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City of Greenfield Proposed Sphere of Influence Amendment and Annexation: Yanks Air Museum

]LAIF C @ of Monterey County

LOCAL AGENCY FORMATION COMMISSION

P.0.Box 1369 132 W. Gabilan Street, Suite 102
Salinas, CA 93902 Salinas, CA 93901
Telephone (831) 754-5838 Fax (831) 754-5831

www.monterey.lafco.ca.gov

KATE VicKENNA, AICP
Executive Officer

LOCAL AGENCY FORMATION COMMISSION APPLICATION REQUIREMENTS
For a Proposal for a Sphere of influence Amendment,
Change of Organization or Recorganization, Extension of Services by Contract,
and/or Mutual Water Company Determination.

An application to the Local Agency Formation Commission (LAFCO) of Monterey County shall consist of
the items listed below. In most cases, LAFCO prefers that applicants submit one original and three
paper copies of all required materials and 5 compact discs containing electronic copies of all materials
submitted. If this is not possible or practical, 35 paper copies can be submitted. (The LAFCO Executive
Officer may determine that proposal’s scope requires more or fewer copies of the application
materials.)

et

Pre-application meeting [Done}: {Completed)
Attend a meeting with staff to discuss the proposal prior to completing the application forms.

2. O Preliminary Sphere of Influence Review:
The applicant is encouraged to request a Preliminary Sphere of Influence Review with the
Commission if a comprehensive Sphere of Influence update is proposed. This review may
avoid the expenditure of significant sums of money in the development of proposals that
cannot be approved.

3. U Petition or X Resolution of Application: Completed {Attachment “A”)
An application may be submitted either by: 1) a resolution of application adopted by the
affected legislative body of a city or special district, or 2) a petition signed by the registered
voters or property owners of the affected territory. Original sighatures on the petition or
certified copies of the resolution are required.

4. XIWritten Request for LAFCO Action: {Completed)
Submit a letter to request the specific action, enumerate the reasons why the action is
necessary, and complete any additional information noted in this checklist.

5. Consent to inclusion of Property [Page 4 of this packet]: (Attachment “B”)
While not required, the completion of this form would confirm consent of the property
owners to a boundary change proposal, and may waive the need for a protest hearing.

LAFCO Application Form — Updated June 1, 2011
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6. Justification of Proposal and Plan for Providing Services [Pages 5-18 of this packet]:
This form provides a description of the proposal and supporting statements. The Plan for
Providing Services includes a description of the services to be provided, financing, capacity of
existing systems, and other related information. (Completed)

7. Map and Legal Description:

Sphere of Influence: {(Completed; Attachment "A”)
Maps showing the proposed Sphere of Influence. Maps should be no larger than 117 x17”.
NOTE: THIS MAP DOES NOT NEED TO INCLUDE A LEGAL METES AND BOUNDS DESCRIPTION,
NOR DOES IT NEED TO MEET BOARD OF EQUALIZATION REQUIREMENTS.

Annexation or other boundary changes: (Completed; Attachment “A”)
A map and a geographic description are to be attached as Exhibit “A” to the petition or
resolution of application. The map must conform to State Board of Equalization
requirements as outlined in the State Board’s “Change of Jurisdictional Boundary:
Requirements for Statements, Geographic Descriptions, Maps and Fees.”

8. LAFCO Processing and Filing Fees: {Attachment “C”)
One check made out to LAFCO for processing in accordance with LAFCO fee schedule. If the
proposal is not exempt from CEQA, the State Department of Fish and Game (DFG) requires
an environmental review fee to be submitted with the Notice of Determination unless
verification can be provided that this fee has already been paid. In addition, the State Board
of Equalization (BOE) requires a filing fee. The BOE and DFG fees will be a condition of
approval and must be forwarded to LAFCO before the Notice of Determination can be filed
with the County. The deposit for the LAFCO fee will be $7,950 (SOI Update: $3,750, and
Annexation of over 25 acres: $4,200), and is due at the time of application. The State Board
of Equalization fee will be $2,000, which would only be due following LAFCQ’s approval.
Please refer to the LAFCO fee schedule for more specifics.

9. Public Notice Requirements: {Completed)
When required by the provisions of the Government Code:

A. Submit a list of property owners to include those within the proposal area and within
300 feet of the boundaries of the proposal area. The list. must be taken from the
County’s current assessment roll at the time of application. '

B. Submit a list of registered voters to include those persons within the proposal area and
those within 300 feet of the boundaries of the proposal area. The names must be taken
from the most current list available from the Registrar of Voters at the time of
application.

C. A minimum of 20 separate property owners of separate parcels must be included on the
combined lists. The distance beyond 300 feet must be increased equally in all directions
from the proposal boundaries to add the minimum number of notices.

D. Stamped, addressed envelopes, without return address, and must be included with the
application. Duplicate envelopes are not required for voters who are also property
owners. If the area contains more than 12 registered voters, please submit two sets.

E. Submit a diskette or other electronic transmittal containing a mailing label listing of
registered voters and property owners.

F. In cases where more than 1,000 notices would be required, the law provides that
newspaper notice may be given. The cost of this notice will be charged to the applicant.

vi
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10. Ordinance Designating Pre-zoning of Affecied Property: (Attachment “A”)
For city annexations, please submit a pre-zoning ordinance adopted by the City
Council.

11. Intergovernmental Consultation for Cities:

Sphere of Influence: (Attachment “D”)
Government Code Section 56425 requires a City-County consultation meeting prior to
submittal of the application to LAFCO. Any agreement that is reached will be given great
weight by the Commission if it is consistent with LAFCO policies. Please submit any
agreement reached as a result of that consultation process. If no agreement is reached,
submit documentation that this requirement has been met.

Annexation:
Cities are encouraged to consult with affected special districts to ensure that the annexation
will not adversely affect their ability to continue to provide services outside of the proposed
annexation area.

12. XI Environmental Documents: ({Attachment “E"; LAFCG has Yanks Final EIR)
Please submit the following environmental documents as appropriate: the initial study,
negative declaration, mitigated negative declaration, or EIR, certified by the lead agency.

13. Tax Sharing Agreement: (Attachment “F”)
For changes of organization or reorganization, please submit a tax sharing agreement
approved by: a) the City Council or District Board, and b) the County Board of Supervisors.

14. Farmiand Maps: (Attachment “G”)
If the proposal will lead to the urbanization of agricultural lands, please identify the area on
the Important Farmland Map prepared by the California Department of Conservation and
provide maps showing:
e Soil types;
o USDA Natural Resources Conservation Service classification system; Soil types;
@ Current use of the land (livestock, fruit trees, nut trees, vines, row crops, etc.), and
e The location of parcels in Williamson Act and Farmland Security Zones, and the
status of these contracts.

15. Additional Documents: Attachment “H”)
Additional information and/or documents pertaining to the matters or factors the
Commission must consider when making its decision on the proposal may be requested by the
Executive Officer: ,
e Approved Lot Line Adjustment from County of Monterey conforming to the
proposed annexation boundaries, and
e Amended and recorded conservation easement conforming to proposed
boundaries.

LAFCO Application Form — Updated June 1, 2011
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LAF CO of Monterey County

LOCAL AGENCY FORMATION COMMISSION

P.O. Box 1369 132 W. Gabilan Street, Suite 102
Salinas, CA 93902 Salinas, CA 93901
Telephone (831) 754-5838 Fax (831) 754-5831

www.monterey.lafco.ca.gov

KATE McKENNA, AICP
Executive Officer

JUSTIFICATION OF PROPOSAL

AND PLAN FOR PROVIDING SERVICES
Revised June 1, 2011

Please provide the following information about your request. For those items that do not apply, indicate
“not applicable” or "N.A.” Please use additional sheets if necessary.

This information will be used by LAFCO to understand the proposal and determine its consistency with
State law and local policies, including the Cortese-Knox-Hertzberg Local Government Reorganization Act
and LAFCO of Monterey County’s “Policies and Procedures Relating to Spheres of Influence and Changes
of Organization and Reorganization.”

