CITY OF GREENFIELD
PLANNING COMMISSION REGULAR MEETING
February 2, 2021 @ 6:00 P.M.
Attendance and Public Comment Changes Due to COVID-19
The Greenfield Planning Commission will be conducting its regular meeting on February 2, 2021.
Given the current Shelter-in-Place Order covering Monterey County and the Social Distance
Guidelines issued by Federal, State, and Local Authorities, the City has implemented the following
changes for attendance and public comment.
ATTENDANCE BY THE GENERAL PUBLIC
The Planning Commission meeting to be held on February 2, 2021 at 6:00 p.m. will only be
accessible online. The meeting may be viewed through the following options:
•
•

Facebook Live: https://www.facebook.com/GreenfieldCA/
Zoom Meeting: Join Zoom webinar
https://us02web.zoom.us/j/81891948596?pwd=aTVQYjhVQUpyTlBzZUJWOUZEWXJzQT09
Webinar ID: 818 9194 8596
Passcode: 469100

The City will also provide links to these viewing options on the City’s website and on its
Facebook page. Unfortunately, physical attendance by the public cannot be accommodated
given the current circumstances and the need to ensure the health and safety of the Planning
Commission, City staff, and the public as a whole.
PUBLIC COMMENTS AND PUBLIC HEARINGS
All public comments, including general public comments, comments on a particular item on the
agenda, or comments during a public hearing, can be made by e-mail or through the Zoom
videoconferencing platform. Please be aware that any public comments made, including your
name, may become public information. Additional instructions for making public comments can
be found below.
1. Comments by E-mail
Public comments made by e-mail must be submitted to the following e-mail address:
Planning@ci.greenfield.ca.us. In the subject line of the e-mail, please state your name and the
item you are commenting on. If you wish to submit a public comment on more than one agenda
item, please send a separate e-email for each item you are commenting on. Please be aware that
any public comments received that do not specify a particular agenda item will be read aloud
during the general public comment portion of the agenda.

For general public comments all public comments must be received by e-mail no later than 6:00
p.m. on February 2, 2021. For public comment on a public hearing (Item G-1), all public
comments must be received by the close of the public hearing period. Comments received by the
applicable deadline for submitting e-mail comments will be read aloud by a staff member during
the agenda item or public hearing, provided that such comments may be read within the normal
three (3) minutes allotted to each speaker. Any portion of your comment extending past three (3)
minutes may not be read aloud due to time restrictions. If a comment is received by the City
after the applicable deadline for e-mail comments, efforts will be made to read your comment into
the record. However, staff cannot guarantee that written comments received after the applicable
deadline will be read. All written comments that are not read into the record will be made part of
the meeting minutes, provided that such comments are received prior to the end of the Planning
Commission meeting.
2. Comments by Zoom Videoconferencing
To make a public comment by Zoom videoconferencing, please be aware of the following rules:
o
o
o
o
o
o
o

This is an official Planning Commission meeting
This meeting is being monitored
This meeting is being stream live on other platforms
This meeting is being recorded.
This meeting will follow the agenda which can be found on the City website
Citizens viewing this meeting will be on “mute” until granted to speak.
Those wishing to speak may” raise their hand” and the Host will unmute you at
the appropriate time

Please be aware that comments made by Zoom videoconferencing shall be limited to three (3)
minutes per speaker. Additional information regarding Zoom videoconferencing and use of the
Zoom videoconferencing platform may be found at https://zoom.us/.
The City thanks you for your cooperation in advance. Our community’s health and safety is our
highest priority.

City of Greenfield
Greenfield Civic Center
599 El Camino Real
Greenfield, CA 93927

Planning Commission Meeting
Agenda
February 2, 2021
6:00 P.M.

CHAIR STEPHANIE GARCIA
VICE CHAIR TINA MARTINEZ
COMMISSIONER ERNEST GALLARDO
COMMISSIONER ROBERT URQUIDES
COMMISSIONER DAVID MENDOZA

AGENDA & ORDER OF BUSINESS
A. CALL TO ORDER
B. ROLL CALL
C. PLEDGE OF ALLEGIANCE
D. PUBLIC COMMENTS FROM THE AUDIENCE REGARDING ITEMS

NOT ON THE AGENDA
E. ADOPTION OF THE SEPTEMBER 1, 2020, OCTOBER 6, 2020 AND
OCTOBER 20, 2020 PLANNING COMMISSION MINUTES Page 1
F. BUSINESS
1.

MEETING DATES AND APPLICATION DEADLINES FOR
THE YEAR 2021 PLANNING COMMISSION CALENDAR Page 10
a. Staff Report
b. Open/Close Public Comment
c. Planning Commission Discussion
d. Action

2.

ELECTION OF CHAIR & VICE CHAIR OF THE PLANNING
COMMISSION FOR THE 2021 CALENDAR YEAR Page 14
a. Staff Report
b. Open/Close Public Comment
c. Planning Commission Discussion
d. Action

G. PUBLIC HEARING
1. DESIGN REVIEW AND MINOR SUBDIVISION FOR GREENFIELD
COMMONS MULTI-FAMILY RESIDENTIAL PROJECT LOCATED
AT 41206 WALNUT AVENUE (SOUTHEAST CORNER OF WALNUT
AVENUE AND 3RD STREET) Page 15
a. Staff Report
b. Open/Close Public Hearing
c. Planning Commission Discussion
d. Action

H. COMMENTS FROM PLANNING COMMISSION AND STAFF
I. ADJOURNMENT

CALL TO ORDER
Chair Garcia called the meeting to order at 6:02 p.m.
ROLL CALL
Present:

Chair Stephanie Garcia, Vice-Chair Tina Martinez, Commissioners Ernest Gallardo
and David Mendoza

Absent:

Commissioner Robert Urquides

Staff:

Community Development Director Paul Mugan, Deputy City Clerk Desiree Gomez,
Consulting Planners Rob Mullane and Shaveta Sharma

Guest:

None

PLEDGE OF ALLEGIANCE
All recited the Pledge of Allegiance.
PUBLIC COMMENTS FROM THE AUDIENCE/STAFF ON ITEMS NOT ON THE
AGENDA
No comments were received.
ADOPTION OF THE JULY 7, 2020 PLANNING COMMISSION MINUTES
A MOTION by Commissioner Mendoza, seconded by Commissioner Gallardo to approve the
adoption of the July 7, 2020 Planning Commission Minutes. All in favor. Motion carried.
PUBLIC HEARING
DESIGN REVIEW OF THE WALNUT GROVE PHASES II AND III AT 1064 WALNUT
AVENUE
Consulting Planner Rob Mullane gave staff report.
Jake Lingo, applicant, provided a brief summary on the project, which included a PowerPoint
presentation. He was available to answer any questions.
Chair Garcia had questions regarding solar, affordability and off-street parking. Jake lingo addressed
her questions.
Chair Garcia opened the public hearing at 6:35 p.m.
Avelina Torres submitted a written public comment and was in support of the Walnut Grove Phase II
& III Project.
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Art Salvagno submitted a written public comment and stated the Walnut Grove Phase II & III project
was a need for Greenfield and wanted the project to move forward.
Sonia Heredia submitted a written public comment and was in support of the affordable housing
project for Greenfield.
John Huerta Jr. submitted a written public comment and was in support and recommended approval
of the Design Review for the Walnut Grove Phase II & III.
Chair Garcia closed the public hearing at 6:58 p.m.
Commissioner Gallardo asked if Phase I was strictly for agricultural workers. Jake Lingo stated that
one member of the household must qualify as an agricultural worker.
Vice-Chair Martinez asked about the requirement of a soils sample. Consultant Planner Rob Mullane
stated that the applicant’s team did an update to the soils report Phase I and included it with their
current application. The report indicated it was not necessary for the project site.
Chair Garcia stated that the development was beautiful and would set a high bar for future
developments.
A MOTION by Vice-Chair Martinez, seconded by Commissioner Gallardo to adopt Resolution
2020-08 and approve the Design Review for the construction of a 143-unit multi-family residential
apartment complex at 1064 Walnut Avenue. ROLL CALL VOTE: AYES: Commissioner Mendoza.
Commissioner Gallardo, Vice Chair Martinez and Chair Garcia. ABSENT: Commissioner Urquides.
Motion carried.
CONSIDER APPROVAL OF FIVE INDIVIDUAL DESIGN REVIEW PERMITS FOR FIVE
NEW SINGLE-FAMILY RESIDENCES AT THE CORNER OF OAK AVE AND TERRACE
COURT (APNS: 024-072-049, 050, 051, 052, AND 053). EACH NEW RESIDENCE WOULD
BE TWO-STORY AND 1,588 SQUARE FEET, EXCLUDING THE 461 SQUARE FOOT,
TWO-CAR GARAGE, AND 14 SQUARE FOOT COVERED PORCH. EACH NEW
RESIDENCE WOULD HAVE A PEAK HEIGHT OF 26 FEET. EACH PROJECT
INCLUDES NEW FENCING AND LANDSCAPING IMPROVEMENTS AS WELL AS
TRENCHING FOR THE INSTALLATION OF NEW UTILITY CONNECTIONS. EACH
PROJECT IS EXEMPT FROM CEQA PURSUANT TO SECTION 15303 OF THE STATE
CEQA GUIDELINES
This item was tabled.
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CONSIDERATION OF A RESOLUTION FOR THE HIGHER LEVEL OF CARE GREENFIELD MEDICINAL AND ADULT-USE CANNABIS DISPENSARY PROJECT
RECOMMENDING TO THE CITY COUNCIL APPROVAL OF AMENDMENTS TO THE
PREVIOUSLY APPROVED REGULATORY PERMIT, CONDITIONAL USE PERMIT, AND
DEVELOPMENT AGREEMENT; AND APPROVAL OF A CATEGORICAL EXEMPTION
(ATTACHMENT 1)
Consulting Planner Jerry Hittleman gave staff report.
Chair Garcia opened the public hearing at 6:44 p.m.
No comments were received.
Chair Garcia closed the public hearing at 6:47 p.m.
Chair Garcia complemented the applicant for the thorough operations plan and that all her questions
were answered through the document.
A MOTION by Commissioner Gallardo seconded by Vice-Chair Martinez to adopt Resolution
2020-09 recommending the Council: 1) Approve a categorical exemption; 2) Approve an
amendment to the previously approved Regulatory Permit; 3) Approve an amendment to the
previously approved Conditional Use Permit; and 5) Approve an Amendment to the previously
approved Development Agreement to allow a Medicinal and Adult Use Dispensary to be located in
an existing building. ROLL CALL VOTE: AYES: Commissioner Mendoza. Commissioner
Gallardo, Vice Chair Martinez and Chair Garcia. ABSENT: Commissioner Urquides. Motion
carried.
CONSIDERATION OF A RESOLUTION FOR THE GREENFIELD ORGANIX C2
PROJECT RECOMMENDING TO THE CITY COUNCIL APPROVAL OF A VESTING
TENTATIVE PARCEL MAP, AND AMENDMENTS TO THE PREVIOUSLY APPROVED
REGULATORY PERMIT, CONDITIONAL USE PERMIT, AND DEVELOPMENT
AGREEMENT; AND CERTIFICATION OF AN ADDENDUM TO AN APPPROVED
INITIAL STUDY/MITIGATED NEGATIVE DECLARATION (ATTACHMENT 1).
This item was tabled.
COMMENT FROM PLANNING COMMISSION AND STAFF
Community Development Director Mugan thanked the Planning Commission for their attendance.
Chair Garcia stated she would like for the agenda to be sent out earlier, if possible. She stated she
would like additional time to review larger agendas that have 150+ pages. She also asked when the
AM/PM accident scene would be repaired. Community Development Director Mugan stated he
would get back to her with an update.
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ADJOURNMENT
Chair Garcia adjourned the meeting at 7:58 p.m.

____________________________
Chair of the Planning Commission

_______________________________
Secretary of the Planning Commission
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CALL TO ORDER
Chair Garcia called the meeting to order at 6:05 p.m.
ROLL CALL
Present:

Chair Stephanie Garcia and Commissioners David Mendoza & Robert Urquides

Absent:

Vice-Chair Tina Martinez & Commissioner Ernest Gallardo

Staff:

Community Development Director Paul Mugan, Consulting Planners Rob Mullane
and Shaveta Sharma

Guest:

None

PLEDGE OF ALLEGIANCE
All recited the Pledge of Allegiance.
PUBLIC COMMENTS FROM THE AUDIENCE/STAFF ON ITEMS NOT ON THE
AGENDA
Commissioner Urquidez requested a status for the Chevron Project. Consulting Planner Sharma
provided an update and stated it was 2 weeks in from a 30-day review.
ADOPTION OF THE SEPTEMBER 1, 2020 PLANNING COMMISSION MINUTES
Minutes were deferred for revision.
PUBLIC HEARING
CONSIDER APPROVAL OF FIVE INDIVIDUAL DESIGN REVIEW PERMITS FOR FIVE
NEW SINGLE-FAMILY RESIDENCES AT THE CORNER OF OAK AVE AND TERRACE
COURT (APNS: 024-072-049, 050, 051, 052, AND 053). EACH NEW RESIDENCE WOULD
BE TWO-STORY AND 1,588 SQUARE FEET, EXCLUDING THE 461 SQUARE FOOT,
TWO-CAR GARAGE, AND 14 SQUARE FOOT COVERED PORCH. EACH NEW
RESIDENCE WOULD HAVE A PEAK HEIGHT OF 26 FEET. EACH PROJECT
INCLUDES NEW FENCING AND LANDSCAPING IMPROVEMENTS AS WELL AS
TRENCHING FOR THE INSTALLATION OF NEW UTILITY CONNECTIONS. EACH
PROJECT IS EXEMPT FROM CEQA PURSUANT TO SECTION 15303 OF THE STATE
CEQA GUIDELINES
Item was continued to October 20, 2020.
A MOTION by Commissioner Mendoza, seconded by Commissioner Uquidez to continue the item
to a date certain of October 20, 2020. ROLL CALL VOTE: AYES: Chair Garcia, Commissioner
Mendoza and Commissioner Urquidez; NOES: None; ABSENT: Vice-Chair Martinez and
Commissioner Gallardo. Motion Carried.
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REVIEW OF PROPOSED MURAL AT 218 S. EL CAMINO REAL
Consulting Planner Sharma gave staff report.
Chair Garcia opened public hearing at 6:12 pm
Community Development Director read public comments from Juan Perez, Christian Alfaro, Avelina
Torres, Itzel Castro, Diana Cano, Brenda Rodriguez, Andrew Sandoval, Samantha Ayala, Julieta
Anguiano, Monica Aguilar, Raza Unidos, Fernando Morales, Martin Ramirez, Alma Lopez, Jordan,
Delilah Salas, Ezequiel Morales, Carolina Ayala, Julian Untalon, Corina Ramirez, Juliana Gonzales,
Figuero Ramirez, Guadalupe Ayala, Laura Mireles, Rafael Ramirez, Berniece Zarcano, Elizabeth
Acevedo, Victor Talamante, Marceline Luna, Christina Gonzales, Andrea Rocha, Blanca Gonzales,
Gladys Ramirez, Javier De Jesus, Elizabeth De Jesus, Ricardo Camarena and Patricia Mora. All were
in favor of the Mural Project.
Chair Garcia closed public hearing at 6:55 pm.
A MOTION by Commissioner Mendoza seconded by Commissioner Urquidez to recommend approval
to the City Council of a Mural at 218 S. El Camino Real, subject to the conditions of approval in exhibit
A. ROLL CALL VOTE: AYES: Chair Garcia, Commissioner Mendoza and Commissioner Urquidez;
NOES: None; ABSENT: Vice-Chair Martinez and Commissioner Gallardo. Motion Carried.
COMMENT FROM PLANNING COMMISSION AND STAFF
Commissioner Mendoza was surprised to see the all the comments we received from the public on
the Mural Project. He was glad to see public participation.
Commissioner Urquidez said it was a great Mural and was proud to see it when he drove down El
Camino Real.
Chair Garcia stated she joined the Prop 68 Committee, which was an effort to build a new park and
recreation center for the City of Greenfield. She also attended the Planning Commissioners
Workshop that really good information and resources.

ADJOURNMENT
Chair Garcia adjourned the meeting at 7:10 p.m.

____________________________
Chair of the Planning Commission
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_______________________________
Secretary of the Planning Commission
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CALL TO ORDER
Chair Garcia called the special meeting to order at 6:00 p.m.
ROLL CALL
Present:

Chair Stephanie Garcia Vice-Chair Tina Martinez Commissioner Ernest Gallardo,
Commissioners David Mendoza & Commissioner Robert Urquides

Absent:

None

Staff:

Consulting Planners Rob Mullane and Shaveta Sharma

Guest:

None

PLEDGE OF ALLEGIANCE
All recited the Pledge of Allegiance.
PUBLIC COMMENTS FROM THE AUDIENCE/STAFF ON ITEMS NOT ON THE
AGENDA
No comments were received.
CONTINUED PUBLIC HEARING
CONSIDER APPROVAL OF FIVE INDIVIDUAL DESIGN REVIEW PERMITS FOR FIVE
NEW SINGLE-FAMILY RESIDENCES AT THE CORNER OF OAK AVE AND TERRACE
COURT (APNS: 024-072-049, 050, 051, 052, AND 053). EACH NEW RESIDENCE WOULD
BE TWO-STORY AND 1,588 SQUARE FEET, EXCLUDING THE 461 SQUARE FOOT,
TWO-CAR GARAGE, AND 14 SQUARE FOOT COVERED PORCH. EACH NEW
RESIDENCE WOULD HAVE A PEAK HEIGHT OF 26 FEET. EACH PROJECT
INCLUDES NEW FENCING AND LANDSCAPING IMPROVEMENTS AS WELL AS
TRENCHING FOR THE INSTALLATION OF NEW UTILITY CONNECTIONS. EACH
PROJECT IS EXEMPT FROM CEQA PURSUANT TO SECTION 15303 OF THE STATE
CEQA GUIDELINES
Consulting Planner Sharma gave staff report.
Chair Garcia opened public hearing at 6:36 pm
No comments were received.
Chair Garcia closed public hearing at 6:38 pm.
A MOTION by Chair Garcia seconded by Commissioner Mendoza to approve resolution 2020-11
granting design review approval of five new two-story 1,588-square foot single-family residences,
subject to conditions of approval included in the resolution and direction to staff for final guidance
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on the landscaping plan to include items such as mulch, decomposed granite and further shrubs in
the 7 ½ foot area by the park. ROLL CALL VOTE: AYES: Chair Garcia, Vice-Chair Martinez,
Commissioner Gallardo, Commissioner Urquidez and Commissioner Mendoza; NOES: None;
ABSENT: None. Motion Carried.
ADJOURNMENT
Chair Garcia adjourned the meeting at 6:43 p.m.

____________________________
Chair of the Planning Commission

_______________________________
Secretary of the Planning Commission
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Planning Commission Memo
599 El Camino Real Greenfield CA 93937 831-674-5591
www.ci.greenfield.ca.us

DATE:

January 29, 2021

AGENDA DATE:

February 2, 2021

TO:

Planning Commissioners

PREPARED BY:

Desiree Gomez, Building/Planning Technician

TITLE:

Meeting Dates for the Year 2021 Planning Commission Calendar

RECOMMENDATION:

Adopt Calendar

PUBLIC HEARING:

Yes:

No:

x

BACKGROUND
Annually the Staff proposes and the Commission Adopts a Calendar that outlines standard meeting
dates and sets application submittal deadlines.
RECOMMENDATION
It is recommended the Commission Review and Adopt by motion the Calendar for 2021.

2021 Planning Commission Dates and Application Submittal Dates:
January 2021 Planning Commission Meeting
(Canceled)
February 2021 Planning Commission Meeting
Tuesday, February 2, 2021
March 2021 Planning Commission Meeting
Tuesday, March 2, 2021
April 2021 Planning Commission Meeting
Tuesday, April 6, 2021
May 2021 Planning Commission Meeting
Tuesday, May 4, 2021
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June 2021 Planning Commission Meeting
Tuesday June 1, 2021
July 2021 Planning Commission Meeting
Tuesday July 6, 2021
August 2021 Planning Commission Meeting
Tuesday August 3, 2021
September 2021 Planning Commission Meeting
Tuesday September 7, 2021
October 2021 Planning Commission
Tuesday October 5, 2021
November 2021 Planning Commission Meeting
Tuesday November 2, 2021
December 2021 Planning Commission Meeting
Tuesday December 7, 2021
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Planning Commission Memo
599 El Camino Real Greenfield CA 93937 831-674-5591
www.ci.greenfield.ca.us

DATE:

January 29, 2021

AGENDA DATE:

February 2, 2021

TO:

Planning Commissioners

PREPARED BY:

Desiree Gomez, Building/Planning Technician

TITLE:

Election of Planning Commission Chair and Vice Chair

RECOMMENDATION:

Nominate and elect a Planning Commission Chair and Vice Chair

PUBLIC HEARING:

Yes:

No:

x

Each year the Planning Commission is required to elect a Chair person and a Vice-Chair person
to serve for that calendar year. The elected appointments shall become effective immediately
and expire December 31, 2021.
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Planning Commission Memo
599 El Camino Real Greenfield CA 93937 831-674-5591
www.ci.greenfield.ca.us

DATE:

January 28, 2021

AGENDA DATE:

February 2, 2021

TO:

Planning Commissioners

PREPARED BY:

Rob Mullane, AICP, Consulting Planner

TITLE:

DESIGN
REVIEW
AND
MINOR
SUBDIVISION FOR
GREENFIELD COMMONS MULTI-FAMILY RESIDENTIAL
PROJECT LOCATED AT 41206 WALNUT AVENUE (SOUTHEAST
CORNER OF WALNUT AVENUE AND 3RD STREET)

AUTHORITY AND PROCEDURES
Design Review: Section 17.10.040 of the City’s Zoning Code sets forth the responsibilities
of the Planning Commission. Those responsibilities include, among others, hearing and
deciding applications for design review, for which the Planning Commission is the
designated approving authority. The zoning code requires design review for all multi-family
residential development. The purpose of design review is set forth in Section 17.16.070.A
of the zoning code:
The purpose of the design review process is to promote the orderly and harmonious
growth of the city, to encourage development in keeping with the desired character
of the city; to ensure physical, visual, and functional compatibility between uses;
and to help prevent the depreciation of land values by ensuring proper attention is
given to site and architectural design.
It is the responsibility of the Planning Commission to “approve, conditionally approve, or
deny the proposed design review application.” As part of the design review process, the
Planning Commission may require that “the applicant modify plans in whole or in part and
may condition the design review approval to ensure inclusion of specific design features,
use of specific construction materials, and conformance with all applicable provisions of
this title” (Section 17.16.070.F).
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Section 17.16.070.E requires that design review approval or any modification thereto may
be granted only when the Planning Commission makes all of the following findings:
1. Any two-story construction requires notification of property owners pursuant
to Section 17.14.040, “Public Notices,” of this title;
2. The proposed project is consistent with the objectives of the general plan,
complies with applicable zoning regulations, specific plan provisions, planned
unit development provisions, applicable city design guidelines, and
improvement standards adopted by the City;
3. The proposed architecture, site design, and landscape design are suitable for
the purposes of the building and the site and will enhance the character of the
neighborhood and the community;
4. The architecture, including the character, scale and quality of the design,
relationship with the site and other buildings, building materials, colors,
screening of exterior appurtenances, exterior lighting and signing and similar
elements establishes a clear design concept and is compatible with the
character of buildings on adjoining and nearby properties;
5. The proposed project addresses vehicular, bicycle, and pedestrian
transportation modes of circulation; and
6. For specific plans and planned unit development design review application, the
proposed project is well integrated with the City’s street network, creates
unique neighborhood environments, employs architectural design that fosters
sense of community, and contributes to a pedestrian oriented environment.
Subdivision Ordinance: The subdivision of property into four or fewer lots is governed by the
California Subdivision Map Act (Government Code Section 66410 et seq.) and the City’s
Subdivision Ordinance, Title 16 of the City Municipal Code. For minor subdivisions of four or
fewer lots, the Planning Commission is the designated approving authority pursuant to Sections
16.28.090 and 17.14.050 of the Municipal Code. Chapter 16.28 of the Municipal Code sets forth
the process for review of minor subdivisions.
Zoning Ordinance: The City’s Zoning Code establishes development standards for each zoning
district. For multi-family residential districts that meet or exceed minimum requirements for
provision of affordable housing are eligible for a density bonus and other development
incentives. The City’s Density Bonus provisions are set forth in Chapter 17.50 of the zoning
code. Pursuant to Section 17.50.060, the City Council is the review authority for approval of a
density bonus and any density-bonus related concessions or incentive requests.
BACKGROUND
Proposed Development
The project is a request by EAH Housing for a proposed 222-unit multi-family residential
development to be constructed in two phases. The property owner and project applicant is EAH
Housing of San Rafael, CA, represented by EAH Housing project manager Michael Schaier. The
project architect Mr. Otis O’Dell of HED.
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The application was submitted on July 19, 2019, and was deemed complete for processing on
November 13, 2019. The project site is an undeveloped 10.97-acre parcel at 41206 Walnut
Avenue (APN: 109-082-012), which is on the southeast corner of Walnut Avenue and 3rd Street
(see Figure 1). The project site is zoned Multiple Family Residential (R-M).
Figure 1. Location Map

Adjacent Development
The project site is bounded by active agricultural uses to the north, residential uses to the east,
the Cesar Chavez Elementary School and residential uses to the south, and the Walnut Avenue
Specific Plan Area to the west.
PROJECT DESCRIPTION
Location & General Information
EAH proposes to develop 222 residential units on a 10.97-acre parcel at 41206 Walnut Avenue
in Greenfield, CA. The proposed development includes a total of twelve buildings, eight of
which are for apartments. The other buildings include a community center, two laundry and
bicycle storage buildings, and a maintenance building. The overall site plan is depicted on Figure
2, below. The project’s Design Review plan set is included as Exhibit B to Planning Commission
01 (Attachment 1). The development is intended to provide permanently
Resolution No. 2021-___
affordable, year-around rental housing to local families employed in the Agriculture sector. The
proposed development is consistent with EAH’s goal to create community by developing,
managing, and promoting quality affordable housing.
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Figure 2. Overall Site Plan
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EAH is committed to preserving affordability for all income-restricted units over the entire life
of the property. As owner and operator, EAH would actively maintain the Greenfield residential
development. EAH provides on-site housing for resident managers and employs a host of support
staff including resident services, workforce development, maintenance, and grounds personnel.
Unit Mix & Affordability Targeting
The project proposes 222 apartment units in eight two-story buildings. A ninth building for a
community center and offices would be one-story and approximately 4,457-sf in size. In
addition, two 1,533-sf buildings providing laundry services and bike storage and one 924-sf
maintenance building are proposed. The project would be constructed in two phases as described
further below. The site plan is depicted on Sheet A-100 of the Design Review plan set.
The eight residential buildings would each be two-stories tall with a maximum height of 35 feet.
Typical elevations of the residential buildings are provided in Sheets A-220 through A-227 of the
plan set. The community building would be located at the corner of 3rd Street and Walnut
Avenue and would be 12 feet tall at the top plate. Elevations of the community building are
provided on Sheet A-228 of the plan set. Floor plans for the apartments are provided on Sheet A101. Floor plans for the community center, laundry buildings, and maintenance buildings are
provided on Sheet A-114.1. Floor plans by level and roof plans for the apartment buildings are
included on Sheets A-111.1 through A-113.3 of the plan set.
The 222 apartment units would be distributed as follows and as shown in Table 1 below: 78 onebedroom/one-bath units at 635 square feet; 88 two-bedroom/one-bath units at 830 square feet;
and 56 three-bedroom/two-bath units at 1,185 square feet. Two apartments would be reserved as
manager’s units for resident managers/staff.
Table 1. Residential Unit Mix
1-Bedroom

