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AGENDA & ORDER OF BUSINESS 
 

A. CALL TO ORDER 

B. ROLL CALL 

C. PUBLIC COMMENTS FROM THE AUDIENCE/STAFF ON ITEMS NOT ON 
THE AGENDA 
 

D. ADOPTION OF THE MAY 1, 2018 PLANNING COMMISSION MINUTES  
 

E. PUBLIC HEARING 
 
                         1.  AMENDMENT TO CONDITIONAL USE PERMIT NOS. 98-05 AND 

2010-02 FOR RELOCATION OF BILLBOARD ALONG U.S. HIGHWAY 
101 

 
a.   Staff Report 

   b.   Open/Close Public Hearing 
   c.   Planning Commission Discussion 

 d.   Action 
 
 



2. DESIGN REVIEW AND CONDITIONAL USE PERMITS FOR 
 DEVELOPMENT OF NEW TACO BELL WITH DRIVE-THRU AT 
 780 WALNUT AVENUE  
 

a.   Staff Report 
   b.   Open/Close Public Hearing 
   c.   Planning Commission Discussion 
   d.   Action 
 

3. AMENDMENT TO GENERAL PLAN AND ZONING CODE TO CHANGE 
LAND USE DESIGNATION OF PROPERTY LOCATED AT 205 S. EL 
CAMINO REAL FROM RETAIL BUSINESS TO MULTIPLE-FAMILY 
RESIDENTIAL FOR DEVELOPMENT OF MULTI-FAMILY TOWNHOME 
STYLE RENTAL UNITS 

  
a.   Staff Report 

   b.   Open/Close Public Hearing 
   c.   Planning Commission Discussion 

 d.   Action 
 

F. COMMENTS FROM PLANNING COMMISSION AND STAFF 
 

G. ADJOURNMENT 

































































DATE: May 30, 2018 

AGENDA DATE: June 5, 2018 
July 9, 2018 (continued) 

TO: Planning Commissioners 

PREPARED BY: Mic Steinmann, Community Services Director 

TITLE: AMENDMENT TO GENERAL PLAN AND ZONING CODE TO 
CHANGE LAND USE DESIGNATION OF PROPERTY LOCATED 
AT 205 S. EL CAMINO REAL FROM RETAIL BUSINESS TO 
MULTIPLE-FAMILY RESIDENTIAL FOR DEVELOPMENT OF 
MULTI-FAMILY TOWNHOME STYLE RENTAL UNITS 

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 hearing and making recommendations to 
the City Council on applications for general plan and zoning code amendments. 

The zoning code establishes the City Council as the designated approving authority for general 
plan and zoning code amendments and that the Planning Director and Planning Commission 
provide recommendations to the City Council on any proposed general plan and zoning code 
amendments.  After public hearing by the Planning Commission and receipt of recommendations 
from the Planning Director and Planning Commission, the City Council then approves, 
conditionally approves, or denies the general plan and zoning code amendments.  General plan 
amendments shall be granted only when the City Council finds the proposed general plan 
amendment (1) is consistent with the general plan goals, policies, and implementation programs, 
(2) will have no adverse effects on the public’s health, safety, or welfare, and (3) if proposed by a
private property owner that there is a substantial benefit to the city to be derived from the
amendment.  (Section 17.16.140).  For zoning code amendments, the City Council must make
findings that the proposed amendment (1) is consistent with the general plan goals, policies, and
implementation programs and (2) will have no adverse effects on the public’s health, safety, or
welfare.  (Section 17.16.130).
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Section 65860 of the California Government Code requires that a city’s zoning ordinance be 
consistent with the city’s general plan.  Section 65862 of the Government Code provides that when 
an amendment to a general plan necessitates an amendment to the zoning code to bring the zoning 
code into consistency with the general plan, public hearings on both actions may be held at the 
same time.  The stated intent of this section is that local agencies concurrently process applications 
for general plan amendments and related zoning code changes to expedite processing of such 
applications. 

