
 
 
 
 
 
 
 
NOTICE OF INTENT TO ADOPT A MITIGATED NEGATIVE 
DECLARATION 
 
October 25, 2013 
 
NOTICE IS HEREBY GIVEN that the City of Monterey has prepared a Mitigated Negative 
Declaration, pursuant to the requirements of CEQA, for the North Fremont Specific Plan and 
Zoning Map Amendments.  The proposed Negative Declaration and Initial Study, as well as 
referenced documents, are available for review at the City of Monterey, Planning Office, Colton 
Hall, 1st Floor, 570 Pacific Street, Monterey, CA 93940 and on the City website at: 
www.monterey.org/planning.  In accordance with time limits mandated by State law, written 
comments on this Negative Declaration and Initial Study will be accepted from: 
 
October 28, 2013 – November 28, 2013 
 
Project Description:  
The project consists of the North Fremont Specific Plan and associated zoning map 
amendments (hereinafter, “project”).  The North Fremont Specific Plan (Specific Plan) serves as 
a guide for future development within the planning area.  The Specific Plan is a unique and 
effective tool for implementing General Plan Goals, Policies, and Programs.  The key 
components of the Specific Plan include land use, development / design standards and 
guidelines, circulation, parking, and streetscape, infrastructure, and financing and 
implementation. 
 
Under California law, local governments can use specific plans as tools to plan for needed 
revitalization and change, both in existing neighborhoods and new development areas.  Specific 
plans provide greater planning and design guidance than can be included in a General Plan, 
and they allow local governments the ability to address complex land ownership patterns and 
infrastructure needs.  Specific plans can jumpstart new development in depressed areas, and 
can ensure new development is high quality. 
 
The planning area is identified by the Monterey General Plan as a “Mixed-Use Village,” defined 
as a mix of residences, retail shops, services and jobs in close proximity.  The Specific Plan 
identifies public improvements that will increase accessibility and provide a more welcoming 
environment for transit bicycles and pedestrians.  As an implementation tool for the General 
Plan, the Specific Plan implements many General Plan Goals, Policies and Programs. 
 
The City’s General Plan requires the creation and nurturing of mixed-use neighborhoods that: 1) 
Reduce automobile trips; 2) Improve the quality of the pedestrian experience; 3) Create 
walkable neighborhoods; 4) Provide more ownership opportunities; 5) Increase the stock of 
housing affordable to Monterey’s work force; 6) Require high-quality design to complement 
Monterey’s image; and 7) Improve neighborhood oriented services.  The project meets this goal 
in that the planning area is designated by the General Plan as one of the mixed-use 
neighborhoods and the project nurtures this vision as follows:  The project allows a mix of 
residential and commercial uses and includes a pedestrian, transit and bicycle-friendly 



environment, a circulation plan, and parking programs that reduce automobile trips.  Outdoor 
cafes and other pedestrian-oriented building designs and signage, enhanced public plazas, and 
streetscape features increase the pedestrian-friendliness, walkability and overall quality of the 
pedestrian experience.  The design guidelines are complimentary to Monterey’s image and 
require high quality design and building materials.  Allowed uses include those oriented to 
community members, including retail, personal services, banks, drug stores, grocery stores, 
cafes and restaurants. 
 
As mentioned above, the project includes design guidelines and circulation and streetscape 
improvements that emphasize attractive pedestrian, bicycle and transit access, which may 
require improved sidewalks, crosswalks, and various public way improvements. The City 
encourages owner occupied units, innovative site planning and tailoring the design and density 
to fit with the neighborhood. Mixed-use developments are encouraged to be attractive in design, 
hide parking from the street, create a pleasant pedestrian environment, and provide a transition 
into the residential zones through good site planning and design.   
 
Water-Constrained Growth Scenario 
The General Plan and General Plan Environmental Impact Report (EIR) assumes a 
development potential of 130 residential units within the Planning Area.  The North Fremont 
Specific Plan build-out does not assume that a new water source is available for future 
development within the Planning Area, and that new development will utilize existing water use 
and water credits only, consistent with Monterey Peninsula Water Management District Rules.  
Such rules allow the transfer of water credits across property lines only when the property is 
under the same ownership.  The build-out analysis took a conservative approach by not 
assuming that current property ownership patterns would remain and merging of property 
ownership would occur to maximize water use and redevelopment potential.  As a result, only a 
limited number of dwelling units and commercial square footage is assumed and analyzed in 
this study.  Based on an analysis of existing water credits within the Planning Area, a water-
constrained build-out scenario was created for the Planning Area as follows: 
 
New Commercial Development:   50,000 square feet  
New Residential Development:     130 dwelling units 
 
When a new water source for the Peninsula is developed and available, the Specific Plan will be 
updated and a new environmental analysis will be prepared, circulated, and adopted. 
 
Circulation and Streetscape 
Proposed traffic calming measures include both the westbound entrance to and the east-bound 
exit from Highway One.  The measures include merging eastbound traffic on the Highway One 
exit ramp approach to North Fremont, thereby reducing the lanes of traffic entering North 
Fremont from two to one.  Similarly, westbound traffic would merge into a single lane 
approaching the Highway One on-ramp.  This would allow room to widen the median for 
placement of gateway treatments.  A westbound left turn into the Travel Lodge driveway would 
be permitted as well as an eastbound left turn onto Dela Rosa. 
 
The Specific Plan proposes to reconfigure lane widths on North Fremont Street and Bruce Lane. 
The median width may vary slightly to accommodate different curb-to-curb widths along the 
street. To address pedestrian safety, mid-crossing pedestrian refuge areas with signal controls 
are proposed to be added at key intersections. Crosswalk lengths crossing North Fremont 
Street are proposed to be reduced by straightening out the angle of the crosswalk.  
 
 



Zoning Map Amendments 
Proposed zoning map amendments include changing the property within the Planning Area 
currently zoned Commercial – 2 to Planned Community – North Fremont.  Section 38-52 of the 
zoning ordinance indicates that an adopted Specific Plan may be used to define development 
and use standards for a designated PC district, consistent with the General Plan land use 
designation(s) for land within the PC district. Because the Visitor Accommodation Facility (VAF) 
designations are controlled by the City Charter and any amendments require a vote of the 
citizens, no changes are proposed to the VAF zoning designations (Figure 2). 
 
City Charter Text Amendments 
The project proposes changes to the development regulations for the VAF district that will 
provide greater flexibility for those properties zoned VAF.  A greater mix of uses is desired, 
which would achieve greater consistency with the Specific Plan vision for a mixed use 
commercial district. 
 
For Reviewing Agencies: 
The City of Monterey requests that you review the enclosed materials and provide any 
appropriate comments related to your agency's area of responsibility. The space below may be 
used to indicate that your agency has no comments or to state brief comments. 
 
Agency Name: _________________________ 
Contact Person: _________________________ 
Phone Number: _________________________ 
Comments: 
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