2-Bedroom

3-Bedroom

Total

Phase I

36

48

28

112

Phase II

42

40

28

110

78

88

56

222

The distribution of affordability by income level may vary slightly depending on the source of
project financing, but the affordability across all units is anticipated to be in the range of 25 to 70
percent of the Monterey County AMI.
Design and Programming
The architecture is expressed using contemporary materials and references in the region’s
agricultural heritage. Two-story building design would utilize sloped roof, textured siding and
stepped massing to retain the provincial character of the Salinas Valley. Sheet A-210 of the plan
set depicts the proposed materials and architectural details.
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As proposed, the project would contain eight residential buildings located throughout the
property in multiple configurations of one-, two-, and three-bedroom unit clusters. Each cluster
would include a child play area, laundry facility, and outdoor common space. Other recreational
areas and gathering spaces are proposed as well. A community garden would anchor the property
at a central axis point. Two housing units would be dedicated to on-site EAH Property
Management staff and Resident Services personnel.
A community building would be located at the northwestern corner of the property nearest
Walnut Avenue and 3rd Street. The community building would be programmed with flexible
meeting space and a kitchen to accommodate 90-100 people inside, and dozens more outside on
the terrace. The community building would contain leasing and property management offices
with space to accommodate 3-4 employees. Additional amenities in the community building
would include a fitness room and afterschool learning center. It is customary for EAH to
establish service-partnerships with local vendors and to provide on-going context sensitive
services to our residents. Our typical Services Plan would include workforce development,
family health counselling, language services, and afterschool or childcare programming.
Grading and Utilities
Grading and site preparation would involve an estimated 6,000 cu yd of cut and 6,000 cu yd
of fill, to be balanced on site. No net import or export of fill is proposed.
The project would tie into existing water, storm drain, and sanitary sewer utilities in the
Walnut Avenue ROW, as well as into the existing PG&E electric line that runs along an
easement on the north side of Walnut Avenue. There are overhead utility lines that cross the
property that will need to be placed underground or removed. Separate water and firewater
lines are proposed on-site with fire hydrants distributed across the project site. The project
would have electric, rather than natural gas-powered appliances, and therefore, no gas line
connection is proposed. Two on-site stormwater retention basins would provide for on-site
stormwater treatment and would be sized to meet City engineering standards. The project’s
utility plan and conceptual grading plan are included as Sheets C1.1 and C1.2 of the Design
Review plan set.
Landscaping and Site Amenities
The project would include substantial landscaping and open space areas. The project includes
site amenities such as multi-purpose spaces, tot-lots, community gardens, a turf play field, and
fitness spaces. The project frontage along Walnut Avenue would be landscaped to create a
pleasing edge that provides residential separation from the street while retaining site lines and
neighborhood scale. Sidewalk improvements along Walnut Avenue would connect surrounding
uses to a broader network of interior pedestrian walks. A bioswale along the eastern edge of the
property would provide a habitat for context-sensitive plant species to assist in natural retention
and drainage for stormwater runoff. Tree species within the proposed planting palette are listed
in Attachment 2 and include Sonoran Palo Verde trees, White Ash, Honey Locust, Crepe Myrtle,
and London Plane trees. A 6-foot high wrought iron fence would be installed along the project
perimeter and on both sides of the bioswale. Sliding gates are proposed at each vehicular entry.
Landscape plans are included as Sheets L-101 through L-203 of the project plan set.
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Parking and Site Circulation
A total of 333 parking spaces are proposed, including 12 spaces designated for ADA-compliant
disabled parking and 17 spaces for electric vehicles. Bicycle parking facilities would include
both indoor and outdoor storage areas for a total of 227 bicycles. Vehicular access would be
provided at two locations from Walnut Avenue. A simple driveway loop around the site would
provide fire truck access as well as resident and guest parking. Many of the resident parking
stalls would be covered with cantilevered carports. The carport surfaces would house solar PV
panels for on-site renewable energy.
Environmental Impact
EAH set ambitious energy targets for the Greenfield Commons residential development. We are
exploring technologies that will offset up to 100% of the Project’s total energy load through onsite development. Using solar PV, low-flow water systems, drought-tolerant landscaping, and
energy-efficient appliances, EAH seeks to minimize the impact of residential development while
helping to preserve the fertile grounds and idyllic Salinas Valley landscape for future
generations.
Modular Construction
Modular construction is proposed for the 222-unit multi-family development. Modular
construction is proposed because it offers the potential to reduce construction time and
environmental impact. A summary of the proposed modular construction follows. Additional
information on the proposed modular construction is included as Attachment 3.
All construction would be Type V on grade, permanent foundation. Although elements of the
development would be constructed on-site, 90% of project structures would be factory-built.
Modules for Buildings A, B, C, D, D.1, E, F, G would arrive at the site with figures, appliances,
and MEP ready. The modules would be stacked and assembled on-site. A total of 259 modules
would be constructed and transported to the site. An average sized module would be 63’L by
14’W by 11’H. Approximate combined square footage of the factory-built modules would be
214,000 square feet.
Access & Delivery Route—U.S. 101 is located less than one mile from the project site. Current
plans propose street improvements along the project’s Walnut Avenue frontage. Module
deliveries are not anticipated to cause traffic disruptions over and above what is anticipated
during construction of the street improvements. A large crane would be necessary to assemble
the modules on-site. Location and height of utility lines would be checked prior to delivery.
Storage—The size is large and flat, and is anticipated to provide for storage, staging, and setting
at the site. Additional storage space is not anticipated. On-site storage would reduce the number
of freight trips needed to complete the project. The same would be true for staging.
Delivery & Setting—We anticipate delivery of 10-12 modules per day and setting between 8-10
modules per day. A standard layout plan is provided in the project plans.
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Permit/Plan Check for Modular Construction
Special Permits/Encroachments—The modular components are oversized, and hence require
special permits and pilot cars for travel on state highways.
Land Dedication
EAH proposes to dedicate a 12-foot width of additional right-of-way (ROW) along the project’s
Walnut Avenue and 3rd Street frontages. Land dedication would allow for a sidewalk extension
beginning at the northeastern corner of the property extending along Walnut Avenue to 3rd
Street. The dedicated portion of the property measures approximately 17,424 square feet. In
addition to improving pedestrian access to nearby retail centers, the sidewalk extension and street
improvements would improve safety and walkability for residents of the neighboring
subdivisions.
Minor Subdivision Component and Phased Construction
EAH proposes to subdivide the existing 10.97-acre parcel into two resultant parcels of 5.54 acres
and 5.43 acres. The subdivision is proposed to create two ownership entities and two phases of
construction for the development. The proposed Tentative Parcel Map exhibit is included as
Exhibit C to Attachment 1. The proposed parcel line is intended to ensure that each property
remains within the Code requirements for setbacks, density and parking. Although the
development would be constructed in two phases, it is conceived of and would operate as a
single residential development enforceable by shared use and reciprocal easement agreements.
Phase I construction would include 112 residential units, laundry, community building, Walnut
Avenue street improvements, stormwater catchment features, and parking. Phase II construction
would include 110 residential units, laundry, maintenance and additional parking. A portion of
the stormwater drainage basin, located in Phase II, would be constructed in Phase I.
Affordable Housing Density Bonus & Development Incentives
The proposed residential development is intended to be consistent with California Density Bonus
Law (CA Government Code Sections 65915-65918) and the City of Greenfield Municipal Code
Chapter 17.50.030. The Greenfield Commons residential development is intended to meet the
affordability targeting criteria for a 35% density bonus and three development incentives. EAH
requests two development incentives: 1) a parking reduction from 366 parking stalls to 333, and
2) impact fee waiver or deferral in an amount of $2,130,927 (see Attachment 4).
PROJECT ANALYSIS
PRIOR CONCEPTUAL REVIEW
The Planning Commission reviewed the conceptual project plans at the Commission’s regular
meeting of March 3, 2020. At that meeting, staff introduced the item, the applicant team
presented the project, and the Commission considered public comment on the project before
providing Commissioner comments. Two commissioners participated in the review, as one
commissioner was absent, and the remaining two commissioners had conflicts of interest and
recused themselves from the dais. At the meeting, staff noted that the project would need
environmental review under CEQA and noted a potential concern with the adequacy of the
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proposed agricultural buffer. The Planning Commission was complimentary of the project and its
design. The minutes of the March 3, 2020 Planning Commission meeting are included as
Attachment 5.
CONFORMANCE WITH GENERAL PLAN AND ZONING CODE
Land Use/Density: The City of Greenfield general plan land use designation for this site is
Medium Density Residential with a zoning code designation as Multi-Family Residential (R-M).
The R-M zoning district has an allowed maximum base density of 15 units per acre. The project,
as an affordable housing development, is eligible for a 35% density bonus under State housing
law and City zoning regulations. The density bonus provides for a residential density of 20.25
units per acre. The proposed 222-unit project on a 10.97-acre site results in a proposed density of
20.24 units per acre, which conforms to the density bonus allowance. Hence, the proposed
project conforms to the density allowed for the site’s zoning. The project’s qualification for a
density bonus also allows the project up to three additional accommodations with other zoning
district standards. Such an accommodation is necessary for the proposed reduction in on-site
parking as discussed below.
Lot Coverage: In the R-M zoning district, the maximum lot coverage is 60%. The proposed
project has a site area of 10.97 acres or 477,417 sf. The proposed lot coverage is 134,204 sf or
28.1%, which is substantially below the maximum allowable lot coverage.
Lot Dimensions: Minimum lot size in the R-M zoning district is 6,000 sf with minimum lot
dimensions of 60 feet width/frontage and 90 feet depth. The proposed lot split would result in
two parcels of 5.54 ac and 5.43 ac. The minimum lot dimension is approximately 114 ft along
the project’s Third Street frontage. The proposed lot split complies with the City’s minimum size
and dimensions standards for the R-M zoning district.
Setback: Required minimum setbacks are: Front Setback – 10 feet; Rear, two story – 15 feet;
Street Side – 10 feet, and Interior – 5 feet. The proposed site plan meets or exceeds each of these
minimum setback requirements.
Height: Section 17.32.040 of the zoning code imposes a maximum height of the structure of 35
feet. The eight proposed apartment buildings are two-story, while the other buildings are singlestory. The maximum height of the proposed apartment buildings is 35 feet. The plate height for
the second story is 22 feet, and the additional height provides for pitched roofs and building
articulation. The proposed building heights comply with the height limit for the R-M zoning
district.
Accessory Structures: Section 17.46.030 of the zoning code sets forth minimum setback
distances for accessory structures from property lines and between accessory structures. The
location of the proposed covered carports, trash enclosures, laundry buildings, and maintenance
building complies with the zoning code requirements related to minimum setback distances for
accessory structures from property lines and between accessory structures.
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Fences: The proposed project includes the construction of a 6-foot high wrought iron fence
along the property boundary and enclosing the drainage swales. Section 17.52.030 of the Zoning
Code limits perimeter fencing to 6 feet. The proposed fence height is consistent with the
allowable fence height in the City’s Zoning Code.
Landscaping: The landscape site plan sheet (Sheet L-102 of the plan set) depicts the proposed
landscaping. It is estimated that approximately 30-40% of the site is landscaped, which exceeds
the minimum landscape coverage of 25%, as set forth in Section 17.54.040 of the zoning code.
The proposed landscaping includes a variety of trees, shrubs, and groundcover. The Planning
Commission may have comments on this component of the proposed landscape.
The zoning code sets forth other development standards for landscaping in Section 17.54.050.
Among these development standards are requirements for landscaped fingers in parking areas
and use of water-efficient landscaping. The project provides the required landscape fingers and
meets other City landscaping requirements. The water efficiency standards will be verified as
part of the building plan review.
Parking: Section 17.58.050 of the zoning code requires a minimum of one off-street parking
space per one-bedroom residential unit and a minimum of two spaces for each two- or threebedroom units. Guest parking requirements are one space for each four residential units. For each
4-bedroom unit, one additional parking space is required. As noted on Sheet G-001 Index/Project
Data, a total of 366 parking spaces are required. The project proposes a total of 333 spaces,
which is below the minimum requirement; however, the project requests a parking reduction as
one of its density-bonus provisions. The City may grant this parking reduction. Of the 333
proposed parking spaces, 222 are covered spaces and the rest are uncovered. The project would
provide 12 spaces that are ADA-accessible. The project is providing 91% of the required
parking, and while staff may not support a larger reduction in parking, the modest reduction in
accordance with State and City density bonus regulations can be supported. In addition, a
condition of approval has been included that prohibits resident parking on public streets.
Section 17.58.100 of the Zoning Code requires the provision of bicycle spaces equal to 20% of
the required vehicle spaces. As such, for the proposed development, which requires 366 vehicle
spaces, 74 bicycle parking spaces are required. The project proposed a total of 227 bicycle
parking spaces, which substantially exceeds the City’s minimum bicycle parking requirements.
Resource Efficiency: The resource efficiency standards of Chapter 17.55 of the zoning code
apply to all residential projects with a total livable area more than 5,000 square feet. The project
is designed to be net zero in terms of electrical consumption. The project will use solar
photovoltaics, low-flow water systems, drought-tolerant landscaping, and energy-efficient
appliances to minimize the impact of residential development. Solar panels would be included
for the 222 covered parking spaces, and 17 electric vehicle charging stations are proposed. Prior
to issuance of a building permit, the applicant will be required to demonstrate to the satisfaction
of the Community Development Director that the project will comply with all other resource
efficiency standards of Section 17.55.030 of the zoning code. These standards relate to recycling
and diversion of construction waste, water use efficiency, energy efficiency, gray water irrigation
systems, and use of postconsumer recycled construction materials.
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Lighting: All new multi-family residential development is subject to the outdoor lighting
requirements of Chapter 17.56 of the Zoning Code. The project’s proposed exterior lighting is
anticipated to consist primarily of wall-mounted LED fixtures. These exterior lights would be
partially or fully shielded and would be mounted no higher than approximately mid-way on each
building element. Several of these would be under the eaves of the buildings to reduce glare. The
specific wattage, lumen level, and Kelvin rating should be clarified by the applicant at the
hearing. The applicant should also clarify if parking lot lighting is proposed, and if so what type
of lighting fixtures at what mounting height. More specifics on the proposed lighting will need to
be established at the Planning Commission meeting, and these details will be confirmed during
the Building Permit plan check process.
Density Bonus, Developer-Requested Incentives, and Affordable Housing Agreement: As
discussed above, because all of the apartments are proposed to be income-restricted to affordable
housing levels, the project qualifies for density bonus provisions under State and City
regulations. In addition to the density bonus, the applicant is requesting two development
incentives: 1) a 9% parking reduction from 366 parking stalls to 333, and 2) impact fee waiver or
deferral in an amount of $2,130,927. City staff issued a letter in general support of the requested
fee waiver on January 8, 2019 (Attachment 6), prior to the formal application submittal and
project analysis.
Staff notes that the fee waiver request includes $297,733 in regional transportation impact fees
that the City collects on behalf of the Transportation Agency for Monterey County (TAMC). As
such, the amount of City development impact fees requested in the waiver is $1,833,194.
TAMC staff commented on the Draft Mitigated Negative Declaration (MND) prepared for the
project. The Draft MND including the associated appendices is included as Attachment 7, and
the comment letters received on the Draft MND are a part of the Final MND included as
Attachment 8. TAMC staff’s response indicated that regional transportation impact fees should
be collected.
Similarly, upon further review of the project in the context of necessary and planned upgrades to
City facilities, current City staff are not in support of the fee waiver request. City staff have
concerns about the impact of the requested fee waivers or long-term deferrals on the City’s
ability to provide services to the community. Development impact fees are collected to help the
City fund improvements to existing public facilities and construct new facilities as necessary. In
the case of the water and sewer development impact fees, the City has identified improvements
that are necessary to upgrade the City’s water services and the City’s wastewater treatment plant.
City development impact fees for traffic are intended to help fund new and previously-identified
circulation improvements within the City.
As discussed in Section 3.20 Utilities and Service Systems of the Draft MND, the existing City
water supply system lacks redundant capacity during peak usage. Improvements are needed to
address this deficiency. In addition, the City’s Wastewater Treatment Plant (WWTP) is currently
operating at 93% of its permitted capacity. The City plans to move forward with upgrades at the
WWTP to increase its capacity. City staff and Regional Water Quality Control Board (RWQCB)
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staff have discussed the City’s WWTP operations, and City staff anticipate that a new, more
restrictive order from the RWQCB may be issued for the City’s plant in the near future.
Depending on the new order, there may be compliance issues regarding City-wide treatment
capacity and disposal requirements. Development impact fees collected by the City would help
fund any such required improvements.
Ultimately, an affordable housing agreement would need to be prepared by the applicant,
reviewed by City staff, and then considered by the City Council. The agreement would set forth
the specifics of the affordability levels and term for the Greenfield Commons development, and
it would document the density bonus incentive, parking reduction, and any granting of a waiver
or deferral of City development impact fees. While the decision to grant or not grant the fee
waiver request will be a City Council decision, the Planning Commission may want to comment
on the incentive requests, and in particular, the request for the waiver of development impact
fees.
COMMUNITY/NEIGHBORHOOD IMPACTS
Compatibility with Surrounding Development: The project is located within and adjacent to
areas zoned for multi-family residential development. The proposed construction is consistent
with all applicable Zoning Code requirements with the exception of the on-site parking
requirement, for which a modification has been requested as discussed above. The project is
adjacent to agricultural lands to the north, the Walnut Avenue Specific Plan Area to the west, the
Cesar Chavez Elementary School to the east, and smaller lot primarily single-family residential
development to the east and southwest.
The two-story, 35-ft high apartment buildings would be larger and taller than the surrounding
residential uses; however, the apartment buildings are located towards the center of the 10.97acre project site, with parking areas and landscaping adjacent to these existing residential
developments.
Construction-Phase Impacts: There will be temporary construction-phase impacts for roadway
improvements, site grading, transport and placement of modular building components, and other
construction activities. Construction-phase impacts include potential noise impacts, dust impacts,
and temporary traffic impacts on fronting and nearby streets. Mitigation measures for these
impacts were identified in the MND prepared for the project. These include limiting the hours of
construction, idling of noisy equipment, standard dust control measures, and coordination with
City Public Works, Fire Department, and Police Department staff on traffic control plans.
Adjacent Agricultural Operations: As depicted in Figure 1 above, the project provides a
distance of 82 ft from the northern edge of the Walnut Avenue ROW to the back side of the
nearest proposed apartment buildings and to the proposed community center. Within this 82-foot
buffer is the Walnut Avenue ROW, landscaping including a low berm, trees, and shrubs, and a
sidewalk. No significant impacts related to agricultural activities on the north side of Walnut
Avenue were determined, and a Health Risk Assessment (HRA) prepared as part of the
environmental analysis (see Appendix F of the Draft MND). The HRA included detailed
modeling efforts based on the specific agricultural products used on the adjacent farming areas,
how they are applied, and the local area’s meteorological conditions.
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The HRA concluded that there would be no significant health risks to the future residents of the
site from nearby agricultural operations and pesticide drift. The HRA determined that the
proposed 82-foot buffer from the north side of Walnut Avenue to the closest proposed buildings
provided adequate protection from pesticide drift and other agricultural activities. No mitigation
measures related to agricultural pesticides and other particular contaminants were required.
However, the HRA did recommend the incorporation of MERV-13 filters on HVAC equipment
serving the development, and this has been included as a condition of approval on the
development.
City staff and the applicant representatives conferred with staff from the Monterey County
Agricultural Commissioner’s Office regarding the project’s location adjacent to and downwind
of the active agricultural operations of Borzini Farms. Prior to the preparation of the HRA, the
Agricultural Commissioner issued a letter dated February 26, 2020, regarding the Greenfield
Commons project. The letter, which is included as Attachment 9, recommended a 150-ft buffer
between the project buildings and the nearby agricultural operations to provide for adequate
separation of these uses. In October 2020, following the preparation of the Draft HRA, the City
provided a copy of the assessment to the Agricultural Commissioner’s Office for review and
comment. No review comments were received at that time. Over approximately the last week,
City staff transmitted the Final HRA and Draft MND to the Agricultural Commissioner’s Office
and conferred with staff there. The City anticipates that Agricultural Commissioner’s Office staff
will be providing an updated comment letter, and if so, City staff will share that with the
Planning Commission at or before the hearing.
Transportation and Circulation: A planning-level traffic analysis was prepared for the project
by Kittleson and Associates in July 2019 (see Appendix H of the Draft MND). The traffic
analysis was peer-reviewed by the City’s CEQA consultant Kimley-Horn, which prepared the
MND for the project. The traffic analysis concluded that the project would result in an additional
1,219 average new daily trips, including 66 AM peak-hour trips and 75 PM peak-hour trips.
Given the low number of anticipated project trips during the weekday peak hour periods, the
traffic analysis concluded that the project would not result in any additional operational impacts
beyond those identified in the Walnut Avenue Specific Plan and Draft Environmental Impact
Report (DEIR).
Additional traffic analysis will be required as part of the City Engineer and Public Works
Department review to provide the required information on traffic generated by the development
in the context of the local circulation system to identify the adequacy of the proposed ROW
improvements, including the location and length of required turn pockets and
acceleration/deceleration lanes. These components would be reviewed as part of the civil
engineering plan check and encroachment permit process.
Furthermore, with the implementation of Senate Bill (SB) 743 in 2018, CEQA guidelines were
significantly amended regarding the methods by which lead agencies are to evaluate a project’s
transportation impacts. SB 743 requires the analysis of Vehicle Miles Travelled (VMT) rather
than Levels of Service (LOS) for CEQA analyses. Under SB 743, certain types of development
are presumed to not result in significant VMT impacts and do not require detailed transportation
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analysis or mitigation. This includes affordable housing, housing within ½-mile of transit,
housing projects generating fewer than 110 trips per day, and new housing in existing low-VMT
neighborhoods, including rural and suburban areas. Based upon the Technical Advisory on
Evaluating Transportation Impacts in CEQA (Governors’ Office of Planning and Research,
2018), affordable residential development projects such as Greenfield Commons are presumed to
have a less than significant impact with respect to VMT.
Affordable Housing and RHNA Progress: The City continues to make excellent progress
towards its assigned Regional Housing Needs Allocation (RHNA) for very low, low, and
moderate income housing units. The development of an additional 222 very low-, low-, and
moderate-income units will further the City’s goals for meeting the housing needs of the
community. This all-affordable, multi-family residential project is consistent with City goals and
objectives to development additional affordable housing opportunities as set forth in the City’s
Housing Element.
CEQA REVIEW
City staff determined that a Mitigated Negative Declaration (MND) was the required CEQA
documentation for the project. Following a Request for Proposals process, the City retained
Kimley-Horn to conduct the CEQA analysis. The Draft MND was released on December 23,
2020 for a 30-day review period, which concluded on January 22, 2021.
The Draft MND prepared for the project identified potentially significant environmental impacts
in several topical areas: air quality, biological resources, cultural resources, geology and soil
resources, noise (during the construction phase), transportation (for pedestrian safety, and tribal
cultural resources. The Draft MND also identified mitigation measures required to avoid
significant environmental impacts. Most of these mitigation measures applied during the
construction of the project, rather than during the operational phase of the project. The required
mitigation measures are compiled in a Mitigation Monitoring and Reporting Program (MMRP),
which is included as Attachment 10. The mitigation measures and are also incorporated as
conditions of approval on the project (see Exhibit A of Attachment 1).
The City received three comment letters during the public review period for the Draft Mitigated
Negative Declaration. Letters were received from LandWatch Monterey County, the
Transportation Agency for Monterey County (TAMC), and Caltrans District 5. These letters,
along with appropriate changes to the MND are included in the Final MND (see Attachment 8,
which will be an exhibit to Attachment 0).
The letter from LandWatch was supportive of the project. The letters from TAMC and Caltrans
provided general comments in support of bicycle and pedestrian facilities, support for
Transportation Demand Management (TDM) strategies, noted that vehicle miles travelled
(VMT) is the current standard of review under CEQA, requested coordination with MST on
future transit connections, cited the Regional Development Impact Fee and encouraged high
visibility features at the proposed pedestrian crossing. In response, Mitigation Measure TRA-1
was modified to require the inclusion of high visibility features at the pedestrian crossing of the
project entrance. None of the letters raised significant concerns or identified new environmental
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effects that would require further analysis or recirculation. Caltrans and TAMC staff did both
comment that additional information is required to determine the traffic and safety impacts of the
project with respect US 101 and the Walnut Avenue interchange. This will be addressed as part
of the City Engineer and Public Works Department review as discussed above.
Prior to any project approval, the Planning Commission would need to adopt the Final MND.
Staff have attached two separate resolutions: one for the MND and MMRP adoption (Attachment
0), and the second for the project’s planning approvals (Attachment 1). The Draft MND
(Attachment 7), Final MND (Attachment 8), and MMRP (Attachment 10) would be included as
Exhibits A, B, and C to Attachment 0. The first Planning Commission resolution includes the
required CEQA findings, and the second resolution includes the findings for the approval of the
design review and minor subdivision requests.
NEXT STEPS
Following any approval of the project by the Planning Commission, the applicant would need to
prepare and ready for recordation, a Final Parcel Map. City staff would review the Final Parcel
Map exhibit and record it with the County. As discussed above, the applicant would be required
to submit for City staff review an affordable housing agreement. This agreement would need
City Council approval. The City Council would also need to consider acceptance of the proposed
dedication of additional ROW along Walnut Avenue and 3rd Street. Finally, the City Council
would consider the establishment of the Lighting and Landscape Maintenance District and the
Streets and Drainage Maintenance District. Civil Engineering plans and Building Permit plans
may be submitted for Plan Check while these other components are readied for final action.
RECOMMENDATION
The proposed project is consistent with the objectives of the City’s General Plan and complies
with applicable zoning regulations and development standards adopted by the City. The project
provides additional affordable housing for which there is a continuing need and demand for
within the community. The design of the project, including the buildings, landscaping, and site
amenities will improve the character and appearance of the area and the community. The
architecture, including the character, scale, and quality of the design, relationship with the site
and other buildings, and building materials, establishes a clear design concept that is compatible
with the character of existing residential development on nearby properties. It is recommended
that the Planning Commission approve the design review and associated minor subdivision for
construction of the 222-unit Greenfield Commons project.
ALTERNATIVES
1. Recommend denial of the project. Deny the project based on findings of inconsistency with
State law, the General Plan, Zoning Regulations and/or other pertinent City standards.
2. Recommend approval of the project with revisions and/or additions, deletions, or revisions
to the project’s conditions of approval.
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PROPOSED MOTIONS
1) I MOVE THAT THE PLANNING COMMISSION ADOPT RESOLUTION 202101 ADOPTING THE FINAL MITIGATED NEGATIVE DECLARATION AND
___
MITIGATION MONITORING AND REPORTING PROGRAM FOR THE
PROJECT
2) I MOVE THAT THE PLANNING COMMISSION ADOPT RESOLUTION 202102 GRANTING APPROVAL OF DESIGN REVIEW AND A MINOR
___
SUBDIVISION SUBJECT TO THE CONDITIONS OF APPROVAL INCLUDED
AS EXHIBIT FOR THE CONSTRUCTION OF A 222-UNIT MULTI-FAMILY
RESIDENTIAL APARTMENT DEVELOPMENT AT 41206 WALNUT AVENUE.
ATTACHMENTS
0. Planning Commission Resolution No. 2021-___
01 (MND and MMRP Adoption)
02 including:
1. Planning Commission Resolution No. 2021-___,
Exhibit A – Conditions of Approval
Exhibit B – Design Review Plan Set
Exhibit C – Tentative Map Sheet
2. Proposed Tree Planting List
3. Additional Information on Proposed Modular Construction
4. Applicant Development Impact Fee Waiver Request
5. Planning Commission Minutes of March 3, 2020
6. City Letter of January 8, 2019 regarding Fee Waiver Request
7. Draft MND
8. Final MND, including comment letters on Draft MND
9. Agricultural Commissioner letter dated February 26, 2020
10. Proposed Mitigation Monitoring and Reporting Program
11. Staff PowerPoint Presentation
12. Applicant PowerPoint Presentation
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CITY OF GREENFIELD
01
PLANNING COMMISSION RESOLUTION NO. 2021-___
A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF
GREENFIELD ADOPTING A MITIGATED NEGATIVE DECLARATION AND
MITIGATION MONITORING AND REPORTING PROGRAM FOR THE
GREENFIELD COMMONS 222-UNIT MULTI-FAMILY RESIDENTIAL
PROJECT AT 41206 WALNUT AVENUE