CURRENT ACTION 

The property at 205 S. El Camino Real (southwest corner of El Camino Real and Tyler Avenue), 
APN: 024-281-037, is within the general plan Downtown Commercial land use designation and 
the Retail Business zoning district.  Each of these designations also have a mixed-use overlay for 
the subject property.  The mixed-use overlay allows development of residential uses in conjunction 
with underlying commercial or retail development.  Retail and commercial uses can be developed 
without providing residential uses, but the reverse is not allowed – residential uses cannot be 
developed without also providing commercial or retail development.  To allow residential uses 
without also providing underlying commercial or retail development, amendments to the city’s 
general plan and the zoning code are required. 

The action now before the Planning Commission is consideration of an amendment to the city’s 
general plan to change the classification of the property at 205 S. El Camino Real from Downtown 
Commercial to Medium Density Residential to allow residential development without also 
providing commercial or retail space.  If such an amendment is adopted by the City Council, then 
amendment to the zoning code is required changing the zoning district of this property from Retail 
Business (C-R) to Multiple Family Residential (R-M) to ensure the zoning code is consistent with 
the general plan.  This staff report addresses each of these proposed amendments.  Pursuant to 
Section 65862 of the California Government Code, public hearings on both actions are being 
conducted concurrently. 

BACKGROUND AND ANALYSIS 

When the general plan was adopted in 2005, it provided an overall vision of the type of community 
Greenfield should become as it continues to develop over the ensuing 20 years.  That vision 
acknowledges the strong agricultural roots of the community and its historical “small town” feel 
and ambiance.  At the same time, the general plan envisions future development that provides “a 
greater number and diversity of common urban amenities currently underprovided to City 
residents” that will “create a more vibrant community.”  The general plan directs that it should 
“encourage the redevelopment of substandard and underutilized existing facilities and sites…,” 
with the downtown area remaining the heart of the community.   

The general plan states that “the provision of commercial land use designations is critical for the 
long-term economic success of Greenfield.  Thoughtful placement of commercial uses will allow 
convenient access by the community and will ensure compatibility with adjacent uses. 
Establishing an appropriate balance between commercial and other uses in the community is 



important.”  In addition, “placement of future commercial development should avoid negative 
impacts on other uses in the vicinity.”  New commercial development should “[e]nsure the 
provision of sufficient, adequately distributed, and well designed parking in commercial areas” 
and should be “consistent with the scale and character of surrounding land uses.”  The general plan 
also establishes a policy to “[p]rotect existing residential areas from intrusion of incompatible land 
uses and disruptive traffic to the extent possible.”   

The general plan establishes a roadmap to guide Greenfield’s growth and development through the 
year 2025.  Inherent in any general plan is the acknowledgement that over time conditions change 
and development within a city may occur in ways not completely envisioned by its general plan.   

As the implementation mechanism for the vision of the general plan, the zoning code also needs 
to acknowledge that conditions change and the zoning code may require modification to 
accommodate those changed conditions.  Neither the general plan nor the zoning code should be 
considered static documents, but, rather, living documents that can and should be amended as 
circumstances dictate.  However, the zoning code should not, and cannot, be used as a means to 
change the vision or overall development guidelines established by the general plan.  Only the 
general plan can establish or alter that vision. 

Property at 205 S. El Camino Real (Tyler and ECR) 

The parcel at 205 S. El Camino Real is approximately 0.62 acres, bounded by El Camino Real to 
the east, Tyler Avenue and the Holy Trinity catholic church to the north, a city stormwater 
percolation basin, city park, and residential neighborhood to the west, and Greenfield High School 
to the south.  This parcel is within the general plan Downtown Commercial land use designation 
and the Retail Business (C-R) zoning district.  There is a mixed-use overlay for this parcel that 
allows for both commercial and residential development.  This parcel represents the southern end 
of the downtown commercial retail business corridor.  It is currently vacant and undeveloped.  (See 
location map on the following page.) 