1. GENERAL INFORMATION

a. Describe the proposed action (annexation, detachment, Sphere of Influence amendment,
formation, etc.) affecting a city or special district:

The City of Greenfield requests consideration to: 1) amend the City’s Sphere of Influence to
include approximately 47 acres as shown in Attachment “A”; and 2} approve annexation of
134.67 acres consisting of the Yanks Air Museum project site as shown in Attachment “A”
and detachment of the site from the Resource Conservation District of Monterey County.

b. Check the method by which this boundary change proposal was initiated:
Resolution of Application X or Petition

c. List name(s) of applicant (chief petitioner/contact person):

Paul Mugan
Name

City of Greenfield
Agency

599 El Camino Real, Greenfield, California 93927

Address :
(831) 674-5591 pmugan@ci.greenfield.ca.us
Phone Number Email Address

q
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d. Describe the location of the subject territory, including Assessor Parcel Number(s):

Highway 101 at Thorne Road, easterly of Highway 101 and northerly of the City of
Greenfieid, Greenfield area, Central Salinas Valley Area Plan; APNs: 111-012-017-000;
111-012-018-000; 111-012-019-000; and 111-012-020 000.

e. Why has the proposed action been requested?

On November 4, 1997, the County of Monterey (Resolution 87-445) approved a Combined
Development Permit (CDP) (File No. SH94002) for the Yanks Air Museum development, and
adopted the Final Environmental Impact Report (FEIR) for the Yanks Air Museum and Visitor
Serving Project, with a statement of overriding considerations for the loss of farmland, and
considered subsequent addenda to the FEIR. The project includes development of a World
War Il and “Golden Era” aircraft museum, aircraft storage hangers, winery, tasting room,
fueling stations, hotel, free standing restaurant, fast food restaurants, retail space,
amphitheater, Recreational Vehicle (RV) Park, and caretaker’s unit. The project included
placement of 306 acres into permanent agricultural easement and conveyance of this
acreage to “an appropriate non-profit conservancy or trust as designated by the Board of
Supervisors”; in this case, the Ag Land Trust. A 200 foot agricultural buffer easement also is
included. The County of Monterey approved two extension requests (Resolution Nos. 04-
351, and 08-362) for the CDP in 2004 and 2008. The entitlements became vested in
November, 2010.

On May 30, 2001, the U.S. Department of Commerce, Economic Development
Administration (EDA) awarded to the City of Greenfield and County of Monterey, a
“Greenfield Utilities Project” grant (07-01-04-968) of $2.2 million to extend water and sewer
infrastructure to the project site. On February 25, 2002, LAFCO approved the City of
Greenfield’s request to extend these services to the site prior to annexation. Work to extend
these services was largely completed in 2004, and individual connections to the City water
and sewer systems are ongoing during current Phase | construction. In accordance with the
Greenfield Utilities Project grant, entitlements require that water and sewer services be
provided by City of Greenfield systems, and that the project site be annexed to the City of
Greenfield. Pursuant to Memorandum of Understanding (MOU) A-08204 as amended
between Monterey County and the City of Greenfield, an application for annexation is
permitted at this time to effect the transition of the Yanks Air Museum site from Monterey
County to the City of Greenfield. This request for annexation is made in accordance with
existing entitlements, and is intended to comply with aforenoted determinations requiring
the site be annexed to the City of Greenfield.

f.  Have affected local agencies been notified? Yes X No
If yes, what was the response?

On September 11, 2012, and August 28, 2012, respectively, the City of Greenfield City Council
and Monterey County Board of Supervisors, considered and approved amendment No. 1 of
City/County Memorandum of Understanding A-08204, which provided necessary authority to
annex the 135-acre Yanks development site in accordance with existing entitlements. On
September 25, 2012, the Monterey County Board of Supervisors approved a lot line adjustment
(Attachment “H”) of Williamson Act lands, and amendments to the 200-foot agricultural buffer

6
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easement and 306-acre agricultural conservation easement attendant to the project, and
considered addenda (Attachment “E”) to the Yanks Air Museum Visitor Serving Environmental
mpact report. Interdepartmental review for these actions included a review by the following
agencies: Monterey County Public Works Department; Monterey County Water Resources
Agency; Monterey County Planning and Building Departments, County Counsel’s Office; and the
City of Greenfield. in addition, the Greenfield Fire Protection District, City of Greenfield Public
Works Department, and City of Greenfield Police Department were contacted directly to obtain
input for this proposed annexation.

g. List any conditions proposed as a part of the proposal.
None.
h. Do you request that the proposed area be taxed for existing bonded indebtedness or

contractual obligations? Yes No X
If yes, please explain:

i. The precise acreage of the affected territory is 134.67 acres in tofai, or approximately 135
acres. The proposed action includes the addition of approximately 47 acres to the existing
88-acre sphere of influence boundary.

j. Population:

1) Estimated population in the subject area:
The development is a Visitor Serving commercial project. While there are currently no
residents in the subject area, approximately four people are expected to populate the
site in the caretakers’ unit post-annexation

2) Proximity to other populated areas:

At its southwestern property boundary, the site abuts the City of Greenfield city limits.
The City of Greenfield’s population is 16,611.

j. Have the property owners and registered voters within the subject area been contacted?
Yes x _ No If yes, what are the results?

The property owner has been contacted and concurs with this action (Attachment “B”). No
other registered voters are within the subject area.

LAND USE AND ZONING

a. Indicate the existing land use (including residential density):

The proposal area consists of agricultural uses, the recreational vehicle park, caretaker’s
unit, and recreation facilities.

b. Whatis the city’s general plan designation and zoning for the subject territory, if applicable?
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The City has designated the 134.67-acre site in the General Plan as “Artisan Agricultural &
Visitor Serving, with a "Gateway Overlay.” The City of Greenfield pre-zoned the site on
September 25, 2012, through City Council Resolution No. 2012-104 (Attachment “A"Y.

c. Please describe the city or county’s long term planned direction of growth and comment on
whether the proposed action is consistent with that plan.

The 135-acre Yanks development site is bounded by State Highway 101 to the west, and a
306-acre agricultural conservation easement to the east. The site is bounded northward
with county prime agricultural lands excluded from any planned growth, and to the south by
acreage designated as Regional Commercial within city limits. Commercial development
may occur on this acreage south of the 135-acre Yanks site.

The proposed action is consistent with the City of Greenfield General Plan. Page 2-36in the
City of Greenfield General Plan 2005-2025 reads as follows:

The Yanks Air Museum project is anticipated as the primary use within this
Gateway Overlay area north of Thorne Road. The General Plan (and EIR)
has assumed the Yanks project within the General Plan’s development
assumptions. As such, any application to construct the site as originally
proposed and to annex the site into the City as originally intended would
be considered consistent with the General Plan Land Use Element.

d. Whatis Monterey County’s general plan designation and zoning?

The (135-acres) land under the annexation has two County land use designations; (i)
Commercial with Urban Reserve Overlay, and (ii) Farmlands, 40-acre minimum, and two
corresponding zoning designations; (i) Heavy Commercial and (i) Farmland/40 acre
minimum.

e. Whatis the proposed future land use?

The proposed land use designation is “Artisan Agricultural/Visitor Serving,” with a “Gateway
Overlay.” Specifically, the 135-acre site will include a museum, hangers, an education
center, an RV park, a hotel, a winery, an airport, restaurants, fueling stations, amphitheater,
and recreation facilities.

f. If the change of organization involved a city, has the city prezoned the area?
Yes X No

If so, what is the prezoning classification and when was the ordinance adopted?

The prezoning classification for the site is “Artisan Agricultural/Visitor Serving,” with a
“Gateway Overlay.” Prezoning approved by the Greenfield City Council on September 25,
2012, in Resolution 2012-104.

8. Amount and description of publicly owned land in the area:

The development site is bounded on the west by California State Highway 101, and includes
the Thorne Road interchange in the City of Greenfield. The westerly border abuts the

8
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highway right of way, which is approximately 100 feet wide running the length of the
project’s westerly border which is approximately 4,100 feet (100 x 4,100 = 410,000 sq. ft. or
9.412-acres).

h. Could the proposal serve to encourage development of currently undeveloped areas or
increase the intensity of development of already developed areas? Yes __ No _X
If yes, please comment:

The proposal area is bounded by prime agricultural lands in every direction; however, the
westerly north/south boundary of the proposal area includes State Highway 101 and is
contiguous to City limits roughly at and including the Thorne Road interchange. Because the
proposal area is contiguous to City limits, and within the City’s adopted sphere of influence
and urban service area; no plans exist to annex lands for development as a result of build-
out and annexation of the proposal area.