WHEREAS, an application for design review and a minor subdivision for the
construction of the Greenfield Commons Project, a 222-unit multi-family affordable housing
development on a10.97-acre site at 41206 Walnut Avenue, APN: 109-082-012, has been
submitted to the City of Greenfield; and
WHEREAS, Section 17.16.070 of the City of Greenfield Zoning Code requires design
review for all multi-family residential developments; and
WHEREAS, Section 17.10.040 of the City of Greenfield Zoning Code designates the
Planning Commission as the approving authority for design review; and
WHEREAS, California Government Code Section 66410 et seq. and Title 16 of the City
Municipal Code set forth requirements for minor subdivisions and parcel maps; and
WHEREAS, the Planning Commission is the designated approving authority for minor
subdivisions under Titles 16 and 17 of the City Municipal Code; and
WHEREAS, the California Environmental Quality Act (Public Resources Code Section
21000 et seq.) and the Guidelines for California Environmental Quality Act (California Code of
Regulations, Title 14, Chapter 3, Section 15000 et seq.) require review of a project subject to
said Act to identify the significant effects on the environment of the project, to identify
alternatives to the project, and to indicate the manner in which those significant effects can be
mitigated or avoided; and
WHEREAS, the California Environmental Quality Act and the Guidelines for
California Environmental Quality Act set forth requirements for the processes and procedures
for conducting the required environmental review; and
WHEREAS, an initial study was completed for the Greenfield Commons project and
said initial study was prepared pursuant to these CEQA Guidelines; and
WHEREAS, the initial study prepared for the project found that although the proposed
project could have a significant effect on the environment, there will not be a significant effect
because revisions in the project have been made by or agreed to by the project applicant; and
WHEREAS, the initial study also identified mitigation measures that will be included
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as conditions of approval and in a mitigation monitoring and reporting program to reduce any
potential environmental impacts to less than significant; and
WHEREAS, the City’s Standard Conditions of Approval include project
implementation processes, procedures, and requirements that address a number of constructionrelated potential environmental impacts; and these Standard Conditions of Approval will be
applicable to the proposed future development of the project site; and
WHEREAS, Section 15070 of the CEQA Guidelines provides that a Mitigated Negative
Declaration shall be prepared for a project subject to CEQA when the initial study identified
potentially significant effects but revisions in the project plans or proposals made by or agreed
to by the applicant would avoid the effects or mitigate the effects to a point where clearly no
significant effects would occur, and there is no substantial evidence, in light of the whole record
before the approving body, that the project as revised may have a significant effect on the
environment; and
WHEREAS, Section 15097 of the CEQA Guidelines provides that to ensure that the
mitigation measures and project revisions identified in the mitigated negative declaration are
implemented, the City of Greenfield must adopt a program for monitoring or reporting on the
revisions which it has required in the project and the measures it has imposed to mitigate or
avoid significant environmental effects; and
WHEREAS, the initial study found that on the basis of the whole record there is no
substantial evidence the project will have a significant effect on the environment; and
WHEREAS, the preparation of a Mitigated Negative Declaration is appropriate pursuant
to Section 15070 of the CEQA Guidelines; and
WHEREAS, the adoption of a Mitigation Monitoring and Reporting Program is
required pursuant to Section 15097 of the CEQA Guidelines; and
WHEREAS, the proposed Mitigated Negative Declaration was reviewed by the Planning
Commission at a duly-noticed public hearing on February 2, 2021;
NOW, THEREFORE, BE IT HEREBY RESOLVED, that the Planning Commission
of the City of Greenfield does find on the basis of the whole record before it, including the initial
study, the Mitigated Negative Declaration, and any comments received:
1.

That there is no substantial evidence that the project will have a significant effect
on the environment; and

2.

That the Mitigated Negative Declaration reflects its independent judgment and
analysis.

NOW, THEREFORE, BE IT HEREBY FURTHER RESOLVED, by the Planning
Commission of the City of Greenfield:

30

1.

That it does hereby adopt the Greenfield Commons Mitigated Negative
Declaration, attached hereto as Exhibits A and B to this resolution and
incorporated herein by reference;

2.

That it does hereby adopt the mitigation measures identified in the initial study
and the Mitigated Negative Declaration as conditions of project approval to
mitigate or avoid significant environmental effects; and

3.

That it does hereby adopt a Mitigation Monitoring Program, attached hereto as
Exhibit C of this resolution and incorporated herein by reference, for the project
addressed in the Greenfield Commons Mitigated Negative Declaration.

PASSED AND ADOPTED by the Planning Commission of the City of Greenfield, at a
regularly scheduled meeting of the Planning Commission held on the 2nd day of February 2021,
by the following vote:
AYES, and all in favor, therefore, Commissioners:
NOES, Commissioners:
ABSENT, Commissioners:

Stephanie Garcia, Chairperson
Attest:

Desiree Gomez, Secretary
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CITY OF GREENFIELD
02
PLANNING COMMISSION RESOLUTION NO. 2021-___
A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF
GREENFIELD APPROVING A DESIGN REVIEW AND MINOR SUBDIVISION
FOR THE GREENFIELD COMMONS 222-UNIT MULTI-FAMILY
RESIDENTIAL PROJECT AT 41206 WALNUT AVENUE

WHEREAS, an application for design review and a minor subdivision for the
construction of the Greenfield Commons Project, a 222-unit multi-family affordable housing
development on a10.97-acre site at 41206 Walnut Avenue, APN: 109-082-012, has been
submitted to the City of Greenfield; and
WHEREAS, Section 17.16.070 of the City of Greenfield Zoning Code requires design
review for all multi-family residential developments; and
WHEREAS, Section 17.10.040 of the City of Greenfield Zoning Code designates the
Planning Commission as the approving authority for design review; and
WHEREAS, Section 17.30.040 of the City of Greenfield Zoning Code establishes
development standards for multi-family residential districts; and
WHEREAS, the Planning Commission shall approve, conditionally approve, or deny the
proposed design review application in accordance with the requirements of Section 17.16.070 of
the City of Greenfield Zoning Code; and
WHEREAS, the Planning Commission shall grant design review approval only after
making certain designated findings as set forth in Section 17.16.070 of the City of Greenfield
zoning code; and
WHEREAS, California Government Code Section 66410 et seq. and Title 16 of the City
Municipal Code set forth requirements for minor subdivisions and parcel maps; and
WHEREAS, Section 16.12.040 of the City Municipal Code establishes development
standards for residential subdivisions; and
WHEREAS, the Planning Commission is the designated approving authority for minor
subdivisions under Titles 16 and 17 of the City Municipal Code; and
WHEREAS, the City Surveyor has reviewed the proposed minor subdivision/tentative
parcel map for technical accuracy and completeness and will be reviewing for approval the final
parcel map for conformity with the parcel map requirements of the California Subdivision Map
Act (Government Code Section 66410 et seq.) and the City Subdivision Ordinance, Title 16 of the
City Municipal Code; and
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WHEREAS, the City of Greenfield Community Development Director has reviewed and
analyzed the requested tentative parcel map and recommends the Planning Commission approve
such tentative parcel map; and
WHEREAS, the California Environmental Quality Act (Public Resources Code Section
21000 et seq.) and the Guidelines for California Environmental Quality Act (California Code of
Regulations, Title 14, Chapter 3, Section 15000 et seq.) require review of a project subject to
said Act to identify the significant effects on the environment of the project, to identify
alternatives to the project, and to indicate the manner in which those significant effects can be
mitigated or avoided; and
WHEREAS, the Planning Commission by separate resolution has adopted a Mitigated
Negative Declaration and Mitigation Monitoring and Reporting Program for the Greenfield
Commons project; and
WHEREAS, the proposed design review and minor subdivision request was heard by the
Planning Commission at a duly-noticed public hearing on February 2, 2021;
NOW, THEREFORE, BE IT HEREBY FURTHER RESOLVED, that the Planning
Commission of the City of Greenfield has considered all written and verbal evidence regarding the
design review and minor subdivision application at the public hearing and has made the following
findings pursuant to Sections 17.16.070 and 17.16.170 regarding the proposed development:
1. That any two-story construction requires notification of property owners pursuant to Section
17.14.040, “Public Notices,” of this title
a. Notice of the proposed development and the Planning Commission meeting where hearing
was held on the design review application was properly given to all property owners of
record within 500 feet of the project site, via U.S. Mail and publication in the local
newspaper of general circulation, as required by Sections 17.16.070 and 17.14.040 of the
City of Greenfield Zoning Code.
2. That the proposed development is consistent with the objectives of the general plan,
complies with applicable zoning regulations, specific plan provisions, planned unit
development provisions, applicable City design guidelines, and improvement standards
adopted by the City.
a. The proposed site is designated by the general plan for multi-family uses and is in the
Multiple Family Residential (R-M) zoning district. The proposed 222-unit multi-family
apartment development is an allowed use in these general plan and zoning code districts.
b. The plan set provided with the Design Review application indicates that the new multifamily apartment development conforms to applicable zoning regulations, including those
relating to lot size and building coverage, building and site setbacks, building height, fences
and walls, landscaping, resource efficiency, lighting, and signage. The project proposes a
9% reduction in number of on-site parking spaces, which is allowable as an affordable
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housing project under State and City density bonus provisions.
c. The project is required to comply with the State Building Energy Standards (Title 24 of the
California Code of Regulations) as well as the City’s resource efficiency standards in
Section 17.55.030 of the Municipal Code, with detailed review of such compliance part of
the City’s Building Permit plan check process.
d. The proposed project increases the number of affordable housing units available within the
City and thereby promotes progress toward the City meeting its affordable housing goals
as set forth in and required by the City’s General Plan Housing Element.
3. That the proposed architecture, site design, and landscape design are suitable for the purposes
of the building and the site and will enhance the character of the neighborhood and the
community.
a. The architecture is expressed using contemporary materials and references in the region’s
agricultural heritage. The proposed two-story building design utilizes sloped roofs,
textured siding, and stepped massing to retain the provincial character of the area. Materials
include cementitious siding in various patterns, standing seam metal roofs, metal facias,
metal trellises, and wrought iron fencing. Exterior elevations and detailing are appropriate
for the proposed design theme.
b. Over half of the total site area will be landscaping and open space. Substantial landscaping
and a variety of trees are proposed for open space areas that have different design themes
and purposes. The project includes an entry plaza, tot lots, turf play field areas, facilities
for outdoor dining, and various gardens including a community garden. The Community
Center provides additional recreational space and programming.
c. Landscape islands for the parking areas are provided and accented with trees and shrubs.
The overall landscape scheme, the provision of substantial covered parking, and internal
and external pedestrian linkages encourages walking and biking to and from the site as well
as within the site.
d. The site design is in conformity with the requirements of the Zoning Code except for the
9% reduction in on-site parking requested as a density bonus development incentive. The
site design is an appropriate and attractive layout for a 222-unit apartment development.
e. The development of a contemporary apartment complex at the proposed location will
enhance the character of the neighborhood and community by developing a currently
vacant and undeveloped parcel along the eastern Walnut Avenue residential corridor. The
project’s proximity to the Cesar Chavez Elementary School and the Walnut Avenue
Specific Plan Area allows for short trips to these destinations.
4. That the architecture, including the character, scale and quality of the design, relationship with
the site and other buildings, building materials, colors, screening of exterior appurtenances,
exterior lighting and signing and similar elements establishes a clear design concept and is
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compatible with the character of buildings on adjoining and nearby properties.
a. The architecture of the buildings is of contemporary agricultural influence and utilizes a
light and neutral color palette. Materials include cementitious siding in various patterns,
standing seam metal roofs, and metal facias and trellises. Exterior elevations and detailing
are appropriate for the proposed design theme.
b. The architecture of the new development, its scale, relationship with the site and
neighboring single-family residences, building materials, and colors establishes a clear
design concept. The two-story buildings are oriented towards the center of the project site
to reduce massing and compatibility impacts with the residences in nearby neighborhoods.
c. Exterior lighting will meet City Zoning Code requirements and be appropriate for the type
and scale of the proposed residential development.
5. That the proposed project addresses vehicular, bicycle, and pedestrian transportation modes of
circulation.
a. The project requests a modest reduction (9%) in number of provided on-site parking
spaces as a density bonus development incentive. This is allowable pursuant to Chapter
17.50 of the Zoning Code.
b. The number of on-site bicycle parking racks significantly exceeds the requirements of the
Zoning Code.
c. Public sidewalks will be constructed along the Walnut Avenue and 3rd Street frontages
where there currently are not sidewalks. The project provides ample walkways and open
space linkages within the development and several access points to the frontage sidewalks.
The applicant has indicated that they will support City efforts including grant applications
to improve pedestrian facilities between the project site and the Walnut Avenue / Highway
101 interchange. The City has been pursuing grant funding to complete gaps in the
sidewalk along the Walnut Avenue corridor. The project includes a condition of approval
to work with City and school district staff to explore the development of a pedestrian
linkage from the project site to the Cesar Chavez Elementary School.
6. That the Planning Commission has considered the requested minor subdivision, the analysis
of the request as set forth in the staff report, and all testimony provided at the public hearing
for the minor subdivision and determines that the requested minor subdivision is in conformity
with the requirements of the City’s subdivision regulations (Title 16 of the City’s Municipal
Code) and is in conformity with the City’s General Plan.
a. The subdivision meets all subdivision requirements and is consistent with the land use
density standards in the General Plan. The subdivision does not create any new building or
use non-conformities, nor does it increase the severity of any existing non-conformities.
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NOW, THEREFORE, BE IT FURTHER RESOLVED, that the Planning Commission
hereby grants design review and approval of the associated minor subdivision to construct the 222unit Greenfield Commons project at 41206 Walnut Avenue, APN: 109-082-112, with the plans to
conform to the attached design review plan set, included as Exhibit B to this resolution, and as
indicated on the attached minor subdivision/tentative parcel map sheet, included as Exhibit C to
this resolution, and as subject to the project’s conditions of approval, included as Exhibit A to this
resolution.
PASSED AND ADOPTED by the Planning Commission of the City of Greenfield, at a
regularly scheduled meeting of the Planning Commission held on the 2nd day of February 2021,
by the following vote:
AYES, and all in favor, therefore, Commissioners:
NOES, Commissioners:
ABSENT, Commissioners:

Stephanie Garcia, Chairperson
Attest:

Desiree Gomez, Secretary
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PLANNING COMMISSION RESOLUTION NO. 2021-__
EXHIBIT A – PART 1
CONDITIONS OF APPROVAL
DESIGN REVIEW
GREENFIELD COMMONS, 41206 WALNUT AVENUE
GENERAL
1.

The project shall be designed and constructed substantially as depicted on the plans
submitted as part of this design review application. Minor modifications shall be
reviewed and approved by the Community Development Director. Major modifications
shall require review and approval by the Planning Commission. The Community
Development Director shall make the determination whether a modification is minor or
major.

2.

The project applicant shall comply with all provisions of the approved Design Review, all
pertinent provisions of the Municipal Code, including, but not limited to applicable
provisions of Title 19 “Impact Mitigation Fees” for sewer, water, traffic and police
services, as well as payment to the School District for school impact fees. No work shall
commence on the subject property until issuance of the associated Building Permit,
unless otherwise approved by the City Engineer and Building Official.

3.

The development shall be conducted in compliance with all appropriate Local, State, and
Federal laws and regulations.

4.

The design and construction of the project shall comply with all applicable provisions of
the City’s Standard Conditions for Construction, which are incorporated as applicable in
Part 3 of this Exhibit A.

AUTHORIZED DEVELOPMENT
5.

The Design Review approval is specific to the Greenfield Commons project, a new 222unit phased multi-family residential development at 41206 Walnut Avenue (APN: 109082-012). The project includes 222 apartments in two-story modular structures. The
project includes the construction of eight residential buildings, two laundry buildings, one
maintenance building, and one community building for a total of 12 buildings on the site.
The approximate authorized residential gross floor area is 250,272 sf, in addition to the
4,457-sf community center, two-1,553 sf laundry and bike storage buildings, and a 924 sf
maintenance building.
The project is to be developed in two phases: termed Phase 1 and Phase 2. Phase 1 of the
project consists of 36 one-bedroom, 48 two-bedroom, and 28 three-bedroom units. Phase
2 of the project consists of 42 one-bedroom, 40 two-bedroom, and 28 three-bedroom
units. One-bedroom units are approximately
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Buildings will be modular, prefabricated construction. The proposed unit mix includes 78
one-bedroom units, 88 two-bedroom units, 56 three-bedroom units and two manager’s
units. A total of 333 parking spaces would be provided onsite for a ratio of 1.5 parking
spaces per unit. A total of 227 bicycle parking spaces would also be provided, with 115
outdoor spaces and 112 secured overnight spaces. Frontage and internal landscaping is
proposed as well as various types of gardens, play areas, and other open space.
Community buildings will include amenities (e.g. multi-purpose spaces, fitness space,
laundry and leasing offices) for residents. The project intends to provide 222 units of
farmworker and other affordable housing targeting income levels of approximately 25 to
70 percent of Area Median Income (AMI).
Grading and site preparation will involve approximately 6,000 cu yd of cut and
approximately 6,000 cu yd of fill, to be balanced on site.
6.

This Design Review shall expire three years from the date of final approval, or on
February 2, 2024, and become null and void, unless exercised through the issuance of the
requisite Building Permit(s).

PRIOR TO THE ISSUANCE OF GRADING AND BUILDING PERMITS
7.

The project applicant shall submit the Grading Permit application for City review and
approval and shall pay all costs associated with preparation of the Grading Permit
application and issuance of the Grading Permit.

8.

(Mitigation Measure AQ1) The developer shall comply with all applicable control
measures adopted by the air district for achieving reduction in district-wide emissions.
The measures shall be included in contractor work specifications and improvement plans
for all individual projects. Improvement plans shall be subject to review of the City
Public Works Department for this purpose prior to approval of the plans. (Mitigation
Measure AQ1)

9.

(Mitigation Measure AQ2) Prior to the start of construction, the project contractor shall
prepare a construction dust mitigation plan. The plan shall specify the methods of dust
control that will be utilized, demonstrate the availability of needed equipment and
personnel, use reclaimed water for dust control, and identify a responsible individual
who, if needed, can authorize implementation of additional measures. The construction
dust mitigation plan shall, at a minimum, include the following measures:
a. Limit grading activity to a maximum of 2.2 acres daily. As more detailed
construction information becomes available, emissions from grading activities
could be reassessed to determine if the area of grading could be increased. Such
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b.

c.
d.
e.
f.
g.
h.
i.
j.
k.

10.

an assessment would be completed using appropriate assumptions and mitigation
measures.
Water all active construction areas at least twice daily and more often during
windy periods. Active construction areas adjacent to existing businesses should be
kept damp at all times. If necessary, during windy periods, watering is to occur on
all days of the week regardless of on-site activities.
Cover soil or maintain at least two feet of freeboard on all hauling trucks.
Pave, apply water three times daily, or apply (non-toxic) soil stabilizers on all
unpaved access roads, parking areas, and staging areas at construction sites.
Sweep daily all on-site paved access roads, parking areas, and staging areas at
construction sites.
Sweep adjacent off-site streets daily if visible soil material is deposited onto the
roads.
Hydroseed or apply (non-toxic) soil stabilizers to inactive construction areas
(previously graded areas inactive for ten days or more).
Enclose, cover, water twice daily or apply (non-toxic) soil binders to exposed
stockpiles.
Limit traffic speeds on unpaved roads to 15 miles per hour.
Replant vegetation in disturbed areas as quickly as possible.
Suspend excavation and grading activity if visible dust clouds cannot be
contained within the construction site.

(Mitigation Measure AQ3) The developer shall reduce Nitrogen Oxide (NO X ) exhaust
and particulate matter emissions by implementing one of the following measures prior to
the start of construction:
a. Provide a plan, acceptable by the Air District, demonstrating that the heavy-duty
(> 50 horsepower) off-road vehicles and equipment to be used in the construction
project, including owned, leased and subcontractor vehicles, will achieve a project
wide fleet-average 20 percent NO X reduction and 45 percent particulate reduction
compared to the most recent California Air Resources Board fleet average for the
time of construction; or
b. Provide a plan, acceptable by the Air District, that all off-road construction
vehicles/equipment greater than 50 horsepower that will be used on site for more
than one week shall: 1) be manufactured during or after 1996, 2) shall meet the
NO X emissions standard of 6.9 grams per brake horsepower hour, and 3) shall be
equipped with diesel particulate matter filters.
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11.

(Mitigation Measure AQ4) The developer shall reduce Nitrogen Oxide (NO X ) exhaust
and particulate matter emissions by implementing the following measures prior to the
start of construction:
a. Contractors shall install temporary electrical service whenever possible to avoid the
need for independently-powered equipment (e.g. compressors).
b. Signs at the construction site shall be clearly visible to advise that that diesel
equipment standing idle for more than five minutes shall be turned off. This would
include trucks waiting to deliver or receive soil, aggregate, or other bulk materials.
Rotating drum concrete trucks may keep their engines running continuously if onsite and staged away from residential areas.
c. Properly tune and maintain equipment for low emissions.
d. Stage large diesel-powered equipment at least 200 feet from any active land uses
(e.g., residences).

12.

(Mitigation Measure BR1) To avoid/minimize potential impacts to burrowing owl, the
developer will retain a qualified biologist to conduct a two‐visit (i.e. morning and
evening) presence/absence survey at areas of suitable habitat on and adjacent to the
project site no less than 14 days prior to the start of construction. Surveys shall be
conducted according to methods described in the CDFW 2012 Staff Report on Burrowing
Owl Mitigation. If these pre‐construction “take avoidance” surveys performed during the
breeding season (February through August) or the non‐breeding season (September
through January) for the species locate occupied burrows in or near the construction area,
then consultation with the CDFW would be required to interpret survey results and
develop a project-specific avoidance and minimization approach.

13.

(Mitigation Measure BR2) To avoid impacts to nesting birds during the nesting season
(January 15 through September 15), to the extent feasible, construction activities that
include any vegetation removal or ground disturbance (such as grading or grubbing) shall
be conducted between September 16 and January 14, which is outside of the bird nesting
season. If construction activities commence during the bird nesting season, then a
qualified biologist shall conduct a preconstruction survey for nesting birds to ensure that
no nests would be disturbed during project construction.

14.

(Mitigation Measure BR3) If construction activities are scheduled during the nesting
season (February 15 to August 30 for small bird species such as passerines; January 15 to
September 15 for owls; and February 15 to September 15 for other raptors), a qualified
biologist shall conduct nesting bird surveys. Two surveys for active nests of such birds
shall occur within 10 days prior to start of construction, with the second survey
conducted with 48 hours prior to start of construction. Appropriate minimum survey
radius surrounding the work area is typically 250 feet for passerines, 500 feet for smaller
raptors, and 1,000 feet for larger raptors. Surveys shall be conducted at the appropriate
times of day to observe nesting activities.
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15.

(Mitigation Measure BR4) If the qualified biologist documents active nests within the
project site or in nearby surrounding areas, an appropriate buffer between each nest and
active construction shall be established. The buffer shall be clearly marked and
maintained until the young have fledged and are foraging independently. Prior to
construction, the qualified biologist shall conduct baseline monitoring of each nest to
characterize “normal” bird behavior and establish a buffer distance, which allows the
birds to exhibit normal behavior. The qualified biologist shall monitor the nesting birds
daily during construction activities and increase the buffer if birds show signs of unusual
or distressed behavior (e.g. defensive flights and vocalizations, standing up from a
brooding position, and/or flying away from the nest). If buffer establishment is not
possible, the qualified biologist or construction foreman shall have the authority to cease
all construction work in the area until the young have fledged and the nest is no longer
active. This measure shall be implemented by the developer prior to start of construction
activities.

16.

(Mitigation Measure G1) The applicant shall follow all recommendations in the
Geotechnical Investigation conducted for the project by Krazan & Associates, Inc. and
dated March 14, 2019. Recommendations shall be incorporated into the final
improvements plans and approved by the City prior to grading.

17.

(Mitigation Measure TRA1) Prior to the approval of final improvement plans, the
applicant shall work with the City of Greenfield to install high visibility markings and
appropriate signage at the project entrance per City Municipal Code, Chapter 17.62 to
indicate “Caution Pedestrian Crossing” where appropriate. In addition, the project
applicant and City shall coordinate with Greenfield Unified School District to examine
the feasibility of a direct, secure pedestrian connection from the project to Cesar Chavez
Elementary School.

18.

To further ensure against particular matter drift from nearby agricultural operations, the
construction plans shall include MERV-13 filters or equivalent in HVAC systems serving
the apartment buildings and community center. Installation of such filters is to be
documented with City Building inspector, and the applicant shall attest to installation of
filters for each building in a letter or memorandum submitted to the Community
Development Director.

19.

Prior to Building Permit application submittal, revised preliminary landscape plans shall
be submitted for review and approval by the Community Development Director. The
preliminary landscape plans shall indicate the area of proposed landscaping and include a
legend/planting schedule for all proposed trees and shrubs. The preliminary landscape
plans shall meet the City’s landscaping requirements as set forth in Chapter 17.54 of the
City’s Municipal Code.

20.

Prior to Building Permit application submittal, plans for all proposed exterior lighting
shall be submitted for review and approval by the Community Development Director.
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The lighting plans shall include details for each lighting fixture, as well as a lighting
schedule noting lamp type, lumen level, and Kelvin level. Revised elevations depicting
the proposed exterior lighting shall be submitted to the Community Development
Director. The Building Permit plan set shall also include these lighting details and
updated elevations. The lighting plans shall meet the City’s exterior lighting standards as
set forth in Chapter 17.56 of the City’s Municipal Code.
21.

Prior to Building Permit application submittal, the applicant shall schedule a meeting
with City Planning staff and Monterey-Salinas Transit (MST) staff to initiate a dialog on
any planned or necessary transit connections or improvements at or near the project site.
The applicant is encouraged to use MST’s Designing for Transit Guideline Manual to see
if accommodations for necessary or future transit operations can be accommodated in the
final site design.

22.

Prior to Building Permit application submittal, the applicant shall provide the City with a
transportation demand management (TDM) program. The TDM program shall describe
plans for alternative transportation including walking, biking, and use of transit or
carpooling. Drop off and pick up areas large enough to accommodate vans or busses for
employee shuttles or vanpools shall be indicated in the TDM program. Any modifications
to the parking area and site circulation to accommodate employee vanpools or shuttles
shall be depicted on a revised site plan submitted for review and approval of the
Community Development Director.

23.

