PLANNING COMMISSION
COUNTY OF MONTEREY, STATE OF CALIFORNIA

RESOLUTION NO. 02016
A.P. #117-291-026-000

FINDINGS AND DECISION
In the meatter of the gpplication of

The J M Smucker Company (PL N000592)

for a Genera Development Plan for an exigting indudtria food processng, facility which would alow a 3,200 sg. ft.
two-story employeg/office addition to an existing structure and a new 20,000 sg. ft. warehouse building, located at 423
Sdinas Road, Watsonville dong Salinas Road and Railroad Avenue, North County (Non-Coastal) Area Plan, came on
regularly for hearing before the Planning Commission on March 13, 2002.

Sad Planning Commission, having congidered the application and the evidence presented relating thereto,

FINDINGS OF FACT

1. FINDING:  The subject Genera Development as described in condition #1 and as conditioned, conformsto
the plans, policies, requirements and standards of the General Plan, North County Area Plan,
and the Monterey County Zoning Ordinance (Title 21). The property is located 423 Railroad
Avenue, Pgaro. The parcd islocated in an Indudtrid land use zone and the zoning designation
is HI (Heavy Industry). The subject property is in compliance with dl rules and regulations
pertaining to zoning uses, subdivision, and any other applicable provisons of Title 21.

EVIDENCE: The Planning and Building staff reviewed the project, as contained in the gpplication ad
accompanying materias, for conformity with:

a TheNorth County AreaPlan
b) Chapters 21.28, 21.58 and 21.64 of the Monterey County Zoning Ordinance.

EVIDENCE: The project is physcdly suitable for the proposed use as described in the project file. The
proposed development has been reviewed by the Monterey County Planning and Building
Ingpection Department, Public Works, Water Resources, Environmental Hedlth, North County
Fire Department, Monterey County Redevelopment Agency, and the North County (Non-
Coastd) Advisory Committee. There has been no indication from these agencies thet the Siteis
unsuiteble for the proposed development. Each agency has recommended conditions for
project approval.

EVIDENCE: The proposed use is condggtent with the development standards within Chapters 21.28 and
21.58 (Title 21), of the Monterey County Zoning Ordinance regarding regulations for Heavy
Industrial Zoning Didtricts and Parking.

EVIDENCE: The gpplication, plans and support materias submitted by the project applicant to the Monterey
County Planning and Building Ingpection Department for the proposed development, found in
the project file.

EVIDENCE: The on-ste ingpection by the project planner on May 31, 2001 to verify that the proposed
project complies with the Zoning Didtrict, the Generd Plan, and the North County Land Use
Pan.

2. FINDING:  The proposed project, including al permits and approvas, will not have sgnificant adverse
impacts on the environment. A Mitigated Negetive Declaration has been prepared and ison file
(File# 000592) in the Department of Planning and Building Ingpection.  All mitigation measures
identified in the Initid Study and Mitigated Negative Declaration and dl project changes
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EVIDENCE:

EVIDENCE:

EVIDENCE:

EVIDENCE:

required to avoid sgnificant effects on the environment have been incorporated into the
approved project or are made conditions of gpprova. A Program for Monitoring and/or
Reporting on Conditions of Approval (hereafter “the Program”) has been prepared pursuant to
Public Resources Code 21081.6 and is made a condition of approval. The Program is atached
hereto as Exhibit “E” and is incorporated herein by reference. Potentid environmenta effects
have been studied, and there is no substantia evidence in the record, as awhole, that supports a
far argument tha the project, as designed, may have a significant effect on the environment.
The Mitigated Negative Declaration reflects the independent judgment and anayss of the
County based upon the findings and conclusons drawn in the Initid Sudy and the testimony and
information received, and scientific and factud data presented as evidence during the public
review process. The Monterey County Planning and Building Inspection Department, located
at 2620 T Avenue, Marina, CA is the custodian of the documents and the materids that
condtitute the record of proceedings upon which the adoption of the Mitigated Negative
Declaration is based.
The application, plans, and support materids submitted by the project gpplicant to the
Monterey County Planning and Building Inspection Department for the proposed development,
found in the project file,
County daff prepared an Initid Study for the project in compliance with the Cdifornia
Environmental Qudity Act (CEQA) and its Guiddines. The Initid Study provided subgtantia
evidence that the project would not have sgnificant environmenta impacts. A Mitigated
Negative Declaration was filed with the County Clerk on January 31, 2002. The following
evidence has been received and consdered:  All comments on the Initid Study; evidence in the
record that includes studies, data and reports supporting the Initid Study; additiond
documentation requested by staff in support of the Initid Study findings; information presented
during public hearings, staff reports that reflect the County’ s independent judgment and andysis
regarding the above referenced studies, data and reports, application materias, and expert
tetimony. Among the studies, data and reports analyzed as pat of the environmenta
determination are the following:
- Project Application/plangInterdepartmental Review Forms/Persond Communi-cations.

