CITY OF GREENFIELD
PLANNING COMMISSION REGULAR MEETING
JULY 5, 2022 @ 6:00 P.M.
Attendance and Public Comment Changes
The Greenfield Planning Commission will be conducting its regular meeting on July 5, 2022 at
6:00 pm. The meeting will be held in a hybrid format, with the option for public participation in
person at City Hall, or online.
ATTENDANCE BY THE GENERAL PUBLIC
The Planning Commission meeting will be held in the Council Chambers and will also be
accessible online. The meeting may be viewed through the following options:
•
•

Facebook Live: https://www.facebook.com/GreenfieldCA/
Zoom Meeting:
Please click the link below to join the Zoom meeting:
https://us02web.zoom.us/j/82621313717
Meeting ID: 826 2131 3717
Passcode: 5UYMd4

The City will also provide links to these viewing options on the City’s website and on its
Facebook page.
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 in person at the meeting, or by email 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.
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.
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For general public comments, all public comments must be received by e-mail no later than 6:00
p.m. on the date of the meeting. For public comment on a public hearing item, all public
comments must be received by the close of the public hearing. 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.
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 streamed 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 should “raise their hand,” and the meeting host will unmute
you at the appropriate time.

Please be aware that comments made by Zoom videoconferencing shall be limited to three 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.
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City of Greenfield
Greenfield Civic Center
599 El Camino Real
Greenfield, CA 93927

Planning Commission Agenda
Tuesday, July 5, 2022
6:00 P.M.

CHAIR STEPHANIE GARCIA
VICE CHAIR TINA MARTINEZ
COMMISSIONER ERNEST GALLARDO
COMMISSIONER ROBERT URQUIDES
COMMISSIONER CYNTHIA ZAVALA

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. CONSENT AGENDA
No Items
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F. PUBLIC HEARINGS
1. Consideration of a Resolution Approving a proposed Design Review Permit for
a 6-unit townhome development on a ~0.41-acre project site at the southeast
corner of Elm Avenue and St. Charles Place; APNs 024-392-001 through -006;
APN: 109-521-001 (Page 5)
a.
Staff Report
b.
Open/Close Public Hearing
c.
Planning Commission Discussion and Decision
2. Consideration of a Resolution approving a proposed Design Review Permit for
a new 160-sq ft walk-in cooler/freezer addition for an existing restaurant at 246
El Camino Real; APN: 024-032-018 (Page 43)
a.
Staff Report
b.
Open/Close Public Hearing
c.
Planning Commission Discussion and Decision
G. OTHER BUSINESS
1. Workshop on Possible Changes to the Hours and Days for Construction
Activities (Page 61)
a.
Staff Report
b.
Open/Close Public Comments
c.
Planning Commission Discussion and Direction
2. Workshop on Use of Artificial Grass in Landscaping (Page 66)
a.
Staff Report
b.
Open/Close Public Comments
c.
Planning Commission Discussion and Direction
H. COMMENTS FROM PLANNING COMMISSION AND STAFF
I. ADJOURNMENT

4
4

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

DATE:

July 1, 2022

AGENDA DATE:

July 5, 2022

TO:

Planning Commissioners

PREPARED BY:

Rob Mullane, AICP, Consulting Planner

TITLE:

DESIGN REVIEW OF THE STONEBRIDGE TOWNHOMES
PROJECT AT THE SOUTHEAST CORNER OF ELM AVENUE
AND ST. CHARLES PLACE

AUTHORITY AND PROCEDURES
Section 17.10.040 of the City of Greenfield 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).
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
1
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2.

3.
4.

5.
6.

17.14.040, “Public Notices,” of this title;
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;
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;
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;
The proposed project addresses vehicular, bicycle, and pedestrian transportation modes of
circulation; and
For specific plans and planned unit development design review applications, 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.

BACKGROUND AND PROJECT DESCRIPTION
Existing Development and Project History
The 0.41-acre project site consists of six previously-recorded small lots at the southeast corner of
Elm Avenue and St. Charles Place within the Creekbridge Planned Development; APNs 024392-001 through -006 (see Figure 1 below). Prior project approvals in the early-2000s include a
General Plan Amendment, Rezone, Final Map, and Development Agreement for the Arroyo
Seco Subdivision (subsequently renamed the Creekbridge Development) that subdivided the 44acre site and allowed Residential, Retail Commercial, and mixed uses, followed by an
amendment to the Development Agreement, approval of a Planned Unit Development, and
recordation of various tract maps, including the 6-lot subdivision for the St. Charles
Place/Stonebridge Townhomes.
A Planned Development (PD) specific to a 1.93-acre portion of CreekBridge was approved in
August 2007. This 2007 PD included the Stonebridge Townhomes project site and allowed the
six “row houses” to be developed as Live/Work mixed use townhomes.
Final Tract Map and Conditional Use Permit (CUP). The CUP was a requirement for the
proposed development under the City’s Zoning Code at that time but is no longer needed.
Following these planning approvals, frontage improvements including curb, gutter, sidewalks,
streetlights, and diagonal on-street parking along St. Charles Place were completed. Construction
of the townhomes did not proceed in the wake of the recession of 2008 and 2009.
Stonebridge Homes, the project developer, submitted an application for a Design Review Permit
to construct the six townhomes on April 18, 2022. The project site is zoned Retail Commercial
with a Gateway and Mixed Use Overlay and Planned Development to allow a live/work
townhome development on small lots with site-specific development standards. Surrounding
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uses include commercial and mixed-use development to the west and south, and residential uses
to the north, and east of the site.
Figure 1 –Location Map

