chapter 5

stimulating development activity

5.1 introduction
Private sector investment is a critical component in achieving a vibrant
downtown. Public investments in mobility infrastructure, parking and
public spaces all help to create an environment that will stimulate
activity and investments in downtown development. With relatively
low interest rates, now is the time to attract development partners to
revitalize downtown.

The current “zoning by right” exists for those parcels zoned appropriately

Through public and stakeholder input, the following strategies have been
suggested for stimulating economic development:
• Create development catalyst sites
• Create a strong job base around Government Center
• Add additional residential and mixed-used residential
development
• Streamline the development approval process
• Increase the profitability and sustainability of retail businesses

contained for each catalyst site.

The City’s Economic Development Element (EDE) recognizes the
importance of downtown to the economic vitality of the City. Action LU
1.3.2 from the plan states:
“Support key catalyst development projects in the
downtown area, such as Taylor Farms Corporate
Headquarters and other development projects that bring
more people into and help revitalize the downtown. With
the implementation of the Downtown Vibrancy Plan and
the completion of catalyst projects, the City should also
consider the following action steps for the downtown:
• Identify potential opportunities to expand the
National Steinbeck Center footprint (e.g. conference
room/gallery addition on open corner of Market
and Salinas Street);
• Prepare and implement a Government Center Plan
which consolidates Federal, State, County and
City assets with connections to Main Street. Work
with the County of Monterey to implement the
Government Center Plan;
• Encourage development and parking structures
on City-owned surface parking lots where surface
parking can be replaced by structured parking.”
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for development, however, since the re-zoning of public land is
recommended in this document, special attention is needed for the
environmental impacts associated with more intensified uses. This plan
recommends that as much environmental work be done as possible in
conjunction with the EDE based on programmatic recommendations

Taylor Farms Headquarters - case study
The Taylor Farms corporate headquarters building being constructed on the 100 block of Main Street represents a significant investment in
downtown Salinas. Once complete, over 350 employees will work in the building, representing a new client base to downtown restaurants
and shops. The headquarters will also bring out-of-town visitors who travel for corporate meetings. Parking and retail uses are also included
with the project. This development represents the type of project that the Vibrancy Plan hopes to attract to downtown.

Priority Development Projects
The City of Salinas has demonstrated that it can partner with businesses
desiring to locate downtown. In order to attract the right development
and to provide assistance, it is important that priority developments be
identified.
Through input received in developing the Vibrancy Plan, the following
types of development should be aggressively targeted and given special
considerations in processing for City approvals:
• Office buildings that accommodate professionals
• Residential development (market rate or upscale)
• Urban grocery store or other targeted retail use
• Projects that fill vacant space on or near Main Street
This chapter summarizes the efforts of the public and stakeholders in
developing concepts for catalyst sites for redevelopment; the following
five areas were examined.
• Monterey Street
• Government Center
• Intermodal Transportation Center
• Historic Main Street
• Salinas and Gabilan Streets
Each of these catalyst sites has the potential to bring priority
development projects to downtown and breathe fresh life into old and
underutilized properties.
This chapter also discusses how to attract additional residential and
mixed-use residential developments, identifies recommendations for
streamlining the government approvals process, and summarizes ideas
to improve the sustainability of downtown businesses.

The process in gaining City approvals can proceed quickly, but not always smoothly nor with universal support. Some lessons learned
through the development process of Taylor Farms that should be included or approved upon when dealing with priority development projects
include:
Positive Experiences
√√
√√
√√
√√
√√
√√

Built on a former surface parking lot.
Project was properly characterized as priority project.
Political will to make the project happen (Mayor/City Manager).
Development was administratively approved
Designed to reflect historic character of Main Street.
Accommodated half of the parking demand in the Monterey Street Garage

Lessons Learned
•

•

Localized parking shortages are anticipated to occur in the future if a new parking structure is not provided
(No long term parking plan was presented particularly during construction).
The loss of convenient surface parking was not supported by existing merchants.
Surface parking lot conversion to development and replacement parking structures should be integrated.
Local business didn’t perceive an opportunity to provide meaningful input.
An aggressive schedule for project approvals should be developed that keeps the public informed.
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5.2 creating catalyst sites
figure 5-1catalyst sites
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Utilizing the “Repurposing Parking lots” idea discussed in Chapter 3, the Downtown Stakeholder
Team developed concepts for redeveloping a number of surface parking lots and other
underutilized properties. These areas are depicted on Figure 5-1. The next several pages depict
the concepts and recommendations for the five catalyst sites that were examined.
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Identify a site for structured parking,
Designate nearby surface parking lots for redevelopment,
Change the base zoning of redevelopment lots from Public/Semi-public to Mixed-Use
or Mixed Arterial Frontage zones that are prevalent in the downtown.
Market redevelopment sites for priority development. Priority development should
include developments that add base employment, housing and/or an urban grocery
use downtown.
Expedite processing of the development.
Construct structured parking when needed.

It is recommended to combine the work required under the California Environmental Quality
Act (CEQA) for the implementation of the Environmental Development Element (EDE) and that
required for the implementation of the vibrancy plan under one study. Because the Vibrancy
Plan is a subsection of the EDE, the two should be able to achieve a high level of efficiency
by completing the same CEQA study. This will minimize the needs for a private developer to
undergo, large costly, time consuming environmental studies in order to build their project.
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Investment in new development can occur on sites that are occupied with underutilized uses or
on newly created sites that are made available to potential developers. The former occurs within
the private sector with little or no involvement by the government. As discussed in the parking
section, the City of Salinas and Monterey County own properties currently used for parking that
can be made available to developers, provided that the existing parking is replaced on-site or
in a nearby parking structure. These sites, which are depicted on the adjacent figure, represent
potential catalyst sites that could be made available for priority development projects.

Catalyst Sites:

n

Monterey Street
Government Center
Intermodal Transportation Center
Historic Main Street
Salinas and Gabilan Streets

The numbered and lettered lots designate government parking currently used
for specific government uses (typically employee parking), public parking or
leased to the public as permit parking. More information on the existing public
and government owned parking sites is included in Chapter 3 (see Figure 3-1
& 3-3).
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