In addition, 306 acres abutting the proposal area has been placed in permanent agricultural
easement, and dedicated to the Ag Land Trust. In addition, a recorded 200 feet agricultural
buffer easement borders the proposal area at its north, south and easterly boundaries.
These instruments discourage development in undeveloped areas, and steers future
development to infill opportunities within City limits, consistent with both the City of
Greenfield and County of Monterey General Plans.

The Yanks Final Environmental Impact Report 95-01 also notes, that “infrastructure
improvements are limited to increasing or providing infrastructure capacity to

accommodate the proposed project only.” Also, a review of the project’s job creation
component indicates that it is unlikely that the employment created by the project will
result in the relocation of substantial numbers of new families to central Salinas Valley

cities. The provision of a new airstrip and highway commercial businesses, improvements to
the road system and the proposed change in land use from agricultural to commercial and
visitor serving uses is consistent with the City of Greenfield’s General Plan, and adheres to
established City-centered, “smart growth” principles.

i. Describe any special land use concerns (airports, schools, industrial areas, etc.):

Prior to construction of the special use airport, an Airport Master Plan must be approved by
the California Department of Transportation.

j. Is there any prime agricultural land in the proposal area?

Yes. The proposal area is prime agricultural lands. The project’s Final Environmental Impact
Report identified this loss of prime agricultural lands as an unavoidable significant impact.
The Monterey County Board of Supervisor's adopted a Statement of Overriding
Considerations in accordance with the California Environmental Quality Act in (Monterey
County File No. SH94002).

e Hasthearea in question been developed or is proposed for a use other than agricultural
use?

Yes. Project build-out includes the following commercial uses: 1) aircraft museum; 2)
aircraft storage hangers; 3) winery, and tasting room; 4) fueling stations; 5) hotel; 6) free
0O
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standing and fast food restaurants; 7) retail space; 8) amphitheater; Recreational Vehicle
(RV) Park; and caretaker’s unit.

e lIsirrigation feasible that would qualify the land for a Class | or Class Il classification in the
USDA Natural Resources Conservation Service classification system?

1w

Not applicable; see “j” response.

s Does the area qualify for a Storie Index Rating between 80 and 1007

e

Not applicable; see “j” response.

o Does the land support livestock, with an annual carrying capacity of one animal per acre,
as defined by the USDA Handbook on Range and Related Grazing Lands {July 1967)?

R

Not applicable; see “j" response.

¢ s the land planted with fruit trees, nut-bearing trees, vines, bushes, or crops with a non-
bearing period of less than 5 years that returns at least $400 per acre?

e

Not applicable; see “j” response.

¢ Has the land returned at least $S400 per acre in 3 of the last 5 calendar years?

"

Not applicable; see “j” response.

k. Will the proposal result in the conversion of agricultural land to nonagricultural uses?
Yes.
I Describe any cultivated lands adjacent to the proposal.

Cultivation of lands (row crops) bound the project to the north, east, south, and westerly,
except the westerly boundary also includes State Highway 101 and is contiguous to City
limits at and including the Thorne Road interchange.

m. Have local agencies (County, city, or district) adopted an agricultural preservation policy
relating to this area?

The Central Salinas Valley Area Plan, the Monterey County General Plan, and the Monterey
County Local Agency Formation Commission, each have adopted agricultural preservation
policies applicable to this action. As noted, the Monterey County Board of Supervisors
adopted the Yanks Final Environmental Impact Report with a statement of overriding
considerations for the conversion of prime farmland into the Yanks (commercial) complex.
The Board of Supervisors found that the job-creation and economic benefits of the project
in a community with very high unemployment rates justify the statement of overriding
consideration.

n. Does the affected area include any agricultural preserves (including Williamson Act
contracts or agricultural easements)? If so, describe and include acreages.

10
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No.

Please describe mitigation measures applicable to the loss of agricultural lands resulting
from approval of this proposal. They can include measures that require agricultural
easements, agricultural buffers, or exchange of land to be preserved for land that may be
urbanized.

Pursuant to Board of Supervisors’ Resolution 08-362, which conditioned approval of the
project, two conditions helped preservation of agricultural lands. First, the property owner
dedicated 306 acres {Condition No. 6) to the Monterey County Ag Land Trust in perpetuity.
Second, the property owner (Condition No. 20) created a 200-foot wide agricultural buffer
easement along the northern, southern, and eastern boundaries of the project site.

ECONOMICAND SOCIAL INTERESTS

a.

Do residents within the proposal area use facilities or programs provided by the local
agency? Indicate the source of this information.

There are no residents in the proposal area because it is a commercial development. At
build-out, there may be four residents on-site serving as caretakers for particular facilities.

Do residents within the proposal area travel to the city or boundaries of the special district
for shopping, recreation, work, or other purposes? Indicate the source of this information.

There are no residents in the proposal area because it is a commercial development. At
build-out, there may be four residents on-site serving as caretakers for particular facilities.

Do residents use city or district services or participate in local activities such as service
organizations?

There are no residents in the proposal area because it is a commercial development. At
build-out, there may be four residents on-site serving as caretakers for particular facilities.

Do the city, or area served by the district, and proposal areas share the same mailing
address and zip code?

Yes.

Briefly describe any other factors demonstrating interdependence of the city/district and
proposal area.

Pursuant to EDA Grant No. 07-01-04968 and the Mitigation Monitoring and Reporting
Program approved by the Monterey County Board of Supervisors in Resolution 08-362, the
proposal area shall be, and is served by City of Greenfield water and sewer systems. The
proposal area is within the City’s adopted sphere of influence and urban service area. The
proposal area is included in the City of Greenfield’s General Plan, identified therein as the
Yanks Air Museum project.
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f. List any related public approvals required for the project including those of local, State, and
Federal agencies.

The California Department of Transportation must approve an Airport Master Plan for
operation/construction of the special use airport. Landscaping, sign, lighting plans and
building permits attendant to the project must be approved either by the Monterey County
Resource Management Agency, or the City of Greenfield. A tentative and final map is
necessary to create discrete commercial parcels for land leases. These land leases will
financially support museum operations.

4, ENVIRONMENTAL JUSTICE

For a change in organization, LAFCO must consider “the extent to which the proposal will
promote environmental justice. As defined by statute environmental justice means “the fair
treatment of people of all races, cultures, and incomes with respect to the location of public
facilities and the provision of public services.”

a. Please provide information on the demographics of the proposal area, including ethnicity
and income.

The proposed area is a commercial development, and contains no residents; however,
the City of Greenfield is approximately 90% Hispanic. Approximately 80% of the City of
Greenfield’s residents qualify as Targeted Income Groups under the U.S. Department of
Housing and Urban Development (HUD); or low and very low income households.
Approximately six out of ten residents lack a high school education.

b. Will all residents have access to the facilities or services requested by this application?

Yes.

c. Will the projected cost of such services be appropriate to the income levels of the area’s
population? If so, are the service costs likely to be held to this level for the long-term?

Not applicable.
d. What measures have been taken to solicit public comment on the proposal?

The following public processes regarding the Yanks Air Museum were subject to public
comment during public hearing(s) and/or public comment pursuant to the California
Environmental Quality Act: County Resolution 97-445; Yanks Environmental Impact Report
#95-01; County Resolution 04-351; County Resolution 08-362; City of Greenfield Resolution
2012-101; City of Greenfield Resolution 2012-104; and Monterey County Board order 12-
339;

e. Would this proposal result in inferior public services being provided to an area where there is
a concentration of low-income or ethnic groups? No.

f.  Are there any adjacent neighborhoods that might benefit from the agency’s services that
could be included in the proposal? If so, what are the demographics for this area and why
were they excluded?

12
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No; not applicable. There are no adjacent neighborhoods to the site, because the
proposal area is bounded by agricultural lands on three elevations, and State Highway
101 on the remaining elevation.

g. Please provide a listing of the members of the City Council or District Board of Directors and
include the gender and ethnicity of each member.