Project Site

Project Description
The proposed project is a 6-unit townhome development on a 0.41-acre project site at the southeast
corner of Elm Avenue and St. Charles Place. The project site includes six individual parcels ranging
in size from 2,650 sq ft to 3,912 sq ft (APNs 024-392-001 through -006). The living area for each
townhome would be 1,500 sq ft with 3 bedrooms and 2.5 baths in a two-story building. Detached 441sq ft, two-car garages are also proposed. There would be one basic floor plan with some units having a
reversed floor plan and architectural variety for each unit.
The project site has frontage along Elm Avenue and St. Charles Place, and there are alleys to the south
and east of the project. Frontage improvements along these roadways were previously installed,
including 8 diagonal parking spaces in the St. Charles Place right of way and one streetlight each
along Elm Avenue and St. Charles Place. The project proposes an additional 14-ft high streetlight near
the southeast corner of the site. Landscaping is proposed for the front yards the portion of rear yards
between the garages and the alley as well as the street side yards for Lots 1 and 6. Exterior lighting for
the townhomes and garages would be provided by wall-mounted sconce lights in three different
models.
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Proposed grading includes approximately 80 cu yd of cut and 260 cu yd of fill, for a net import of 180
cu yd. The project will be developed using typical construction equipment including, but not limited
to, excavators, loaders, bobcats, skidsteers, forklifts, and water trucks. Construction time is estimated
to be approximately 12 months. During the construction phase, on average, there will be between ten
and 20 laborers on site at any given time. The largest concentration will be during framing and
drywall activities. In accordance with the Development Agreement for the Creekbridge Subdivision,
no inclusionary housing is proposed or required.
PROJECT ANALYSIS
Conformance with General Plan and Zoning Code
Land Use/Density: The City General Plan land use designation for this site is Downtown
Commercial with a Zoning Code designation of Retail Commercial with a Mixed-Use Overlay
and Gateway Overlay. However, the project site is also subject to a Planned Development and
Development Agreement that establish site-specific development standards and allowable uses.
Moreover, the project site was previously subdivided under these site-specific development
standards with townhome development envisioned for the six subject lots. The project meets the
development standards established under the Planned Development and Development
Agreement, including those for density, lot size, setbacks, lot coverage, and height.
Lot Dimensions, Setbacks, and Landscaping Requirements: The lot dimensions, building
setbacks, and landscaping coverage requirements were previously established with the approval
of the Development Agreement, Planned Development, and Final Map for the development.
Height: The townhomes would be developed as a single, two-story building with a maximum
height of 30 feet 3 inches. The detached 2-car garages would be single-story and 14 feet 3 inches
in height. As discussed above, the proposed development is consistent with the site-specific
development standards.
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. Rooftop
solar is proposed on the south-facing roofs of each garage. 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 the 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.
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 propose exterior lighting
consists of downward-directed, wall-mounted LED lights in compliance with these requirements.
This will be confirmed during the plan check process.
Parking: The project provides a total of twelve off-street parking spaces via the detached 2-car
garages. There are eight additional on-street diagonal parking spaces along the St. Charles Place
frontage and five parallel parking spaces along the project’s Elm Street frontage. No parking
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would be allowed along the alley that provides access to the detached garages, and this alley
would be red-curbed with no parking signs posted. The proposed development is consistent with
the site-specific development standards established by the Development Agreement and Planned
Development.
Signage: No monument signage is proposed at this time. Should such a sign or signs be
requested in the future, the signage will be reviewed by Community Development staff for
compliance with the requirements of Chapter 17.62 of the City’s Zoning Code. City review and
approval of a sign permit application will be required prior to installation of such signage.
Building signage is exempt from sign permit and City review requirements.
Building Design, Materials, and Finishes: The proposed design provides for a uniform and
cohesive project. This cohesiveness includes building design, materials and finishes, detailing,
landscaping, and site amenities.
Circulation: Primary vehicular access to the project site would be from St. Charles Place and via
the alley on the south side of the project site. This would provide access to the to the detached
garages for the residents, while guests would access the site from its frontages along St. Charles
Place and Elm Avenue. The site circulation and associated roadways have been reviewed by the
City’s Interdepartmental Review Committee, which includes Fire Department staff. With the
alley posted for no parking, adequate emergency access would be provided.
Site Amenities: The proposed development includes landscaping and private rear yards between
the townhomes and the detached garages. Sidewalks and streetlights are existing along the St.
Charles Place and Elm Avenue. An additional streetlight would be installed near the southeast
corner of the project site to match the 14-foot high street light at St. Charles Place.
Live/Work Use: The “row house” development for the project site was reserved for live/work
mixed-use development under the Development Agreement for the Creekbridge Subdivision.
This was in part due to the underlying commercial zoning for the project site. As a condition of
approval, each lot would be deed-restricted for live-work use, with some commercial component
on the ground floor. The developer would need to obtain a Rezone and General Plan Amendment
to allow a straight residential (non-live/work) use for the townhomes.
Inclusionary Housing Requirements: The Development Agreement for the Creekbridge
Subdivision established that the City’s inclusionary housing was met by restricting any accessory
dwelling units in the Creekbridge Subdivision to moderate-income households. The primary
residential or mixed use developments in the Creekbridge Subdivision were not required to
provide additional inclusionary housing. As such, the Stonebridge Townhomes project is not
required to provide inclusionary housing units.
COMMUNITY/NEIGHBORHOOD IMPACT
The project is located in a high-density multi-family residential zoning district. The proposed
construction is consistent with all applicable Zoning Code requirements. Impacts on City
services including water, sewer, trash, police, fire, schools, noise, traffic, or air quality would be
offset through the payment of Development Impact Fees.
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CEQA
This project is exempt from CEQA review pursuant to Section 15332 (In-Fill Development) of
the Guidelines for Implementation of the California Environmental Quality Act. No additional
environmental review is necessary under CEQA.
RECOMMENDATION
It is recommended that the Planning Commission approve the Design Review Permit for
construction of the 6-unit townhome project.
ALTERNATIVES
1. Recommend denial of the Design Review. 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.
PROPOSED MOTION
I MOVE THAT THE PLANNING COMMISSION ADOPT RESOLUTION 2022-___
GRANTING DESIGN REVIEW APPROVAL FOR THE CONSTRUCTION OF THE 6UNIT STONEBRIDGE TOWNHOME DEVELOPMENT AT THE SOUTHEAST
CORNER OF ELM AVENUE AND ST. CHARLES PLACE.
ATTACHMENT
1. Planning Commission Resolution No. 2022-___, including
Exhibit A – Conditions of Approval
Exhibit B – Approved Plan Set
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CITY OF GREENFIELD
RESOLUTION NO. 2022-___
A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF
GREENFIELD APPROVING A DESIGN REVIEW PERMIT FOR THE
STONEBRIDGE TOWNHOMES RESIDENTIAL DEVELOPMENT AT THE
SOUTHEAST CORNER OF ELM AVENUE AND ST. CHARLES PLACE
WHEREAS, an application for Design Review for the construction of the Stonebridge
Townhomes Project, a 6-unit housing project on a 0.41-acre site at the southeast corner of Elm
Avenue and St. Charles Place, APNs 024-392-001 through -006, 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, 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, a Final Tract Map, Development Agreement, and Planned Development
were previously-approved for the project in 2007;
WHEREAS, the application for design review was heard by the Planning Commission
at a duly-noticed public meeting on July 5, 2022;
NOW, THEREFORE, BE IT HEREBY RESOLVED, that the Planning Commission of
the City of Greenfield has considered all written and verbal evidence regarding this design review
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
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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 City General Plan land use designation for this site is Downtown Commercial with a
Zoning Code designation of Retail Commercial with a Mixed-Use Overlay and Gateway
Overlay. However, the project site is also subject to a Planned Development and
Development Agreement that establish site-specific development standards and allowable
uses. Moreover, the project site was previously subdivided under these site-specific
development standards with townhome development envisioned for the six subject lots.
The project meets the development standards established under the Planned Development
and Development Agreement, including those for density, lot size, setbacks, lot coverage,
and height.
b. The plan set provided with the Design Review application indicates that the new townhome
development conforms to applicable zoning regulations as revised by the 2007
Development Agreement and Planned Development, including those relating to lot size
and building coverage, building and site setbacks, building height, fences and walls,
landscaping, resource efficiency, lighting, parking, and signage.
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. The project proposes solar panels on the southfacing roofs of the detached garages. Detailed review of the project’s resource efficiency
standards will be part of the City’s Building Permit plan check process.
d. The proposed project increases the number of housing units available within the City and
is part of a larger, previously-approved development, the Creekbridge Subdivision. The
project would allow the development of additional mixed-use development in the form of
live/work townhomes, thereby promoting progress toward the City meeting its housing
goals as set forth in and required by the City’s General Plan Housing Element as well as
the City’s economic development goals.
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 of the buildings is varied by design and finish materials while still
maintaining a cohesive architectural theme. The design utilizes a neutral color palette.
Exterior elevations and detailing are appropriate for the proposed design theme.
b. The landscaping coverage was reviewed and approved as part of the Planned Development
and Final Tract Map approvals. Robust landscaping with a variety of trees and shrubs is
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proposed for the project’s frontage, with an HOA and/or a Lighting and Landscaping
Maintenance to be developed to maintain the landscaping in good condition. Private rear
yards provide recreational and open space amenities for the residents. Landscaping trees
of a variety of types and sizes, shrubs, and other California native drought-tolerant
plantings.
c. Landscaping is effective in achieving the intent of Chapter 17.54, Landscaping, of the
City’s Zoning Code.
d. The site design is in conformity with the requirements of the Zoning Code and is an
appropriate site layout for a 6-unit townhome development.
e. The development of new residential townhomes at the proposed location will enhance the
character of the neighborhood and community by developing a currently vacant parcel
along Elm Avenue and St. Charles Place. It also is a logical and seamless continuation of
the existing mixed-use and residential neighborhoods surrounding the project site.
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
compatible with the character of buildings on adjoining and nearby properties.
a. The architecture of the buildings is of a cohesive style, with complementary variations
between townhomes and a neutral color palette. Exterior elevations and detailing are
appropriate for the proposed design theme.
b. The architecture of the new townhome development, its scale, relationship with the site
and neighboring mixed-use developments and single-family residences, building materials,
and colors establishes a clear design concept and is compatible with other development in
the surrounding and nearby neighborhoods.
c. Exterior lighting will 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 number of on-site parking spaces is provided as required by the Zoning Code and
2007 Planned Development and Development Agreement.
b. On-site bicycle parking will be provided for each town-home and will meet the
requirements of the Zoning Code.
c. Public sidewalks were previously installed along the St. Charles Place and Elm Avenue
frontages. Additional landscaping including street trees will be installed along this
frontage.
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6. The project was previously reviewed pursuant to CEQA and a Mitigated Negative Declaration
adopted at that time. The limited scale of the project qualifies for a Class 32 Categorical
Exemption (In-Fill Projects) pursuant to Section 15032 of the State Guidelines for the
Implementation of CEQA. There are no new circumstances or substantial additional
information that require additional CEQA analysis.
NOW, THEREFORE, BE IT FURTHER RESOLVED, that the Planning Commission
hereby grants design review approval to construct the 6-unit Stonebridge Townhomes Project on
the southeast corner of Elm Avenue and St. Charles Place, APNs: 024-392-001 through -006, as
subject to the project’s conditions of approval, included as Exhibit A to this resolution, and as
indicated on the approved project plans, included as Exhibit B 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 5th day of July 2022, by the
following vote:
AYES, and all in favor, therefore, Commissioners:
NOES, Commissioners:
ABSENT, Commissioners:
Stephanie Garcia, Chairperson
Attest:

Paul Mugan, Secretary
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RESOLUTION NO. 2022-___
EXHIBIT A
STONERIDGE TOWNHOMES DESIGN REVIEW
CONDITIONS OF APPROVAL
PERMIT #PLN 22013
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 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 Zoning Ordinance. All revisions shall be submitted to the
Building Division 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/or City Engineer as appropriate, prior to implementation.
Major plan changes may also require review and approval of the Planning Commission
and/or City Council. The Community Development Director shall determine whether
review and approval by the Planning Commission and/or City Council is required.

7.

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
below.
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Resolution No. 2022-006
Exhibit A - Conditions of Approval
AUTHORIZED DEVELOPMENT
8.

The Design Review approval is specific to the Stonebridge Townhomes Project with the
following project description:
The proposed project is a 6-unit townhome development on a 0.41-acre project site at the
southeast corner of Elm Avenue and St. Charles Place. The project site includes six
individual parcels ranging in size from 2,650 sq ft to 3,912 sq ft (APNs 024-392-001
through -006). The living area for each townhome would be 1,500 sq ft with 3 bedrooms
and 2.5 baths in a two-story building. Detached 441-sq ft, two-car garages are also
proposed. There would be one basic floor plan with some units having a reversed floor
plan and architectural variety for each unit. The project site has frontage along Elm
Avenue and St. Charles Place, and there are alleys to the south and east of the project.
Frontage improvements along these roadways were previously installed, including 8
diagonal parking spaces in the St. Charles Place right of way and one streetlight each
along Elm Avenue and St. Charles Place. The project proposes an additional 14-ft high
streetlight near the southeast corner of the site. Landscaping is proposed for the front
yards the portion of rear yards between the garages and the alley as well as the street side
yards for Lots 1 and 6. Exterior lighting for the townhomes and garages would be
provided by wall-mounted sconce lights in three different models. Proposed grading
includes approximately 80 cu yd of cut and 260 cu yd of fill, for a net import of 180 cu
yd. The project will be developed using typical construction equipment including, but not
limited to, excavators, loaders, bobcats, skidsteers, forklifts, and water trucks.
Construction time is estimated to be approximately 12 months. During the construction
phase, on average, there will be between ten and 20 laborers on site at any given time.
The largest concentration will be during framing and drywall activities. In accordance
with the Development Agreement for the Creekbridge Subdivision, no inclusionary
housing is proposed or required.

9.

This Design Review shall expire three years from the date of final approval, or on July 5,
2025, and become null and void, unless exercised through the issuance of the associated
Building Permits. The applicant may request an extension of the Design Review Permit,
subject to the review and approval of the Community Development Director, and shall
make any such extension request in writing at least 30 days prior to the expiration date.

PRIOR TO THE ISSUANCE OF GRADING PERMITS
10.

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.
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Resolution No. 2022-006
Exhibit A - Conditions of Approval
11.

The project applicant shall incorporate the recommendations of the project’s geotechnical
report into the grading plans noting all required site preparation activities.

PRIOR TO THE ISSUANCE OF BUILDING PERMITS
12.

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.

13.

The Building Permit submittal set shall include on one or more full size sheets these
conditions of approval and shall reference the associated approving resolution number
and date.

14.