The construction management plan required in Standard Condition #31 in Exhibit A Part
3 shall include specifics on the modular construction deliveries and procedures for setting
components in place. The plan shall include equipment, staging areas, and anticipated
delivery schedule for the modular equipment, note all City and State permits that may be
required, and how evidence of permits and/or prior approvals will be documented and
submitted to City Community Development staff and Public Works staff for verification.
During the course of the construction phase, the construction management plan shall be
updated as necessary to address circulation constraints and other issues that may impact
the community.

24.

A preconstruction meeting shall be scheduled prior to commencement of grading or site
preparations to go over all applicable construction-phase conditions of approval. This
preconstruction meeting shall include the assigned Planning staff, the City’s Public
Works inspector, the City Building inspector, and key members of the construction team.
The project construction manager shall inform the assigned Planning staff-member and
Building Official at least one week prior to the start of construction to set a date and time
for the meeting. The meeting shall be held no earlier than 3 working days prior to the
start of grading or site preparations.

25.

The applicant shall prepare and submit for review by the Community Development
Director and City Attorney an affordable housing agreement. The agreement shall include
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the specifics of the affordable housing income levels and the term of the incomerestricted occupancy. It shall identify that the project is reliant on State and City Density
Bonus provisions and shall document the density bonus development incentives
requested. The agreement, including the requested density bonus development incentives,
requires City Council approval.
26.

The applicant shall prepare and submit to the City for signatures and recordation a Final
Parcel Map. The Final Parcel Map must be recorded prior to the issuance of grading or
construction permits.

DURING CONSTRUCTION AND PRIOR TO FINAL BUILDING INSPECTION
27.

(Mitigation Measure CR1) Any prehistoric or historic-period material is unexpectedly
encountered by equipment operators during ground-disturbing activities, or other
individuals working within the Project area, that work be halted within 50 feet of the
discovery area until a Secretary of Interior-qualified archaeologist (and tribal
representative if the resources is tribal in nature) is retained to inspect the deposit and
provide further recommendations for evaluation and proper treatment of the resource.
Historic-period resources potentially include all byproducts of human land use greater
than 50 years of age, including alignments of stone or brick, foundation elements from
previous structures, minor earthworks, brick features, surface scatters of farming or
domestic type material, and subsurface deposits of domestic type material (e.g., glass,
ceramic, metal, etc.). Prehistoric-period artifacts that are typically found associated with
prehistoric sites in the area include humanly modified stone, shell, bone or other
materials such as charcoal, ash and burned rock that can be indicative of food
procurement or processing activities. Prehistoric domestic features include hearths, fire
pits, house floor depressions and mortuary features consisting of human skeletal remains.

28.

(Mitigation Measure CR1) Procedures of conduct following the discovery of human
remains on non-federal lands have been mandated by California Health and Safety Code
§7050.5, PRC §5097.98 and the California Code of Regulations (CCR) §15064.5(e).
According to the provisions in CEQA, should human remains be encountered, all work in
the immediate vicinity of the burial must cease, and any necessary steps to ensure the
integrity of the immediate area must be taken. The Monterey County Coroner will be
immediately notified. The Coroner must then determine whether the remains are Native
American. If the Coroner determines the remains are Native American, the Coroner has
24 hours to notify the NAHC, who will, in turn, notify the person they identify as the
most likely descendent (MLD) of any human remains. Further actions will be determined,
in part, by the desires of the MLD. The MLD has 48 hours to make recommendations
regarding the disposition of the remains following notification from the NAHC of the
discovery. If the MLD does not make recommendations within 48 hours, the owner shall,
with appropriate dignity, reinter the remains in an area of the property secure from further
disturbance. Alternatively, if the owner does not accept the MLD’s recommendations, the
owner or the descendent may request mediation by the NAHC.

43

02

29.

(Mitigation Measure N1) Construction should occur during the permissible hours as
defined in the Municipal Code.

30.

(Mitigation Measure N2) During construction, the contactor shall ensure all construction
equipment is equipped with appropriate noise attenuating devices.

31.

(Mitigation Measure N3) The contractor should locate equipment staging areas that will
create the greatest distance between construction-related noise/vibration sources and
sensitive receptors nearest the project site during all project construction.

32.

(Mitigation Measure N4) Idling equipment should be turned off when not in use.

PRIOR TO CERTICIFATE OF OCCUPANCY
33.

The applicant shall submit for review and approval by the Community Development
Director and Public Works Director a parking management plan for the residents of the
development. The parking management plan shall include information on how on-site
parking will be managed by the apartment manager(s). It will also include prohibitions on
non-operable vehicular storage, equipment storage in parking areas, and if applicable, a
resident parking permit program.

OPERATIONAL PHASE CONDITIONS
34.

The approved parking management plan shall be implemented by the Greenfield
Commons management team. On-site managers shall be responsible for adherence to the
approved plan by the residents of the development. Resident parking shall be restricted to
on-site parking. The parking management plan shall be periodically (at least yearly)
reviewed and adjusted as necessary in consultation with City Planning staff.

35.

The applicant shall maintain in proper working order the MERV-13 (or equivalent) filters
used in the HVAC for the apartment buildings and community center.

36.

The applicant shall maintain and update as necessary the project’s transportation demand
management (TDM) program. An annual report on the effectiveness of the TDM
program shall be submitted to the Community Development Director for review and
approval. The report shall note any necessary changes and/or modifications to the site
circulation and site plan.

37.

All landscaping shall adhere to the approved final landscape plans and shall be
maintained in good health for the life of the project. Swap out of plants and landscaping
materials shall not occur without prior written City approval. Dead or dying plants, trees,
and groundcover shall be replaced by the applicant as needed with in-kind materials.
Hardscape, outside equipment, and other amenities shall similarly be maintained by the
applicant in good condition and repaired or replaced as necessary. Should City staff note
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landscape or grounds maintenance needs, the applicant shall take remedial action to any
such notifications within one week.
38.

All lighting, signage, and building components shall adhere to the approved building
plans and shall be maintained in good condition for the life of the project. Swap out of
materials, colors, and finishes shall not occur without prior written City approval.
Buildings, fences, gates, and the like shall be maintained by the applicant in good
condition and repaired or replaced as necessary. Any graffiti shall be promptly addressed.
Should City staff note necessary building or lighting maintenance needs, the applicant
shall take remedial action to any such notifications within one week.
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PLANNING COMMISSION RESOLUTION NO. 2021-__
02
EXHIBIT A – PART 2
CONDITIONS OF APPROVAL
MINOR SUBDIVISION
GREENFIELD COMMONS, 41206 WALNUT AVENUE
GENERAL
1.

The project applicant shall comply with all provisions of the approved Parcel Map, all
pertinent provisions of the Municipal Code, including, but not limited to applicable
provisions of Title 16 “Subdivisions” and Title 19 “Impact Mitigation Fees” for sewer,
water, traffic and police services, as well as payment to the School District for school
impact fees. No permits or work shall commence on the subject property until approval
of the final parcel map, unless otherwise approved by the City Engineer and Building
Official.

2.

This minor subdivision approval is for the property at 41206 Walnut Avenue (APN: 109082-012) and the following project description.
The property at 41206 Walnut Avenue is to be subdivided into two separate
parcels or lots. The existing parcel is 10.97 acres in size, and the proposed
resultant lots would be 5.24 acres and 5.38 acres in size (Proposed parcels 1 and
2, respectively). There would also be a 0.34-acre dedication of Right-of-Way
along the subject property’s Walnut Avenue and Third Street frontages. The
minor subdivision is proposed to facilitate financing and phasing of the associated
Greenfield Commons multi-family residential development.

3.

The use shall be conducted in compliance with all appropriate Local, State, and Federal
laws and regulations, and in conformance with the approved plans.

4.

The issuance of a permit or approval of plans and specifications shall not be construed as
a permit or an approval of any work that violates the Greenfield Municipal Code.

5.

Modifications to the project or to the conditions imposed may be considered in
accordance with the City Subdivision regulations and Zoning Ordinance. All revisions
shall be submitted to the Community Development Department prior to field changes and
are to be clouded or otherwise identified on the plans submitted with the request for
modification.

6.

Minor plan changes shall be subject to review and approval by the Community
Development Director and City Engineer prior to implementation. Major plan changes
may also require review and approval of the Planning Commission and/or City Council.
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The Community Development Director shall determine whether review and approval by
the Planning Commission and/or City Council is required.
7.

A note shall be placed on the plans stating that all utilities shall be placed underground
and any associated easements for utilities shall be shown on the Final Parcel Map. No
new additional power poles to support services shall be allowed other than one or more
duly-permitted temporary power poles during construction of the associated
development.

8.

All utility easements shall be provided on the construction plans and as shown on the
approved Final Parcel Map, on file to meet the requirements of the utility companies and
the Director of Public Works and/or City Engineer.

9.

Prior to recordation of the Parcel Map, the project applicant shall prepare and submit to
the Community Development Director for review and approval, shared use and reciprocal
easement agreement(s) benefitting each of the new proposed parcels to ensure shared
parking and access between the two parcels. Once approved by City staff, these
easements shall be recorded by the applicant with stamped copies provided to the
Community Development Director.

10.

Prior to recordation of the Parcel Map, the project applicant shall pay all applicable fees,
including Planning and City Engineer review of the minor subdivision.

11.

The proposed Right of Way dedications require City Council approval.

12.

This minor subdivision/tentative parcel map shall expire two years from the date of
approval, or on February 3, 2023, and become null and void, unless exercised through the
recordation of the associated Final Parcel Map.
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PLANNING COMMISSION RESOLUTION NO. 2021-__
EXHIBIT A – PART 3
CONDITIONS OF APPROVAL
GREENFIELD COMMONS, 41206 WALNUT AVENUE
STANDARD CONDITIONS FOR CONSTRUCTION

GENERAL
1.

All conditions of approval shall be printed on one or more full-sized sheets in the
construction plan set submitted for Building Permits.

2.

The project applicant shall execute the City’s standard Processing Agreement for payment
of costs of development and permit applications whereby the applicant agrees to reimburse
the City for all costs incurred by the City in processing development applications, project
approval, plan check, permit issuance, inspection, project close-out, and all other costs and
expenses incurred by the City in processing, approving, inspecting, and implementing the
development project.

3.

The applicable mitigation measures which are contained in any Initial Study, Mitigated
Negative Declaration, Environmental Impact Report, Mitigation Monitoring and Reporting
Program, or other document prepared, issued, and certified in compliance with the
requirements of the California Environmental Quality Act (CEQA) for or relating to this
project shall be considered additional conditions of approval for this project, and are hereby
incorporated by reference.

4.

The project applicant shall comply with all provisions of any approved Vesting Tentative
Map, Final Map, or Parcel Map, all pertinent provisions of the Municipal Code, including,
but not limited to applicable provisions of Title 16 “Subdivisions” and Title 19 “Impact
Mitigation Fees” for sewer, water, traffic and police services, as well as payment to the
School District for school impact fees. No permits or work shall commence on the subject
property until approval of the final map, if required, unless otherwise approved by the City
Engineer and Building Official.

5.

The use shall be conducted in compliance with all appropriate Local, State, and Federal
laws and regulations, and in conformance with the approved plans.

6.

The issuance of a permit or approval of plans and specifications shall not be construed as
a permit or an approval of any work that violates the Greenfield Municipal Code.

7.

Modifications to the project or to the conditions imposed may be considered in accordance
with the City Zoning Ordinance. All revisions shall be submitted to the Building
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Department prior to field changes and are to be clouded or otherwise identified on the plans
submitted with the request for modification.
8.

Minor plan changes shall be subject to review and approval by the Planning Director and
City Engineer prior to implementation. Major plan changes may also require review and
approval of the Planning Commission and/or City Council. The Planning Director shall
determine whether review and approval by the Planning Commission and/or City Council
is required.

9.

A note shall be placed on the plans stating that all utilities shall be placed underground and
any associated easements for utilities shall be shown on the Final Map or Grant Deed.

10.

Permanent monuments shall be furnished and installed by the applicant as required by the
Director of Public Works and detailed in Section 16.20.050 of the Municipal Code.

11.

Damage to public roads caused by construction of applicant's project shall be repaired to
the satisfaction of the Public Works Department at the applicant's expense prior to final
building inspection. The project applicant shall post a bond to secure payment for damage
to a city street caused by construction activity in connection with work authorized by the
permit. The Public Works Department may waive this requirement when the construction
activity will not foreseeably damage the street.

12.

The project applicant may not place, maintain or operate steel-tracked grading or
construction equipment with cleats on a public or private street without placing protective
material beneath the equipment to protect the surface of the street.

13.

For new construction, the City shall require the applicant for a building or grading permit
to rehabilitate the street pavement along the frontage of the property from the edge of the
street to the center of the right-of-way.

14.

The project applicant shall be responsible for designing, constructing, and paying for all
off-site utility, roadway, and storm water system improvements necessary to provide
required services to the project. All utility and infrastructure improvements will be
designed and constructed in conformance with City Standards.

15.

All landscaping shall utilize drought tolerant species, water efficient drip or micro-spray
irrigation systems, and comply with all water conservation regulations issued by the State
Water Resources Control Board. Street trees shall be 24-inch box trees with an average
spacing of not less than twenty five feet on center. Street trees shall be maintained by the
project’s Lighting and Landscape Maintenance District, if such district is created at the
direction of the City.

16.

All utility easements shall be provided on the construction plans and as shown on the
approved Final Map, if any, or on any Grant Deed establishing such easements, on file to
meet the requirements of the utility companies and the Director of Public Works and/or
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City Engineer. As required, City Council acceptance of all public easements shall be
obtained prior to recordation of the Final Map.
17.

The project applicant shall contact the Greenfield U. S. Postmaster to locate in the project
the placement of "Neighborhood Delivery and Collection Boxes” (NDCBUs). Any
required easements shall be dedicated and shown on the Final Map, if any, or on any Grant
Deed within a public utility easement, as approved by City Staff and the Postmaster,
Greenfield Post Office.

18.

For residential development subdivisions, prior to Final Map approval, the project
applicant shall prepare an Inclusionary Housing Agreement to be approved by the City
Council that is consistent with the Inclusionary Housing Ordinance existing at the time of
the Housing Agreement approval.

PRIOR TO THE ISSUANCE OF GRADING AND BUILDING PERMITS
19.

The project applicant shall submit the building permit application for City review and
approval and shall pay all costs associated with preparation of the building permit
application and issuance of the building permit.

20.

All plans and specifications for public works improvements shall be approved by the City
Engineer prior to the issuance of a building permit, the construction of said improvements
shall be in accordance with the City Specifications and shall be inspected by the Director
of Public Works or his authorized agent.

21.

Fire hydrants shall be provided by the project applicant at locations within the project area
to be approved by the Fire Chief and the City Engineer, and shown on the construction
plans.

22.

All utilities shall be placed underground. Any associated easements for structures shall be
shown on the construction plans and screened to the extent possible from public view
through discreet placement and landscaping or fencing.

23.

A Lighting and Landscape Maintenance District (LLMD) shall be created by the project
applicant, subject to approval by the City Attorney and City Engineer. All costs associated
with the creation of the LLMD by the City shall be the responsibility of the project
applicant. The LLMD shall include an escalation clause to address increases in the future
cost of maintenance and replacement. The LLMD shall address maintenance and operation
of all public landscaping and irrigation improvements and street lighting of a local nature
in public right of ways, parks, and open space; maintenance of sound walls and community
fences; and metering and irrigation for all landscaping strips between the sidewalk and
street and open space/park; and other maintenance items as may be required by the Public
Works Director or City Engineer. The project applicant shall be responsible for
maintaining the items included within the LLMD during the applicable warranty period(s).
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24.

A Street and Drainage Maintenance District (SDMD) shall be created by the project
applicant, subject to approval by the City Attorney and City Engineer. All costs associated
with the creation of the SDMD by the City shall be the responsibility of the project
applicant. The SDMD shall include an escalation clause to address increases in the future
cost of maintenance and replacement. The SDMD shall address the maintenance and
operations of streets, roads and highways; the maintenance and operation of drainage and
flood control facilities and detention basins; and other maintenance and operation items as
may be required by the Public Works Director or City Engineer. The project applicant
shall be responsible for maintaining the items included within the SDMD during the
applicable warranty period(s).

25.

An on-site storm water detention system shall be designed, constructed and maintained in
accordance with City regulations, subject to the final review and approval of the City
Engineer. The project’s storm water design system will include routing of storm water
runoff to off-site drainage facilities when the on-site storm water detention/percolation
basin’s design capacity is exceeded to avoid impacting adjacent lands. If storm water
detention/percolation facilities are not constructed at the beginning of the project
construction process, temporary storm water detention facilities shall be implemented to
collect runoff and sediment during the grading and construction on site. Final basin
configuration shall include landscaping, and perimeter fencing if required by the City,
subject to approval by the Planning Director, Public Works Director, and City Engineer.

26.

No work shall commence on the subject property until required improvement plans and
performance bonds have been submitted to the City and appropriate grading, building or
other permits have been issued.

27.

The project applicant shall submit for approval of the Planning Director and City Engineer,
a Final Landscape Plan for the landscaping of any park and open space, planting strips,
fencing surrounding any open space/detention basin, public right-of-ways, and front and
side street setback areas visible from the public right-of-way. All landscaping shall utilize
drought tolerant species and water efficient drip or micro spray irrigation systems.

28.

The project applicant shall prepare a parking plan indicating the location and number of
on-site parking spaces available within the project area.

29.

The project applicant shall submit a list of street names in accordance with the City of
Greenfield policy and approved by the City Council.

30.

The project applicant shall prepare and obtain Public Works Director and City Engineer
approval of a construction management plan that mitigates temporary traffic impacts. The
plan shall detail where adequate off-street parking will be provided and include adequate
provisions for construction crew and equipment parking so that the road, mailboxes and
driveways are not blocked.
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31.

The project applicant shall prepare a Public Works Improvement Plan to be approved by
the Public Works Director and City Engineer. The Plan shall include all required on- and
off-site public improvements including, but not limited to the water system, sanitary sewer
system, storm water drainage system including a detention basin (if required), street
improvements and other utilities, fire hydrants, street lights, parking lot lights, street
landscaping, and project fencing.

32.

Plans showing how the sewer line will be linked to the project area shall be provided to the
Public Works Director and City Engineer for review and approval.

33.

The storm water detention system shall demonstrate capacity for serving the subject
property. Design calculations shall be provided to the City Engineer for review and
approval along with detailed design.

34.

A detailed soils report shall be prepared by a qualified soils engineer and the
recommendations of the engineer, as contained in the report, shall be followed for site
preparation, grading, foundation support and structural loading designs so that all future
site development designs shall be able to withstand earthquake ground movement as
required by the most recent edition of the California Building Code (CBC) consistent with
the location of the project in relation to known earthquake faults. All excavated and graded
material shall be sufficiently watered, using non-potable water when logistically possible,
to prevent excessive dust.

35.

Site grading and any required storm water detention basin shall be constructed in
accordance with the approved improvement plan to collect runoff and sediment during the
grading and construction on site.

36.

The use of dust and litter control measures during construction shall be required. The
measures proposed for use shall be submitted to the City Engineer for approval.

37.

The project applicant shall pay all applicable fees, to be calculated using the fee scale in
place at the time of application for a building permit, including impact fees for fire, regional
transportation agency and schools for each lot or parcel as it is developed. Prior to issuance
of a Certificate of Occupancy, all other required impact fees including but not limited to
sewer, water, traffic, general facilities, community center and police impact fees shall be
paid for each lot or parcel as developed.

38.

Existing on-site wells shall be capped and sealed consistent with state law and County of
Monterey procedures; however, such wells may be used for irrigation purposes provided
required permits and approvals are obtained from the County of Monterey and other
jurisdictions having authority over on-site wells for private irrigation purposes. Septic
Systems that may be present on-site shall be demolished according to Monterey County
Health Standards.
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39.

The project applicant shall prepare a Waste Management Recycling, Material Recovery,
and Diversion Program for review and approval by the Public Works Director and City
Engineer. The program shall include all elements and requirements of chapter 15.24
“Deconstruction, Demolition and Construction Material Recovery and Diversion from
Landfills” of the City of Greenfield Municipal Code. Except for self-haul, all material
hauling shall be by Tri-Cities Disposal, the exclusive franchisee for waste and recycling
hauling in the City of Greenfield.

40.

The project applicant shall prepare an Erosion and Sediment Control Plan for review and
approval by the Public Works Director and City Engineer. The Plan shall include
appropriate site-specific construction site Best Management Practices (BMPs); the
rationale used for selecting BMPs including supporting soil loss calculations, if necessary;
features and facilities to ensure runoff is treated before leaving the site and an evaluation
of the feasibility of storage for later use; list applicable permits directly associated with the
grading activity including, but not limited to, any permits required by the State Water
Board, U.S. Army Corps of Engineers, and California Department of Fish and Game along
with documentation that the required permits have been obtained prior to commencing any
grading activity; and drawings and specifications necessary to implement the Plan.

41.

If grading shall affect more than one acre, the project applicant shall file a Notice of Intent
(NOI) and submit a Storm Water Pollution and Prevention Plan (SWPPP) to the Regional
Water Quality Control Board (RWQCB). The SWPPP shall be developed in accordance
with the National Pollutant Discharge Elimination System (NPDES) General Permit for
Storm Water Discharges Associated with Construction and Land Disturbance Activities
Order No. 2009-0009-DWQ NPDES No. CAS000002 as amended by Order No. 20120006-DWQ. This shall be accomplished prior to site grading and development.

DURING CONSTRUCTION AND PRIOR TO FINAL BUILDING INSPECTION
42.

Construction activities shall be limited to daylight hours between 7:00 a.m. and 6:00 p.m.
excluding Saturdays, Sundays, and holidays. The developer may request in writing from
the Public Works Director authorization for construction activities on other than weekdays.
If any extremely loud noises (noises which exceed the NUC General Performance
Standards for noise, section 17.54.030 of the City municipal code) are to occur and are
known of beforehand (i.e., continuous drilling and/or large earthmoving 24-hour notice
shall be given to all neighbors within 500 feet of the project site, as well as posting a notice
on site.

43.

The project applicant shall obtain an encroachment permit(s) from the Public Works
Department for all work constructed in the public right-of-way. This permit shall be
obtained prior to commencement of any work in the public right-of-way.

44.

Trash, scrap and debris shall be stored in a container(s) on the construction site. Bins shall
be provided by the contractor if self-haul, otherwise by Tri-Cities Disposal, the exclusive
trash, scrap, and debris hauler franchisee in the City of Greenfield.
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45.

No person shall place or maintain a container in the public right-of way without an
encroachment permit.

46.

No person shall place, install or maintain a portable sanitary facility on a construction site
closer to the property line than the building setback line.

47.

The City may temporarily prohibit or restrict stopping, parking or standing of vehicles
along a street abutting a construction project where necessary for public safety. Any such
parking restriction shall not be effective until the City places a sign(s) or marking(s) at the
site. Any such parking restriction shall be limited to the duration of the project.

48.

The City may designate a truck route for ingress and egress from the property during the
term of the building permit to minimize the impact of the construction such as noise, dust,
traffic safety hazards and potential damage to pavement on a residential street; provided
designation of the truck route will not unreasonably impair the contractor's access to the
site or cause undue economic hardship.

49.

Construction sites within the entire project area shall be watered each day during
construction and all unpaved roads shall be watered twice a day during grading activities
to minimize the generation of fugitive dust. In addition, travel on unpaved roads in the
construction area shall be limited to 15 miles per hour or less. All stationary and mobile
construction equipment shall be properly maintained to minimize exhaust during
construction.

50.

All rubbish and dead vegetation shall be removed from the site prior to final inspection by
the Building Official.

51.

The project applicant shall post a publicly visible sign that specifies the telephone number
and person to contact regarding dust and other construction related complaints. This person
shall respond to complaints and take corrective action within 48 hours. The phone number
of the Monterey Bay Unified Air Pollution Control District shall be visible to ensure
compliance with Rule 402 (Nuisance).

52.

The site shall be properly maintained during construction or a Stop-Work Order will be
issued by the Building Official (i.e., refuse shall be discarded promptly, construction
materials shall be neatly stored, and the public right-of-way shall not be encroached upon).

53.

The water system shall be designed and constructed in accordance with City standards and
State law and shall be installed by the developer and accepted by the City.

54.

All water mains, sanitary sewers and their appurtenances, storm water drainage lines, and
any other utilities to be located beneath the public street, with service laterals up to the
property line for each individual lot included within the project area, shall be installed prior
to surfacing the streets.
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55.

All public improvements including the installation of landscaping, construction of storm
water detention basins, installation of street improvements, installation of utilities, and
installation of fencing shall be completed to the satisfaction of the Public Works Director
and City Engineer. The project applicant shall be responsible for maintaining such public
improvements until accepted by the City.

56.

Installation and testing of the sewer lines, water systems and fire hydrants must be
conducted in accordance with AWWA and standard specifications.

57.

All grading within the boundaries of the project area shall be done under the direction and
supervision of a soils engineer. Upon completion of all grading, a final soils report shall be
submitted to the Public Works Department by the soils engineer. The report shall include
locations and elevations of field density tests, summaries of field and laboratory tests, and
any other substantiating data developed by the soils engineer.

58.

If, during the course of construction, cultural, archaeological, historical, or paleontological
resources are uncovered at the site (surface or subsurface resources), work shall be halted
immediately within 50 meters (165 feet) of the find until a qualified professional
archaeologist can evaluate it. The Public Works Director and a qualified archaeologist
(i.e., an archaeologist registered with the Society of Professional Archaeologists) shall be
immediately contacted by the responsible individual present on-site. When contacted, the
Public Works Director and the archaeologist shall immediately visit the site to determine
the extent of the resources and to develop proper mitigation measures required for the
discovery.

59.

In the event of discovery or recognition of any human remains in any location other than a
dedicated cemetery, there shall be no further excavation or disturbance of the site or any
nearby area reasonably suspected to overlie adjacent remains until the coroner of Monterey
County has determined whether the remains are subject to the coroner's authority. This is
in accordance with Section 7050.5 of the California Health and Safety Code. If the human
remains are of Native American origin, the coroner must notify the Native American
Heritage Commission within 24 hours of identification. Pursuant to Section 5097.98 of
the Public Resource Code, the Native American Heritage Commission will identify a
"Native American Most Likely Descendent" to inspect the site and provide
recommendations for the proper treatment or disposition of the remains and any associated
grave goods.

60.

All required street names, crosswalks, and traffic control signs as required, shall be
installed in accordance with the drawings and specifications, the improvement plans, and
the approval of the Public Works Director, City Engineer, and Police Chief.

61.

All fixtures and appliances shall be water conserving and low-flow, subject to the approval
of the Building Official and consistent with the City’s water conservation ordinance and
regulations of the State Water Resources Control Board. Toilets shall have maximum water
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usage of 1.6 gallons per flush. Showers shall consume a maximum of 2.5 gallons per
minute.
62.

The project applicant shall prepare a Post-Construction Stormwater Management Plan in
accordance with the requirements of the Regional Water Quality Control Board, Central
Coast Region, Resolution No. R2-2013-0032. The Plan shall be reviewed and approved by
the Public Works Director and City Engineer. The City’s standard Agreement for
Maintenance of Storm Water Facilities shall be executed with the City and recorded with
the Monterey County Recorder’s Office.

63.

When all construction is substantially complete, a temporary certificate of occupancy may
be issued at the discretion of the Building Official. Temporary certificates of occupancy
may be issued, at the discretion of the Building Official, on a building-by-building basis,
or a phase-by-phase basis, thereby allowing phased occupancy of the total project.

64.