Mayor John P. Huerta, Ir. Male Hispanic
Councilmember Randy Hurley Male Caucasian
Councilmember Anne Moreno Female Hispanic
Councilmember Raul Rodriquez Male Hispanic
Councilmember Lance Walker Male Caucasian

SPHERES OF INFLUENCE

a. Indicate whether the proposal is consistent with the adopted Sphere of Influence for any of
the affected local agencies.

The proposal area is consistent with the adopted sphere of influence and urban service area,
except the proposal area includes a 47-acre increase in the adopted sphere of influence.

b. If not, describe the inconsistency and any overriding considerations.
Not applicable.

c. I the proposal requests an update of the Sphere of Influence for a City and an agreement
was the result of the City / County consultation process, please summarize how the
agreement addresses LAFCO’s mandate to preserve agricultural land, discourage urban
sprawl, and encourage the orderly growth in government agencies. Include a discussion of
policies on regional transportation impacts and efficient development patterns. Also, please
attach a copy of the agreement. ’

In accordance with Section 56425 of the Government Code, the City and the County consulted
extensively regarding the proposal. The City and County agreed that the executed City/County
MOU-08204 required no revisions, except to approve authority for the property owner and City
to pursue annexation of the entire site rather than the previously negotiated phasing schedule.
The Monterey County Board of Supervisors approved this amendment in August of 2012.

Through the consultation process, the City and County mutually agreed that Monterey County
Resolution 00-168 {Tax and Revenue Sharing Agreement) required no amendment. Both
jurisdictions find the existing agreement acceptable and enforceable.

Through the consultation process, the City and County collaborated, agreed to, and

implemented technical corrections to the project, which facilitate both annexation (either

phased or no-phase) and construction build-out. These technical corrections were presented

and adopted by the Monterey County Board of Supervisors on November 6, 2012. The subject
19
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Board Order is File Number 12-1042 {Attachment “H”). These consultations meet the
requirements of Section 56425 of the Government Code.

If a city or a district, acting as the lead agency under the provisions of the California
Environmental Quality Act (CEQA), has adopted or certified a Negative Declaration or
Environmental Impact Report (EIR}, that document and the resolution certifying it must be
submitted.

The Yanks Air Museum Final Environmental Impact Report No. 95-01 and addenda are
submitted with this application.

INTER-GOVERNMENTAL RELATIONS

Please describe how the proposal will impact the ability of local agencies (cities, special
districts and the County) to provide services. Include any fiscal impacts.

The ability of local agencies to provide services is strengthened by the proposal, because
annexation of the proposal area in its entirety will facilitate timelier build-out. The phased
annexation schedule originally anticipated in the 1994 approvals was reconsidered by the
Monterey County Board of Supervisors, the City of Greenfield, and the property owner in
2012. At that time, the City and County adopted Resolutions amending MOU-08204,
providing the authority to pursue immediate annexation of the 135-acre site, rather than
through phasing. These actions affirm that adequate revenues are anticipated to cover the
costs of services for the proposal area during build-out.

Annexing the proposal area in six phases would require six discreet annexation actions by
the Local Agency Formation Commission (LAFCO). This represents the least orderly method
of delivering necessary services. Six discreet LAFCO annexations under one (Yanks)
Combined Development Permit would unnecessarily delay build-out, and present issues
which would degrade local agencies’ ability to provide necessary services. For example, the
Federal Aviation Administration, California Department of Transportation, the State Housing
and Community Development Department and Business, Transportation, & Housing Agency,
the U.S. Department of Commerce’s Economic Development Administration, Monterey
County, and City of Greenfield, all have jurisdiction or interest in project components. A six-
phase annexation schedule would result in significant disorder when contemplating
implementation of the existing tax sharing agreement between the City and County, and the
Mitigation Monitoring and Reporting Program attendant to the existing Combined
Development Permit.

Please describe any efforts to mitigate adverse effects of the proposal on any local
agency’s ability to continue to provide services to its residents.

The 72 conditions of approval in County Resolution 08-362 for the Combined Development
Permit incorporate all mitigation measures from the Yanks Air Museum Final Environmental
Impact Report (and addenda) No. 95-01 adopted by the Monterey County Board of
Supervisors. Also, two agreements advance efforts to mitigate any adverse effects of the
proposal on local agency’s ability to continue to provide services to residents. The 2001
City/Nichols MOA addresses the payment of mitigation fees, and the City/County agreement
(MOU 08204 and County Resolution 00-168) includes the property tax sharing agreement,
revenue sharing provisions, and other matters.

14

LAFCO Application Form — Updated June 1, 2011



City of Greenfield Proposed Sphere of Influence Amendment and Annexation: Yanks Air Museum

PROPOSALIMPACTS

a. Demonstrate through both quantitative and qualitative methods the relationship between
the proposal and the surplus or deficiency of local and county-wide housing supply and
demand and employment availability and creation.

The proposal strengthens the local housing supply and demand by creating approximately
300 full time permanent jobs at the complex. Most of these jobs will draw Monterey County
residents; consequently, the proposal likely will have a positive influence on the demand for
housing. The more potent relationship between the proposal and housing market is the
project’s capacity to diversify the economy by inserting a destination facility of regional and
national importance in the heart of a community beset with outlier socio-economic metrics.
These include: 1) nearly sixty percent of residents lack a high school education; 2) the
Greenfield Elementary School, and Greenfield High School both are under State control due
to poor performance; 3} approximately 80 of residents qualify as “Targeted Income Groups”
under the U.S. Department of Housing and Urban Development’s designation; or, are low
and very low income groups (Greenfield Economic Development Strategy, Urban Futures,
2009). These conditions also are summarized in the market analysis for the Greenfield
Walnut Avenue Specific Plan Market Evaluation, as follows:

This population is characterized by some unfavorable socio-economic
conditions, such as high unemployment, high poverty rates, and

low education levels, as compared to the rest of Monterey County
and California overall.

Annexation of the proposal area will help correct the jobs-to-housing ratio, by creating an
estimated 300 permanent jobs, and hundreds of construction jobs in the proposal area over
a multi-year timeframe. The Yanks EIR 95-01 and the Monterey County Board of Supervisors
identified job creation and economic benefits as the justification for their statement of
overriding consideration for the loss of prime farmlands in a region where these lands are
highly valued and protected. This reflects both the need to address imbalances in the
job/housing ratio; and reflects the potency of this proposal to produce the economic
benefits necessary to correct imbalances in the jobs/housing ratio.

b. Demonstrate how the proposal’s pattern of land use and transportation complements
local and regional objectives and goals for the improvement of air quality and reduction of
greenhouse gas (GHG) emissions and local vehicle miles traveled (VMT).

The Yanks Final Environmental Impact Report 95-01 assessed the proposal’s pattern of land
use and transportation regarding the improvement of air quality and reduction of
greenhouse gas emissions and local vehicle miles traveled. The results of this analysis is
included in the Monterey County Board of Supervisor’s Resolution (08-362) approving the
extension of the Combined Development Permit.

c. For city annexations and city Sphere of Influence applications, please outline the goals,

policies, and objectives in the city’s General Plan that encourage mixed uses, mixed
densities, and development patterns that will result in increased efficiency of land use,
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and that encourage and provide planned, well-ordered, efficient urban development
patterns.

City of Greenfield General Plan Policy 2.1.14 encourages “projects to utilize Traditional
Neighborhood Development (TND) and New Urbanist design principles when such projects
would provide tangible public benefit.” The General Plan also created a “Mixed Use Overlay”
district which encourages well ordered, efficient urban development, which could apply to
the proposal site, since the City has pre-zoned the acreage “Highway Commercial.” This
allows the “Mixed Use Overlay” to apply to Highway Commercial zoning districts and would
be considered on a case by case basis. As a major regional commercial development, the
proposal is consistent with efficient urban development patterns because it mirrors core
new urbanism values such as city-centered growth.

Section 2.0 Land Use Element further addresses the proposal site as follows:

The Yanks Air Museum project is anticipated as the primary use within this
Gateway Overlay area north of Thorne Road. The General Plan (and EIR)
has assumed the Yanks project within the General Plan’s development
assumptions. As such, any application to construct the site as originally
proposed and to annex the site into the City as originally intended would
be considered consistent with the General Plan Land Use Element.