In accordance with the 2007 Development Agreement and 2007 Planned Development
for the 1.93-acre portion of the Creekbridge Subdivision that includes the subject
townhomes, a deed restriction must be recorded that requires the townhome units to
remain as live/work units per the definition in the Arroyo Seco Center project (SUB200404) Development Agreement until and unless the underlying zoning district is changed to
a multi-family residential district. The applicant shall prepare a draft version of the deed
restriction wording for review and approval by the City Attorney and Community
Development staff. Once the final language for each deed restriction is approved, the
applicant would be responsible to recording this with the County Recorder’s office prior
to transfer of the properties or Final Planning inspection, whichever comes first.

15.

Final landscape and irrigation plans shall be submitted as part of the plan check process
for issuance of a building permit. The final landscape and irrigation plans shall conform
to all water conservation regulations issued by the State Water Resources Control Board,
including use of drought tolerant species and water efficiency requirements.

16.

Prior to issuance of Building Permits, provide adequate deposits for the plan review and
inspection of all civil, utility, and public improvements to the satisfaction of the City
Engineer.

17.

Prior to issuance of Building Permits, all utility easements shall be depicted on the
construction plans to meet the requirements of the utility companies and the Public
Works Director and/or City Engineer.

18.

Prior to issuance of Building Permits, a construction-phase traffic control plan shall be
submitted to City Public Works staff for review and approval.

19.

The Building Permit submittal set shall include details on the approved finish colors and
materials, including a color rendering of the exterior finishes.

20.

The Building Permit submittal set shall incorporate the updated exterior lighting
information as included in approved Design Review plan set, and the exterior lighting
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information on Sheet A201 revised. The Building Permit submittal set shall also include a
detail for each approved type of streetlight fixture.
21.

The Building Permit submittal set shall indicate that all structures shall be protected by an
automatic fire sprinkler system designed to meet the requirements of the 2019 California
Fire Code as amended.

22.

The civil plan sets submitted for the development shall indicate that the Sidewalks on St.
Charles Place and Elm Avenue to be completed with curb ramps.

23.

A final landscape plan shall be included with the Building Permit submittal. The final
landscape plan shall meet all requirements for final landscape plans as set forth in
Chapter 17.54 of the City Municipal Code and shall include the necessary documentation
for compliance with the City’s Model Water Efficiency Ordinance.

24.

All existing overhead utilities shall be placed underground. Any associated easements
and support structures shall be shown on the construction plans and screened to the extent
possible from public view through discreet placement and landscaping or fencing. Prior
to issuance of Building Permits, the construction plans shall show such utilities,
supporting structures, screening provisions, and easements.

25.

On- and/or off-site storm water retention facilities shall be designed, constructed and
maintained in accordance with City regulations, subject to the final review and approval
of the City Engineer or Building Official. Such facilities shall be shown on the
construction plans prior to issuance of Building Permits. If storm water
retention/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, and temporary
facilities shall be shown on grading and drainage plans prior to issuance of grading
permits.

26.

A Lighting and Landscape District (LLD) and Storm Drain Maintenance District
(SDMD) shall be created by the developer for the six live/work townhomes, or the
townhomes annexed into an existing LLD and SDMD, with the terms of the annexation
subject to the approval of the City Attorney and City Engineer. All costs associated with
the creation of or annexation to the districts, including any costs of the City to process the
request, shall be the responsibility of the developer. The LLD and SDMD should include
an escalation clause to address increases in the future cost of maintenance and
replacement. The developer shall be responsible to maintain the items included within the
LLD and SDMD until the fees have been collected for the assessment districts.

27.

The developer shall draft for City review and approval the documents necessary to
establish a Homeowner’s Association (HOA) for the development to include maintenance
of the frontage landscaping, fences, and gates, and allowance for access to adjacent
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properties for maintenance of the exterior of the buildings. The HOA must be established
prior to transfer of the properties or Final Planning inspection, whichever comes first.
28.

Construction plans submitted with the Building Permit application shall show the
location of the sewer and water laterals subject to approval by to the Public Works
Utilities Division Manager and City Engineer.

29.

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 the development. Fees due prior to
issuance of the Building Permit include any balance due for processing of the Planning
permit and all plan-check related fees. 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.

DURING CONSTRUCTION AND PRIOR TO FINAL BUILDING INSPECTION
30.

Construction activities shall be limited to daylight hours between 7:00 a.m. and 6:00 p.m.
excluding Saturdays, Sundays, and holidays.

31.

Final engineering plans for all project frontages shall be submitted for review and
approval by the Public Works Director.

32.

Due to the age and inactivity of the sanitary sewer lines serving the site, during
construction and prior to approval of the final engineering plans, the Developer shall
video-document the condition of the sewer lines, conduct a flow test, and provide the
results to the City Engineer and Public Works Director for review and comment,
including any necessary repairs or upgrades.

33.

The project applicant shall obtain an Encroachment Permit 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.

34.

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.

35.

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

36.

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.

37.

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

5

19

Resolution No. 2022-006
Exhibit A - Conditions of Approval
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.
38.

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.

39.

Construction sites within the entire project area shall be watered each 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.

40.

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).

41.

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

42.

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).

43.

All public improvements including the installation of landscaping and improvements to
the sidewalks, 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.

44.

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.

45.

Should any previously undisturbed cultural, historic, or archaeological resources be
uncovered in the course of site preparation, clearing or grading activities, all operations
shall be halted, and a professional archaeologist consulted to evaluate the find and
recommend appropriate action. If the find is determined to be significant, appropriate
mitigation measures shall be formulated by the Community Development Department
and implemented by the project applicant.
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46.

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.

47.

In the event that any paleontological resources (fossils) are discovered during ground
disturbing construction activities, the project applicant(s) shall halt work in the immediate
vicinity and the City shall be immediately notified. A qualified paleontologist shall be
retained to evaluate the finds and recommend appropriate mitigation measures for the
inadvertently discovered paleontological resources. If the find is determined to be
significant, appropriate mitigation measures shall be formulated by the City of Greenfield
Planning Department and implemented by the project applicant.

48.

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 usage of 1.6 gallons per flush. Showers shall consume a maximum of
2.5 gallons per minute.

PRIOR TO OBTAINING A CERTIFICATE OF OCCUPANCY
49.

A final certificate of occupancy shall not be issued until all punch-list items identified by
the Building Official and Project Planner during the final inspection are complete and
accepted to the satisfaction of the Building Official, 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.

50.

Prior to occupancy, provide for the design and construction of all required public facility
improvements along the project frontages including any required streetlights, fire
hydrants, and Right-of-Way landscaping to the satisfaction of the City Engineer.

51.

Prior to occupancy, provide for onsite retention for the 100-year post construction peak
runoff to the satisfaction of the City Engineer. Provide dedication of easements to the
City for new basin and access to this basin for maintenance, if required by the City
Engineer.
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52.

Prior to occupancy, provide required information for annexation into the Street and Storm
Drainage and Lighting and Landscape Maintenance Assessment Districts to the
satisfaction of the City.

ONGOING OPERATIONAL CONDITIONS
53.

