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MONTEREY COUNTY PLANNING COMMISSION 

Meeting: May 14, 2008 Time: 10:00 A.M Agenda Item No. : 4 

Project Description:  Consider a request for waiver of fees for the processing of an application 
for an amendment of a use permit.  

Project Location: 10900 Merritt Street, 
Castroville  

APN: 030-165-002-000 

Planning File Number: PLN080152 
Name: John and Alice Randazzo Trust, Property 
Owner 

Plan Area: North County Area Plan and 
Castroville Community Plan 

Flagged and staked:  Not Applicable 

Zoning Designation: : “LC-Z” (Light Commercial with Improvement District Overlay)   

Department:  RMA - Planning Department 

 

RECOMMENDATION: 
Staff recommends that the Planning Commission partially approve the Fee Waiver Request per the 
draft Planning Commission Resolution contained in Exhibit B. The partial waiver would include 
waiving the fees for Planning, resulting in a fee of $1,505.82 for the permit amendment and a fee of 
$1,891.98 for environmental review. 
 

SUMMARY: 

The site is located on Merritt Street in Castroville (Exhibit F) in the area of the recently adopted 
Castroville Community Plan. A use permit (File No. ZA93059) was approved by the Zoning 
Administrator on November 17, 1994 which allows the use of the property for a range of activities 
including “Open Air Retail Sales.” The specific activities allowed under the use permit are listed under 
Condition of Approval No. 4 of the permit (See Exhibit C). The open air sales portion of the permit 
allowed the use of part of the site for the location of a number of booths which have been used for the 
operation of a flea market. The flea market has outgrown the site and resulted in traffic and pedestrian 
hazards as well as not permitted offsite parking. In addition, the use of storage and sale of recyclable 
construction materials, not specifically allowed under the use permit, has been established on the site.  
 
Staff and the property owner have met to assure that the site is used safely and in compliance with the 
provisions of the approved permit and to address the hazards. The property owner, Mr. John Randazzo, 
has agreed to discontinue the use of the flea market and to apply for an amendment of the permit to 
include the use of storage and sale of recyclable construction materials. The flea market has been ceased 
to operate and Mr. Randazzo is intent on applying for the permit amendment. Mr. Randazzo has 
submitted a request for a waiver of the application fees for the processing of the amendment of the use 
permit (Exhibit D). The request does not qualify for waiving by the Director of Planning under the 
policy adopted by the Board of Supervisors (Exhibit E) and must be considered by the Planning 
Commission. Additional discussion and staff’s recommendation are included in Exhibit B below. Staff 
from the RMA-Planning Department recommends the waiving of fees for the Planning Department. 
Other departments have recommended that their portion of the fees not be waived. 
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The fees for the amendment and a potential environmental review and their distribution are as follows: 
 

FEES FOR USE PERMIT AMENDMENT 

PLANNING Doc. Mgt. PWD WRA EH County Co. GPU TOTAL 

2,844.00 28.84 97.00 545.00 356.00 314.00 124.98 4,349.82 

FEES FOR ENVIRONMENTAL REVIEW  

(ASSUMING NEGATIVE OR MITIGATED NEGATIVE DECLARATION) 

3,800.00 38.00 388.00 436.00 238.00 628.00 163.98 5,691.98 

TOTAL FEE ASSUMING ENVIRONMENTAL REVIEW IS NECESSARY 10,041.18 

 

 

OTHER AGENCY INVOLVEMENT: 

 Public Works Department  
 Environmental Health Division 
 Water Resources Agency 
 Redevelopment Agency of Monterey County  

 
The above checked agencies and departments have reviewed this request. Their recommendations have 
been included in the staff report. The fee waiver request was not referred to the North County Land Use 
Advisory Committee (LUAC) for review.  Based on the current review guidelines adopted by the 
Monterey County Board of Supervisors per Resolution No. 04-236, fee waivers do not warrant referral 
to the LUAC. 
 
Note:  The Planning Commission’s decision on this request for a waiver of fees is appealable to the 
Board of Supervisors. 

 
 
___________________________________ 
Luis A. Osorio 
(831) 755-5177, osoriol@co.monterey.ca.us 
April 30, 2008 
 

Front Counter Copy; Planning Commission Members (10); County Counsel; North County Fire 
Protection District; Public Works Department; Environmental Health Division; Water Resources 
Agency; Mike Novo, RMA - Planning Department; Luis A. Osorio, Senior Planner; Carol Allen; John 
Randazzo, Applicant; File PLN080152. 