S. PLAN FOR PROVIDING SERVICES: Please complete the “General” Section and alt other sections
relating to this proposal.

General
a. Estimate the effect of the proposal on the cost of governmental services:

The proposal area’s Yanks Air Museum Final Environmental Impact Report No. 95-01
analyzed public services and infrastructure to be extended to the project site. This analysis
included a review of fire protection, police protection, solid waste disposal, and private
utilities including water supply and wastewater collection treatment. As a regional
commercial development, the Yanks Air Museum complex will provide significant monetary
gains to the City’s revenue stream through permit fees, property, sales, and transient
occupancy taxes. Except for permit fees, these revenues are recurring annual general fund
revenues, which offset the cost of governmental services.

b. What improvements are necessary to extend governmental services to the proposal area:
LAFCO approved the inclusion of the Yanks site into City service area on February 26, 2002.
City of Greenfield installed water and sewer main lines to the project site in 2004, pursuant

to EDA Grant 07-01-04968.

¢.  What revenue will be required by the local agency to provide service to the proposed
territory, and how will the agency receive this additional revenue?

In addition to the U.S. Commerce Department’s Economic Development Administration’s
(EDA) $2.2 million grant jointly awarded to the City and County for extension of water and
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| sewer lines to the City, recurring annual revenues through taxation, and one-time project
i “impact” revenues will help fund local agency services.

One-time project impact-related revenues to the City of Greenfield include: 1) $3,300 LAFCO
application fee in 2000; 2) $15,000 EDA Grant Application preparation; 3) $180,000 pro-rata

. fair share water and sewer connection fees; 4) 553,325 Water Mitigation Fees; and 5)
$58,863 Sewer Mitigation Fees. In total, approximately $314,688 plus the EDA’s $2.2 million
grant to extend water and sewer lines to the site have been received by the City of
Greenfield. A total of approximately $250,000 also is projected in developer review fees for

; the entire project, mainly in building permit fees for the site’s estimated $130 million
valuation.

More importantly for the provision of public services, there are recurring annual revenues

; that will be generated as the project obtains certificates of occupancy, and opens for
business. These revenues to the City’s general fund include property, sales, and transient
occupancy tax revenues for the commercial facilities listed as follows:

; Aircraft Museum 250,000 s.f.
Winery 50,000 s.f.
150-room hotel 150,000 s.f.
Fueling Stations 7,000 s.f.

| Specialty Retail Commercial 60,000 s.f.
Aircraft Storage Hangers 73,375 s.f.
Large Restaurant (2 ea.,) 20,000 s f.
R.V. Park 80 spaces

The City/County tax sharing agreement establishes the split of property tax revenues
between the City and County as a result of annexation. The agreement also includes the
obligation that following annexation, the City agrees to pay to the County $100,000 each
year if annual City revenues from the project exceed $150,000. This obligation terminates
twenty years after the first year of payment to the County.

Recognizing that forecasting future annual tax revenues is highly dependent upon market
economics and timeliness of project build-out, the direct financial benefits to the City will
yield substantial monetary gains. These gains will support the delivery of public services to
the site. The economic benefits of the project are identified as the principal justification for
approval of a statement of overriding considerations for the loss of prime agricultural lands
in a region where such lands are highly valued. Also noteworthy, is the Yanks Air Museum's
appearance on page three of the State of California’s Business Transportation and Housing
Agency’s 2009 Regional Economic Recovery Plan, described as a “key regional project within
the Monterey Sub-Region...”. With a projected total construction cost in excess of
$100,000,000 and a conservative property tax collection rate of 1%, annual property tax
collected from the project is estimated to be $1,000,000 annually at full project build-out.

Sales and transient occupancy tax revenues are conservatively estimated to be between
$300,000 and $600,000 annually at project build-out. Collection of these revenues may
begin as early as next fiscal year with the opening of Phase | facilities, and subdivision of
discrete parcels as Phase Il construction ensues. These resources will be applied toward
providing routine governmental services including police, fire, and road maintenance
functions.
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d. Describe those additional governmental services which will be required that are not
presently provided.

The subject acreage is being converted from agricultural to Highway commercial uses. The
135-acre proposal area currently enjoys access to all typical governmental services through
the County of Monterey, although those services are minimal due to its current use as
cultivated land. Governmental services will increase, and be performed by the City of
Greenfield under the proposal. These include typical public works road maintenance, and
public safety services. The Yanks FEIR, and attendant Combined Development Permit No.
08-362 requires annexation into the City of Greenfield, the impacts and mitigations of which
are applied to the proposal and included in the entitlements’ 72 conditions of approval.

e. Will the proposal require public services from any agency or service provider which is
currently operating at or above 75% of design capacity, including sanitation, police, fire, or

water?

Yes X No i yes, please explain.

Most public agencies tasked with delivering public services are at 75% or above capacity.
The City of Greenfield is no exception. The proposal will generate both one-time mitigation
revenues, and substantial recurring annual revenues to the City’s general fund. These
revenues will be invested in strengthening the capacity of the City to continue providing
services to the proposal area; however, it remains vital that build-out occurs in a timely
manner. Revenues generated from timely build-out translate into upgrades to existing
service capabilities.

Greenfield’s sewer treatment plant currently is estimated at 76% of capacity, with routine
maintenance and upgrades to the plant planned. The proposal area will increase demands
for sewer services by 63,000 gallons per day at full build-out, or a 3% increase. The City has
$1 million in its sewer enterprise fund to help fund capacity issues related to the sewer
treatment plant.

The Greenfield Fire Protection District has the lowest per capita annual revenues of all fire
protection districts in Monterey County, at $33 a person. The District receives 5.027114 of
each dollar collected for secured property taxes, when most departments are receiving
closer to ten cents per dollar. Despite this long term funding inadequacy rooted in
California’s Proposition 13, the Greenfield Fire Protection District has confirmed it possesses
the capacity to service the proposal area. Conditions of approval in existing entitlements
compel on-going consultation with the Fire Chief to ensure continued capacity to serve the
site as build-out proceeds.

Most law enforcement professionals including the Police Officers’ Standards and Training
Council identify a range between 1 and 1.5 sworn officers per 1,000 people is appropriate,
depending on many factors. The City of Greenfield has 12 sworn officers with a population
of 16,700; consequently, the City is providing law enforcement services at a capacity in
excess of 75%. The City shares Chief of Police services (as precursor to a potential joint
powers agreement) with the incumbent City of Soledad Chief of Police, which provides cost
savings for both jurisdictions. Like fire, forecasting the demand for police service
attributable to the proposal area is difficult to quantify, particularly when on-site security
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patrols the site and will continue patrol through build-out. Additionally, reciprocal service
agreement among the County Sheriff’s Office, and the Cities of Soledad and King Police
Departments would enable law enforcement personnel to service the Yanks site.

Sewer Service

a.

Provide a map that depicts the local agency’s sewer system in the immediate area.

" lll

See Attachment “1” for sewer system maps.
Describe the agency’s sewer system, including but not limited to treatment plant(s) and
number of service connections.

Current sewer connections follow:
Single Family Residential - 2,815
Multi-Family Residential — 88
Commercial — 98

Industrial =7

Public Facility = 7

Total Sewer Connections — 3015

The Public Works Department maintains and operates 20.8 miles of gravity sewer collection
pipeline and force mains including six lift stations. The City also accepts wastewater under
agreement with the Santa Lucia Shopping Center. Sewage is conveyed to the Wastewater
Treatment Plant (WWTP) east of Greenfield. The WWTP was reconstructed and completed
in 1978. The City’S WWTP is presently regulated by the California Regional Water Quality
Control Board, Central Coast Region by Waste Discharge Requirements (WDRT) Order No.
R3-2002-0062.

Waste Water Treatment Plant (WWTP)

The following generally describes the treatment (plant) process. Influent raw sewage enters
the plant by gravity, and metering is accomplished by an ultrasonic meter measuring liquid
level in the influent channel upstream of the recently installed automatic mechanical
rake/screen. Following the mechanical rake, the flow channel splits into two channels,
where the flow passes through a coarse bar screen, followed by two comminutors (one in
each channel), a Parshali Flume, then a flow splitter box which controls flow to three
primary clarifiers operated in parallel.

Primary waste sludge and scum is pumped to two aerobic digesters for digestion, followed
by discharge to sludge drying beds for drying/dewatering and ultimate disposal off-site.