All structures and all landscaping, fencing, and other improvements shall adhere to the
approved plans, including the final landscape plans and shall be maintained in good
condition as an on-going requirement. Swap out of materials, colors, and landscaping
species shall not occur without prior written City approval. Any deficiencies noted by
City staff shall be addressed within 30 days of written notice of non-compliance by the
City.

54.

All landscaping shall be maintained in good condition for the life of the project. Any
plants that die or are diseased shall be promptly removed and replaced. Trees and shrubs
shall be pruned regularly and kept in good health. Groundcover shall be similarly
maintained as needed. Any deficiencies noted by City staff shall be addressed within 15
days of written notice of non-compliance by the City.

55.

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 maintained by the applicant in good
health and replaced if deemed necessary by Community Development Department staff.

END OF CONDITIONS
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WALL MOUNTED LIGHTING FIXTURE

PLANNING DEPT. NOTES
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ALL STRUCTURES SHALL BE PROTECTED BY AN AUTOMATIC FIRE SPRINKLER SYSTEM DESIGNED TO THE
REQUIREMENTS OF THE 2019 CALIFORNIA FIRE CODE AS AMENDED
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ANY METHOD IN WHOLE OR IN PART IS
PROHIBITED. TITLE TO THE PLANS AND
SPECIFICATIONS REMAINS WITH THE ARCHITECT,
AND VISUAL CONTACT WITH THEM
CONSTITUTES PRIMA FACIE EVIDENCE OF THE
ACCEPTANCE OF THESE RESTRICTIONS.

B3

WALL MOUNTED LIGHTING FIXTURE, TYP.

SCALE: 3/16"=1'-0"

SAINT CHARLES PLACE AND ELM AVENUE
GREENFIELD, CA 93927

FRONT EXTERIOR ELEVATION - 6 LOTS FROM STREET

STONEBRIDGE TOWNHOMES
GREENFIELD, CA

SEE SHEET A402 FOR DIMENSIONS AND MATERIALS
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CEMENT PLASTER
(STUCCO)
TYP. U.N.O.

ASPHALT SHIGLE
ROOFING, TYP.

2340 GARDEN ROAD, SUITE 100
MONTEREY, CALIFORNIA 93940
PHONE: 831.649.4642
FAX: 831.649.3530

A3

A2

WALL MOUNTED LIGHTING FIXTURE, TYP.

B1

A1

FIBER CEMENT SIDING

BACK EXTERIOR ELEVATION - 6 LOTS FROM STREET
SCALE: 3/16"=1'-0"

FIBER CEMENT
SIDING

CEMENT PLASTER
(STUCCO)

SAINT CHARLES PLACE AND ELM AVENUE
GREENFIELD, CA 93927

SEE SHEET A401 FOR COLORS

B2

STONEBRIDGE TOWNHOMES
GREENFIELD, CA

B3

THE USE OF THE PLANS AND SPECIFICATIONS IS
RESTRICTED TO THE ORIGINAL SITE FOR WHICH
THEY WERE PREPARED, AND PUBLICATION
THEREOF IS EXPRESSLY LIMITED TO SUCH USE.
REUSE, REPRODUCTION OR PUBLICATION BY
ANY METHOD IN WHOLE OR IN PART IS
PROHIBITED. TITLE TO THE PLANS AND
SPECIFICATIONS REMAINS WITH THE ARCHITECT,
AND VISUAL CONTACT WITH THEM
CONSTITUTES PRIMA FACIE EVIDENCE OF THE
ACCEPTANCE OF THESE RESTRICTIONS.
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26'-6" (TYP.)

30'-3" (TYP.)
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SEE SHEET A401 FOR COLORS
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2340 GARDEN ROAD, SUITE 100
MONTEREY, CALIFORNIA 93940
PHONE: 831.649.4642
FAX: 831.649.3530
WWW.WRDARCH.COM

WALL MOUNTED
LIGHTING FIXTURE
(TYP.)

SAINT CHARLES PLACE AND ELM AVENUE
GREENFIELD, CA 93927

ASPHALT SHINGLE
ROOFING (TYP.)

STONEBRIDGE TOWNHOMES
GREENFIELD, CA

SOLAR PANELS

A.P.N.:024-392-00(1-6)-000

THE USE OF THE PLANS AND SPECIFICATIONS IS
RESTRICTED TO THE ORIGINAL SITE FOR WHICH
THEY WERE PREPARED, AND PUBLICATION
THEREOF IS EXPRESSLY LIMITED TO SUCH USE.
REUSE, REPRODUCTION OR PUBLICATION BY
ANY METHOD IN WHOLE OR IN PART IS
PROHIBITED. TITLE TO THE PLANS AND
SPECIFICATIONS REMAINS WITH THE ARCHITECT,
AND VISUAL CONTACT WITH THEM
CONSTITUTES PRIMA FACIE EVIDENCE OF THE
ACCEPTANCE OF THESE RESTRICTIONS.
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Planning Commission Memo
599 El Camino Real Greenfield CA 93937 831-674-5591
www.ci.greenfield.ca.us

DATE:

June 30, 2022

AGENDA DATE:

July 5, 2022

TO:

Planning Commissioners

PREPARED BY:

Rob Mullane, AICP, Consulting Planner

TITLE:

DESIGN REVIEW FOR A 160-SQ FT COOLER ADDITION
AT AN EXISTING RESTAURANT AT 246 EL CAMINO
REAL, APN: 024-032-018 (#PLN 22018)

AUTHORITY AND PROCEDURES
The design review provisions are set forth in Section 17.16.070 of the zoning code. Design
Review is required for residential development, non-residential development, e.g.,
commercial, office, industrial, public/quasi-public, and telecommunications tower
installations, including attached signage and lighting; free-standing signage and lighting;
landscaping; and parking lots, drainage basins and other utility features.
The Planning Commission is the designated approving authority for design review and in
consideration of a specific planning application may approve, conditionally approve, or deny
the proposed permits.
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.” Design review approval or any
modification thereto may be granted only when the Planning Commission makes the
following findings:
1. Notification of property owners pursuant to Section 17.14.040, “Public Notices,”
has been provided for multi-story construction;
2. The proposed project is consistent with the objectives of the general plan, complies
with applicable zoning regulations, specific plan objectives and policies, and
improvement standards adopted by the City;
1
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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 applications, 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.
The design review approval shall expire and become null and void unless the permits are
exercised through the issuance of a building permit or is properly extended pursuant to
Section 17.18.060 of the Zoning Code.
BACKGROUND AND SETTING
The project site is 246 El Camino Real, at the southeast corner of Palm Avenue and El Camino
Real, in the City’s downtown area (see Figure 1). The project site is zoned C-R Retail Commercial.
The existing development on the site in the El Rinconcito restaurant, which serves lunch and
dinner, and which has a full-service bar. Adjacent uses to the north, west, and south include other
commercial uses in the downtown, while to the east are residential uses. Ten off-street parking
spaces are provided along the property’s Palm Avenue frontage, and additional parking is available
along El Camino Real and on the north side of Palm Avenue.
PROJECT DESCRIPTION
The proposed project is to install a new 8-ft by 20-ft (160-sq ft) walk-in cooler/freezer addition
behind the existing 1,457-sq ft restaurant and attached to an existing storage building. The
cooler/freezer building is intended to provide additional cold storage space for the restaurant. The
new cooler/freezer addition has a height of 8’ 7” with a flat roof. Access to the cooler/freezer is
via a new 5’ 6” wide and 2’ long covered hallway from the existing storage building. The proposed
addition is towards the center of the project site between the restaurant and the existing storage
building. No change in parking is proposed.
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Figure 1 –Location Map