Over the past three to four years, the Planning Department has been approached by several 
developers interested in purchasing and developing this property.  None of the inquiries moved 
beyond that initial inquiry stage, primarily because the general plan and zoning code designations 
for this property are retail business. 

Successful retail and commercial development is dependent on good visibility, good accessibility, 
proximity to adjacent other retail and commercial development, and available and convenient 
customer parking.  A successful retail development builds on the synergy and customers from 
adjacent commercial and retail establishments.  Convenient vehicular access and parking is 
essential to draw customers and create a convenient shopping experience.  If access is difficult or 
inconvenient, many customers will simply go elsewhere. 

For a number of reasons, this parcel does not present a good opportunity for retail or commercial 
development:  (1) there is no adjacent commercial or retail development along the west side of El 
Camino Real (adjacent land uses include the Greenfield High School, a city stormwater percolation 
basin and residential neighborhood, and a church); (2) the design of El Camino Real with a center 



median, proximity to the high school driveway entrance, and the Tyler Avenue/El Camino Real 
signalized intersection precludes the ability to have left-turns either from or on to El Camino Real; 
(3) development of on-street parking along El Camino Real is not possible without significant
redesign of El Camino Real, relocation of the public sidewalk, and relocation of the MST bus stop;
(4) due to reasons 2 and 3, primary customer vehicular access to and from the site will of necessity
be from Tyler Avenue, which is primarily a residential street; and (5) the availability of retail space
within the Greenfield Villages project is a more attractive location for smaller retailers due to its
better proximity to other retailers, ease of access, and available on-street parking.  Potential
developers have cited these reasons to the Planning Director for the difficulty and unattractiveness
of developing the site at 205 El Camino Real for retail or commercial uses.

Location Map 

Greenfield Villages mixed-use development on the opposite side of El Camino Real originally 
envisioned ground-level retail space surrounding the Village Park with residential development on 
the upper levels.  Due to the difficulty of attracting retail tenants, the city has previously approved 
the redesign of the ground-level retail spaces for conversion to residential uses.  At this time, 
ground-level space adjacent to Dollar Tree is being held for retail use, but these spaces may also 
be converted to residential use in the future if these spaces remain vacant and Greenfield Villages 
is not successful in attracting new retail businesses. 



The city has received an application from Fitzpatrick and Phelps, LP to construct eight, two-story 
townhouse rental units on the parcel at 205 S. El Camino Real.  These are two-bedroom units, 
1,150 square feet each with patio, one full bathroom and one half-bathroom, and washer/dryer 
hook-ups.  On-site parking is provided for 19 vehicles (16 covered, 3 uncovered).  Vehicular access 
is from Tyler Avenue.  No direct vehicular access to/from El Camino Real is required.  This 
proposed residential development is consistent with the development standards in the Multiple 
Family Residential (R-M) zoning district in terms of site density (7 – 15 dwelling units per acre 
per zoning code, 12.9 actual density), parking (18 parking spaces per zoning code, 19 actual 
parking spaces), lot coverage (60% maximum coverage per zoning code, 28% actual lot coverage), 
and set-backs (10 feet front and street side, 15 feet rear, and 5 feet interior). 

The general plan and zoning code currently allow residential development on this parcel but only 
as part of a mixed-use development.  To develop the residential uses as proposed, it is necessary 
to change both the general plan and zoning code designations for this property.  The appropriate 
re-classification would be for multi-family residential development.  This parcel is adjacent to a 
city stormwater percolation basin and single-family residential neighborhood to the west.  Tyler 
Park, a neighborhood park, is across Tyler Avenue to the north.  The development of a multi-
family townhouse project at this location would provide an appropriate transition from El Camino 
Real (the city’s main downtown commercial thoroughfare) to the residential development to the 
west.  Vehicular access will be to and from Tyler Avenue, a residential street.  The use of the site 
for residential development will not conflict with traffic patterns along El Camino Real and not 
introduce commercial traffic on to a primarily residential street. 