A final certificate of occupancy shall not be issued until all punch-list items identified by
the Building Official during the final inspection are complete and accepted to the
satisfaction of the Building Official, any conditions imposed at the time a temporary
certificate of occupancy is issued have been satisfied, final Fire Department approvals have
been received, and all project close-out documents required under any development
agreement, the City municipal code, and these conditions of approval have been received
and accepted by the City.
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GENERAL INFORMATION

SETBACKS

PROJECT DESCRIPTION:
2-STORY MULTI-FAMILY PROJECT WITH TOTAL 222 UNITS AND ON GRADE PARKING

REQUIRED SETBACKS

BICYCLE PARKING
TITLE 17 - SEC. 17.30.040, TABLE 17.30-3
FRONT
STREET SIDE
REAR
INTERIOR

ADDRESS
41206 WALNUT AVE, GREENFIELD, CA 93927
APN 109-082-012-000

Phase 1
REQUIRED BICYCLE PARKING

10'
10'
15'
5'

PLANNING AREA Central Salinas Valley

FRONT ( WALNUT AVE )
STREET SIDE ( 3RD ST. )
REAR
INTERIOR

CENSUS TRACT # 112.02/2
HARDSCAPE 140,620 SF (118,800 sf Parking + 21,820 sf Path Way)

PLANNING AND ZONING

TOTAL

60 Outdoor Spaces
56 Secured Overnight Spaces
116 SPACES

Phase 2
REQUIRED BICYCLE PARKING

1 SPACE PER UNIT - 110 SPACES

PROVIDED BICYCLE PARKING

55 Outdoor Spaces

PROVIDED BICYCLE PARKING

PROVIDED SETBACKS
10'
10'
All setbacks are Interior or Front
5'

TOTAL

111 SPACES

Phase 1 & 2 Combined
REQUIRED BICYCLE PARKING

1 SPACE PER UNIT - 222 SPACES

PROVIDED BICYCLE PARKING
Phase 1

LOT AREA Phase 1
5.54 acres

Phase 2
5.43 acres

ALLOWED DENSITY Up to 15 du/ac per zoning
Up to 20.25 du/ac

1BR
20
0
0
16
36

BUILDING A
BUILDING B
BUILDING C
BUILDING D
TOTAL

Phase 1 & 2 Combined
10.97 acres

GREENFIELD MUNICIPAL CODE - 17.30.020C
GREENFIELD MUNICIPAL CODE DENSITY BONUS - 17.50.030A.1

Phase 2

Phase 1 & 2 Combined

STREET DEDICATION 12' on 3rd St, 12' on Walnut Ave. (.40 Acre or 17,424 SF). To be constructed in Phase 1

PROPOSED NO. OF BUILDINGS Phase 1

Phase 2

Phase 1 & 2 Combined

(4) Residential Buildings

(8) Residential Buildings

(1) Community Building

(1) Laundry Buildings

(2) Laundry Buildings

(1) Laundry Building

(1) Maintenance Building

(1) Maintenance Building

Phase 1 & 2 Combined

(1) Community Building
6 Buildings

12 Buildings

LOT COVERAGE
60% Maximum of Lot Area

ALLOWED LOT COVERAGE

3BR
8
0
0
20
28

2BR
0
24
24
0
0
24
16
0
88

3BR
16
0
0
12
8
0
0
20
56

TOTAL
36
24
24
28
20
24
16
50
222

UNIT MIX

35%

40%

25%

100%

3 Bedroom Unit - 1,147 SF

Phase 1
REQUIRED SPACES

ALLOWABLE LOT COVERAGE 5.43 Acre (236,869.4 SF) x 60% = 3.26 Acre (142,121.6 SF)
BUILDING D.1 11,073 SF
BUILDING E 12,951 SF
BUILDING F 8,518.7 SF
BUILDING G 28,578 SF
LAUNDRY BUILDING 2 1,553 SF
MAINTENANCE BUILDING 924 SF
PROVIDED COVERAGE TOTAL 63,597.7 SF

Phase 1 & 2 Combined

1 Space per (36) 1 Bedroom = 36 SPACES
2 Space per (48) 2 Bedroom = 96 SPACES
2 Space per (28) 3 Bedroom = 56 SPACES

GREENFIELD MUNICIPAL CODE
SECTION 17.58.080 , TABLE 17.58-1,
SECTION 17.50.030G.4

TOTAL

112 units = 188 SPACES REQUIRED

PROVIDED SPACES
TOTAL

1.5 Spaces per Unit
112 units x 1.5 = 168 SPACES (6-ADA SPACES, 9 EV SPACES)

REQUIRED ADA SPACES

TITLE II AND TITLE III OF 2010 ADA FEDERAL ACCESSIBILITY STANDARDS

TOTAL

6 Spaces

Phase 2
ALLOWABLE LOT COVERAGE 10.96 Acre (477,417.6 SF) x 60% = 6.576 Acre (286,450.6 SF)

GREENFIELD MUNICIPAL CODE
SECTION 17.58.080 , TABLE 17.58-1,
SECTION 17.50.030G.4

REQUIRED SPACES

1 Space per (42) 1 Bedroom = 42 SPACES
2 Space per (40) 2 Bedroom = 80 SPACES
2 Space per (28) 3 Bedroom = 56 SPACES

TOTAL

110 units = 178 SPACES REQUIRED

PROVIDED SPACES
TOTAL

1.5 Spaces per Unit
110 units x 1.5 = 165 SPACES (6 ADA SPACES, 8 EV SPACES)

REQUIRED ADA SPACES

TITLE II AND TITLE III OF 2010 ADA FEDERAL ACCESSIBILITY STANDARDS

REQUIRED OPEN SPACE 67,773 SF x 40% = 27,109.33 SF

TOTAL

6 Spaces

PROVIDED OPEN SPACE 241,339.6 SF - 67,773 SF = 173,566.6 SF

Phase 1 & 2 Combined

PROVIDED COVERAGE TOTAL 134,204.2 SF

OPEN SPACE
TITLE 17 - SEC. 17.30.040, TABLE 17.30-3

TOTAL REQUIRED SPACES

Phase 2
REQUIRED OPEN SPACE 63,597.7 SF x 40% = 25,439.08 SF
PROVIDED OPEN SPACE 236,869.4 SF - 63,598.7 SF = 173,270.7 SF
Phase 1 & 2 Combined
REQUIRED OPEN SPACE 131,371 SF x 40% = 52,548.4 SF

TOTAL
PROVIDED SPACES
TOTAL

PROVIDED OPEN SPACE 477,417 SF - 134,204.2 SF = 346,837.3 SF

GENERAL
G-000
G-001
G-200
G-201
G-300
G-301

Cover Sheet
Index/ Project Data
Site Photograph
Site Survey
Vicinity Map
Radius Map

CIVIL
C 1.0
C 1.1
C 1.2

Existing Site Conditions
Conceptual Construction & Utility Plan
Conceptual Grading Plan

LANDSCAPE
L-101
L-102
L-201
L-202
L-203

Landscape Site Bubble Diagram
Landscape Site Plan
Landscape Enlargement - Community Center
Landscape Enlargement - Courtyard 1 and 2
Landscape Enlargement - Courtyard 3

TITLE 17 - SEC 17.58.100, TABLE 17.58-3

22 Pelican Way
San Rafael
CA 94901

1 Space per (78) 1 Bedroom = 78 SPACES
2 Space per (88) 2 Bedroom = 176 SPACES
2 Space per (56) 3 Bedroom = 112 SPACES

GREENFIELD MUNICIPAL CODE
SECTION 17.58.080 , TABLE 17.58-1,
SECTION 17.50.030G.4

222 Units = 366 SPACES REQUIRED

222 units x 1.5 = 333 SPACES PROVIDED
12 ADA, 321 STANDARD (INCLUDE 17 EV SPACES)

ARCHITECTURE
A-100
Architectural Site Plan
A-101
Unit Plans
A-111.1
Level 1 Plan - Zone 1
A-111.2
Level 2 Plan - Zone 1
A-111.3
Roof Plan - Zone 1
A-112.1
Level 1 Plan - Zone 2
A-112.2
Level 2 Plan - Zone 2
A-112.3
Roof Plan - Zone 2
A-113.1
Level 1 Plan - Zone 3
A-113.2
Level 2 Plan - Zone 3
A-113.3
Roof Plan - Zone 3
A-114.1
Level 1 Plan - Support Buildings
A-114.2
Roof Plan - Support Buildings
A-210
Material Board
A-220
Exterior Elevation Enlarged
A-221
Exterior Elevation Enlarged
A-222
Exterior Elevation - Building A
A-223
Exterior Elevation - Building B & C
A-224
Exterior Elevation - Building D
A-225
Exterior Elevation - Building D.1
A-226
Exterior Elevation - Building E & F
A-227
Exterior Elevation - Building G
A-228
Exterior Elevation - Community Building
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Greenfield
Commons

41206 Walnut Ave
Greenfield, CA
93927

Date

Issued For

601 South Figueroa Street
Suite 500
Los Angeles, California
90017 USA
(213) 542-4500
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* 222 Spaces with carports & solar panels
REQUIRED ADA SPACES
TOTAL

RESIDENTIAL GROSS FLOOR AREA

TOTAL

115 Outdoor Spaces
112 Secured Overnight Spaces
227 SPACES

EAH Housing

VEHICLE PARKING

Phase 2

Phase 1

TOTAL
20
24
16
50
110

1BR
20
0
0
16
12
0
0
30
78

2 Bedroom Unit - 819 SF

4,586.8 SF
12,951 SF
12,951 SF
16,592 SF
67,773 SF

40% Minimum of Lot Coverage

TOTAL
36
24
24
28
112

BUILDING A
BUILDING B
BUILDING C
BUILDING D
BUILDING D.1
BUILDING E
BUILDING F
BUILDING G
TOTAL

1 Bedroom Unit - 618 SF

COMMUNITY SUPPORT 4,457 SF
LAUNDRY BUILDING 1 1,553 SF
BUILDING A 14,682.5 SF

C:\RevitLocals\2018-04268_Arch_Phase1_HED_jfricano.rvt

2BR
0
24
16
0
40

AVERAGE UNIT SIZE

ALLOWABLE LOT COVERAGE 5.54 Acre (241,339.6 SF) x 60% = 3.32 Acre (144,803.8 SF)

REQUIRED OPEN SPACE

TITLE 17 - SEC 17.58.100, TABLE 17.58-3

TITLE 17 - SEC. 17.30.040, TABLE 17.30-3

Phase 1

BUILDING A.1
BUILDING B
BUILDING C
BUILDING D
PROVIDED COVERAGE TOTAL

3BR
16
0
0
12
28

GREENFIELD MUNICIPAL CODE TABLE 17.30-3

(4) Residential Buildings

TOTAL 6 Buildings

1BR
12
0
0
30
42

BUILDING D.1
BUILDING E
BUILDING F
BUILDING G
TOTAL

112 Units / 5.54 Acres = 20.22... 110 Units / 5.43 Acres = 20.25... 222 UNITS

BUILDING HEIGHT LIMIT 35' for primary structures, 16' for accessory

2BR
0
24
24
0
48

SHEET INDEX
Phase 2

PROVIDED DENSITY Phase 1

TITLE 17 - SEC 17.58.100, TABLE 17.58-3

56 Secured Overnight Spaces

UNIT MIX
ZONING R-M ( Multiple Family Residential )

1 SPACE PER UNIT - 112 SPACES

FOR REFERENCE ONLY
NOT FOR CONSTRUCTION

9/4/2019 8:18:34 AM

PROJECT SUMMARY

TITLE II AND TITLE III OF 2010 ADA FEDERAL ACCESSIBILITY STANDARDS
12 SPACES

Phase 1
BUILDING A
BUILDING B
BUILDING C
BUILDING D
TOTAL

44,827 SF
25,902 SF
25,902 SF
33,184 SF
129,815 SF

©2019
2018-04268-000

Phase 2
BUILDING D.1
BUILDING E
BUILDING F
BUILDING G
TOTAL

22,146 SF
25,902 SF
17,037.4 SF
55,371 SF
120,456.4 SF

Index/ Project
Data

Phase 1 & 2 Combined
TOTAL 250,271.4 SF

G-001
58
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22 Pelican Way
San Rafael
CA 94901
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Greenfield, CA
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Date

Issued For

07/19/19

Entitlement Submittal

601 South Figueroa Street
Suite 500
Los Angeles, California
90017 USA
(213) 542-4500
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Site Photograph
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EAH Housing

22 Pelican Way
San Rafael
CA 94901

415-258-1800

Greenfield
Commons

41206 Walnut Ave
Greenfield, CA
93927

Date

Issued For

07/19/19

Entitlement Submittal

601 South Figueroa Street
Suite 500
Los Angeles, California
90017 USA
(213) 542-4500
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Site Survey
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EAH Housing

22 Pelican Way
San Rafael
CA 94901

415-258-1800

Greenfield
Commons

41206 Walnut Ave
Greenfield, CA
93927

2

Date

Issued For

07/19/19

Entitlement Submittal

Vicinity Map 2
NOT TO SCALE

601 South Figueroa Street
Suite 500
Los Angeles, California
90017 USA
(213) 542-4500

C:\RevitLocals\2018-04268_Arch_HED_thall.rvt

WWW.HED.DESIGN

©2019
2018-04268-000

Vicinity Map

3

Assessor Map
NOT TO SCALE

1

Vicinity Map 1
NOT TO SCALE
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22 Pelican Way
San Rafael
CA 94901

415-258-1800

Greenfield
Commons

41206 Walnut Ave
Greenfield, CA
93927

Date

Issued For

07/19/19

Entitlement Submittal
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Suite 500
Los Angeles, California
90017 USA
(213) 542-4500
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Radius Map
NOT TO SCALE

Radius Map

NOT FOR CONSTRUCTION
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SIGNAL

AHEAD

EAH Housing
BASIS OF BEARINGS

22 Pelican Way
San Rafael
CA 94901

415-258-1800

Greenfield
Commons

41206 Walnut Ave
Greenfield
CA 93927

Date

Issued For

09/11/19

Entitlement Resubmittal

LEGEND
SURVEY NOTES

BENCHMARK

Civil Engineering
Land Surveying
6 Harris Court
Monterey, California
831.649.5225
whitsonengineers.com

601 South Figueroa Street
Suite 500
Los Angeles, California
90017 USA

ABBREVIATIONS

(213) 542-4500
WWW.HED.DESIGN

PROJECT TEAM
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EXISTING
SITE CONDITIONS

C1.0
63

SIGNAL

AHEAD
10'-0"FRONT YARD
SETBACK

12'-0"
10'-0"

EAH Housing

10'-0"

22 Pelican Way
San Rafael
CA 94901

415-258-1800

25'-0"

Greenfield
Commons

41206 Walnut Ave
Greenfield
CA 93927

19'-0"

Date

Issued For

09/11/19

Entitlement Resubmittal

25'-0"
19'-0"

PROJECT DATA

Civil Engineering
Land Surveying
6 Harris Court
Monterey, California
5
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4
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3
8
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n
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g
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CONSTRUCTION PLAN LEGEND

(213) 542-4500
WWW.HED.DESIGN
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CONSTRUCTION KEYNOTES:

601 South Figueroa Street
Suite 500
Los Angeles, California
90017 USA

E E R
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CONCEPTUAL
CONSTRUCTION
& UTILITY PLAN

C1.1
64
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10'-0"

EAH Housing

10'-0"

22 Pelican Way
San Rafael
CA 94901

415-258-1800

25'-0"

Greenfield
Commons

41206 Walnut Ave
Greenfield
CA 93927

19'-0"

Date

Issued For

09/11/19

Entitlement Resubmittal
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601 South Figueroa Street
Suite 500
Los Angeles, California
90017 USA
(213) 542-4500

WALNUT AVENUE
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CONCEPTUAL
GRADING PLAN
B
--

ON-SITE DRIVE AISLE

C
--

THIRD AVENUE

C1.2
65

WALNUT
4

STREET

8

7

1
2

3

3RD

8

AVENUE

5

6

2

11
4

9

2

10

8

3

3

3
8

LEGEND
1

ENTRY PLAZA W/ WATER
FEATUREE
ATER FEATUR

PRIMARY
CIRCULATION
IRCULATION
PRIMARY C

2

TOT LOT

IRCULATION
SECONDARY C
SECONDARY
CIRCULATION

3

BIKE PARKING

TERTIARY CIRCULATION

4

TURF

5

OUTDOOR KITCHEN

PERIMETER LOW WATER
LANDSCAPING

6

OUTDOOR DINING

7

COMMUNITY GARDEN

8

PATIO

9

TRANSITION GARDEN

10

MEDITATION GARDEN

11

VIEW GARDEN

12

TURF - SPECTATOR SEATING/PLAY AREA

13

TURF FLEXIBLE FIELD

2

12

12

13

3
3

LANDSCAPE
SITE BUBBLE
DIAGRAM
SCALE: 1” = 40’ - 0”

0’

20’ 40’

80’

120’

66
L-101

REFER TO SHEET L-201

AVENUE

3RD

STREET

WALNUT

PHASE 1
PHASE 2

PHASE 1
PHASE 2

SETBACK
W/ 6’ FENCE

SCALE: 1/16” = 1’ - 0”

PROPOSED STREETSCAPE DESIGN FOR WALNUT AVENUE

LANDSCAPE
SITE PLAN
SCALE: 1” = 40’ - 0”

0’

20’ 40’

80’

120’

L-102
67

LEGEND

WALNUT

STREET

4

1

MAIN ENTRY WITH LANDSCAPE ACCENT TREE

2

BIKE PARKING

3

TOT LOT

4

IDENTITY SIGNAGE

5

PATIO

6

PATHWAY TO HOUSING/COURTYARDS

7

WATER FEATURE W/ FOCAL FEATURE ARTWORK

8

OUTDOOR KITCHEN AND DINING AREA

AVENUE

5
COMMUNITY
CENTER

5

2

1

3RD

6
3
8
7

Note:
Landscape Architectural design will adhere to all
local, State and Federal requirements. Landscape
planting and irrigation design will adhere to low
water, drought tolerant Local and State regulations,
and will be furthered defined in subsequent phases.

LANDSCAPE
ENLARGEMENT
COMMUNITY
CENTER

SCALE: 1” = 20’ - 0”

0’

10’ 20’

40’

60’

L-201
68

LEGEND
1

OUTDOOR KITCHEN W/ BAR TABLE

9

2

OUTDOOR DINING

10

TOT LOT W/ RAISED PLAY MOUND

3

DECORATIVE SCREEN PANELS

11

DECORATIVE D.G. W/ PLANTING

4

ARCHITECTURAL POTTERY IN GRAVEL

12

LANDSCAPE FEATURE TREE

5

LOUNGE AREA

13

PATIO

6

TOT LOT

7

COMMUNITY GARDEN W/ DECORATIVE GATE

8

TURF - PLAY AREA

MEDITATION GARDEN

7
3
3
12

4
1

2

PHASE 1
PHASE 2

2
4

6

5

8

12

10

12
8

9

11

13

Note:
Landscape Architectural design will adhere to all
local, State and Federal requirements. Landscape
planting and irrigation design will adhere to low
water, drought tolerant Local and State regulations,
and will be furthered defined in subsequent phases.

LANDSCAPE
ENLARGEMENT
COURTYARD
1 AND 2

SCALE: 1” = 20’ - 0”

0’

10’ 20’

40’

60’

69
L-202

LEGEND
1

BIKE PARKING

2

PATIO

3

TOT LOT

4

TURF - SPECTATOR SEATING/PLAY AREA

5

TURF FLEXIBLE FIELD

1
2

3

4

4

5

Note:
Landscape Architectural design will adhere to all
local, State and Federal requirements. Landscape
planting and irrigation design will adhere to low
water, drought tolerant Local and State regulations,
and will be furthered defined in subsequent phases.

LANDSCAPE
ENLARGEMENT
COURTYARD 3
SCALE: 1” = 20’ - 0”

0’

10’ 20’

40’

60’

70
L-203

10'-0"FRONT YARD
SETBACK

9/3/2019 5:57:55 PM

(N) PERIMETER FENCE, PER LANDSCAPE
(N) CURB CUT, PER CIVIL
(N) DECELERATION RIGHTTURN LANE, PER CIVIL &
TRAFFIC REQUIREMENTS

12'-0"

Sim

10'-0"

1
A-141.1

WALNUT AVE
CL
1
A-111.1

Sim

1
A-112.1

Sim
(N) SECURITY GATE AT
ENTRY POINTS

(N) SECURITY GATE AT
ENTRY POINTS

EAH Housing
5'-0"

12'-0"

Community
Bldg.

10'-0"

7

8

Bldg. A.1

Bldg. B

Bldg. C

EMERGENCY PARKING

22 Pelican Way
San Rafael
CA 94901

415-258-1800

Tot-Lot
25'-0"

CL

COMMUNITY GARDEN

PHASE 1

TOT-LOT, PER
LANDSCAPE

17

Courtyard 1

19

TOT-LOT, PER
LANDSCAPE

Courtyard 2

Greenfield
Commons

TRASH ENCLOSURE, TYP.

3RD STREET

BIKE RACK, TYP.

Bldg. A

SWALE, PER CIVIL

LAUN./
BIKE

17

PHASE 2

Bldg. H
Bldg. D

EMERGENCY
PARKING

14

41206 Walnut Ave
Greenfield, CA
93927

Date

Issued For

07/19/19

Entitlement Submittal

BIKE RACK, TYP.

TRASH ENCLOSURE, TYP.
20

15

Sim
BIKE RACK,
TYP.

11

2
A-114.1

Sim

LAUN./
BIKE
CARPORT WITH SOLAR PANELS

PHASE 1

NOT FOR CONSTRUCTION

13

2
A-114.1

19'-0"

11

25'-0"

19'-0"

EMERGENCY PARKING

Bldg. E

PHASE 2

EMERGENCY
PARKING

17

15

CL

TOT-LOT, PER
LANDSCAPE

SWALE, PER CIVIL

Bldg. F

20
(N) PERIMETER FENCE,
PER LANDSCAPE

18

Courtyard 3
TRASH
ENCLOSURE,
TYP.
TRASH
ENCLOSURE,
TYP.

BIKE RACK,
TYP.

Bldg. G

17

14

General Notes
1.
2.
3.
4.
5.

SEE CIVIL FOR GRADING AND DRAINAGE
SEE LANDSCAPE FOR MORE INFO.
PROJECT TO BE PHASED PER PHASING LIMIT. SEE "G-001 PROJECT
DATA" FOR PROVIDED PARKING SPACES AND UNITS PER ACRE FOR
EACH PHASE.
RESIDENTIAL BUILDINGS TO HAVE MIN. 18" CLR. CRAWL SPACE
THE COMMUNITY, MAINTENANCE, AND LAUNDRY BUILDINGS TO HAVE
SLAB ON GRADE FOUNDATIONS.

MAINT.

4
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15

1
A-113.1

Sim

2
A-114.1

Sim
601 South Figueroa Street
Suite 500
Los Angeles, California
90017 USA
(213) 542-4500

8
20

20

20

WWW.HED.DESIGN

Legend
Trash Enclosure
CARPORT WITH SOLAR PANELS

Carport with Integrated PV Panels
New Buildings
Limited Scope of Parking & Swale to be Constructed in Phase 1
Outdoor Bike Parking Spaces
Limit of Phase 1 & 2

Overall Site Plan

©2019

1" = 40'-0"
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(N) Perimeter Fence, per Landscape

Architectural Site
Plan
0'

20'

40'

80'

160'

A-100
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EAH Housing

22 Pelican Way
San Rafael
CA 94901

415-258-1800

Greenfield
Commons

41206 Walnut Ave
Greenfield, CA
93927

J

I

H

F

G

E

41'-8"
12'-6"

D

C

B

27'-2"

14'-8"

14'-6"

14'-8"

12'-6"

12'-6"

Issued For
Entitlement Submittal

1'-3"
5'-2"
6'-0"

BALCONY
CLO.
BEDROOM 2

3'-0"

BALCONY

5'-2"

BALCONY

4'-3"

Date
07/19/19

11'-8"

12'-6"

5'-0"

A

24'-2"

3'-0"

BEDROOM 2
3'-0"

1'-9"

BEDROOM

KITCHEN

LIVING

MASTER BEDROOM

26'-6"

CLO.

BATHROOM

24'-7"

HALLWAY

28'-6"

32'-9" (Half Module)

BATHROOM

CLO.
LINEN
HALLWAY
MECH.

25'-4"

34'-6"(Half Module)

HALLWAY

34'-6" (Half Module)

LIVING

29'-9"

CLO.

CLO.
KITCHEN

LIVING

BATHROOM

CLO.
CLO.

KITCHEN
BATHROOM

BEDROOM 3
CLO.

MECH.
BEDROOM 1

6'-0"

CORRIDOR
4'-0"

CL

6'-0"
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(213) 542-4500

CORRIDOR

WWW.HED.DESIGN

CL

J

3

I

TYPICAL 3-BED UNIT
1/4" = 1'-0"

601 South Figueroa Street
Suite 500
Los Angeles, California
90017 USA

H

G

F

2

E

TYPICAL 2-BED UNIT
1/4" = 1'-0"

C

D

1

B

A

TYPICAL 1-BED UNIT
1/4" = 1'-0"
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NOTE:
SEE PROJECT DATA FOR AVERAGE UNIT SIZES

Unit Plans
0'

2'

4'

8'

16'

NOT FOR CONSTRUCTION
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EAH Housing
A-223
22 Pelican Way
San Rafael
CA 94901

1

415-258-1800

Greenfield
Commons

A-222
1

41206 Walnut Ave
Greenfield, CA
93927

28'-3 7/8"

A-223

3

4

2

A-223

Date

Issued For

07/19/19

Entitlement Submittal

BUILDING B
38'-5 9/32"

A-223

A-222

4

3

A-222

20'-0"

LAUNDRY

BIKE STORAGE

601 South Figueroa Street
Suite 500
Los Angeles, California
90017 USA
(213) 542-4500

BUILDING A

Unit Types

LAUNDRY/BIKE

WWW.HED.DESIGN

2

1 Bed
A-222

2 Bed
3 Bed
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Corridor
Note:
Corridors to be exterior non-conditioned space

LEVEL 1 PLAN - ZONE 1
1/16" = 1'-0"
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Level 1 Plan Zone 1
0' 4' 8'

16'

32'

64'

NOT FOR CONSTRUCTION
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EAH Housing

A-223

22 Pelican Way
San Rafael
CA 94901

1

415-258-1800

Greenfield
Commons

A-222
1
29'-7 7/8"

7'-6"

41206 Walnut Ave
Greenfield, CA
93927

A-223

3

4

2

A-223

Date

Issued For

07/19/19

Entitlement Submittal

BUILDING B
38'-5 9/32"

A-223

A-222

4

3

A-222

20'-0"

601 South Figueroa Street
Suite 500
Los Angeles, California
90017 USA
(213) 542-4500

BUILDING A

LAUNDRY BUILDING

WWW.HED.DESIGN

Unit Types

2

1 Bed
A-222

2 Bed

C:\RevitLocals\2018-04268_Arch_HED_thall.rvt

3 Bed
Corridor

LEVEL 2 PLAN - ZONE 1
1/16" = 1'-0"

Note:
Corridors to be exterior non-conditioned space

©2019
2018-04268-000

Level 2 Plan Zone 1
0' 4' 8'

16'

32'

64'

NOT FOR CONSTRUCTION
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EAH Housing
METAL FRAME PROJECTION
STANDING SEAM
METAL ROOF

22 Pelican Way
San Rafael
CA 94901

TRELLIS, TYP.