Monterey County Generd Plan

North County Area Plan

North County Area Plan, Inventory and Analysis

1997 Air Quaity Management Plan, Monterey Bay Unified Air Pollution Control Didtrict.

Preiminary Geotechnica Foundation Recommendations, Harza Engineering Company,

February 26, 2001.

Geotechnical Invedtigation for JM. Smucker Company Facility, Harza Engineering

Company Inc., March 20, 2001.

JM. Smucker Magter Plan Traffic Analyss Report, Higgins Associates, February 26,

2001.

Sitevigt on May 29, 2001.

J. M. Smucker Co. Phase 2 — 423 Railroad Avenue, Watsonville, Cdifornia 95076 (Phase

Two congtruction documents), Wald, Ruhnke & Dost Architects, LLP, March 21, 2001.

The Program for Monitoring and/or Reporting on Conditions of Approval, prepared and
required pursuant to Section 21081.6 of the Public Resources Code, is made a condition of
gpprova and is designed to ensure compliance during project implementation.

No facts, reasonable assumptions predicated on facts, testimony supported by adequate factua
foundation, or expert opinion supported by facts, have been submitted that refute the
conclusions reached by these studies, data and reports. Nothing in the record dtersthe
environmenta determination, as presented by staff, based on investigation and the independent
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assessment of those studies, data and reports.

Studies, data and reports prepared by staff from various County departments including Planning
and Building Inspection, Public Works, Environmental Hedlth and Monterey County Weter
Resources Agency support the adoption of the Mitigation Negative Declaration for the project.

The steis physicaly suitable for the proposed use.

The subject parcels are flat, paved and contain exigting industrial uses. The project congsts of
additions to an exiging building and congtruction of a new warehouse in conjunction with the
exiging uses on the Site.

This project will expand the current use. The new warehouse will house the containers that are
currently placed on the open ground in the proposed warehouse location.

Adegquate services are available to serve the proposed project.
The water resources agency did not have any objectionsto this project. The proposed project
can hook up to exigting water and sewer lines.

The proposed project will not create a substantidly adverse visud impact when viewed from a
common public viewing area
The project Steis not within avisudly sengtive area.

The edablishment, maintenance, or operation of the use and building will not, under the
crcumstances of the particular case, be detrimenta to the hedth, safety, peace, mordls,
comfort, and general welfare of the persons residing or working in the neighborhood, or to the
generd wdfare of the County.

The project as described in the goplication and the accompanying materials was reviewed by
the Monterey County Planning and Building Inspection Department, Public Works, Water
Resources, Environmenta Hedth, North County Fire Department, Monterey County
Redevelopment Agency, and the North County (NonCoastd) Advisory Committee. These
departments and agencies have recommended conditions, where appropriate, to ensure that the
project will not have an adverse effect on the hedth, safety, and welfare of persons ether
resding or working in the neighborhood, or the County in generd.

The project would be subject to al Federal, State, and Loca laws regarding the use, storage,
and maintenance of ammonia based cooling systems.

The project is appealable to the Board of Supervisors.
Section 21.80 of the Monterey County Zoning Ordinance (Title 21).

DECISION

THEREFORE, it is the decison of the Planning Commission of the County of Monterey thet the Mitigated Negetive
Declaration and Program for Monitoring and/or Reporting on Conditions of Approval be adopted and said application
for a Generd Deveopment Plan be granted as shown on the attached sketch and subject to the following conditions:

1.