The vision of the general plan is of a city that encourages the development of a greater number 
and diversity of common urban amenities, fosters and promotes the creation of a more vibrant 
community, encourages the redevelopment of substandard and underutilized existing facilities and 
sites, and provides flexibility in the construction of infill projects.  The development of an 8-unit 
multi-family residential project at this location supports and promotes the implementation of this 
vision.  A smaller multi-family townhouse-style development at this location will provide a new 
housing type that is generally not currently available within the city.  This will contribute to making 
Greenfield a more vibrant community.  It will redevelop a currently vacant and underutilized site 
and will promote flexibility in the development of infill projects.  A multi-family residential 
development at this location will provide an appropriate transition to the single-family residential 
neighborhood to the west.   

Both the general plan and zoning code currently allow residential development on this property 
but only as part of a mixed-use development.  The proposed general plan and zoning code 
amendments will not allow a land use type that is not already allowed.  The amendments will allow 
residential development and not require underlying retail or commercial development.   

To the extent residential development is currently allowed in the city’s retail commercial area as 
part of a mixed-use development, the proposed development will have no adverse effects on the 
public’s health, safety, or welfare.  In reality, the potential impact on the public health, safety, or 
welfare may be improved by eliminating retail development at the entrance to a residential 
neighborhood and eliminating commercial use of a residential street.  This will support the general 
plan policies that the “placement of future commercial development should avoid negative impacts 



on other uses in the vicinity” and to “[p]rotect existing residential areas from intrusion of 
incompatible land uses and disruptive traffic to the extent possible.”  Retaining the current retail 
commercial designation for this property will make it difficult to comply with the general plan 
policy that new commercial development should “[e]nsure the provision of sufficient, adequately 
distributed, and well designed parking in commercial areas,” 

CEQA 

It is a general rule that CEQA only applies to projects that have the potential for causing a 
significant effect on the environment.  The proposed general plan and zoning code amendments 
do not alter the type of allowed uses in the retail commercial designations; rather, they allow a 
higher density residential development, consistent with multi-family land use and zoning 
designations, to be developed without requiring that it be developed as part of a mixed-use 
development.  The elimination of the requirement for retail or commercial development will 
actually have a net positive impact on the environment by reducing vehicular traffic to and from 
the site, eliminating potential conflicts between commercial and residential vehicular traffic, 
eliminating potential traffic concerns and turning movements along the city’s main business 
thoroughfare and immediately adjacent to a public high school, and reducing the allowed 
development density and land coverage.  These are not the types of amendments to the city’s 
general plan and the zoning code that have the potential to cause significant effects on the 
environment or to result in either a direct or indirect physical change in the environment.  Review 
of the proposed general plan and zoning code amendments under CEQA is not, therefore, required 
(per Sections 15060 and 15061 CEQA guidelines, California Code of Regulations, Title 14, 
Chapter 3). 

RECOMMENDATION 

For the first time in many years, a viable development proposal has been submitted to the city for 
the development of a vacant parcel on El Camino Real adjacent to the Greenfield High School. 
Although this parcel is identified in the general plan and zoning code for retail or commercial 
development, with an allowance of residential development as part of a mixed-use project, there 
has been very little developer interest in this parcel for retail or commercial development.  To 
further the general plan directive to encourage the redevelopment of substandard and underutilized 
sites, it is recommended the Planning Commission adopt the attached resolution recommending 
the City Council amend the city’s general plan and zoning code to change the designation of 
property at 205 S. El Camino Real from retail commercial use to multi-family residential. 

PROPOSED MOTION 

I MOVE THAT THE PLANNING COMMISSION ADOPT RESOLUTION 2018-06 
RECOMMENDING THAT THE GREENFIELD CITY COUNCIL ADOPT 
AMENDMENTS TO THE CITY OF GREENFIELD GENERAL PLAN AND ZONING 
CODE TO CHANGE THE LAND USE DESIGNATION OF PROPERTY LOCATED AT 
205 S. EL CAMINO REAL FROM RETAIL BUSINESS TO MULTIPLE-FAMILY 
RESIDENTIAL FOR DEVELOPMENT OF MULTI-FAMILY TOWNHOUSE-STYLE 
RENTAL UNITS. 



