadway segments are maintained by the City of Salinas. Since these roadways will serve as

access to the proposed project they will need to be annexed to the City of Salinas as well.

Health Dcpartment

See attached memorandum dated November 17,2016.

Sincerely,

g"**"i":M
Senior Plarurer

{CEN

RIr{A - Plaru:ine



REF160065, Salinas Travel Stop
Notlce of Preparatlon tor DFIR

Comments from Monterey County Health Departmentt
Planning Evaluation & Policy Unit

November 17, 2016

The Planning Evaluation, and Policy (PEP) unit appreciates the opportunity to provide input on local
population health and wellbeing considerations for the development process of the prdposed Salinas

TravelStop. Minimizing ne8ative impacts and capitalizing on positive opportunities can both contribute
to improved health for the community and users of the facility. pEp encourages the applicant to
incorporate into the proj€ct's construction design considerations to:

. Reduce psychological impacts from noise

. Minimize impacts to outdoor air quality

. Maximize availability of common space which may promote worker health
o Provide for walkability in the design of the project
. Provide access to healthy food choices.

The planned site evaluations should assess the impacts for several specific populations (vulnerable
populations) possibly impacted by the proposal. These populations include: several hotels <1000, away,

the nearest permanent housing about 2000' away, many existing businesses <1500,, and lastly the
community of worke rs,/patrons for the proposed fucility, who face difficult workplace challenges that
leave them especially vulnerable to many chronic diseases. ln particular, site evaluators should

consider:

nir Qualitv: The Environmental lrnpact Review (ElR) Assessment in its consideration of air quality impacts
should specifically address the impacts on the vulnerable groups described above and, in particular,

impacts on residents and workers near the proposed development.

Noise: The planned EIR in its consideration of noise should address noise impacts on permanent

residents and workers near the proposed development. Specifically, the issue of unmuffled compression

brakes (Jake brakes) should be addressed. The addition of a high daily volume of exiting trucks could

create a large increase in this noise exposure for those working and living nearby.

Built Environment Considerations for Promotins Driver Health: Many chronic diseases are endemic

among truck drivers but improving the health of the truck driving community is hampered by a lack of
opportunity to choose healthy alternatives: this has been described by NTOSH and others. Research at

the University of California, 5an Diego describes the challenges drivers face in combatting a largely

sedentary lifestyle, characterizing many truckinB worksites as "active-living deserts". Maior trucking

companies such as Melton Trucking in Tulsa Oklahoma are realizing that the continued health of their

workforce makes good business sense. Attention to healthy design in new facilities can promote driver

health. As maintainin8 health becomes important to a growint number of drivers and the industry as a

whole, facilities with these attributes may become more desirable destinations for drivers on regular

EHS REF160065 111716.docx.doc



routes, To that end, PEP encouGges the facility to add elements that provide opportunities for drivers

to get exercise during their stop. A perimeter walkint path with workout stations may be one such

opportunity. Such an active living feature would allow drivers to incorporate exercise into their Planned

stops. Design elements that promote teneral walkability and connection to nearby facilities and walkine

opportunities would also be beneficial

Please contact Or. Krista Hanni, (831) 755-4586, to learn more about these and other strategies for

promotint healthy worksites and a healthy built environment.

EHB REF16O065 111716.docx.doc