415-258-1800

FLAT ROOF WITH
PARAPET
A/C CONDENSOR UNITS, TYP. WITH
METAL MESH MECHANICAL SCREEN

Greenfield
Commons

MECHANICAL
SCREEN, TYP.

9" / 12"

METAL GUTTER
SYSTEM, TYP.

9" / 12"

7" / 12"

9" / 12"

7" / 12"
7" / 12"

41206 Walnut Ave
Greenfield, CA
93927

9" / 12"

7" / 12"

Date

Issued For

07/19/19

Entitlement Submittal

FLAT ROOF WITH
PARAPET, TYP.

BUILDING B
3" / 12"

3" / 12"

METAL FRAME
PROJECTION

9" / 12"

METAL FASCIA, PER
ELEVATION

3" / 12"

9" / 12"

METAL FRAME PROJECTION

7" / 12"

9" / 12"

7" / 12"

9" / 12"

6" / 12"
3" / 12"

9" / 12"
3" / 12"

9" / 12"

601 South Figueroa Street
Suite 500
Los Angeles, California
90017 USA

MECHANICAL
SCREEN, TYP.

BUILDING A

LAUNDRY BUILDING

(213) 542-4500
WWW.HED.DESIGN

ROOF PLAN_ZONE 1
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1/16" = 1'-0"

LEGEND
METAL GUTTER
TRELLIS
©2019

METAL FRAME & FASCIA PROJECTION
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Roof Plan - Zone
1
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64'

NOT FOR CONSTRUCTION
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EAH Housing
A-223
A-224
6
22 Pelican Way
San Rafael
CA 94901

1
55'-2 5/8"

415-258-1800

Greenfield
Commons
7
A-223

A-223
41206 Walnut Ave
Greenfield, CA
93927

8

Date

Issued For

07/19/19

Entitlement Submittal

BUILDING C
5

46'-2 1/2"

A-223

A-224

3

4

A-224

A-225
1

A-225

4

3

A-225

601 South Figueroa Street
Suite 500
Los Angeles, California
90017 USA

2

BUILDING D.1

(213) 542-4500
31'-8 23/32"

WWW.HED.DESIGN

A-225

Unit Types
1 Bed

2

BUILDING D

2 Bed
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A-224

3 Bed
Corridor
Note:
Corridors to be exterior non-conditioned space

LEVEL 1 PLAN - ZONE 2
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Level 1 Plan Zone 2
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EAH Housing
A-223
A-224
6
1

22 Pelican Way
San Rafael
CA 94901

55'-2 5/8"

415-258-1800

Greenfield
Commons
7
A-223

A-223
41206 Walnut Ave
Greenfield, CA
93927
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Date

Issued For

07/19/19

Entitlement Submittal

BUILDING C
5

46'-2 1/2"

A-223

A-224

3

4

A-224

A-225
1

A-225

4

3

A-225

601 South Figueroa Street
Suite 500
Los Angeles, California
90017 USA

Unit Types
1 Bed
2

BUILDING D.1

31'-8 23/32"

(213) 542-4500

2 Bed

A-225

WWW.HED.DESIGN

3 Bed
Corridor
2

BUILDING D

Note:
Corridors to be exterior non-conditioned space
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A-224
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LEVEL 2 PLAN - ZONE 2
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1/16" = 1'-0"

Level 2 Plan Zone 2
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EAH Housing
STANDING SEAM
METAL ROOF
7" / 12"

7" / 12"

22 Pelican Way
San Rafael
CA 94901

TRELLIS, TYP.
7" / 12"

415-258-1800

7" / 12"

FLAT ROOF WITH
PARAPET

Greenfield
Commons

A/C CONDENSOR UNITS, TYP. WITH
METAL MESH MECHANICAL SCREEN
MECHANICAL
SCREEN, TYP.

3" / 12"

3" / 12"

METAL FASCIA, PER
ELEVATION

9" / 12"

41206 Walnut Ave
Greenfield, CA
93927

Date

Issued For

07/19/19

Entitlement Submittal

9" / 12"

METAL FASCIA,
PER ELEVATION

BUILDING C

3" / 12"

3" / 12"

METAL FASCIA,
PER ELEVATION

9" / 12"
9" / 12"
9" / 12"

9" / 12"

9" / 12"

3" / 12"

9" / 12"
9" / 12"

3" / 12"

3" / 12"

9" / 12"

9" / 12"

3" / 12"

9" / 12"

9" / 12"

9" / 12"

9" / 12"

601 South Figueroa Street
Suite 500
Los Angeles, California
90017 USA

9" / 12"

BUILDING D.1

(213) 542-4500
WWW.HED.DESIGN

C:\RevitLocals\2018-04268_Arch_HED_thall.rvt

BUILDING D

ROOF PLAN_ZONE 2

LEGEND

1/16" = 1'-0"

METAL GUTTER
TRELLIS

©2019

METAL FRAME & FASCIA PROJECTION

2018-04268-000

Roof Plan - Zone
2
0' 4' 8'

16'

32'

64'

NOT FOR CONSTRUCTION

78
A-112.3

7/17/2019 11:36:06 AM

A-226
1

BIKE STORAGE
27'-11 1/32"

14'-9 23/32"

A-227
1

A-226

3
A-226

4

LAUNDRY

EAH Housing

22 Pelican Way
San Rafael
CA 94901

415-258-1800

LAUNDRY BUILDING

Greenfield
Commons

15'-6"

A-226
2
7
A-226

BUILDING E
41206 Walnut Ave
Greenfield, CA
93927

Date

Issued For

07/19/19

Entitlement Submittal

BUILDING F

3

A-227

A-226

5

6

A-226

8
A-226

45'-3 13/16"

4

5'-6 5/16"

A-227

601 South Figueroa Street
Suite 500
Los Angeles, California
90017 USA
(213) 542-4500
WWW.HED.DESIGN

Unit Types

2

C:\RevitLocals\2018-04268_Arch_HED_thall.rvt

A-227

24'-11 3/4"

BUILDING G

1 Bed

MAINTENANCE BUILDING

2 Bed
3 Bed
Corridor
©2019
Note:
Corridors to be exterior non-conditioned space

2018-04268-000

LEVEL 1 PLAN - ZONE 3

Level 1 Plan Zone 3

1/16" = 1'-0"

0' 4' 8'

16'

32'

64'

NOT FOR CONSTRUCTION

79
A-113.1

7/17/2019 11:36:29 AM

A-226
1
27'-11 1/32"

A-227
1

A-226

3
-

- A-227

-

-

A-226

4

6

EAH Housing

22 Pelican Way
San Rafael
CA 94901

415-258-1800

LAUNDRY BUILDING

Greenfield
Commons

15'-6"

A-226
2
7
A-226

BUILDING E
41206 Walnut Ave
Greenfield, CA
93927

Date

Issued For

07/19/19

Entitlement Submittal

BUILDING F

3

A-227

A-226

5

6

A-226

8
A-226

45'-3 13/16"

4

5'-6 5/16"

A-227

601 South Figueroa Street
Suite 500
Los Angeles, California
90017 USA
(213) 542-4500
WWW.HED.DESIGN

Unit Types

2

C:\RevitLocals\2018-04268_Arch_HED_thall.rvt

A-227

24'-11 3/4"

BUILDING G

1 Bed

MAINTENANCE BUILDING

2 Bed
3 Bed
Corridor
©2019
Note:
Corridors to be exterior non-conditioned space

2018-04268-000

LEVEL 2 PLAN - ZONE 3

Level 2 Plan Zone 3

1/16" = 1'-0"

0' 4' 8'

16'

32'

64'

NOT FOR CONSTRUCTION

80
A-113.2

7/17/2019 11:36:37 AM

METAL GUTTER SYSTEM, TEP.
9" / 12"

6" / 12"
9" / 12"

9" / 12"

STANDING SEAM METAL ROOF
9" / 12"

7" / 12"
7" / 12"

7" / 12"

EAH Housing

7" / 12"

A/C CONDENSOR UNITS, TYP. WITH
METAL MESH MECHANICAL SCREEN
22 Pelican Way
San Rafael
CA 94901

FLAT ROOF WITH PARAPET, TYP.

415-258-1800

LAUNDRY BUILDING

METAL FASCIA, PER ELEVATION

Greenfield
Commons

METAL FRAME PROJECTION.
A/C CONDENSOR UNITS, TYP.

3" / 12"

3" / 12"

BUILDING E
41206 Walnut Ave
Greenfield, CA
93927

Date

Issued For

07/19/19

Entitlement Submittal

3" / 12"

9" / 12"

9" / 12"

7" / 12"

7" / 12"

7" / 12"

7" / 12"

BUILDING F

2 1/2" / 12"

9" / 12"

601 South Figueroa Street
Suite 500
Los Angeles, California
90017 USA
(213) 542-4500
WWW.HED.DESIGN

9" / 12"

9" / 12"

3" / 12"

9" / 12"

9" / 12"

7" / 12"

3" / 12"

7" / 12"

9" / 12"

C:\RevitLocals\2018-04268_Arch_HED_thall.rvt

LEGEND
BUILDING G

MAINTENANCE BUILDING

METAL GUTTER
TRELLIS

ROOF PLAN_ZONE 3

METAL FRAME & FASCIA PROJECTION
©2019

1/16" = 1'-0"
2018-04268-000

Roof Plan - Zone
3
0' 4' 8'

16'

32'

64'

NOT FOR CONSTRUCTION

81
A-113.3

7/17/2019 11:36:45 AM

EAH Housing

22 Pelican Way
San Rafael
CA 94901

Greenfield
Commons

33'-6"
3'-0"

27'-6"

415-258-1800

3'-0"

41206 Walnut Ave
Greenfield, CA
93927

9'-8"

A-228
2
90'-0"
9'-0"

16'-0"

22'-6"

24'-0"

Issued For
Entitlement Submittal

8'-0"
2'-0"

GARAGE

13'-8"

STOR.

OFFICE

COMPUTER
CLASSROOM

OFFICE

STOR.

STOR.

STOR.

MAINT. BLDG - LEVEL 1

3

Date
07/19/19

26'-4 1/4"

19'-10"

4'-0"

29'-6"

18'-6"

FITNESS

1/8" = 1'-0"
MEN

WOMEN

LOBBY

35'-0"

12'-0"

2'-0"
28'-8"

8'-0"

18'-8"

HALLWAY

10'-6"

KITCHEN

STORAGE

13'-0"

6'-0"

86'-0"

18'-6"

7'-0"

20'-0"

GALLERY

1

A-228

LOUNGE

A-228

4

8'-0"

7'-0"

3'-0"

51'-6"

15'-0"

BIKE STORAGE (56)
MAINT.
601 South Figueroa Street
Suite 500
Los Angeles, California
90017 USA

MULTI-PURPOSE

39'-6"

36'-0"

LAUNDRY ROOM

(213) 542-4500
WWW.HED.DESIGN

C:\RevitLocals\2018-04268_Arch_HED_thall.rvt

Commercial
Washer & Dryer

28'-0"

3
A-228
26'-0"

7'-0"

©2019

33'-0"

2018-04268-000

2

TYP. LAUNDRY BLDG - LEVEL 1
1/8" = 1'-0"

1

COMMUNITY BLDG - LEVEL 1

Level 1 Plan Support Buildings

1/8" = 1'-0"

0' 4' 8'

16'

32'

64'

NOT FOR CONSTRUCTION

82
A-114.1

7/17/2019 11:36:50 AM

EAH Housing

22 Pelican Way
San Rafael
CA 94901

415-258-1800

Greenfield
Commons

41206 Walnut Ave
Greenfield, CA
93927

METAL GUTTER SYSTEM, TYP.

Date

Issued For

07/19/19

Entitlement Submittal

2 1/2" / 12"

STANDING SEAM METAL ROOF
9" / 12"

9" / 12"

STANDING SEAM METAL ROOF

9" / 12"

9" / 12"

9" / 12"

9" / 12"

9" / 12"

9" / 12"

9" / 12"

9" / 12"

MAINT. BLDG - ROOF
9" / 12"

3

1/8" = 1'-0"

9" / 12"

9" / 12"

TRELLIS

STANDING SEAM METAL ROOF
4" / 12"

9" / 12"

9" / 12"

601 South Figueroa Street
Suite 500
Los Angeles, California
90017 USA

METAL GUTTER SYSTEM, TYP.
METAL GUTTER SYSTEM, TYP.

(213) 542-4500
WWW.HED.DESIGN

FLAT SEAM METAL ROOF

C:\RevitLocals\2018-04268_Arch_HED_thall.rvt

6" / 12"

LEGEND
METAL GUTTER
TRELLIS
©2019

METAL FRAME & FASCIA PROJECTION
2018-04268-000

Roof Plan Support Buildings

2

TYP. LAUNDRY BLDG -ROOF
1/8" = 1'-0"

1

COMMUNITY BLDG - ROOF

0' 4' 8'

16'

32'

64'

1/8" = 1'-0"

NOT FOR CONSTRUCTION

83
A-114.2

7/17/2019 11:06:45 AM

EAH Housing

22 Pelican Way
San Rafael
CA 94901

415-258-1800

Greenfield
Commons

12

VINYL WINDOW - DARK BRONZE COLOR
NOT TO SCALE

11

METAL TRELLIS - MEDIUM GRAY
NOT TO SCALE

10

METAL MESH GUARDRAIL - BALCONIES
NOT TO SCALE

9

CARPORT
NOT TO SCALE

41206 Walnut Ave
Greenfield, CA
93927

Date

8

TRASH ENCLOSURE
NOT TO SCALE

7

METAL MESH HANDRAIL / GUARDRAIL
NOT TO SCALE

6

METAL FASCIA / METAL SURROUND MEDIUM GRAY
NOT TO SCALE

5

Issued For

CEMENTITIOUS SIDING - VERTICAL
BOARD & BATTEN PATTERN, WHITE
NOT TO SCALE

601 South Figueroa Street
Suite 500
Los Angeles, California
90017 USA
(213) 542-4500

C:\RevitLocals\2018-04268_Arch_HED_thall.rvt

WWW.HED.DESIGN

©2019
2018-04268-000

Material Board

4

WROUGHT IRON FENCE
NOT TO SCALE

3

CEMENTITIOUS SIDING / GRID PATTERN
- LIGHT GRAY, DARK GRAY, WHITE
NOT TO SCALE

2

STANDING SEAM METAL SIDING &
ROOFING - LIGHT GRAY
NOT TO SCALE

1

CEMENTITIOUS SIDING - HORIZONTAL
PATTERN, LIGHT GRAY
NOT TO SCALE

84
A-210

7/16/2019 3:34:51 PM

MECHANICAL EQUIP. & METAL MESH MECHANICAL SCREEN

METAL FASCIA / METAL SURROUND - MEDIUM GRAY, TYP.

BLDG C - MAX. HT.
STANDING SEAM METAL ROOFING LT. GRAY, BEYOND

METAL TRELLIS - MEDIUM GRAY, TYP.

BLDG C - TOP
PLATE

35'-0"

STANDING SEAM METAL SIDING LT. GRAY, TYP.

EAH Housing
22'-0"

METAL MESH GUARDRAIL

CEMENTITIOUS SIDING - HORIZONTAL
PATTERN, LIGHT GRAY, TYP.

BLDG C - LEVEL 2
22 Pelican Way
San Rafael
CA 94901

VINYL WINDOW - DARK BRONZE
COLOR, TYP.

415-258-1800

BLDG C - LEVEL 1

Greenfield
Commons

3

Exterior Elevation - Bldg C - East_Enlarged
1/8" = 1'-0"
41206 Walnut Ave
Greenfield, CA
93927
STANDING SEAM METAL ROOF - LT.
GRAY, BEYOND

Date

Issued For

07/12/19

Entitlement Submittal

CEMENTITIOUS SIDING - HORIZONTAL
PATTERN, LIGHT GRAY, TYP.
METAL FASCIA / METAL
SURROUND - MEDIUM GRAY, TYP.

METAL MESH GUARDRAIL

BLDG A - MAX. HT.

STANDING SEAM METAL
ROOF - LT. GRAY, TYP.

STANDING SEAM METAL
SIDING - LT. GRAY, TYP.

11'-0"

35'-0"

BLDG A - TOP
PLATE

METAL FASCIA / METAL
SURROUND - MEDIUM GRAY, TYP.

BLDG A - LEVEL 2

11'-0"

CEMENTITIOUS SIDING - VERTICAL
BOARD & BATTEN PATTERN, WHITE
VINYL WINDOW - DARK
BRONZE COLOR, TYP.

BLDG A - LEVEL 1

2

Exterior Elevation - Bldg A - East (Enlarged)
1/8" = 1'-0"

STANDING SEAM METAL ROOFING LT. GRAY
METAL FASCIA / METAL SURROUND MEDIUM GRAY, TYP.

STANDING SEAM METAL
ROOFING - LT. GRAY, TYP.

CEMENTITIOUS SIDING - VERTICAL
BOARD & BATTEN PATTERN, WHITE

BLDG A - MAX. HT.

METAL FASCIA / METAL
SURROUND - MEDIUM GRAY, TYP.

601 South Figueroa Street
Suite 500
Los Angeles, California
90017 USA

CEMENTITIOUS SIDING - HORIZONTAL
PATTERN, LIGHT GRAY, TYP.

6"

METAL TRELLIS - MEDIUM GRAY, TYP.

METAL FASCIA / METAL
SURROUND - MEDIUM GRAY, TYP.

WWW.HED.DESIGN

11'-0"

35'-0"

STANDING SEAM METAL
SIDING - LT. GRAY, TYP.

CEMENTITIOUS SIDING / GRID PATTERN LT. GRAY, DARK GRAY, WHITE, TYP.

BLDG A - LEVEL 2

11'-0"

C:\RevitLocals\2018-04268_Arch_HED_thall.rvt

(213) 542-4500

BLDG A - TOP
PLATE

VINYL WINDOW - DARK
BRONZE COLOR, TYP.

METAL MESH GUARDRAIL

BLDG A - LEVEL 1

©2019
2018-04268-000

1

Exterior Elevation
Enlarged

Exterior Elevation - Bldg A - South
(Enlarged)
1/8" = 1'-0"

0'

4'

8'

16'

32'

NOT FOR CONSTRUCTION

85
A-220

7/16/2019 3:35:23 PM

EAH Housing

22 Pelican Way
San Rafael
CA 94901

415-258-1800

Greenfield
Commons
STANDING SEAM METAL
ROOFING - LT. GRAY, TYP.
METAL FASCIA / METAL
SURROUND - MEDIUM GRAY, TYP.

41206 Walnut Ave
Greenfield, CA
93927

MECHANICAL EQUIP. & METAL MESH
MECHANICAL SCREEN

BLDG C - MAX. HT.

VINYL WINDOW - DARK
BRONZE COLOR, TYP.

CEMENTITIOUS SIDING / GRID PATTERN LT. GRAY, DARK GRAY, WHITE, TYP.

Date

Issued For

METAL TRELLIS - MEDIUM GRAY, TYP.

BLDG C - TOP
PLATE

CEMENTITIOUS SIDING - HORIZONTAL
PATTERN, LIGHT GRAY, TYP.

11'-0"

35'-0"

STANDING SEAM METAL SIDING LT. GRAY, TYP.

BLDG C - LEVEL 2

11'-0"

METAL MESH GUARDRAIL

BLDG C - LEVEL 1

2

Exterior Elevation - Bldg C - North
(Enlarged)
1/8" = 1'-0"

STANDING SEAM METAL ROOFING - LT.
GRAY, TYP.

BLDG D - MAX. HT.
CEMENTITIOUS SIDING / GRID PATTERN LT. GRAY, DARK GRAY, WHITE, TYP.
STANDING SEAM METAL
SIDING - LT. GRAY, TYP.
6"

METAL TRELLIS - MEDIUM GRAY, TYP.

METAL FASCIA / METAL
SURROUND - MEDIUM GRAY, TYP.
6"

STANDING SEAM METAL
ROOFING - LT. GRAY, TYP.

BLDG D - TOP
PLATE

METAL FASCIA / METAL
SURROUND - MEDIUM GRAY, TYP.

601 South Figueroa Street
Suite 500
Los Angeles, California
90017 USA
(213) 542-4500

CEMENTITIOUS SIDING - HORIZONTAL
PATTERN, LIGHT GRAY, TYP.

11'-0"

35'-0"

WWW.HED.DESIGN

11'-0"

C:\RevitLocals\2018-04268_Arch_HED_thall.rvt

BLDG D - LEVEL 2

VINYL WINDOW - DARK
BRONZE COLOR, TYP.

METAL MESH GUARDRAIL

BLDG D - LEVEL 1
©2019
2018-04268-000

1

Exterior Elevation
Enlarged

Exterior Elevation - Bldg D.1 - South
(Enlarged)
1/8" = 1'-0"

NOT FOR CONSTRUCTION

86
A-221

7/16/2019 3:36:20 PM

BLDG A - MAX. HT.

11'-0"

BLDG A - LEVEL 2
11'-0"

35'-0"

BLDG A - TOP
PLATE

BLDG A - LEVEL 1

4

EAH Housing

Exterior Elevation - Bldg A - West
1/16" = 1'-0"

22 Pelican Way
San Rafael
CA 94901

415-258-1800

Greenfield
Commons

2
A-220

BLDG A - MAX. HT.

11'-0"

41206 Walnut Ave
Greenfield, CA
93927

BLDG A - LEVEL 2

Date

Issued For

07/12/19

Entitlement Submittal

11'-0"

35'-0"

BLDG A - TOP
PLATE

BLDG A - LEVEL 1

3

Exterior Elevation - Bldg A - East
1/16" = 1'-0"

1
A-220

BLDG A - MAX. HT.

11'-0"

BLDG A - LEVEL 2
11'-0"

35'-0"

BLDG A - TOP
PLATE

BLDG A - LEVEL 1

2

Exterior Elevation - Bldg A - South
1/16" = 1'-0"

601 South Figueroa Street
Suite 500
Los Angeles, California
90017 USA
(213) 542-4500
WWW.HED.DESIGN

BLDG A - MAX. HT.

BLDG A - LEVEL 2
11'-0"

C:\RevitLocals\2018-04268_Arch_HED_thall.rvt

35'-0"

11'-0"

BLDG A - TOP
PLATE

BLDG A - LEVEL 1
©2019

1

Exterior Elevation - Bldg A - North

NOTES:
•
See Sheet A220 & A221 for Typical Material Notes

1/16" = 1'-0"

2018-04268-000

Exterior Elevation
- Building A
0' 4' 8'

16'

32'

64'

NOT FOR CONSTRUCTION

87
A-222

7/16/2019 3:38:17 PM

BLDG C - TOP
PLATE

BLDG C - TOP
PLATE
35'-0"

11'-0"

BLDG C - MAX. HT.

11'-0"

BLDG C - MAX. HT.

BLDG C - LEVEL 2
11'-0"

BLDG C - LEVEL 2
11'-0"

35'-0"

2
A-221

BLDG C - LEVEL 1

BLDG C - LEVEL 1

EAH Housing

8

Exterior Elevation - Bldg C - East

6

1/16" = 1'-0"

Exterior Elevation - Bldg C - North
1/16" = 1'-0"
22 Pelican Way
San Rafael
CA 94901

415-258-1800

BLDG C - TOP
PLATE

BLDG C - TOP
PLATE
35'-0"

BLDG C - LEVEL 1

Exterior Elevation - Bldg C - West

Issued For

Exterior Elevation - Bldg C - South
1/16" = 1'-0"

BLDG B - TOP
PLATE

BLDG B - TOP
PLATE
35'-0"

BLDG B - LEVEL 2
11'-0"

11'-0"

BLDG B - LEVEL 2

11'-0"

BLDG B - MAX. HT.

11'-0"

BLDG B - MAX. HT.

BLDG B - LEVEL 1

4

Date
BLDG C - LEVEL 1

5

1/16" = 1'-0"

35'-0"

7

41206 Walnut Ave
Greenfield, CA
93927

BLDG C - LEVEL 2
11'-0"

BLDG C - LEVEL 2

Greenfield
Commons

11'-0"

BLDG C - MAX. HT.

11'-0"

BLDG C - MAX. HT.

11'-0"

35'-0"

3
A-220

Exterior Elevation - Bldg B - West

BLDG B - LEVEL 1

2

1/16" = 1'-0"

Exterior Elevation - Bldg B - South
1/16" = 1'-0"

601 South Figueroa Street
Suite 500
Los Angeles, California
90017 USA

BLDG B - TOP
PLATE
35'-0"
11'-0"

BLDG B - TOP
PLATE
11'-0"

BLDG B - MAX. HT.

WWW.HED.DESIGN

BLDG B - LEVEL 2

11'-0"

BLDG B - LEVEL 2
11'-0"

C:\RevitLocals\2018-04268_Arch_HED_thall.rvt

35'-0"

(213) 542-4500

BLDG B - MAX. HT.

BLDG B - LEVEL 1

BLDG B - LEVEL 1

©2019

3

Exterior Elevation - Bldg B - East
1/16" = 1'-0"

1

Exterior Elevation - Bldg B - North
1/16" = 1'-0"

NOTES:
•
See Sheet A220 & A221 for Typical Material Notes

0' 4' 8'

16'

32'

2018-04268-000

Exterior Elevation
- Building B & C

64'

NOT FOR CONSTRUCTION

88
A-223

7/16/2019 3:39:17 PM

BLDG D - MAX. HT.

11'-0"

BLDG D - LEVEL 2
11'-0"

35'-0"

BLDG D - TOP
PLATE

EAH Housing

BLDG D - LEVEL 1

4

22 Pelican Way
San Rafael
CA 94901

Exterior Elevation - Bldg D - West
1/16" = 1'-0"

415-258-1800

Greenfield
Commons
BLDG D - MAX. HT.
41206 Walnut Ave
Greenfield, CA
93927

11'-0"

Date

Issued For

07/19/19

Entitlement Submittal

BLDG D - LEVEL 2
11'-0"

35'-0"

BLDG D - TOP
PLATE

BLDG D - LEVEL 1

3

Exterior Elevation - Bldg D - East
1/16" = 1'-0"

BLDG D - MAX. HT.

11'-0"

BLDG D - LEVEL 2
11'-0"

35'-0"

BLDG D - TOP
PLATE

BLDG D - LEVEL 1

2

Exterior Elevation - Bldg D - South
1/16" = 1'-0"

601 South Figueroa Street
Suite 500
Los Angeles, California
90017 USA
(213) 542-4500

BLDG D - MAX. HT.

WWW.HED.DESIGN

11'-0"

BLDG D - LEVEL 2
11'-0"

C:\RevitLocals\2018-04268_Arch_HED_thall.rvt

35'-0"

BLDG D - TOP
PLATE

BLDG D - LEVEL 1

1

Exterior Elevation - Bldg D - North
1/16" = 1'-0"

©2019

NOTES:
•
See Sheet A220 & A221 for Typical Material Notes

2018-04268-000

Exterior Elevation
- Building D
0' 4' 8'

16'

32'

64'

NOT FOR CONSTRUCTION

89
A-224

BLDG D.1 - TOP
PLATE

BLDG D.1 - LEVEL
2
BLDG D.1 - LEVEL
1

Exterior Elevation - Building D.1 West

3

1/16" = 1'-0"

11'-0"

BLDG D.1 - TOP
PLATE
35'-0"

BLDG D.1 - MAX.
HT.

11'-0"

11'-0"
11'-0"

35'-0"

7/16/2019 3:40:10 PM

4

BLDG D.1 - MAX.
HT.

EAH Housing

22 Pelican Way
San Rafael
CA 94901

415-258-1800

BLDG D.1 - LEVEL
2

Greenfield
Commons

BLDG D.1 - LEVEL
1

Exterior Elevation - Building D.1 East

41206 Walnut Ave
Greenfield, CA
93927

1/16" = 1'-0"

Date

Issued For

1
A-221

BLDG D.1 - MAX.
HT.