CITY OF GREENFIELD PLANNING COMMISSION 
RESOLUTION No. 2018-06 

RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF 
GREENFIELD RECOMMENDING THAT THE GREENFIELD CITY 

COUNCIL ADOPT AMENDMENTS TO THE CITY OF GREENFIELD 
GENERAL PLAN AND ZONING CODE TO CHANGE THE LAND USE 

DESIGNATION OF PROPERTY LOCATED AT 205 S. EL CAMINO 
REAL FROM RETAIL BUSINESS TO MULTIPLE-FAMILY 
RESIDENTIAL FOR DEVELOPMENT OF MULTI-FAMILY 

TOWNHOME STYLE RENTAL UNITS 

WHEREAS, the City of Greenfield general plan allows residential development in the 
Downtown Commercial land use designation only as part of a mixed-use development project; and 

WHEREAS, the general plan is intended to encourage the development of a greater 
number and diversity of common urban amenities currently underprovided to city residents, 
thereby creating a more vibrant community; and 

WHEREAS, the general plan directs that it should encourage the redevelopment of 
substandard and underutilized existing facilities and sites, and provide flexibility in the 
construction of infill projects; and 

WHEREAS, the general plan states that placement of commercial development should 
avoid negative impacts on other uses in the vicinity and ensure the provision of sufficient, 
adequately distributed, and well-designed parking in commercial areas; and 

WHEREAS, the general plan further states that existing residential areas should be 
protected from intrusion of incompatible land uses and disruptive traffic to the extent possible; and 

WHEREAS, the proposed general plan amendment does not alter the type of allowed uses 
or facilities within the Downtown Commercial land use designation, but allows multi-family 
residential development to be developed without also developing commercial or retail use; and  

WHEREAS, California Government Code section 65860 requires city zoning ordinances 
be consistent with the city’s general plan; and  

WHEREAS, the city’s zoning code establishes the City Council as the designated 
approving authority for general plan and zoning code amendments and that the Planning Director 
and Planning Commission provide recommendations to the City Council on any proposed general 
plan and zoning code amendments; and 

WHEREAS, the Planning Commission must make a recommendation to the City Council 
regarding the proposed general plan and zoning code amendments prior to the City Council taking 
action on such general plan and zoning code amendments; and 



WHEREAS, the City Council must make a final determination to approve, conditionally 
approve, or deny the general plan and zoning code amendments after being provided with 
recommendations from the Planning Director and the Planning Commission; and 

WHEREAS, the Planning Director recommends amendment to the city’s general plan to 
change the land use designation of the property at 205 S. El Camino Real, APN: 024-281-037, 
from Downtown Commercial to Medium Density Residential to allow multi-family residential 
development without the requirement that it be part of a mixed-use development; and 

WHEREAS, the Planning Director recommends amendment to the city’s zoning code for 
consistency with the general plan to change the zoning code designation of the property at 205 S. 
El Camino Real, APN: 024-281-037, from Retail Business (C-R) to Multiple Family Residential 
(R-M) to allow multi-family residential development without the requirement that it be part of a 
mixed-use development; and 

WHEREAS, the proposed general plan and zoning code amendments were heard, 
reviewed, and discussed by the Planning Commission at a duly noticed public hearing; 

NOW, THEREFORE, BE IT HEREBY RESOLVED, that the Planning Commission of 
the City of Greenfield has considered all written and verbal evidence regarding the proposed 
general plan and zoning code amendments at the public hearing and makes the following findings 
regarding the proposed general plan and zoning code amendments:  

1. FINDING:  That the proposed general plan amendment is consistent with the general plan
goals, policies, and implementation programs.

a. The proposed project will provide a housing type that is not presently available
within the community, thereby providing a greater number and diversity of housing
types.

b. The proposed project will develop a currently vacant and underutilized site.

c. Developing residential uses at the proposed location will protect the existing
residential neighborhood to the west from the intrusion of commercial traffic on a
primarily residential street.

d. Due to the location of the property at 205 S. El Camino Real (proximity to
Greenfield High School and a residential neighborhood), the provision of sufficient,
adequately distributed, and well-designed parking in commercial areas will be
difficult to achieve.