This permit is a Generd Development Plan (PLN0O00592) for development in the HI Didtrict, in accordance
with County ordinances and land use regulations, and subject to the following terms and conditions. Neither the
uses nor the congruction alowed by this permit shal commence unless and until al of the conditions of this
permit are met to the satisfaction of the Director of Planning and Building Inspection. Any use or congtruction
not in subgtantia conformance with the terms and conditions of this permit is a violation of County regulations
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and may result in modification or revocation of this permit and subsequent legal action. No use or congtruction
other than that pecified by this permit is alowed unless additional permits are approved by the appropriate
authorities. (Planning and Building I nspection)

To be Incorporated into any Subsequent Use Permit Conditions, to be enforced Prior to the |ssuance of

Grading and/or Building Per mits:

2.

The applicant shal record a notice which states: “ A generd development plan (Resolution #02016) was
approved by the Monterey County Planning Commission for Assessors Parcel Numbers 117-291-009, -010,-
011, -024,-026 and -027 on March 13, 2002. The permit was granted subject to 23 conditions of approval
that run with the land. A copy of the permit is on file with the Monterey County Planning and Building Inspection
Department.” Proof of recordation of this notice shdl be furnished to the Director of Planning and Building
Ingpection prior to issuance of building or grading permits. (Planning and Building I nspection)

Prior to issuance of building permits, the applicant shal enter into an agreement with the County to implement
the Mitigation Monitoring Plan adopted for this project. (Planning and Building | nspection)

If the lowest floor of the processing building is below the base flood devation, the applicant shall provide the
County Water Resources Agency an gppraisa market vaue of the processing building and a cost estimate for
the proposed additions to the processing building prior to issuance of any grading or bulding pemits. If the
proposed project equals or exceeds 50 percent of the market vaue of the structure, the structure shdl be
floodproofed in accordance with County Ordinance #3272. (Water Resour ces Agency)

Owner shall record a notice, for each parcd, stating that the property is located within or partidly within a
floodplain and may be subject to building and/or land use retrictions. A copy of the recorded notice shal be
provided to the County Water Resources Agency. (Water Resour ces Agency)

Lowest floor and attendant utilities for the proposed warehouse shal be congtructed at least 26.5 feet above
mean sealevd (NGVD 1929). To provide for the floodproofing and certification of the lowest floor elevation,
a reference marker set to the devation of the lowest floor shdl be established &t the building Ste by a licensed
land surveyor prior to sart of congtruction. An eevation certificate for the finished floor shall be completed by a
registered civil engineer or licensed surveyor and provided to the County Water Resources Agency prior to the
ingpection and approva of the building foundation by the building ingpector. (Water Resour ces Agency)

If the lowest floor of the existing processing is a or above the base flood eevation, the lowest floor of the
proposed addition and attendant utilities for the processing building shdl be constructed at least 26 feet above
the mean sea levd (NGVD 1929). To provide for the floodproofing and certification of the lowest floor
elevation, a reference marker set to the eevation of the lowest floor shal be established at the building ste by a
licensed land surveyor prior to the gart of condruction. An devation certificate for the finished floor shal be
completed by a registered civil engineer or licensed surveyor and provided to the County Water Resources
Agency prior to the ingpection and gpprova of the building foundation by the building inspector. (Water
Resour ces Agency)

A drainage plan shdl be prepared by a registered civil engineer or architect to address on-ste and off-ste
impacts, and necessary improvements shal be condtructed in accordance with gpproved plans. (Water
Resour ces Agency)

The agpplicant shdl provide to the Water Resources Agency information on the water system to serve the
project, including the location of al water wells on the property, any wdl logs available, and the number of
current hookups. (Water Resour ces Agency)
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10.

11.

12.

13.

14.

15.

16.

17.

18.

19.