 
Attachments: Exhibit A Discussion 
  Exhibit B Draft Planning Commission Resolution 
  Exhibit C Zoning Administrator Resolution of Approval of Use Permit No. ZA93059 
  Exhibit D Fee Waiver Request  
  Exhibit E Fee Waiver Policy 
  Exhibit F Vicinity Map 
  Exhibit G Aerial Picture/Floodplain Delineation  
   
This report was reviewed by Mike Novo, Director, RMA - Planning Department  
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EXHIBIT A 
DISCUSSION 

 
The open air retail component of the approved use permit allows for 35 spaces of 200 square feet each 
and 15 spaces of 100 square feet and requires a corresponding parking area. These spaces have been 
used for a weekly flea market which has operated for years. The required on-site parking has become 
insufficient and additional parking areas have developed spontaneously outside of the property. 
Vehicular traffic and off-site parking have resulted in hazards to pedestrians and vehicular traffic on 
Merritt Street which have prompted complaints from nearby residents. The majority of the property is 
located in the floodplain of the Tembladero Slough and the outdoor display area has been improved 
without appropriate review or permits; improvements in this area include the construction of a retaining 
wall and the leveling of the ground level to a higher elevation. None of the other uses allowed by the 
approved permit have been established. Instead, the property owner has established the use of outdoor 
and indoor storage and sale of recyclable construction materials under the understanding that this use 
qualifies under the open air retail sales component of the permit. The owner has stated that the 
improvements in the floodplain area were necessary after material excavated from the slough was 
placed on the property and to use that area for the storage of recyclable materials.  

 
As a result of residents’ complaints and inquiries from the California Highway Patrol about traffic and 
pedestrian hazards related to the flea market, several meetings have taken place involving the property 
owner and staff from several County departments, the Highway Patrol and Caltrans. The parties have 
agreed that the site should be considered for the sale of recycled material and that the flea market should 
be relocated or scaled back. County staff determined that an amendment of the use permit is necessary 
to establish and properly regulate the desired use on the property and to address the improvements 
within the floodplain. While Mr. Randazzo believes that the outdoor and indoor storage and sale of 
recycled construction materials is allowed under the open air retail component of his permit, he has 
agreed to apply for the amendment of the permit and has also discontinued the use of the flea market.   
 
The subject property is located along the Merritt Street corridor within the bounds of the Castroville 
Community Plan (Community Plan). This corridor is designated in the Community Plan as an 
“Opportunity Area” for mixed use development with the objective of creating a revitalized 
downtown. The owners of two adjacent properties are working with the Redevelopment Agency in 
the preparation of plans for potential mixed use development projects.  
 
The discussions with the applicant have focused on assuring the safe operation of the site activities 
and maintaining the potential for the development of the site as an important element of the 
Community Plan. To this end, staff will recommend a five-year time limitation for the proposed use; 
Mr. Randazzo has discontinued the operation of the flea market which has resulted in the reduction 
of parking, vehicular and pedestrian hazards on Merritt Street and, at the same time, resulted in the 
loss of revenue from the operation of the flea market.  
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Recommendation 

 

Staff from the Water Resources Agency, RMA – Public Works and the Division of Environmental 
Health has recommended that their portion of the fees for the amendment not be waived. Staff from 
the RMA - Planning Department believes that a collaborative effort must be carried out to amend the 
permit, to correct site conditions arising from the placing on the site of material excavated from the 
slough and related improvements, and to maintain the viability of the site for the implementation of 
the Community Plan. Complementarily, the Redevelopment Agency has requested bids for a 
drainage and floodplain study that would provide baseline information and potential requirements 
for the development of properties fronting on the slough, including the subject site.  
 
Staff from the RMA-Planning Department recommends that the Planning Department’s portion 
($2,844.00) of the amendment fee be waived and that, if environmental review of the amendment is 
necessary, the Planning Department’s portion ($3,800.00) of the fees required for the review also be 
waived if such review is necessary. The latter is based on that, if environmental review is necessary, 
most of the analysis would involve floodplain- and traffic-related issues which would be completed 
by staff from the Water Resources Agency and Public Works. The partial fee waiver is 
recommended for three reasons: 
  

1) The waiver would be an incentive to the property owner to begin work with the 
Redevelopment Agency towards developing a mixed use project for the site;  

2)  The owner has cooperated in closing a business that outgrew the site, with a loss of revenue; 
and  

3)  The proposed use will be recommended to be limited to five years as an interim use.  
 