11'-0"
11'-0"

35'-0"

BLDG D.1 - TOP
PLATE

2

BLDG D.1 - LEVEL
2
BLDG D.1 - LEVEL
1

Exterior Elevation - Building D.1 South
1/16" = 1'-0"

BLDG D.1 - MAX.
HT.

601 South Figueroa Street
Suite 500
Los Angeles, California
90017 USA
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ATTACHMENT 2
Greenfield Commons Tree palette

Cercidium praecox

Sonoran Palo Verde Tree

Chionanthus retusus

Chinese Fringe Tree

Cotinus coggygria

Smoke Tree

Fraxinus americana

White Ash ‘Autumn Purple’

Geijera parviflora

Australian Willow

Ginko biloba

Ginko Tree ‘Autumn Gold’

Gleditsia triacanthos inermis

Honey locust ‘Shademaster’

Koelreuteria paniculate

Golden Rain Tree

Lagerstroemia indica ‘fauriei’

Crepe Myrtle ‘Tuscarora’ of ‘Muskogee’

Liquidambar styracifula

Sweet Gum

Platanus acerifolia

London Plane Tree ‘Bloodgood’

Pyrus kawakamii

Evergreen Pear

Sophora japonica ‘Regent’

Japanese Pagoda Tree
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ATTACHEMENT 3

August 20, 2019
ATTACHMENT D

Re: Response to Comments – MODULAR CONSTRUCTION

Modular construction is proposed for the 222-unit multifamily development currently under review by the City of
Greenfield. Modular construction is the preferred building method because it offers the potential to reduce
construction time and environmental impact. Preliminary details of the proposal are set forth in the remainder of
this document.
MODULAR SCOPE OF WORK:
All construction is Type V on grade, permanent foundation. Although elements of the development will be
constructed on-site, 90% of project structures will be factory-built. Modules for buildings A,B,C,D,D.1,E,F,G will arrive
at the site with fixtures, appliances and MEP ready. The modules will be stacked and assembled on-site. A total of
259 modules will be constructed and shipped to the site. An average sized module is 63’L x 14’w x 11’h. Approximate
combined square footage of the factory-built modules is 214,000 SQFT.
The site-built portion of construction includes both laundry facilities, maintenance building, community building, all
site work, street improvements, carports, building stairways, building cladding, exterior finishes, and permanent
foundation.
LOGISTICS:
Access & Delivery Route – Hwy 101 is located less than 1 mile from the project site. This will reduce the event or
likelihood of traffic disruption. Current plans propose street improvements along Walnut as a condition of approval.
It is unlikely module delivery will cause traffic disruptions over and above what is anticipated during construction of
the street improvements. A large crane is necessary to assemble the modules on-site. Location and height of utility
lines must be checked prior to delivery.
Storage – The site is large and flat, which is ideal for storage, staging, and setting at the site. Additional storage space
is not anticipated. On-site storage will reduce the number of freight trips needed to complete the project. The same
is true for staging.
Delivery & Setting – We anticipate delivery of 10-12 modules per day and Setting schedule of between 8-10 modules
per day. See Exhibit 1 for a standard layout plan.
Permit | Plan Check:
Special Permits | Encroachments – The modular components are oversized, so require special permits and pilot
cars for travel on state highways.
3RD Party Review – Both state and municipal building and permitting agencies review construction documents for
modular developments. HCD reviews construction documents for the modular units and performs on-site
inspections at the modular fabricator facilities to ensure compliance with residential applicable construction codes
and regulations. Based upon a successful inspection, a certification of building approval is applied to the individual
modular units. The Municipal agency reviews construction documents regarding building code and regulation
compliance for the on-site constructed elements of the building, OSHA regulations, and other construction
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requirements apart from parameters of the modular unit design and construction, which is regulated by the State.
Both agencies typically receive a complete set of construction documents. Fees for the State review and inspection
of the modular units are typically included in the modular fabricator’s fees. Fees for Municipal agency review and
inspections are paid by the developer.
ENVIRONMENTAL IMPACT:
Life cycle impacts as well as impacts from material production and transport, off-site and on-site energy use, worker
transport, and waste management must be considered in evaluating the environmental impact of various
construction methods. Although there is some variation according to the specific project, Modular construction
reduces environmental impact in every category, relative to conventional stick-built construction.
Noise – noise is reduced at the site since most of the hammering, sawing, installing is performed at the shop instead
of at the site of the development.
Air Quality – Multifamily construction has negative and sometimes severe impacts on air quality at the site. Modular
construction dramatically reduces this impact. Less on-site construction results in fewer particulates in the air and a
reduced construction timeline reduces the number of days soil is disturbed and construction related particulate
matter remain in the air. Since the modules are constructed in weatherproof dry conditions, the threat of mold and
water intrusion is drastically reduced. The result improved environmental performance over the life cycle of the
building.
Additionally, there are fewer workers visiting the site and fewer building materials delivered to the site. Since 8090% of the module is constructed off-site, deliveries are more efficient and fewer are necessary, resulting in a net
reduction of VMT’s and therefore fewer GHG emissions released into the air. Details are outlined and will be
available in the Environmental Impact Study prepared in reference to the proposed development for the City of
Greenfield.
Waste – Perhaps the most impactful of the net benefits of modular construction is the reduction in waste produced.
Using a standardized module constructed in a factory, allows for efficient use and reuse of building materials. This
again reduces the need for trips to and from the site by eliminating most of the building waste that would otherwise
need to be trucked off-site throughout the construction period. Since the State regulates the factory-built work,
construction standards are often more rigorous than municipal controlled permitting processes. Sustainable building
materials are more often used in prefabricated modules than site-built conventional construction. Details are
outlined and will be available in the Environmental Impact Study prepared in reference to the proposed development
for the City of Greenfield.
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ATTACHMENT 4

September 03, 2019
ATTACHMENT G
Re: IMPACT FEE WAIVER
EAH is seeking an Impact Fee Waiver of $2,130,927 for the proposed 222-unit affordable housing development at
4126 Walnut Avenue in Greenfield CA. The Project’s total estimated Impact Fees are listed in the table below1.
Municipalities often provide impact fee waivers for affordable housing developments. Few Cities have the capital
reserves to provide a direct contribution to Affordable Housing developments. As an alternative to direct subsidy
and to show support for housing that serves labor and service industry employed residents, Cities provide nonprofits with an economic value equivalent to the cost incurred through development impact fees. The waiver may
benefit a non-profit developer in several ways. 1. Lowers overall cost of development, 2. Reduces size of
construction loan, thereby reducing interest paid on outstanding principle, 2. Waived fees are used to leverage
funds from state and federal financing programs thereby generating more development capital and reducing the
time to lease-up an income generating unit.
While the proposed development will have an impact on City facilities, the proposed development will provide
housing to hundreds of families at a discounted cost. For the first time, many families will have disposable income
to spend at local retailers. In turn, the added revenue drives business licensing fees and sales tax revenue at a
multiple much greater than the initial cost offset of the impact fee waiver. Cities often justify the waiver as an
investment. In contrast to a new resident population with discretionary income, a projected return on waived
impact fees for single-family homes will never materialize. Single family home purchases are typically a step up for
home buyers, who are often out of pocket and over-leveraged. Upon buying a new home, families tend to tighten
spending. Like most financial solutions there is no one-size-fits-all approach to fiscal prosperity, which is why
diversifying the housing stock is as fiscally sound as diversifying your investment portfolio.
Short of waiting for the investment to pay off through commerce, cities can recover the value of the waived fee by
using inclusionary housing in-lieu fees paid by market rate developers. Since these fees are statutorily allocated for
the purpose of increasing the stock of affordable housing, the fees can be used to make necessary investments in
facility upgrades.

Impact Fees
Sewer
Water
Police
Traffic
Regional Traffic
Park
Community Center
General Facilities
Fire
Development Impact Fee Total

1

Rate
1360
1545
392
1712
1341
1729
89
275
1156

Unit|Factor
222
222
222
222
222
222
222
222
222

Total
301,920
342,990
87,077
380,064
297,733
383,845
19,707
60,959
256,632
2,130,927

Please note, Utility Connections, Planning, Permit & Grading, and School fees are omitted from this calculation.
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ATTACHMENT 5
City of Greenfield
Planning Commission Minutes
Tuesday, March 3, 2020

CALL TO ORDER
Chair Garcia called the meeting to order at 6:05 p.m.

ROLL CALL
Present:

Chair Stephanie Garcia, Vice Chair Tina Martinez, Commissioner Ernest Gallardo,
Commissioner Robert Urquidez.

Absent:

Commissioner Maria Castillo

Staff:

Community Development Director Mugan, Building Official Martinez and Deputy
City Clerk Gomez

Guest:

Michael Schaier, Erik D. Ramakrishnan, Denice Wint, Beatriz Diaz, Art Salvagno,
Matt Huerta, M Osslander, John Huerta Jr., Mike Bassetti and Avelina Torres

PUBLIC COMMENTS FROM THE AUDIENCE/STAFF ON ITEMS NOT ON THE
AGENDA
No comments were received.
ADOPTION OF THE FEBRUARY 4, 2020 PLANNING COMMISSION MINUTES
A Motion by Vice-Chair Martinez, seconded by Commissioner Urquidez to approve the February 4,
2020 Planning Commission Minutes. All in favor. Motion carried.
CONCEPTUAL REVIEW OF GREENFIELD COMMONS MULTI-FAMILY
RESIDENTIAL PROJECT LOCATED AT THE SOUTHEAST CORNER OF WALNUT
AVENUE AND 3RD STREET
Chair Garcia and Vice-Chair Martinez stepped down due to conflict of interest.
Staff report was given by Planning Consultant Mulane.
Michael Schaier, Project Manager, gave opening presentation.
Otis Odell, Project Architect, explains the layout of the project.
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Commissioner Gallardo opened public comment at 6:48 pm
Mike Bassetti commented and stated he believed the project would be a really strong asset to the
community.
Beatriz Diaz stated she was in favor of the project because Greenfield needed housing.
Ediberto Cruz stated he was not in favor of the project because creating more building would create
more problems.
Avelina Torres stated she was in favor of the project and people deserve to live in their own homes
for growth.
Matt Huerta, MBEP, commended the City of Greenfield for approving high quality affordable
homes and supported the project.
Daniel Gonzales, CCA, was in favor and asked Planning Commission to consider the project.
John Huerta, in favor of the project, asked about options on the façade of the structures and the
requirements of CEQA and AG Buffer. He stated that EAH had very impressive architecture and
high-quality construction.
Stephanie Garcia, Greenfield resident, commented on the RHNA numbers and stated the city needed more
moderate and above moderate houses. She stated that what the city had was extremely low, very low and lowincome houses. She also that there was a great concern regarding the impact of the development and was glad
there will be a CEQA review.

Otis Odell, Project Architect responded to John Huerta Jr's comments and stated there were certainly
other options for the exterior of the building.
Commissioner Gallardo stated he was all for affordable housing, people needed of their own place
and would like the project to move forward.
Commissioner Urquides commented on the parking issues and housing needs for Greenfield.
Commissioner Gallardo closed public comment at 7:08 pm
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Chair Garcia and Vice-Chair Martinez returned to their seats.
COMMENTS FROM PLANNING COMMISSION AND STAFF
Chair Garcia would like to add the Downtown Street Scape Plan to a future agenda for a status
update.
ADJOURNMENT
Chair Garcia adjourned the meeting at 7:12 pm.

____________________________
Chair of the Planning Commission

_______________________________
Secretary of the Planning Commission
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ATTACHMENT 6
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ATTACHMENT 7

Attachment 7
Draft Mitigated Negative Declaration

The Greenfield Commons Project Draft Mitigated Negative Declaration (Draft MND) is
available on the City’s webpage in two separate documents: one for the main Draft MND
document and the other for the MND appendices. The direct links are:
https://ci.greenfield.ca.us/DocumentCenter/View/2123/v1-CEQA-Initial-Study---Greenfield-CommonsDRAFT_clean
https://ci.greenfield.ca.us/DocumentCenter/View/2122/Greenfield-Commons_Appendices-AtoJ

Please note that these are large files, so they may take a few minutes to download.
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ATTACHMENT 8

599 El Camino Real, Greenfield, CA 93927

FINAL MITIGATED NEGATIVE DECLARATION
Project Title:

Greenfield Commons Residential Project

Project Location:

The 10.97-acre project site is located at 41206 Walnut Avenue east of Highway
101 and approximately 0.91 miles east of downtown Greenfield. The project site
is bounded by agricultural uses and unincorporated lands to the north;
agricultural uses and the Walnut Avenue Specific Plan area to the west; Caesar
Chavez Elementary School and residential uses to south; and residential uses to
the east.

Assessor’s Parcel No.

109-082-012-000

Applicant:

Michael Schaier, Project Manager/EAH Housing
22 Pelican Way, San Rafael CA 93940

Initial Study:
An Initial Study was prepared for the purpose of determining whether this project may have a significant
effect on the environment. A copy of this study and all supporting documentation is on file at the City of
Greenfield, Planning Department, 599 El Camino Real, Greenfield, CA 93927.
Determination: The City of Greenfield has determined that, based on the results of the Initial Study, that
all potential environmental effects resulting from the project are either less than significant, or can be
avoided or mitigated to a less than significant level. As such, adoption of a Mitigated Negative
Declaration is appropriate and an Environmental Impact Report is not required. This Final Mitigated
Negative Declaration includes minor changes to one mitigation measure (TRA-1) resulting from public
review and comment. This change is also reflected in the project’s Mitigation Monitoring and Reporting
Program (MMRP).
Findings and Reasons:
The Initial Study identified potentially significant effects on the environment. However, this project has
been mitigated (see mitigation measures below which avoid or mitigate the effects) to a point where no
significant effects will occur. There is no substantial evidence that the project may have a residual
significant effect on the environment. The following reasons support these findings:
1.
2.

The proposal is a logical component of the existing land use pattern of this area.
Identified adverse impacts would be effectively mitigated by construction best practices,
pre-construction surveys and standard conditions of approval.
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3.
4.

The proposed project is consistent with the adopted goals, policies land uses and zoning
regulations of the City of Greenfield General Plan and Municipal Code.
With the application of the following mitigation measures, the proposed project will not
have any significant impacts on the environment:

MITIGATION MEASURES
Air Quality
AQ1. The developer shall comply with all applicable control measures adopted by the air district for
achieving reduction in district-wide emissions. The measures shall be included in contractor work
specifications and improvement plans for all individual projects. Improvement plans shall be
subject to review of the City Public Works Department for this purpose prior to approval of the
plans.
AQ2. Prior to the start of construction, the project contractor shall prepare a construction dust
mitigation plan. The plan shall specify the methods of dust control that will be utilized,
demonstrate the availability of needed equipment and personnel, use reclaimed water for dust
control, and identify a responsible individual who, if needed, can authorize implementation of
additional measures. The construction dust mitigation plan shall, at a minimum, include the
following measures:
a. Limit grading activity to a maximum of 2.2 acres daily. As more detailed construction
information becomes available, emissions from grading activities could be reassessed to
determine if the area of grading could be increased. Such an assessment would be
completed using appropriate assumptions and mitigation measures.
b. Water all active construction areas at least twice daily and more often during windy
periods. Active construction areas adjacent to existing businesses should be kept damp
at all times. If necessary, during windy periods, watering is to occur on all days of the
week regardless of on-site activities.
c. Cover soil or maintain at least two feet of freeboard on all hauling trucks.
d. Pave, apply water three times daily, or apply (non-toxic) soil stabilizers on all unpaved
access roads, parking areas, and staging areas at construction sites.
e. Sweep daily all on-site paved access roads, parking areas, and staging areas at
construction sites.
f. Sweep adjacent off-site streets daily if visible soil material is deposited onto the roads.
g. Hydroseed or apply (non-toxic) soil stabilizers to inactive construction areas (previously
graded areas inactive for ten days or more).
h. Enclose, cover, water twice daily or apply (non-toxic) soil binders to exposed stockpiles.
i. Limit traffic speeds on unpaved roads to 15 miles per hour.
j. Replant vegetation in disturbed areas as quickly as possible.
k. Suspend excavation and grading activity if visible dust clouds cannot be contained
within the construction site.
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AQ3. The developer shall reduce Nitrogen Oxide (NOX) exhaust and particulate matter emissions by
implementing one of the following measures prior to the start of construction:
a. Provide a plan, acceptable by the Air District, demonstrating that the heavy-duty (> 50
horsepower) off-road vehicles and equipment to be used in the construction project,
including owned, leased and subcontractor vehicles, will achieve a project wide fleetaverage 20 percent NOX reduction and 45 percent particulate reduction compared to
the most recent California Air Resources Board fleet average for the time of
construction; or
b. Provide a plan, acceptable by the Air District, that all off-road construction
vehicles/equipment greater than 50 horsepower that will be used on site for more than
one week shall: 1) be manufactured during or after 1996, 2) shall meet the NOX
emissions standard of 6.9 grams per brake horsepower hour, and 3) shall be equipped
with diesel particulate matter filters.
AQ4. The developer shall reduce Nitrogen Oxide (NOX) exhaust and particulate matter emissions by
implementing the following measures prior to the start of construction:
a. Contractors shall install temporary electrical service whenever possible to avoid the
need for independently-powered equipment (e.g. compressors).
b. Signs at the construction site shall be clearly visible to advise that that diesel equipment
standing idle for more than five minutes shall be turned off. This would include trucks
waiting to deliver or receive soil, aggregate, or other bulk materials. Rotating drum
concrete trucks may keep their engines running continuously if on-site and staged away
from residential areas.
c. Properly tune and maintain equipment for low emissions.
d. Stage large diesel-powered equipment at least 200 feet from any active land uses (e.g.,
residences).
Biological Resources
BR1. To avoid/minimize potential impacts to burrowing owl, the developer will retain a qualified
biologist to conduct a two‐visit (i.e. morning and evening) presence/absence survey at areas of
suitable habitat on and adjacent to the project site no less than 14 days prior to the start of
construction. Surveys shall be conducted according to methods described in the CDFW 2012 Staff
Report on Burrowing Owl Mitigation. If these pre‐construction “take avoidance” surveys
performed during the breeding season (February through August) or the non‐breeding season
(September through January) for the species locate occupied burrows in or near the construction
area, then consultation with the CDFW would be required to interpret survey results and develop a
project-specific avoidance and minimization approach.
BR2. To avoid impacts to nesting birds during the nesting season (January 15 through September 15), to
the extent feasible, construction activities that include any vegetation removal or ground
disturbance (such as grading or grubbing) shall be conducted between September 16 and January
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14, which is outside of the bird nesting season. If construction activities commence during the bird
nesting season, then a qualified biologist shall conduct a preconstruction survey for nesting birds
to ensure that no nests would be disturbed during project construction.
BR3. If construction activities are scheduled during the nesting season (February 15 to August 30 for
small bird species such as passerines; January 15 to September 15 for owls; and February 15 to
September 15 for other raptors), a qualified biologist shall conduct nesting bird surveys. Two
surveys for active nests of such birds shall occur within 10 days prior to start of construction, with
the second survey conducted with 48 hours prior to start of construction. Appropriate minimum
survey radius surrounding the work area is typically 250 feet for passerines, 500 feet for smaller
raptors, and 1,000 feet for larger raptors. Surveys shall be conducted at the appropriate times of
day to observe nesting activities.
BR4. If the qualified biologist documents active nests within the project site or in nearby surrounding
areas, an appropriate buffer between each nest and active construction shall be established. The
buffer shall be clearly marked and maintained until the young have fledged and are foraging
independently. Prior to construction, the qualified biologist shall conduct baseline monitoring of
each nest to characterize “normal” bird behavior and establish a buffer distance, which allows the
birds to exhibit normal behavior. The qualified biologist shall monitor the nesting birds daily during
construction activities and increase the buffer if birds show signs of unusual or distressed behavior
(e.g. defensive flights and vocalizations, standing up from a brooding position, and/or flying away
from the nest). If buffer establishment is not possible, the qualified biologist or construction
foreman shall have the authority to cease all construction work in the area until the young have
fledged and the nest is no longer active. This measure shall be implemented by the developer prior
to start of construction activities.
Cultural Resources
CR1. Any prehistoric or historic-period material is unexpectedly encountered by equipment operators
during ground-disturbing activities, or other individuals working within the Project area, that work
be halted within 50 feet of the discovery area until a Secretary of Interior-qualified archaeologist
(and tribal representative if the resources is tribal in nature) is retained to inspect the deposit and
provide further recommendations for evaluation and proper treatment of the resource.
Historic-period resources potentially include all byproducts of human land use greater than 50 years
of age, including alignments of stone or brick, foundation elements from previous structures, minor
earthworks, brick features, surface scatters of farming or domestic type material, and subsurface
deposits of domestic type material (e.g., glass, ceramic, metal, etc.).
Prehistoric-period artifacts that are typically found associated with prehistoric sites in the area
include humanly modified stone, shell, bone or other materials such as charcoal, ash and burned
rock that can be indicative of food procurement or processing activities. Prehistoric domestic
features include hearths, fire pits, house floor depressions and mortuary features consisting of
human skeletal remains.
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CR2. Procedures of conduct following the discovery of human remains on non-federal lands have been
mandated by California Health and Safety Code §7050.5, PRC §5097.98 and the California Code of
Regulations (CCR) §15064.5(e). According to the provisions in CEQA, should human remains be
encountered, all work in the immediate vicinity of the burial must cease, and any necessary steps
to ensure the integrity of the immediate area must be taken. The Monterey County Coroner will be
immediately notified. The Coroner must then determine whether the remains are Native
American. If the Coroner determines the remains are Native American, the Coroner has 24 hours
to notify the NAHC, who will, in turn, notify the person they identify as the most likely descendent
(MLD) of any human remains. Further actions will be determined, in part, by the desires of the
MLD. The MLD has 48 hours to make recommendations regarding the disposition of the remains
following notification from the NAHC of the discovery. If the MLD does not make
recommendations within 48 hours, the owner shall, with appropriate dignity, reinter the remains
in an area of the property secure from further disturbance. Alternatively, if the owner does not
accept the MLD’s recommendations, the owner or the descendent may request mediation by the
NAHC.
Geology and Soils
G1. The applicant shall follow all recommendations in the Geotechnical Investigation conducted for the
project by Krazan & Associates, Inc. and dated March 14, 2019. Recommendations shall be
incorporated into the final improvements plans and approved by the City prior to grading.
Noise
N1.

Construction should occur during the permissible hours as defined in the Municipal Code.

N2.

During construction, the contactor shall ensure all construction equipment is equipped with
appropriate noise attenuating devices.

N3.

The contractor should locate equipment staging areas that will create the greatest distance
between construction-related noise/vibration sources and sensitive receptors nearest the project
site during all project construction.

N4.

Idling equipment should be turned off when not in use.

Transportation
TRA1. Prior to the approval of final improvement plans, the applicant shall work with the City of
Greenfield to install high visibility markings and appropriate signage at the project entrance per
City Municipal Code, Chapter 17.62 to indicate “Caution Pedestrian Crossing” where appropriate.
In addition, the project applicant and City shall coordinate with Greenfield Unified School District
to examine the feasibility of a direct, secure pedestrian connection from the project to Cesar
Chavez Elementary School.
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Greenfield Commons Mitigated Negative Declaration
Comment Letters Received on the Draft MND
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January 11, 2021
Paul Mugan, Community Development Director
City of Greenfield
599 El Camino Real
Greenfield, CA 93927
Dear Mr. Mugan:
LandWatch is pleased to strongly support EAH Housing’s Greenfield Commons housing
development.
With a density of 20.25 dwelling units per acre and close to schools, shopping, and public
services, the project is consistent with Smart Growth principles. It also serves a critical need for
clean, safe, convenient, and affordable housing for farmworkers and other lower income
families. The new apartments will be much more water efficient, energy efficient, safer, and
cleaner than the overcrowded homes and other places where workers currently live.
Specifically, the project includes 222 units for agricultural workers and those with income levels
of 40% to 70% of the area’s median income (AMI). Overall, 12 two-story modular and
prefabricated buildings will be constructed, including eight residential buildings, two laundry
buildings, one maintenance building and one community building. The residential buildings
consist of 78 one-bedroom units, 88 two-bedroom units, 56 three-bedroom units and two
manager’s units. Community buildings will include multipurpose spaces, fitness space, laundry
and leasing offices. A total of 227 bicycle parking spaces will be provided, with 115 outdoor
spaces and 112 secured overnight spaces, in addition to 333 automobile parking spaces.
The 10.97-acre site, within the jurisdiction of the City of Greenfield, has been planned for future
growth and development under City policies and land use regulations since 2005. The project
is on non-prime agricultural land. The project site is bounded by agricultural uses and
unincorporated lands to the north; agricultural uses and the Walnut Avenue Specific Plan area
to the west; Caesar Chavez Elementary School and residential uses to south; and residential
uses to the east.
We commend EAH Housing for having actively engaged community leaders, including elected
officials, school district representatives, local businesses and residents in obtaining feedback
on the design and programming for the development. EAH will conduct community meetings as
necessary to obtain entitlement approval.
Sincerely,

Michael D. DeLapa
Executive Director
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STATE OF CALIFORNIA-------CALIFORNIA STATE TRANSPORTATION AGENCY

DEPARTMENT OF TRANSPORTATION
CALTRANS DISTRICT 5
50 HIGUERA STREET
SAN LUIS OBISPO, CA 93401-5415
PHONE (805) 549-3101
FAX (805) 549-3329
TTY 711
www.dot.ca.gov/dist05/

Gavin Newsom, Governor

Making Conservation
a California Way of Life.