The applicant shall comply with Ordinance No. 3932, or as subsequently amended, of the Monterey County
Water Resources Agency pertaining to mandatory water conservation regulations.  The regulations for new
congtruction require, but are not limited to:

a All toilets shdl be ultra-low flow toilets with a maximum tank sze or flush cgpacity of 1.6 gdlons, dl
shower heads shdl have a maximum flow capacity of 2.5 galons per minute, and al hot water faucets
that have more than 10 feet of pipe between the faucet and the hot water heater serving such faucet shdll
be equipped with a hot water recirculaing system.

b. Landscape plans shdl apply xeriscape principles, including such techniques and materids as native or
low water use plants and low precipitation sprinkler heads, bubblers, drip irrigation systems and timing
devices. (Water Resour ces Agency)

The gpplicant shdl pay a pro rata contribution towards a westbound San Juan Road |eft turn lane at Allison
Road and a traffic sgna at the Sdlinas Road/Railroad Avenue intersection. The pro rata share will be based
upon project trip generation a the time of use. (Mitigation M easure #2 - Public Works)

The gpplicant shal pay a pro rata share for any additiond railroad crossing devices required by the Cdifornia
Public Utilities Commission due to additiond trip generation on Railroad Avenue. The current warning devices
congsts of two standard No. 8 flashing light signds (G.0.75-C). Future warning devices could include the
ingtdlation of eectronic crossng ams on Rallroad Avenue at Kents Court. (Public Works)

The internd circulation and parking for the project shal be approved by the Department of Public Works.
(Public Works)

The applicant shal obtain al necessary permits and pay al fees required by the Pgaro County Sanitation
Didtrict. (Public Works)

The exigting processing building to which the proposed additions will be made shdl be retrofitted with automatic
fire sprinklers per NFPA Standard #13 and the Fire Code. (North County Fire)

An automatic fire darm system shdl be provided throughout the existing processing building to which the
proposed additions will be made, per NFPA 72 and the Fire Code. (North County Fire)

A fire mitigation fee will be gpplied to dl new floor aress at a rate of 18 cents per square foot and will be
assessed on the building permit. (North County Fire)

Plan check and inspection fees shdl be invoiced by the Fire Didtrict for congtruction, sprinklers and darms.
(North County Fire)

Project congruction shal comply with al Monterey Bay Unified Air Rollution Control District (MBUAPCD)
rules and regulations. Dust-reducing measures shdl include the basic control measures (measures obtained from
page 8-2 and Table 8-2 of the MBUAPCD CEQA Guiddines, October 1995), asfollows:

1. Waer dl active condruction aress a least twice dally. Frequency should be based on the type of
operation, soil, and wind exposure.

2. Cover dl trucks hauling soil, sand, and other loose materials or require al trucks to maintain a least two feet
of freeboard.

3. Pave, apply water three times daily, or gpply (non-toxic) soil stabilizers on al unpaved access roads,
parking areas and staging areas a congruction Sites.
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4. Sweep daily (with water sweepers) al paved access roads, parking areas and staging areas at construction
gtes.

5. Sweep dreets daily (with water sweepers) if vishle soil materid is carried onto adjacent public dreets.
(Planning and Building I nspection)

6. Contact the Engineering Manager a the MBUAPCD to determine if a permit or permits from the Didtrict
arerequired, and obtain any permits so required. (MBUAPCD)

20. If the project would generate heavy duty diesd truck traffic, a risk assessment should be undertaken to
determine potential hedlth impacts on adjacent land uses. (M BUAPCD)

21.  The project shall be congtructed in conformance with the recommendations included in the geotechnical report
entitled Geotechnical Investigation, J.M. Smucker Company Facility, 423 Railroad Avenue, Watsonville,
California, Harza Project No.: 19020-CA, dated March 20, 2001. (Mitigation Measure #1 - Planning
and Building I ngpection)

22.  Theapplicant must gpply for a discretionary permit for any and al work which requires such a permit pursuant
to the Monterey County Zoning Ordinance (Title 21). Such an gpplication shal be subject to environmenta
review to the extent not covered in this generd development plan. (Planning and Building Inspection)

Continuous Permit Conditions:

23. If, during the course of condruction, cultura, archaeologica, historical or paeontologicd resources are
uncovered a the Ste (surface or subsurface resources) work shall be hated immediately within 50 meters (150
feet) of the find until it can be evduated by a qudified professona archaeologist. The Monterey County
Panning and Building Ingpection Department and a quaified archaeologist (i.e., an archaeologist registered with
the Society of Professona Archaeologists) shdl be immediately contacted by the responsible individua present
on-gte. When contacted, the project planner and the archaeologist shdl immediately vigt the Site to determine
the extent of the resources and to develop proper mitigation measures required for the discovery.