The waiver would result in an application fee of $1,505.82 for the permit amendment and a fee of 
$1,891.98 for environmental review, if necessary.  
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EXHIBIT B 
Before the Planning Commission in and for the 

County of Monterey, State of California 

 
Resolution No. _________ 
 

Approve a partial waiver of the fees for the 
processing of an amendment of a Use Permit 
(ZA93059) necessary to allow the use of 
outdoor and indoor storage and sale of used 
and reusable construction materials on the 
subject site (Assessor’s Parcel Number 030-
165-002-000) based on the Planning 
Commission’s authority to waive permit fees 
when the request does not meet the listed 
criteria for RMA-Planning Director-
authorized fee waivers as established by the 
County Board of Supervisor’s adopted Fee 
Waiver Policy of August 29, 2000. 

)
)
)
)
)
)
)
)
)
)
)
)
) 

 
 

WHEREAS, Use Permit No. ZA93059 was approved by the Zoning Administrator on November 17, 
1994 subject to certain findings, evidence and conditions of approval; and 
 
WHEREAS, Condition of Approval No. 4 of Use Permit No. ZA93059 allows “Open Air Retail Sales 
consisting of 35 spaces of 200 square feet each and 15 spaces of 120 square feet each;” and  
 
WHEREAS, the use of “outdoor and indoor storage and sale recyclable construction materials” has 
been established on the property and this use is not specifically allowed by the provisions of Use 
Permit No. ZA03059; and 
 
WHEREAS, County staff determined that the use of “outdoor and indoor storage and sale of recyclable 
construction materials” requires an amendment of Use Permit No. ZA93059; and  
 
WHEREAS, the subject property owner has discontinued the approved open air retail sales portion of 
Use Permit No. ZA03059; and 
 
WHEREAS, the subject property owner has agreed to amend Use Permit No. ZA03059 to include the 
use of “outdoor and indoor storage and sale of recyclable construction materials” 
 
WHEREAS, the Planning Commission finds that an amendment to Use Permit No.ZA93059 to allow 
the use of “outdoor and indoor storage and sale of recyclable construction materials” requires a duly-
noticed public hearing before the Zoning Administrator;  
 

NOW, THEREFORE, BE IT RESOLVED THAT THE PLANNING COMMISSION, under its 
discretionary authority to waive permit fees when such action does not meet the established criteria 
granted to the RMA-Director of Planning under County Board of Supervisors Policy adopted on 
August 29, 2000, hereby waives only those Planning Department processing fees ($2,844.00) for a 
publicly-noticed hearing on an application for an amendment of Use Permit No. ZA93059 to include 
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the use of “outdoor and indoor storage and sale of recyclable construction materials; and waives the 
Planning Department’s portion ($3,800.00) of applicable environmental review fees.  
 
NOW, THEREFORE, BE IT RESOLVED THAT THE PLANNING COMMISSION, under its 
discretionary authority to waive permit fees when such action does not meet the established criteria 
granted to the RMA-Director of Planning under County Board of Supervisors Policy adopted on 
August 29, 2000, hereby waives only those Planning Department processing fees based on the 
following: 
   

1) The waiver would be an incentive to the property owner to begin work with the Redevelopment 
Agency towards developing a mixed use project for the site;  

2)  The owner has cooperated in closing a business that outgrew the site, with a loss of revenue; 
and  

3)  The proposed use will be recommended to be limited to five years as an interim use.  
 

 
PASSED AND ADOPTED on this 14th day of May, 2008, upon motion of Planning Commissioner 
__________, seconded by Commissioner __________, by the following vote, to-wit: 
 

AYES:   
NOES:   
ABSENT:  
 

_________________________ 
                                                                          MIKE NOVO, SECRETARY  
  
A COPY OF THIS DECISION WAS MAILED TO THE APPLICANT ON   
  
THIS APPLICATION IS APPEALABLE TO THE BOARD OF SUPERVISORS.  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 decision, if this is the final administrative decision, is subject to judicial review pursuant to 
California 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 90th day following the date on which this decision becomes 
final. 
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EXHIBIT C 
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