Project Site

CONFORMANCE WITH GENERAL PLAN AND ZONING CODE
The addition of the 160-sq ft walk-in cooler, while a minor addition to the existing restaurant,
requires a Design Review Permit as a non-residential exterior alteration. The proposed
addition meets all development standards for the Retail Commercial Zoning District
including setback, height, and parking requirements. The minor addition is not saliently
visible from either Palm Avenue or El Camino Real and as such does not conflict with the
City’s Downtown Design Guidelines. Staff notes no inconsistencies with General Plan or
Zoning Code goals, policies, and development standards.
CEQA
The proposed 160-sq ft addition is small in size and scope, representing an 11% increase in
the restaurant’s floor area and a 2.7% increase in site coverage for the project site. The
proposed addition would be in an internal area of the project site and largely shielded from
public or private views. As such, the proposed project qualifies for a Class I Categorical
Exemption pursuant to Section 15301 (Existing Facilities) of the State Guidelines for the
Implementation of CEQA.
RECOMMENDATION
Staff recommends that the Planning Commission approve a resolution allowing a new 160sq ft walk-in cooler addition to the existing restaurant at 246 El Camino Real.
ALTERNATIVES
1. Recommend denial of the Design Review. Deny the project based on findings of
inconsistency with State law, the General Plan, Zoning Regulations and/or other pertinent
City standards.
3
45

2. Recommend approval of the project with revisions and/or additions to or revisions to the
attached conditions of approval.
PROPOSED MOTION
I MOVE THAT THE PLANNING COMMISSION OF THE CITY OF GREENFIELD
ADOPT RESOLUTION NO. 2022-___ GRANTING DESIGN REVIEW APPROVAL OF
A NEW 160-SQ FT WALK-IN COOLER ADDITION TO THE EXISTING
RESTAURANT AT 246 EL CAMINO REAL, SUBJECT TO CONDITIONS OF
APPROVAL INCLUDED IN THE RESOLUTION.
ATTACHMENTS
1. Planning Commission Resolution No. 2022-__, including
Exhibit A. Conditions of Approval
Exhibit B. Design Review Plan Set

4
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CITY OF GREENFIELD
PLANNING COMMISSION
RESOLUTION NO.2022-___
RESOLUTION OF THE PLANNING COMMISSION OF THE CITY
OF GREENFIELD GRANTING DESIGN REVIEW APPROVAL FOR
A 160-SQ FT WALK-IN COOLER ADDITION FOR AN EXISTING
RESTAURANT AT 254 EL CAMINO REAL; APN 024-032-018
WHEREAS, an application for Design Review approval for the construction of a 160-sq
ft walk-in cooler addition was submitted for an existing restaurant at 246 El Camino Real was submitted
to the City of Greenfield; and
WHEREAS, Section 17.16.070 of the City of Greenfield Zoning Code requires design
review for all nonresidential development projects, including commercial additions; and
WHEREAS, the Design Review application is for a minor addition to the existing
permitted restaurant; and
WHEREAS, the Design Review application and was considered by the Planning
Commission at a duly-noticed public hearing on July 5, 2022; and
WHEREAS, the project is exempt from CEQA, pursuant to Section 15301, Existing
Facilities, of the State CEQA Guidelines;
NOW, THEREFORE, BE IT HEREBY RESOLVED, that the Planning Commission
of the City of Greenfield has considered all written and verbal evidence regarding this Design
Review application at the public hearing and has made the following findings pursuant to
Section
17.16.070 regarding the proposed development:
1. FINDING: That the proposed development is consistent with the objectives of the
general plan, complies with applicable zoning regulations, applicable city design
guidelines, and improvement standards adopted by the City.
a. The proposed site is designated by the City’s General Plan for commercial uses and
is in the C-R, Retail Commercial zoning district. The project is within the City’s
downtown core, for which the City has adopted design guidelines and a streetscape
plan. The commercial restaurant use is an allowed use in the applicable General Plan
land use designation and Zoning Code district.
b. The proposed project is consistent with general plan policies that call for the
recruitment of businesses, industries, and other employers whose operations are
consistent with long-term economic development goals of the City; the proposed
project will improve the existing restaurant’s operations and furthers the City’s
economic development by supporting commercial businesses.
1
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c. The general plan encourages development of commercial uses that are consistent
with the scale and character of surrounding land uses. The proposed project will not
displace any existing parking nor be saliently visible from public or private areas.
d. The site plan, elevations, and floor conform to the zoning code requirements as well
as the commercial development standards for the Retail Commercial zoning district
relating to lighting and parking. The proposed project is also consistent with the
guidance in the City’s Downtown Design Guidelines and the City’s Downtown
Streetscape Plan.
2. FINDING: That the proposed site design, and lighting 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 proposed design of the minor addition is in conformity with the requirements of
the City’s Zoning Code. No changes to exterior lighting along project frontages are
proposed. The proposed design is consistent with the existing architecture of the
restaurant and does not detract from the building’s aesthetics.
3. FINDING: 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 compatible with the character of buildings on adjoining and
nearby properties.
a. The proposed minor addition will be largely screened from public and private views.
Its connection to an existing storage building through a new corridor fits in
cohesively with the existing development on the site. The proposed addition will not
impact the existing restaurant’s architectural design, signage, landscaping, or
exterior lighting, which will remain appropriate for the type and scale of
development on site and will be compatible with the character of adjoining and
nearby properties.
4. FINDING: That the proposed project addresses vehicular, bicycle, and pedestrian
transportation modes of circulation.
a. The proposed project continues to provide both on-site and off-site parking, for both
vehicles and bicycles, and provides parking that meets the requirements of the
Zoning Code.
b. Primary vehicle access is from Pine Avenue, as is the main entrance to the
restaurant. The proposed addition will not have any impact on existing vehicular,
bicycle, and pedestrian access to the site.
c. The existing restaurant is designed at a pedestrian scale, with the building located at
the front property line and a widened sidewalk along the site’s El Camino Real
frontage. The proposed addition is removed from the project’s frontages and will not
have any impact on existing pedestrian access to the site.
2
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5. FINDING: That the project is exempt from CEQA, pursuant to Section 15301 of the
State Guidelines, such that no further CEQA review is required.
NOW, THEREFORE, BE IT HEREBY FURTHER RESOLVED, by the Planning
Commission of the City of Greenfield:
1. Accept the categorical exemption identified for the project (Section 15301 of the CEQA
guidelines governing existing development); and
2. Approve a Design Review Permit for the 160-sq ft walk-in cooler addition to the existing
restaurant at 246 El Camino Real (APN: 024-032-018), subject to the attached conditions
of approval, included as Exhibit A, and consistent with the approved plan set, included as
Exhibit B.
PASSED AND ADOPTED by the Planning Commission of the City of Greenfield, at a
Regularly-scheduled meeting of the Planning Commission held on the 5th day of July 2022 by the
following vote:
AYES, and all in favor, therefore, Commissioners:
NOES, Commissioners:
ABSENT, Commissioners:

Stephanie Garcia, Chairperson
ATTEST:

Paul C. Mugan, Secretary

3
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PLANNING COMMISSION RESOLUTION NO. 2022-___
EXHIBIT A
CONDITIONS OF APPROVAL
246 EL CAMINO REAL DESIGN REVIEW
APN: 024-032-018
GENERAL
1.

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.

2.

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

3.

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.

4.

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 Division
prior to field changes and are to be clouded or otherwise identified on the plans submitted
with the request for modification.

5.

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

AUTHORIZED DEVELOPMENT
6.

The approved development consists of the construction of a new 8-ft by 20-ft (160-sq ft) walk-

7.

This Design Review shall expire three years from the date of final approval, or on July 5,
2025, and become null and void, unless exercised through the issuance of the associated
Building Permit.

in cooler/freezer addition behind the existing 1,457-sq ft restaurant and attached to an existing
storage building. The new cooler/freezer addition has a height of 8’ 7” with a flat roof. Access to
the cooler/freezer is via a new 5’ 6” wide and 2’ long covered hallway from the existing storage
building.
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PRIOR TO THE ISSUANCE OF GRADING AND BUILDING PERMITS
8.

The Building Permit plan set submittal set shall include on one or more full size sheets
these conditions of approval and shall reference the associated approving resolution
number and date.

9.

The project plans shall include specifications for the proposed exterior lighting (bulb type,
wattage, lumen level, and Kelvin rating) with the Building Permit plan set for City review
and approval.

10.

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.

11.

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.

12.

Construction plans submitted with the Building Permit application shall show the location
of the sewer and water laterals subject to approval by to the Public Works Director and
City Engineer.

13.

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. Fees
due prior to issuance of the Building Permit include any balance due for processing of the
Planning permit and all plan-check related fees. 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.

DURING CONSTRUCTION AND PRIOR TO FINAL BUILDING INSPECTION
14.

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 Community Development Director or Public Works Director, as applicable,
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.

15.

The project applicant shall obtain an Encroachment Permit 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.

Resolution PC # 2022Exhibit A - Conditions of Approval
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16.

Trash, scrap and debris associated with the construction phase 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.

17.

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

18.

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.

19.

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.

20.

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.

21.

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

22.

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).

23.

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).

24.

All public improvements including the installation of landscaping in the public right-orway and improvements to sidewalks, 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.

25.

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 Community Development Director or Public Works
Director, as appropriate, and a qualified archaeologist (i.e., an archaeologist registered with
the Society of Professional Archaeologists) shall be immediately contacted by the

Resolution PC # 2022Exhibit A - Conditions of Approval
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responsible individual present on-site. When contacted, the archaeologist shall
immediately visit the site to determine the extent of the resources and to develop proper
mitigation measures required for the discovery, prior to the City authorizing the resumption
of grading activities.
26.

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.

27.

All fixtures and appliances associated with the cooler addition 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.

28.

A final certificate of occupancy shall not be issued until all punch-list items identified by
the Building Official and Project Planner during the final inspection are complete and
accepted to the satisfaction of the Building Official, 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.

ONGOING OPERATIONAL CONDITIONS
29.

All structures and all landscaping, fencing, and other improvements shall adhere to the
approved plans, including the final landscape plans, and shall be maintained in good
condition as an on-going requirement. Swap-out of materials, colors, and landscaping
species shall not occur without prior written City approval. Any deficiencies noted by City
staff shall be addressed within 14 days of written notice of non-compliance by the City.

Resolution PC # 2022Exhibit A - Conditions of Approval
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Exhibit B to PC Resolution No. 2022-___
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Planning Commission Memo
599 El Camino Real Greenfield CA 93937 831-674-5591
www.ci.greenfield.ca.us

DATE:

June 30, 2022

AGENDA DATE:

July 5, 2022

TO:

Planning Commissioners

PREPARED BY:

Paul Mugan, Community Development Director
Gabriel Martinez, CBO, Building Official
Rob Mullane, AICP, Consulting Planner

TITLE:

WORKSHOP ON POSSIBLE CHANGES TO THE HOURS AND DAYS
FOR CONSTRUCTION ACTIVITIES

BACKGROUND AND SUMMARY
All construction projects in the City are required to abide by limitations on the days and hours of
noise-generating construction activities. These limitations are set forth in Section 17.60.030 (Noise
Standards) of the City’s Municipal Code, and specifically in Subsection 17.60.030.I. That
subsection cross-references Subsection 9.26.030.D, which is entitled Construction Activities. Both
subsections allow construction activities from 7:00 am to 7:00 pm on Monday through Friday, and
from 9:00 am to 5:00 pm on both Saturday and Sunday. Subsection 17.60.030.I also allows the
Planning Commission or City Council to allow for more restrictive or more permissive hours and
days for construction as a condition of approval on the project. These subsections are excerpted in
Attachment 1. (There are also exemptions for these construction activity noise restrictions set forth
in Subsection 17.60.30.H. Among the exemptions are public health and safety activities and
maintenance of residential buildings, with the latter allowing work until 10:00 pm.)
Through the review of planning projects by the Planning Commission, the City may – and
historically has – applied additional restrictions on the days and hours for construction projects.
For discretionary planning permits that undergo review by either or both the Planning Commission
and the City Council, the applicable conditions of approval in the City’s standard list of conditions
are applied and documented as an exhibit to the resolution approving the development project.
However, in the City’s standard conditions of approval, construction activities are restricted to
Monday to Friday excluding holidays. The more restrictive limitations on construction days in the
City’s standard conditions appears to have derived from projects undergoing CEQA review, with
the more restrictive days of construction activity conforming to a mitigation measure for noise
1
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impacts during the construction phase. The pertinent standard condition of approval is excerpted as
Attachment 2.
Staff is bringing this item to the Planning Commission for input from the Commission as to
whether the City’s standard conditions of approval should be more in line with the City’s
Construction Noise regulations in the Municipal Code. This item was continued from the May 3,
and June 7, 2022 Planning Commission meetings.
ANALYSIS
Limitations on hours and days of construction are intended to reduce noise disturbances from
construction projects. Builders and developers generally prefer to be allowed to work on one or
both weekend days to reduce the construction project duration, which provides cost savings and
efficiencies for the management of the project.
There are pros and cons to allowing weekend and holiday construction activities. Limiting
construction days to non-holiday Mondays through Fridays allows for quieter enjoyment of the
weekend and holidays for residences near a construction project. It also reduces parking demand,
since many (but not all) construction projects have workers taking up on-street parking spaces.
However, restrictions on the days allowed for construction results in a longer total duration of the
project as well as the impacts attendant to construction activities such as parking impacts, traffic
impacts, and dust impacts. Staff including planning staff, building staff, and code enforcement
staff all typically work non-holiday Monday through Friday, and are best able to field inspection
requests and address construction compliance issues on workdays, rather than on the weekends.
That said, there is a process for building inspectors to conduct inspections on the weekends on a
case by case basis and for an additional fee.
Staff is looking for Planning Commission input on whether the City should adjust the City’s
standard condition of approval for days and hours for construction activities. The options are to
retain the wording of the standard condition of approval as is, or to direct changes to the wording
and allow for either or both Saturday and Sunday work. Regardless of any change to the standard
condition of approval, the Commission and Council would be able to adjust the limitation by
applying a project-specific revised condition of approval as needed on a case-by-case
consideration.
RECOMMENDATION
Staff recommends that the Planning Commission provide direction on whether revisions to the
City’s standard condition of approval regarding construction activity should be made. Staff is
supportive of including Saturday work from 9:00 am to 5:00 pm in the standard condition of
approval but retaining the restriction for construction work on Sundays and City-recognized
holidays.
ATTACHMENTS
1. Excerpts from City Municipal Code: Subsection 17.60.030.I and Subsection 9.26.030.D
2. Pertinent Excerpt from the City’s Standard Conditions of Approval
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Attachment 1