Primary effluent flows by gravity to a series of three oxidation ponds, followed by two
percolation ponds. Finally, effluent is pumped by a 70-HP pump station through manually

maneuvered irrigation piping and is spray disposed on 26 acres of spray disposal fields.

Describe any present or proposed service agreements with other jurisdictions that would
affect the area.

None.
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d. What is the agency’s present sewage treatment capacity and outfall capacity?
Current plant capacity is 1.0 million gallons per day (MGD). Outfall capacity is not applicable.

What is the agency’s projected sewage treatment capacity and outfall capacity?

m

Outfallis not applicable. Projected sewage capacity is 2 million gallons per day (MGD).
Presently the plant needs to be expanded to 2.0 MGD to handle anticipated future flows.

=t

What major sewer facilities and/or expansion of existing facilities are being considered to
meet anticipated demand within the proposal area?

The City’s WWTP is presently regulated by the California Regional Water Quality Control
Board, Central Coast Region, by Waste Discharge Requirements (WDR) Order No. R3-2002-
0062. The Order was adopted May 31, 2002, for operating at 1.0 MGD. The Wallace Group is
contracted with the City to review the plant and provide recommendations regarding
staffing, plant operation and maintenance and improvements needed to increase capacity
to 2.0 MGD . Their report is complete and the proposed 2013-2014 Capital Improvement
Projects list those recommended items and are made a part of the Department’s Goals and
Objectives. The projects include: preparation and implementation of a Levee Operation &
Maintenance Manual; repair and refurbish the existing oxidation ponds; prepare and
implement a WWTP Operation & Maintenance Manual; pipe installation for the Effluent
Disposal Field; Repair and refurbish the existing sludge drying beds; and install sludge
digester aeration units to reduce energy costs.

The property owner also has installed a sewage lift station on the site to facilitate
connections to the City system. These facilities will be dedicated to the City’s sewer system.

g. Heow will the facilities discussed above be financed?
Sewer System Enterprise Funds; Sewer Mitigation Fees, and monthly sewer service fees.

Fire Protection and Emergency Medical Service

a. What agency, or agencies, provide fire protection service to the propesed area?

The Greenfield Fire Protection District located at 380 Oak Avenue in the City of Greenfield
provides services to the proposed area.

b. ldentify the location of the nearest existing and proposed fire stations.

The Greenfield Fire Protection District is located at Oak Avenue near El Camino Real in the
City of Greenfield. No new stations are proposed.

¢.  What does the agency consider an acceptable fire response time within its jurisdiction?
Five Minutes.

d. What are the response times to the proposal area?
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Five Minutes
e. What is the existing insurance Service Office (ISO) rating for the proposal area?
Six

f.  Would additional stations, equipment, and staffing be needed to serve the proposal area?
Yes No X If yes, please explain.

Staffing for the Fire District is four full time fire personnel and twenty three volunteer
firefighters. The station is staffed with two personnel Monday through Friday from 8:00 am
to 5:00 pm, after five and on weekends one career firefighter is on duty backed up by
volunteers. Volunteers are required to do standby of 24 hours a month. The District
responds to over 1,100 calls for service a year. The District has two Type 1 engines and 2
Type 111 engines. Ninety percent of the calls for service are in the City of Greenfield.

Correspondence from the Greenfield Fire Protection District Fire Chief dated April 5, 2013,
states, “The Greenfield Fire Protection District does support the annexation of the Yanks
Project to the City of Greenfield and with the phased development plan will be able to
supply fire protection for the project.”

To date, Mr. Nichols paid $1,273 for Phase | Fire mitigation fees. The applicant provided
plans for review by the Fire District as early as November of 2002, and the Greenfield Fire
Protection District continues to review project plans to ensure compliance of each phase of
the project with Fire Code requirements, as required in the controlling entitlements.

1

g. How would these improvements be financed?
No improvements have been identified for financing.

h. What automatic or mutual aid agreements or service contracts have been signed that may

affect the proposal territory?
|

The District participates in mutual aid throughout the County, ahd maintains automatic aid
agreements with the City of Soledad for structure fires, wildland fires, and freeway

“accidents.
|

i. Describe any problems that might be encountered in providing this service to the proposal
area.

None.

j- How is ambulance service provided in the proposal area?

'

Ambulance Service is provided under contract between the Colinty of Monterey, and
American Medical Response. AMR has vehicles in Soledad and King City.

Water Service

a. Provide a map that depicts the water system in this area.
71
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See Attachment “I”.

b. Describe the water system, including but not limited to treatment plants, storage
facilities, interagency connections, and the number of service cennections.

The Monterey County Water Resources Agency manages the groundwater basin that the
City uses for water supply. The City receives its supply from the Lower Aquifer sub-basin in
the Salinas River Basin. The City has three wells for potable water and 1 non-potable well.
Two storage tanks of 1 million and 1.5 million gallons provide facilities for storage. There are
approximately 3,400 service connections, including two meters on-site to service Phase |
construction. In 2004, the City completed work to install approximately 4,800 linear feet of
new water lines within immediate proximity of the project site under a U.S. Department of
Commerce’s Economic Development Administration (EDA) grant of $2.2 million (Award No.
07-01-04968). Two meters are operational on-site, and the City is providing water to Phase |
construction components at the present time.

¢. Describe any factors that could limit the delivery capacity of the agency, such as storage
capacity, transmission lines, etc.

None. Also, the water enterprise fund contains $2.2 million available to provide upgrades to
the water system as needed.

d. Describe any major system expansions necessary to serve the proposal area.

In 2004, the City completed work to install approximately 4,800 linear feet of new water
lines within immediate proximity of the project site under a U.S. Department of Commerce’s
Economic Development Administration (EDA) grant of $2.2 million (Award No. 07-01-
04968). No additional major system expansions are necessary to serve the proposal area. A
new 1 million gallon storage tank, however, is budgeted in the City’s Capital Improvement
Program’s FY 2014 budget for the purpose of increasing storage capacity city-wide;
however, such facility is not necessary to serve the proposal area.

e. How will any expansions be financed?
The City has budgeted in its Capital Improvement Program the construction of $1.2 million
for a 1 million gallon storage tank to be financed through existing non-tax bond proceeds.
Additional improvements would be funded by the water system’s enterprise fund, which

includes monthly service charges, and payment of water connection mitigation fees
(5180,000 connection fees, plus $53,325).

f.  Does the proposal have the potential to degrade surface water, reduce water quality, or
limit downstream availability?

No.

Flood Control Service

a. Is the project within a 100-year floodplain?

No.
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b.

Is the area within a zone of the Monterey County Water Resources Agency?
Yes, Salinas River.

Are any major flood control facilities planned in this area? How will these items be
financed?

None.

Police Services

a. ldentify the location of the nearest existing and proposed police/sheriff stations.

The project site is located within the jurisdiction of the Monterey County Sheriff’s
Department; however, annexation would place the site within the jurisdiction of the
Greenfield Police Department. The Greenfield Police Department is located at 599 El Camino
Real, approximately one mile from the project site.

b. What does the city or County consider to be acceptable police response time?

Two to five minutes for the City; two to five minutes to 45 minutes for the Monterey County
Sherriff's Office, depending on various factors.

¢. What are the response times to the proposal area?

Under the Monterey County Sheriff's Department patrol beat, average response time varies
greatly depending on many factors but range between one to five minutes to 45 minutes.
The Greenfield Police Department can respond to the site in two minutes.

d. Would additienal stations, facilities, and staffing be needed to service the affected area?
No. The property site currently is patrolled by private security. Private security would
continue to provide on-site patrols through build-out and museum operations. No
additional stations would be required.

e. How would these items be financed?

None.

f. Describe any problems the city or County might encounter in providing this service to the
proposal area. '
None.

Circulation

a. Describe vehicular access to the proposal area, if applicable.

1
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The sole access point to the site is through the northbound and southbound ramps of the
Thorne Road interchange. Newly constructed Yanks Way which connects to the northbound
on ramp of the interchange provides access to the site. Livingston Road also will be
improved to connect to the northbound on-ramp of the Thorne Road interchange.

b. What major circulation improvements are needed to serve the proposal area?