(Planning and Building I nspection)

PASSED AND ADOPTED this 13thday of March, 2002, by the following vote:
AYES Errea, Sanchez, Hawkins, Parsons, Brennan, Pitt-Derdivanis, Diehl, Hernandez, Wilmot

NOES: None
ABSENT: Lacy

Original Signed By:
DALE ELLIS SECRETARY

Copy of this decison mailed to gpplicant on

IF ANYONE WISHES TO APPEAL THIS DECISION, AN APPEAL FORM MUST BE COMPLETED AND
SUBMITTED TO THE CLERK OF THE BOARD OF SUPERVISORS ALONG WITH THE APPROPRIATE
FILING FEE ON OR BEFORE

This decison, if thisis the find adminidrative decision is subject to judicia review pursuant to Cdifornia Code of Civil
Procedure Sections 1094.5 and 1094.6. Any Petition for Writ of Mandate must be filed with the Court no later than
the 90" day following the date on which this decison becomes find.



Jennifer  J Brown
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NOTES

1 You will nead a building permit and must comply with the Monterey County Building Ordinance in every
respect.

Additiondly, the Zoning Ordinance provides that no building permit shall be issued, nor any use conducted,
otherwise than in accordance with the conditions and terms of the permit granted or until ten days after the
mailing of notice of the granting of the permit by the gppropriate authority, or after granting of the permit by the
Board of Supervisorsin the event of apped.

Do not gtart any congruction or occupy any building until you have obtained the necessary permits and use
clearances from the Monterey County Planning and Building Inspection Department officein Marina

2. The congruction or use authorized by this permit must start within two years of the date of approva of this

permit unless extended by the Director of Planning and Building Inspection pursuant to Section 20.140.100 of
the Coagta Implementation Plan.
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Project Name:  Smuckers General Development Plan

Fil e No:
010, -011,

PLNO00592

- 024,

APNSs:

117-291- 00¢

-026, & -027

Approval by:

PLANNI NG COWM SSI ONDat e: 3

*Monitoring or Reporting refers to projects with an EIR or adopted Mtigated Negative Declaration per
Section 21081.6 of the Public Resources Code.

M tigation Measure Nunber,

; Moni toring Actions Responsi ble [ Mnitorin
CategoigthEéé,Dgggrsﬁzﬁ?n5|ble to be perforned or docunented Party (Tir
MWL (Traffic):  The applicant Provide the Director of Planning Prior tol
shall pay a pro rata contribution and Building I nspection written buil ding ¢
towards a westbound San Juan Road | certification of clearance of Appl i cant under any
left turn lane at Allison Road and |iphis requi rement fromthe Public pl anning ¢
a traffic signal at the Salinas Works Depart ment under this
Road/ Rai | road Avenue i ntersection. ' devel opner
The pro rata share will be based
upon project trip generation at
the tine of use. (Public Works)
Submit building pernit Er!lo[j.to'
construction plans to the ua Ing p
Pl anning & Buil di ng | nspection Appl i cant UP er any
Department in accord with the P gnnlpg_a
MW2 ( Geol o ; geot echni cal report. unaer IS
gy) The project shall devel opnen
bﬁ constructgd in confO{ngnge with
t he recommendati ons included in . Prior to i
the geotechnical report entitled Egbrhée?iLetEgr ;LO”LE?{fain bui | di ng p
Geot echni cal Investigation, J. M thgt build?n nFang are i% J Appl i cant under any
Shucker _Conmpany Faciity, 423 accord with ?hg recomrendat i ons PP pl anning a
Rai Troad Avenue, WitsonvilTle, f th hni cal under this
California, Harza Proj ect No.: of the geotechnical report. devel oprmen
- ate rc : -
(pr—————’ S ‘ : Prior to f
anning and Building Inspection) Submit a letter from Harza of f of bui
Engi neeri ng Conpany verifying permts un
that construction is in accord Appl i cant future pla

with the recommendati ons of the
geot echni cal report.

approval s
general de
pl an