17.60.030 Noise Standards.
I.

Prohibited Activities: The following acts shall be a violation of this section:
1. Public Nuisance Noise: Public nuisance noises as defined in section 9.28.030 shall be a
violation of this section.
2. Construction Noise: Construction activities shall be subject to the provisions of
subsection 9.28.030D. At all other times, no person shall operate, or cause to be operated,
tools or equipment used in alteration, construction, demolition, drilling, or repair work so
that the sound creates a noise disturbance across a residential property line, except for
emergency work. Stationary equipment (e.g., generators) shall not be located adjacent to
any existing residences unless enclosed in a noise attenuating structure, subject to the
review and approval of the director.
3. Loading and Unloading Activities: Loading, unloading, opening, closing or other
handling of boxes, crates, containers, building materials, garbage cans, or similar objects
on private property between the hours of ten o’clock (10:00) P.M. and seven o’clock (7:00)
A.M. in a manner to cause a noise disturbance.
4. Sweepers and Associated Equipment: Operating or allowing the operation of
sweepers or associated sweeping equipment (e.g., blowers) on private property between
the hours of ten o’clock (10:00) P.M. and seven o’clock (7:00) A.M. the following day in, or
adjacent to, a residential zoning district.
5. Places of Public Entertainment: Operating or allowing to be operated any
loudspeaker, musical instrument, or other source of sound in any place of public
entertainment that exceeds ninety-five (95) dBA at any point normally occupied by a
customer is prohibited, unless conspicuous signs are located near each public entrance,
stating "Warning: Sound Levels Within May Cause Hearing Impairment."
6. Stationary Nonemergency Signaling Devices: Sounding or allowing the sounding of an
electronically amplified signal from a stationary bell, chime, siren, whistle, or similar
devices intended for nonemergency purposes, from a private property for more than ten
(10) consecutive seconds in any hourly period.
7. Vehicle or Motorboat Repairs and Testing: Repairing, rebuilding, modifying, or testing
any motor vehicle, motorcycle, or motorboat in a manner as to cause a noise disturbance
across property lines or within a noise-sensitive zone is prohibited.
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9.28.030 Public nuisance noises.
D. Construction Activities: Unless otherwise provided by permit, construction activities shall
only be permitted between the hours of seven o’clock (7:00) A.M. and seven o’clock (7:00) P.M.
Monday through Friday and between nine o’clock (9:00) A.M. and five o’clock (5:00) P.M. on
Saturday and Sunday. Extended construction work hours must at all times be in strict
compliance with the applicable permit.
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Attachment 2
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.

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

Conditions of Approval
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TITLE:

WORKSHOP ON USE OF ARTIFICIAL GRASS IN LANDSCAPING

BACKGROUND AND SUMMARY
An important component in the Planning Commission’s review of Design Review applications is
the preliminary landscape plan. The preliminary landscape plan should include a landscaping site
plan indicating all existing and proposed landscaping and hardscaping. The landscape plan set
should also have a legend with trees, shrubs, and groundcover identified, along with a tree, shrub,
and groundcover planting schedule noting species, common names, container size, and spacing if
applicable.
Prior to bringing a Design Review application to the Planning Commission, Community
Development staff review the proposed preliminary landscape plan sheets to ensure that plans are
clear and that all City requirements are met. When a discretionary project advances to the Building
Permit stage, Planning Division staff review the Building Permit set for compliance with the
approved Design Review. If there are discrepancies between the approved Design Review plans
and the plans submitted for Building Permits, Community Development staff determine if the
discrepancies are acceptable as substantially conforming to the Design Review approval, or if the
applicant needs to return to the Planning Commission for a revised Design Review permit.
There has been a growing trend for recent projects to incorporate artificial turf into the landscape
plan, whether at the preliminary landscape/Design Review stage or at the final landscape/Building
Permit stage, and staff is looking for general guidance on this issue from the Planning
Commission. This item was continued from the May 3, and June 7, 2022 Planning Commission
meetings.
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ANALYSIS
There are pros and cons of artificial turf. A primary benefit of artificial turf is that it does not need
to be irrigated, which helps conserve water use and saves the property owner water use costs over
the lifetime of the project. It also is not subject to dead spots like true grass is. The primary
drawbacks to artificial turn are 1) that it requires specific ground preparation steps as part of the
installation, 2) that it must be replaced periodically to maintain its aesthetics, 3) it tends to absorb
heat from sunlight and can be hot to the tough on sunny days, and 4) it can retain odors from
animals relieving themselves on the turf.
Staff is looking for Planning Commission input on whether the City should allow artificial turf in
projects requiring City approvals, and whether it should be restricted to limited or widespread
applications. This would be for general guidance only. Staff is not recommending the adoption of
new City policy on artificial turf, nor any change to the Zoning Code. The Planning Commission
would also retain the ability to review each project’s landscaping including the incorporation of
any artificial turf for groundcover on a project-specific basis.
RECOMMENDATION
Staff recommends that the Planning Commission provide general direction on whether the City
should allow artificial turf or if the City staff should guide applicants to the use of grass or other
natural groundcover. Guidance can be conveyed by general consensus, or if necessary, by a motion
and vote.
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