Major circulation improvements needed to serve the proposal area as set forth in the
project Final EIR include: 1) widening the north-bound off-ramp to accommodate two lanes,
one through lane and one through/right lane; 2) relocating the intersection approximately
100-to 150 feet northerly to increase the length of the off-ramp and its storage capability; 3)
widening the south leg of the newly relocated intersection to provide one through lane and
an added separate right turn lane into the project site; 4) widening the overpass road on the
southerly side, westerly side of the overpass structure, to provide a separate left turn lane
to the southbound on-ramp with a single through lane to El Camino Real, to accommodate
both left and right turn movements at that intersection; and 5) modification of the entrance
for the southbound on-ramp to accommodate the widening of the overpass road, and
signalization at this intersection.

Condition No. 29 (Mitigation Measure No. 19A) of County Resolution 08-362 of the
Combined Development Permit, requires preparation of a Project Study Report {PSR) for all
work within the Caltrans right of way.

Condition No. 3 (as added by Resolution No. 04-351 regarding the first extension of the
Yanks Permit) specifies that if Caltrans provides written evidence to the County staff, which
is acceptable to County staff, in its sole discretion, that (i) it will not require a PSR for any
portion of the project; and (ii) will accept, as full implementation of any Caltrans
requirement for an encroachment permit, the mitigation measures identified in the certified
EIR, then this Condition and existing Conditions 24, 25, 28, 29, and 30 shall be deemed to be
fully complied with. A proposal is now under consideration by Caltrans to exchange
components of the phased buildout schedule so as to trigger preparation of the PSR after
development of the Hotel in Phase llI.

c. How would the maintenance and construction of these improvements be financed?
The developer of the site is responsible for these improvements
d. What regional improvements are necessary for the propesal area?

None.

e. Will there be any other regional transportation impacts and what mitigation measures will
be taken to address those impacts?

None. The Yanks FEIR 95-01 concludes that the aforenoted “recommended improvements
will clearly mitigate project traffic impacts as well as restore the study intersections to a high
level of service for future conditions.
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Parks and Recreation Service

da.

Describe the potential impacis of the proposal on park and recreation programs.

Build-out of the proposal acreage will increase opportunities for park and recreation
programs for City residents and other visitors to the site. Specifically, Phase | of the project
includes an 80-space recreational vehicle park with amenities that include a pool, cabana,
recreation facility, and recreational open space. These facilities are presently under
construction. Build-out of the proposal acreage also will increase recurring general fund
revenues through transient occupancy, sales, and property taxes. The rate of increased
general fund revenues to the City cannot be known at this time; however, forecasted
projections exist against a baseline of zero. These future revenues are resources that the
City would never collect if the project remained in the County. Collection of these future
revenues by the City of Greenfield also could be delayed up to a 10 years period after
issuance of Phase | certificates of occupancy, should the property owner option to annex to
the City in phases. This contrasts significantly with the option currently being exercised by
the property owner, Mr. Nichols, under City/County MOU - 08204 as amended which
enables the proposal to be annexed into the City of Greenfield in its entirety, rather than
through phasing.

Are any existing or proposed parkiands within the proposal area?

In addition to the aforenoted park and recreation amenities, no existing or proposed stand-
alone parklands are proposed at this time; however, nothing in existing entitlements or
zoning precludes development of existing parklands in addition to existing and future
{amphitheater) amenities.

Are any lands of histerical significance included within the proposal area?

No.

FURTHER INFORMATION

Any further information, comments, or justification you wish to make that may be helpful in the
Commission’s review of the proposal?

None.

Prepared by:  Paul Mugan

Title:

Signed:

Assistant City Manager

Qu_ﬁ. /\/‘\ﬁbC}/(}/l/L Date: 744@{4 3 /.[, 2C13
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ATTACHMENTS
Yanks Air Museum Annexation
May 31, 2013

“A” City of Greenfield Resolution No. 2012-104 & BOE Sphere and Site Annexation Maps
“B” Consent to Inclusion of Property

“C” Proof of Payment; Fish and Game Fee

“D” City/County Consultation pursuant to Section 56425 of the Government Code

“E” Addendum to Yanks Final EIR 95-01; Notice of Determination

“F” Tax Sharing Agreement; Resolution No. 00-168

“G” Important Farmland Map from California Department of Conservation

“H” Monterey County Board of Supervisors’ Order No. 12-1042

“I” Water and Sewer System Maps
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Yanks Annexation
Attachment “A”

City of Greenfield
Resolution No. 2012-104
&

BOE Annexation Map; and
Sphere Map
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ANNEXATION TO THE CIiTY OF GREENFIELD
PORTIONS OF THE NORTHERN HALF OF THE “ARROYQO SECO RANCHO”
MONTEREY COUNTY, CALIFORNIA

GEOGRAPHIC DESCRIPTION

PARCEL A AND APORTION OF PARCEL B, AS SHOWN ON THAT CERTAIN MAP FILED FOR
RECORD JUNE 27,2002 IN VOLUME 25 OF SURVEYS, AT PAGE 73, FILED IN THE OFFICE OF THE
COUNTY RECORDER, COUNTY OF MONTEREY, STATE OF CALIFORNIA, DESCRIBED AS
FOLLOWS:

BEGINNING AT APOINT ON THE EXISTING CORPORATE CITY LIMIT LINE OF THE CITY OF
GREENFIELD, SAID POINT ALSO BEING THE INTERSECTION OF THE EASTERLY SIDELINE OF
STATE HIGHWAY 101 AND THE EASTERLY SIDELINE OF LIVINGSTON ROAD, SAID POINT ALSO
BEING THE NORTHERLY TERMINUS OF THAT CERTAIN COURSE HAVING A BEARING OF NORTH
30° 53' 33 WEST, AS DESCRIBED IN THAT LOCAL AGENCY FORMATION COMMISSION OF
MONTEREY CERTIFICATE OF COMPLETION, RECORDED ON JULY 23, 1997 IN REEL 3547,
OFFICIAL RECORDS AT PAGES 1032 THROUGH 1040, INCLUSIVE, IN THE OFFICE OF THE
MONTEREY COUNTY RECORDER,

THENCE ALONG THE BOUNDARY OF SAID PARCEL A, (1) SOUTH 75° 44’ 01" WEST 204.98 FEET;
THENCE, (2) NORTH 66° 49’ 46" WEST 74.72 FEET,

THENCE, (3) ALONG A TANGENT CURVE TO THE RIGHT HAVING A RADIUS OF 656.00 FEET, A
CENTRAL ANGLE OF 27° 15’ 22", AN ARC DISTANCE OF 312.06 FEET;

THENCE, (4) NORTH 39° 34’ 24" WEST 664.41 FEET;
THENCE, (5) NORTH 36° 35" 31" WEST 1665.04 FEET;
THENCE, (6) NORTH 34° 45’ 50" WEST 480.13 FEET,;
THENCE, (7) NORTH 39° 38’ 29" EAST 185.87 FEET,
THENCE, (8) NORTH 15° 05" 18" EAST 157.00 FEET;
THENCE, (9) NORTH 50° 12" 50" EAST 273.78 FEET,;
THENCE, (10) NORTH 40° 26’ 06" EAST 108.54 FEET;

THENCE LEAVING THE BOUNDARY OF SAID PARCEL A AND ALONG THE NORTHERLY
BOUNDARY OF SAID PARCEL B, (11) NORTH 40° 26’ 06" EAST 101.18 FEET;

THENCE, (12) NORTH 20° 57’ 58" EAST 123.72 FEET;

THENCE, LEAVING THE NORTHERLY BOUNDARY OF SAID PARCEL B, (13) SOUTH 49° 13’ 28"
EAST 4755.81 FEET TO A POINT IN THE SOUTHEASTERLY BOUNDARY OF SAID PARCEL B;

THENCE, ALONG THE SOUTHEASTERLY BOUNDARY OF SAID PARCEL B, (14) SOUTH 63° 04' 13"
WEST 235.16 FEET;

THENCE, LEAVING THE SOUTHEASTERLY BOUNDARY OF SAID PARCEL B AND ALONG THE
BOUNDARY OF SAID PARCEL A, (15) SOUTH 63° 04’ 13" WEST 1649.16 FEET TO A POINT ON SAID
EXISTING CORPORATE CITY LIMIT LINE;



THENCE, ALONG SAID CORPORATE CITY LIMIT LINE, {16} ALONG A NON-TANGENT CURVE TO
THE RIGHT HAVING A RADIUS OF 272.00 FEET, A CENTRAL ANGLE OF 3° 54 32", AN ARC
DISTANCE OF 18.56 FEET, A RADIAL LINE TO POINT OF CURVATURE HAVING A BEARING OF
SOUTH 89° 21" 34" WEST,;

THENCE, (17) NORTH 03° 16’ 06" EAST 81.65 FEET:

THENCE, (18) ALONG A TANGENT CURVE TO THE LEFT HAVING A RADIUS OF 730.00 FEET, A
CENTRAL ANGLE OF 34° 08’ 36", AN ARC DISTANCE OF 435.02 FEET;

THENCE, (19) NORTH 30° 52’ 00" WEST 384.11 FEET TO THE POINT OF BEGINNING AND
CONTAINING AN AREA OF 134.67 ACRES, MORE OR LESS.