January 21, 2021
Rob Mullane, AICP
Consulting Planner
City of Greenfield
Community Development Department
599 El Camino Real
Greenfield, CA 93927

MON/101/ 53.662
PLN#20020/20060

Dear Mr. Mullane:
COMMENTS FOR THE GREENFIELD COMMONS RESIDENTIAL PROJECT MITIGATED
NEGATIVE DECLARATION (MND), GREENFIELD, CA
The California Department of Transportation (Caltrans) appreciates the opportunity to
review the MND for the Greenfield Commons Residential Project. The project proposes
to build 222 apartments in two-story modular structures. Caltrans offers the following
comments in response to the MND:
1. Caltrans supports local development that is 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 working with local
jurisdictions to achieve a shared vision of how the transportation system should and
can accommodate interregional and local travel and development. Projects that
support smart growth principles which include improvements to pedestrian, bicycle,
and transit infrastructure (or other key Transportation Demand Strategies) are
supported by Caltrans and are consistent with our mission, vision, and goals.
2. After reviewing the materials provided it appears that there is data lacking in the
traffic study that would give Caltrans the opportunity to determine what kind of
traffic and safety impacts the project may create on the State Highway System
(SHS) and specifically at the US 101 and Walnut Avenue interchange.
3. As a result of Senate Bill (SB) 743, effective July 2020 Caltrans replaced vehicle level of
service (LOS) with vehicle miles traveled (VMT) as the primary metric for identifying
transportation impacts from local development. Additionally, the Caltrans
Transportation Impact Study Guide (TISG) replaces the Guide for the Preparation of
Traffic Impact Studies (Caltrans, 2002) and is for use with local land use projects. The
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focus now will be on how projects are expected to influence the overall amount of
automobile use instead of traffic congestion as a significant impact. For more
information, please visit: https://dot.ca.gov/programs/transportation-planning/officeof-smart-mobility-climate-change/sb-743.
4. This project has the opportunity to help lower VMT by implementing Transportation
Demand Management (TDM) strategies. Specifically, we support the
implementation of on-site managers coordinating vanpools/busses with employers,
encouraging carpooling, and providing discounted bus passes. Complete Street
elements can also be incorporated as part of the project approval to ensure safety
for pedestrians and bicyclists attending nearby Cesar Chavez Elementary School or
Greenfield High School. Examples include increased sidewalk connectivity, highly
visible crosswalks, and signage/markings for pedestrians and bicyclists. This is
particularly important as the high school and essential grocery and retail shopping
are located on the other side of US 101. The existing lack of infrastructure east the
highway lends itself to making the very short trip in vehicles as opposed to walking or
biking.
5. Please be aware that if any future work is completed in the State’s right-of-way it will
require an encroachment permit from Caltrans and must be done to our engineering
and environmental standards, and at no cost to the State. The conditions of approval
and the requirements for the encroachment permit are issued at the sole discretion of
the Permits Office, and nothing in this letter shall be implied as limiting those future
conditioned and requirements. For more information regarding the encroachment
permit process, please visit our Encroachment Permit Website at:
http://www.dot.ca.gov/trafficops/ep/index.html.
Thank you for the opportunity to review and comment on the proposed project. If you
have any questions, or need further clarification on items discussed above, please
contact me at (805) 835-6543 or Christopher.Bjornstad@dot.ca.gov.
Sincerely,

Chris Bjornstad
Associate Transportation Planner
District 5 Development Review
Cc Madilyn Jacobsen, TAMC

112

January 22, 2021
City of Greenfield, Community Development Department
Robert Mullane, AICP, Consulting Planner
599 El Camino Real
Greenfield, CA 93927
Via email: rmullane@hrandassociates.org
SUBJECT: Comments on Mitigated Negative Declaration for Greenfield Commons
Dear Mr. Mullane:
The Transportation Agency for Monterey County (TAMC) is the Regional Transportation
Planning and Congestion Management Agency for Monterey County. Agency staff has reviewed
the Mitigated Negative Declaration for the Greenfield Commons project.
The project, located east of Highway 101, would construct 222 units of farmworker and other
affordable housing in a currently vacant parcel. The project would result in construction of eight
residential buildings, two laundry buildings, one maintenance building and one community
building. The project includes the addition of 333 parking spaces, 227 bicycle parking spaces
and the creation of onsite open space. Agency staff offer the following comments for your
consideration:
1. The Agency offers a minor correction regarding the Regional Transportation Plan. The
Metropolitan Transportation Plan and Sustainable Communities Strategy are developed
by AMBAG; however, TAMC is responsible for developing the County’s Regional
Transportation Plan. The 2018 Regional Transportation Plan is available online at this
link: https://www.tamcmonterey.org/regional-transportation-plan
•

AMBAG TAMC is responsible for the development and implementation of the
Regional Transportation Plan. (pg. 18)

2. Agency staff believe that there is data lacking in the traffic study that would allow us to
determine the traffic and safety impacts the project may have on the regional
transportation network, particularly the US 101.
3. The Agency supports the integration of bicycle and pedestrian elements in the project
area to support comfortable and safe travel of bicyclists and pedestrians. TAMC
encourages the development to place a premium on safe and accessible pedestrian
access to the site from intersections and crosswalks, sidewalks and bicycle facilities.
TAMC encourages high visibility features at the proposed pedestrian crossing in addition
to the signage identified in mitigation measure TRA-1.
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•

TAMC’s Complete Streets Guidebook can serve as a resource for implementation
of complete streets, available here: https://www.tamcmonterey.org/completestreets

4. The Agency supports integration of secure bicycle parking on the project site. Bicycle
racks should be placed near building entrances, and the development should ensure
bike lockers and bike racks have adequate lighting to improve safety and visibility.
5. Consideration should be given to the installation of electric vehicle charging stations, as
new construction provides an opportunity to install this needed infrastructure at a much
lower cost.
6. The Agency encourages coordination with Monterey-Salinas Transit on any future
transit connections at the development. Monterey-Salinas Transit’s Designing for Transit
Guideline Manual (linked here) should be used as a resource for accommodating the
potential future transit access to the project site.
7. The Regional Development Impact Fee program is designed with regional transportation
improvements that provide congestion relief from the effects of new development
throughout Monterey County, including improvements to US 101 South of Salinas. The
regional fee program was most recently updated in 2018 and the development will be
expected to provide a fair share contribution to the program.
Thank you for the opportunity to comment on the proposed project. If you have any questions,
please contact Madilyn Jacobsen of my staff at madilyn@tamcmonterey.org or 831-775-4402.
Sincerely,

Debra L. Hale
Executive Director

https://tamcmonterey.sharepoint.com/Shared Documents/Work Program/Env Doc Review/2021 Documents/Mullane Greenfield Commons MND.docx
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ATTACHMENT 9

February 26, 2020
City of Greenfield
599 El Camino Real,
Greenfield, CA 93927
Attn: Paul Mugan, Community Services Director
CC: Paul Wood, City Manager
CC: Michael Schaier, EAH housing Project Manager
RE:

Vegetative Screen Landscaping Plans
Multi-Family Housing Development, 3rd Street and Walnut Avenue, Greenfield

Dear Mr. Mugan:
This letter is in reply to an email dated October 24, 2019 (attached), and in-person meeting of November 18,
2019 with EAH housing. We have reviewed the vegetative screen landscaping plans sent by EAH to our office,
as well as the planned berm, ‘living wall’ fence, building orientation, and planned installation of Merv-13 or 16
Carbon Filters.
With the following stipulations, this office will accept a reduction of 50 feet from the original October 18, 2019,
recommendation of a 200-foot agricultural buffer along Walnut Avenue between residential units and the
adjacent agriculture to the north:
1. A vegetative screen must be in place before the first residents occupy the buildings along Walnut
Avenue.
2. Create a vegetative screen maintenance covenant with the City of Greenfield outlining
responsibility of the property landscaping and any landscaping located on City property.
3. A three-foot berm shall be created along Walnut Avenue.
4. Trees shall be at least 15 feet tall when installed.
5. An irrigation and watering schedule must be put in place.
6. Immediately replace landscaping should it die.
7. Consult with the Agricultural Commissioner’s Office upon finalization of landscaping plans and
the ongoing maintenance plan for the property.
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8. Include a designee for the long-term upkeep of the vegetative screen in the maintenance plans.
9. Contact the Agricultural Commissioner’s Office for review and approval of the planned vegetative
screen prior to final approval of the project by the City of Greenfield.
With these stipulations a 150-foot vegetative screen is acceptable.
Sincerely,

Henry S. Gonzales
Monterey County Agricultural Commissioner
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ATTACHMENT 10

1 Draft Mitigation Monitoring and Reporting Program
1.1 Public Resources Code
When approving projects that identify significant impacts, the California Environmental Quality Act
(CEQA) requires public agencies to adopt monitoring and reporting programs or conditions of project
approval to mitigate or avoid the identified significant effects (Public Resources Code Section
21081.6(a)(1)). A public agency adopting measures to mitigate or avoid the significant impacts of a
proposed project is required to ensure that the measures are fully enforceable, through permit
conditions, agreements, or other means (Public Resources Code Section 21081.6(b)). The program must
be designed to ensure project compliance with mitigation measures during project implementation.
The Mitigation Monitoring and Reporting Program (MMRP) is organized in a table format (see Table 1-1:
Mitigation Monitoring and Reporting Program for the Greenfield Commons Residential Project, keyed to
each significant impact and each mitigation measure. Only mitigation measures adopted to address
significant impacts are included in this program Each mitigation measure is set out in full, followed by a
tabular summary of monitoring requirements. The column headings in the tables are defined as follows:



Mitigation Measures: This column presents the mitigation measure identified in the environmental
document.



Responsible Agency/Department: This column references any public agency/City Department with
which coordination is required to satisfy the identified mitigation measure. The agency or
department listed is responsible for clearing the mitigation measure.



Monitoring/Reporting Responsibility: This column contains an assignment of responsibility by
whom the monitoring and reporting tasks will be implemented, which may include the project
applicant, contractor, or responsible agency.



Timing of Implementation: This column refers to when the measure is required to be implemented,
and/or its frequency.



City Staff/Notes: This column will be used by the lead agency to document the person who verified
the implementation of the mitigation measure and the date on which this verification occurred.

1.2 Enforcement
If the project is approved, the MMRP for the development would be incorporated as a condition of such
approval. Therefore, all mitigation measures for significant impacts must be carried out to fulfill the
requirements of approval. A number of the mitigation measures would be implemented during the
course of the development review process. These measures would be checked on plans, in reports, and in
the field prior to construction. Most of the remaining mitigation measures would be implemented during
the construction, or project implementation phase.
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Table 1-1: Mitigation Monitoring and Reporting Program for the Greenfield Commons Residential Project

Mitigation
Number

Mitigation Measure

Responsible
Agency/
Department

Monitoring/ Reporting
Responsibility

Implementation

City Staff Notes;
Initials/Date when
Completed

Air Quality
MM AQ1

The developer shall comply with all
applicable control measures adopted by
the air district for achieving reduction in
district-wide emissions. The measures
shall be included in contractor work
specifications and improvement plans
for all individual projects. Improvement
plans shall be subject to review of the
City Public Works Department for this
purpose prior to approval of the plans.

Public Works
Department

Project Applicant

Prior and during
Construction

MM AQ2

Prior to the start of construction, the
project contractor shall prepare a
construction dust mitigation plan. The
plan shall specify the methods of dust
control that will be utilized,
demonstrate the availability of needed
equipment and personnel, use
reclaimed water for dust control, and
identify a responsible individual who, if
needed, can authorize implementation
of additional measures. The
construction dust mitigation plan shall,
at a minimum, include the following
measures:

Community
Development
Department

Project
Applicant/Contractor

Prior to the start
of construction
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Mitigation
Number

Mitigation Measure

Responsible
Agency/
Department

Monitoring/ Reporting
Responsibility

Implementation

City Staff Notes;
Initials/Date when
Completed

a. Limit grading activity to a maximum
of 2.2 acres daily. As more detailed
construction information becomes
available, emissions from grading
activities could be reassessed to
determine if the area of grading
could be increased. Such an
assessment would be completed
using appropriate assumptions and
mitigation measures.
b. Water all active construction areas
at least twice daily and more often
during windy periods. Active
construction areas adjacent to
existing businesses should be kept
damp at all times. If necessary,
during windy periods, watering is to
occur on all days of the week
regardless of on-site activities.
c. Cover soil or maintain at least two
feet of freeboard on all hauling
trucks.
d. Pave, apply water three times daily,
or apply (non-toxic) soil stabilizers
on all unpaved access roads,
parking areas, and staging areas at
construction sites.
e. Sweep daily all on-site paved access
roads, parking areas, and staging
areas at construction sites.
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Mitigation
Number

MM AQ 3

Mitigation Measure
f. Sweep adjacent off-site streets
daily if visible soil material is
deposited onto the roads.
g. Hydroseed or apply (non-toxic) soil
stabilizers to inactive construction
areas (previously graded areas
inactive for ten days or more).
h. Enclose, cover, water twice daily or
apply (non-toxic) soil binders to
exposed stockpiles.
i. Limit traffic speeds on unpaved
roads to 15 miles per hour.
j. Replant vegetation in disturbed
areas as quickly as possible.
k. Suspend excavation and grading
activity if visible dust clouds cannot
be contained within the
construction site.
The developer shall reduce Nitrogen
Oxide (NOx) exhaust and particulate
matter emissions by implementing one
of the following measures prior to the
start of construction:

Responsible
Agency/
Department

Community
Development
Department

Monitoring/ Reporting
Responsibility

Project Applicant,
Contractor

Implementation

City Staff Notes;
Initials/Date when
Completed

Prior to the start
of construction

a. Provide a plan, acceptable by the
Air District, demonstrating that the
heavy-duty (> 50 horsepower) offroad vehicles and equipment to be
used in the construction project,
including owned, leased and
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Mitigation
Number

MM AQ4

Mitigation Measure
subcontractor vehicles, will achieve
a project wide fleet-average 20
percent NOx reduction and 45
percent particulate reduction
compared to the most recent
California Air Resources Board fleet
average for the time of
construction; or
b. Provide a plan, acceptable by the
Air District, that all off-road
construction vehicles/equipment
greater than 50 horsepower that
will be used on site for more than
one week shall: 1) be
manufactured during or after 1996,
2) shall meet the NOx emissions
standard of 6.9 grams per brake
horsepower hour, and 3) shall be
equipped with diesel particulate
matter filters.
The developer shall reduce Nitrogen
Oxide (NOx) exhaust and particulate
matter emissions by implementing the
following measures prior to the start of
construction:

Responsible
Agency/
Department

Community
Development
Department

Monitoring/ Reporting
Responsibility

Project Applicant,
Contractor

Implementation

City Staff Notes;
Initials/Date when
Completed

Prior to the start
of construction
During
construction

a. Contractors shall install temporary
electrical service whenever
possible to avoid the need for
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Mitigation
Number

Mitigation Measure

Responsible
Agency/
Department

Monitoring/ Reporting
Responsibility

Implementation

City Staff Notes;
Initials/Date when
Completed

independently-powered
equipment (e.g. compressors).
b. Signs at the construction site shall
be clearly visible to advise that that
diesel equipment standing idle for
more than five minutes shall be
turned off. This would include
trucks waiting to deliver or receive
soil, aggregate, or other bulk
materials. Rotating drum concrete
trucks may keep their engines
running continuously if on-site and
staged away from residential areas.
c. Properly tune and maintain
equipment for low emissions.
d. Stage large diesel-powered
equipment at least 200 feet from
any active land uses (e.g.,
residences).
Biological Resources
MM BR1

To avoid/minimize potential impacts to
burrowing owl, the developer will retain
a qualified biologist to conduct a two‐
visit (i.e. morning and evening)
presence/absence survey at areas of
suitable habitat on and adjacent to the
project site no less than 14 days prior to
the start of construction. Surveys shall
be conducted according to methods

Community
Development
Department

Project Applicant,
Qualified Biologist

No less than 14
days prior to the
start of
construction
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Mitigation
Number

Mitigation Measure

Responsible
Agency/
Department

Monitoring/ Reporting
Responsibility

Implementation

City Staff Notes;
Initials/Date when
Completed

described in the CDFW 2012 Staff
Report on Burrowing Owl Mitigation. If
these pre‐construction “take avoidance”
surveys performed during the breeding
season (February through August) or the
non‐breeding season (September
through January) for the species locate
occupied burrows in or near the
construction area, then consultation
with the CDFW would be required to
interpret survey results and develop a
project-specific avoidance and
minimization approach.
MM BR2

To avoid impacts to nesting birds during Community
the nesting season (January 15 through
Development
September 15), to the extent feasible,
Department
construction activities that include any
vegetation removal or ground
disturbance (such as grading or
grubbing) shall be conducted between
September 16 and January 14, which is
outside of the bird nesting season. If
construction activities commence during
the bird nesting season, then a qualified
biologist shall conduct a preconstruction
survey for nesting birds to ensure that
no nests would be disturbed during
project construction.

Project Applicant,
Qualified Biologist

During September
16 and January 14
(outside of the
bird nesting
season – January
15 through
September 15)
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Mitigation
Number

Mitigation Measure

Responsible
Agency/
Department

Monitoring/ Reporting
Responsibility

Implementation

MM BR3

If construction activities are scheduled
Community
during the nesting season (February 15
Development
to August 30 for small bird species such Department
as passerines; January 15 to September
15 for owls; and February 15 to
September 15 for other raptors), a
qualified biologist shall conduct nesting
bird surveys. Two surveys for active
nests of such birds shall occur within 10
days prior to start of construction, with
the second survey conducted with 48
hours prior to start of construction.
Appropriate minimum survey radius
surrounding the work area is typically
250 feet for passerines, 500 feet for
smaller raptors, and 1,000 feet for larger
raptors. Surveys shall be conducted at
the appropriate times of day to observe
nesting activities.

Project Applicant,
Qualified Biologist

During the nesting
season (February
15 to August 30
for small bird
species such as
passerines;
January 15 to
September 15 for
owls; and
February 15 to
September 15 for
other raptors).

MM BR4

If the qualified biologist documents
active nests within the project site or in
nearby surrounding areas, an
appropriate buffer between each nest
and active construction shall be
established. The buffer shall be clearly
marked and maintained until the young
have fledged and are foraging
independently. Prior to construction,
the qualified biologist shall conduct

Project Applicant,
Qualified Biologist

During
construction
activities

Community
Development
Department

City Staff Notes;
Initials/Date when
Completed
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Mitigation
Number

Mitigation Measure

Responsible
Agency/
Department

Monitoring/ Reporting
Responsibility

Community
Development
Department

Applicant/Contractor,
Secretary of Interiorqualified archaeologist

Implementation

City Staff Notes;
Initials/Date when
Completed

baseline monitoring of each nest to
characterize “normal” bird behavior and
establish a buffer distance, which allows
the birds to exhibit normal behavior.
The qualified biologist shall monitor the
nesting birds daily during construction
activities and increase the buffer if birds
show signs of unusual or distressed
behavior (e.g. defensive flights and
vocalizations, standing up from a
brooding position, and/or flying away
from the nest). If buffer establishment is
not possible, the qualified biologist or
construction foreman shall have the
authority to cease all construction work
in the area until the young have fledged
and the nest is no longer active. This
measure shall be implemented by the
developer prior to start of construction
activities.
Cultural Resources
MM CR1

Any prehistoric or historic-period
material is unexpectedly encountered
by equipment operators during grounddisturbing activities, or other individuals
working within the Project area, that
work be halted within 50 feet of the
discovery area until a Secretary of

During grounddisturbing
activities
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Mitigation
Number

Mitigation Measure

Responsible
Agency/
Department

Monitoring/ Reporting
Responsibility

Implementation

City Staff Notes;
Initials/Date when
Completed

Interior-qualified archaeologist (and
tribal representative if the resources is
tribal in nature) is retained to inspect
the deposit and provide further
recommendations for evaluation and
proper treatment of the resource.
Historic-period resources potentially
include all byproducts of human land
use greater than 50 years of age,
including alignments of stone or brick,
foundation elements from previous
structures, minor earthworks, brick
features, surface scatters of farming or
domestic type material, and subsurface
deposits of domestic type material (e.g.,
glass, ceramic, metal, etc.).
Prehistoric-period artifacts that are
typically found associated with
prehistoric sites in the area include
humanly modified stone, shell, bone or
other materials such as charcoal, ash
and burned rock that can be indicative
of food procurement or processing
activities. Prehistoric domestic features
include hearths, fire pits, house floor
depressions and mortuary features
consisting of human skeletal remains.
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Mitigation
Number
MM CR2

Mitigation Measure

Responsible
Agency/
Department

Procedures of conduct following the
Community
discovery of human remains on nonDevelopment
federal lands have been mandated by
Department
California Health and Safety Code
§7050.5, PRC §5097.98 and the
California Code of Regulations (CCR)
§15064.5(e). According to the provisions
in CEQA, should human remains be
encountered, all work in the immediate
vicinity of the burial must cease, and any
necessary steps to ensure the integrity
of the immediate area must be taken.
The Monterey County Coroner will be
immediately notified. The Coroner must
then determine whether the remains
are Native American. If the Coroner
determines the remains are Native
American, the Coroner has 24 hours to
notify the NAHC, who will, in turn, notify
the person they identify as the most
likely descendent (MLD) of any human
remains. Further actions will be
determined, in part, by the desires of
the MLD. The MLD has 48 hours to make
recommendations regarding the
disposition of the remains following
notification from the NAHC of the
discovery. If the MLD does not make
recommendations within 48 hours, the
owner shall, with appropriate dignity,

Monitoring/ Reporting
Responsibility
Applicant/Contractor,
Monterey County
Coroner

Implementation

City Staff Notes;
Initials/Date when
Completed

During
construction
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Mitigation
Number

Mitigation Measure

Responsible
Agency/
Department

Monitoring/ Reporting
Responsibility

Implementation

City Staff Notes;
Initials/Date when
Completed

reinter the remains in an area of the
property secure from further
disturbance. Alternatively, if the owner
does not accept the MLD’s
recommendations, the owner or the
descendent may request mediation by
the NAHC.
Geology and Soils
MM G1

The applicant shall follow all
recommendations in the Geotechnical
Investigation conducted for the project
by Krazan & Associates, Inc. and dated
March 14, 2019. Recommendations
shall be incorporated into the final
improvements plans and approved by
the City prior to grading.

Community
Development
Department

Project Applicant

Prior to grading

MM N1

Construction should occur during the
permissible hours as defined in the
Municipal Code.

Community
Development
Department

Contractor

During
construction

MM N2

During construction, the contactor shall
ensure all construction equipment is
equipped with appropriate noise
attenuating devices.

Community
Development
Department

Contractor

During
construction

Noise
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Mitigation
Number

Mitigation Measure

Responsible
Agency/
Department

Monitoring/ Reporting
Responsibility

Implementation

MM N3

The contractor should locate equipment
staging areas that will create the
greatest distance between constructionrelated noise/vibration sources and
sensitive receptors nearest the project
site during all project construction.

Community
Development
Department

Contractor

During
construction

MM N4

Idling equipment should be turned off
when not in use.

Community
Development
Department

Contractor

During
construction

Public Works
Department

Project Applicant, City
Public Works
Department

Prior to the
approval of final
improvement
plans

City Staff Notes;
Initials/Date when
Completed

Transportation
MM TRA1

Prior to the approval of final
improvement plans, the applicant shall
work with the City of Greenfield to
install high visibility markings and
appropriate signage at the project
entrance per City Municipal Code,
Chapter 17.62 to indicate “Caution
Pedestrian Crossing” where appropriate.
In addition, the project applicant and
City shall coordinate with Greenfield
Unified School District to examine the
feasibility of a direct, secure pedestrian
connection from the project to Cesar
Chavez Elementary School.

Tribal Cultural Resources
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Mitigation
Number

Mitigation Measure

Responsible
Agency/
Department

Monitoring/ Reporting
Responsibility

Implementation

City Staff Notes;
Initials/Date when
Completed

Please see MM CR1 and MM CR2.
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ATTACHMENT 11

Greenfield Commons
Design Review and Minor Subdivision

City of Greenfield Planning Commission
February 2, 2021
1

PROJECT DESCRIPTION
• 222 apartment units on ~11‐ac undeveloped site: 41206 Walnut Ave.
• 8 two‐story apt buildings ‐ mix of 1‐BR, 2‐BR, and 3‐BRs
• 4 one‐story buildings – community center, laundry, maintenance
• Minor Subdivision (Tentative Parcel Map) for Phasing and Financing
• Phase I has 112 units, Phase II has 110 units; ~27 units/building;
parking: 333 spaces (1.5 spaces/unit, 9% reduction requested)

2
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PROJECT INFORMATION
• Location – 41206 Walnut Avenue (SE corner Walnut & 3rd)
• General Plan Designation: Med. Density Residential
• Zoning: Med. Density Residential
• Applicant: EAH Housing
• Rep.: Michael Schaier, Proj. Mgr.
• Architect: Otis O’Dell, HEI

3

SITE PLAN

4
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Unit Breakdown

• 1‐BR/1‐BA units: 635 SF
• 2‐BR/1‐BA units: 830 SF
• 3‐BR/2‐BA units: 1,185 SF (shown)

5

Unit Floorplans (continued)
1‐BR/1‐BA unit

2‐BR/1‐BA unit

6
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Building Floorplans ‐ Apartments (Bldgs. A and B)

7

Building Floorplans ‐ Community Center, Laundry Bldg
Community Center Building

Laundry/Bike Storage

8
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ELEVATIONS

Apt Buildings: 2‐story, 35‐ft peak height, 11‐ft plate heights

9

ELEVATIONS (continued)

10
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ELEVATIONS – COMMUNITY CENTER

11

LANDSCAPE PLAN

Parking: 333 spaces (222 covered w/ Solar PV roofs)
Trees: Sonora Palo Verde, White Ash, Honey Locust,
Crepe Myrtle, London Plane, and others
12
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Minor Subdivision Request

Phase 1
Phase 2

1 Lot to 2 Lot Split for phasing and
financing purposes
Resultant Lots: 5.38 ac and 5.24 ac
Plus 0.34‐ac ROW dedication

13

CEQA REVIEW
• The proposed project is subject to review under the California
Environmental Quality Act (CEQA).
• City staff and consultants prepared an Initial Study and Mitigated
Negative Declaration (IS/MND).
• The IS/MND found that all potential environmental effects can be
mitigated to “less than significant” levels.
• The Planning Commission must consider the IS/MND prior to taking
action on the project.

14
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Primary Environmental Issues Evaluated
• Temporary construction‐related effects (air quality, noise, water
quality)
• Biological Resources
• Cultural Resources
• Proximity to Agricultural Fields/Pesticide Drift
• Pedestrian Safety (traffic)

15

Mitigation and Solutions
• Standard dust control and low‐emission construction equipment (air
quality)
• Pre‐construction species surveys (biological resources)
• Standard “stop work” conditions for historic, archaeological or tribal
resources
• Equipment management and hours of operation (construction noise
control)
• High visibility crossings and signage (pedestrian safety)
• Pesticide Health Risk Assessment prepared (no mitigation necessary)

16
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CEQA PROCESS
• IS/MND prepared and circulated for 30 days (December 23, 2020 to
January 22, 2021).
• Notice of Intent (NOI) sent to public agencies and published in local
newspaper.
• Three comments received (Caltrans, TAMC, LandWatch).
• No new significant environmental issues raised.
• TAMC comment letter prompted minor changes to Mit. Meas. TRA‐1
• Mitigation Monitoring and Reporting Program prepared.
• Notice of Determination (NOD) to be filed within 5 days of project
approval.
17

ISSUES FOR CONSIDERATION
• Project is proposed as 100% affordable at 25‐70% Monterey County Ave. Median
Income
• Project qualifies for 35% density bonus – enhanced density (20.25 units/ac)
• Project requests two development incentives
‐ Reduction in on‐site parking from 366 spaces to 333 spaces (9% reduction)
‐ Waiver (or deferral) of $1,833,194 in City Development Impact Fees
• Fee Waiver is City Council decision along with affordable housing agreement
• Ag Buffer Review – HRA determined no significant health risk from ag operations
across Walnut
• Traffic Impacts – found to be less than significant
• Modular Construction Component – pros and cons
• More details on landscaping and exterior lighting required – applicant may clarify

18
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Next Steps
•
•
•
•
•

City Council to review affordable housing agreement / fee waiver request
City Council to consider accepting 12‐ft add’l ROW dedications
Parcel Map Recordation
Civil Engineering Plan Review
Building Permit Plan Review

19

STAFF RECOMMENDATION
Once the Public Hearing is completed and the Planning Commission has
completed its deliberations:
1. Staff recommends that the Planning Commission adopt Resolution No.
2021‐__ adopting the Final Mitigated Negative Declaration for the
project and the associated Mitigation Monitoring and Reporting Program
2. Staff recommends that the Planning Commission adopt Resolution No.
2021‐___ granting Design Review approval and approval of the Minor
Subdivision for the proposed 222‐unit apartment development, subject
to the project’s conditions of approval (Exhibit A to the resolution)

20

140

10

ATTACHMENT12

41206 Walnut Ave
Greenfield, CA

February 02, 2021
City of Greenfield Planning Commission
Design Presentation
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Site Location
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Landscape Plan
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Zone 1
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Sidewalk Section
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Community Building
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Zone 2
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Zone 3
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Walnut Street Elevation
Elevation B

Elevation A

Vehicle Entry Gate

Elevation A

Vehicle Entry Gate

Elevation B
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