2. FINDING:  That the proposed general plan amendment will have no adverse effect on the
public’s health, safety, or welfare.

a. The general plan currently allows residential development at the proposed location
as part of a mixed-use development.



b. By developing residential uses rather than retail or commercial uses at the entrance
to an established residential neighborhood, the public health, safety, or welfare will
be improved by eliminating retail development at the entrance to a residential
neighborhood and eliminating commercial use of a residential street, thereby
eliminating potential conflicts between residential and commercial uses.

3. FINDING:  That substantial benefit to the city will be derived from the proposed general
plan amendment.

a. Development of the property at 205 S. El Camino Real will utilize a currently
vacant and undeveloped parcel along the city’s main north-south traffic corridor.

b. The proposed development of townhouse-style residential rental units will provide
a new housing type that is not presently available in the community, thereby
providing a greater variety of housing types.

c. Development of vacant and undeveloped property will increase property tax
revenues.

d. Development of vacant and undeveloped property will enhance and protect the
value of nearby residential properties.

4. FINDING:  That the proposed zoning code amendment is consistent with the general plan
goals, policies, and implementation programs.

a. The proposed project will provide a housing type that is not presently available
within the community, thereby providing a greater number and diversity of housing
types.

b. The proposed project will develop a currently vacant and underutilized site.

c. Developing residential uses at the proposed location will protect the existing
residential neighborhood to the west from the intrusion of commercial traffic on a
primarily residential street.

d. Due to the location of the property at 205 S. El Camino Real (proximity to
Greenfield High School and a residential neighborhood), the provision of sufficient,
adequately distributed, and well-designed parking in commercial areas will be
difficult to achieve.

5. FINDING:  That the proposed zoning code amendment will have no adverse effects on the
public’s health, safety, or welfare.

a. The city’s general plan and zoning code currently allow residential development at
the proposed location as part of a mixed-use development.



b. By developing residential uses rather than retail or commercial uses at the entrance
to an established residential neighborhood, the public health, safety, or welfare will
be improved by eliminating retail development at the entrance to a residential
neighborhood and eliminating commercial use of a residential street, thereby
eliminating potential conflicts between residential and commercial uses.

NOW, THEREFORE, THE PLANNING COMMISSION OF THE CITY OF 
GREENFIELD DOES RECOMMEND TO THE CITY COUNCIL OF THE CITY OF 
GREENFIELD AS FOLLOWS: 

1. That the land use map of the general plan be amended to change the land use designation
of the property located at 205 S. El Camino Real, APN: 024-281-037, bounded by El
Camino Real, Tyler Avenue, a city stormwater percolation basin, and the Greenfield High
School, from Downtown Commercial to Medium Density Residential; and

2. That the land use map of the zoning code be amended to change the land use designation
of the property located at 205 S. El Camino Real, APN: 024-281-037, bounded by El
Camino Real, Tyler Avenue, a city stormwater percolation basin, and the Greenfield High
School from Retail Business (C-R) to Multiple Family Residential (R-M).

PASSED AND ADOPTED by the Planning Commission of the City of Greenfield at a
regular meeting of the Planning Commission held on the 9th day of July 2018, by the following 
vote: 

AYES, and all in favor, therefore, Commissioners:  

NOES, Commissioners:   

ABSENT, Commissioners:   

Drew Tipton, Chairperson 
Attest: 

Desiree Gomez, Secretary 
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