For assessmeni purposes only. This description of land is not a legal property description as defined in
the Subdivision Map Act and may not be used as a basis for an offer for sale of the land described.
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CITY OF GREENFIELD
RESOLUTION NQ. 2612-104

RESOLUTION OF THE CITY OF GREENFIELD CITY COUNCIL TO: 1)
CONSIDER AN ADDENDA TO THE CERTIFIED FINAL ENVIRONMENT AL
IMPACT REPORT FOR THE YANKS AIR MUSEUM VISITOR SERVING
PROJECT (EIR#95-01) AND THE CITY OF GREENFIELD CERTIFIED FINAL
ENVIRONMENTAL IMPACT REPORT SCH#2004061138 ADOPTED BY THE
CITY OF GREENFIELD IN MARCH OF 2005; 2) ADOPT A GENERAL PLAN
AMENDMENT TO DESIGNATE APPROXIMATELY 135 ACRES OF THE
YANKS PROJECT SITE AS “ARTISAN AGRICULTURE AND VISITOR
SERVING” AAVS WITH A “GATEWAY OVERLAY” LAND USE
DESIGNATION; AND 3) ADOPT AND APPROVE FIRST READING OF A
PREZONE ORDINANCE TO PREZONE APPROXIMATELY 135 ACRES
CONSISTING OF THE YANKS PROJECT SITE AS “ARTISAN
AGRICULTURE AND VISITOR SERVING (AAVS) WITH A “GATEWAY
OVERLAY™; 4) DIRECT STAFF TO PREPARE AN APPLICATION TO LAFCO
FOR ADOPTION OF A SPHERE OF INFLUENCE AMENDMENT TO INCLUDE
APPROXIMATELY 54 ADDITIONAL ACRES CONSISTING OF THE YANKS
AIR MUSEUM PROJECT SITE TO INCLUDE THE AIRSTRIP AND
AGRICULTURAL CONSERVATION EASEMENT; AND 5) DIRECT STAFF TO
INITIATE AN APPLICATION FOR ANNEXATION OF APPROXIMATELY 135
ACRES TO THE CITY OF GREENFIELD AND DETACHMENT OF THE
ANNEXATION AREA FROM THE RESOURCE CONSERVATION DISTRICT
OF MONTEREY COUNTY

A request to: 1) consider an addenda to the Certified Final Environmental Impact Report
for the Yanks Air Museum Visitor Serving Project (EIR#95-01) and the City of
Greenfield Certified Final Environmental Impact Report SCH#2004061138 adopted by
the Ciity of Greenfield in March of 2005; 2) adopt a General Plan amendment to designate
approxmmately 135 acres of the Yanks project site as “Artisan Agriculture Visitor
Serving” with a “Gateway Overlay” land use designation (See Exhibits “C”); 3) adopt a
Prezoning ordinance to Prezone the 135 acre Yanks project site (See Exhibit “D”) as
“Artisan Agriculture and Visitor Serving (AAVS) with a “Gateway Overlay”; 4) direct
staff to initiate an applicatoni to LAFCO for adoption of a Sphere of Influence
amendment to include an additional 54 acres of the Yanks Air Museum to include the
airstrip and agricultural easement; and 5) direct staff to initiate and prepare an application
to LAFCO for annexation of approximately 135 acres to the City of Greenfield and
detachment of the annexation area from the Resource Conservation District of Monterey
County, came before the City of Greenfield City Council for public hearing on
September 25, 2012. Having considered all written and documentary information
submitted, the staff report, oral testimony, other evidence presented, and the
administrative record as a whole, the City of Greenfield City Council hereby decide and
approve said actions as follows:



FINDINGS FOR APPROVAL OF ACTIONS

1. FINDING: CONSISTENCY - The actions as described heremn, conform to the
policies, requirements, and standards of the City of Greenfield General
Plan and the City of Greenfield Zoning Ordinance (Title 17}, which
designate this area as appropriate for development of the Yanks Air
Museum.

EVIDENCE: a. The text, polices, and regulations in the above referenced documents
have been evaluated during application review. No conflicts were found to
exist. No communications were received during project review indicating
any inconsistencies with the text, polices, and regulations in these
documents.

b. The property is located easterly of State Highway 101, north of and
adjacent to the City of Greenfield (Assessor’s Parcel Numbers 111-
012-017; 111-012-019; and portions of 111-012-018 & 111-012-020),
in and abutting the City of Greenfield Sphere of Influence. The subject
site was zoned Heavy Commercial (HC) and Farmland in Monterey
County, which provides consistency through the phased construction
schedule. For post-annexation construction within the City of
Greenfield, the proposed General- Plan amendment designates
approximately 135 acres “Artisan Agriculture Visitor Serving” with a
“Gateway Overlay,” and the Zoning Code ordinance Prezones
approximately 135 acres as “Artisan Agriculture and Visitor Serving”
with a “Gateway Overlay,” which provides City of Greenfield General
Plan and Title 17 zoning code consistency for the project’s continued
construction inside city limits of the City of Greenfield. Therefore, the
property is suitable for the proposed development. The proposed
project was studied under the City of Greenfield General Plan’s
Environmental Impact report (SCH2004061138) and found to be
consistent with General Plan assumptions.

c¢. The Combined Development Permit (CDP) approved for the Yanks Air
Museum (Planning File No. SH94002; County Resolutions 97-445,
04-351, and 08-362) consists of a use permit, general development
plan, and a lot line adjustment for development of a World War 11 and
“Golden Era” aircraft museum, aircraft storage hangers, airsirip,
winery, wine tasting room, two gasoline stations, a hotel, free-standing
restaurant, fast food restaurants, retail space, amphitheater and
recreational vehicle park and caretaker unit. The original approval of
the CDP found the project compliant with applicable policies
including the Central Salinas Area Plan, General Plan and
requirements of the attendant zoning district. The City of Greenfield
General Plan and General Plan FEIR found the project consistent with
the plan; the General Plan creating the “Artisan Agriculture/Visitor
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Serving” with a “Gateway Overlay” on Page 2-36; and, the General
Flan stating the following also on Page 2-36: '

The Yanks 4ir Museum projeci is anticipated as the
primary use within this Gateway Overlay north of Throne
Road. The General Plan (and EIR) has assumed the Yanks
project within the General Plan's development
assumptions. As such, any application to construct the siie
as originally proposed and to annex the site inio the City as
originally intended would be considered consistent with the
General Plan Land Use Element

The County approval of the CDP required an amendment to the
Monterey County General Plan and a zoning reclassification of the
property. These have been implemented. The Yanks project has
vested its entitlements approved under Monterey County Board of
Supervisors  Resolution Nos. 97-445, 04-351, and 08-362.
Construction/vesting began on Phase I in November of 2010.

The administrative. record in County files Nos. PLN060582:
PLN020482; SH94002, and FEIR #95-01, and City file No. “ANNEX
2012-01,” and 'City of Greenfield General Plan FEIR SCH
#7004061138 and the subject technical addenda attached helem by

reference to FEIR 95-01 and SCH#2004061138.

Findings, evidence and conditions found in the Monterey County
Board of Supervisors’ resolutions of approval of the Yanks project

(Resolution Nos. 97-445, 04-351 & 08- 362) and FEIR 95-01.

Technical Addendum to the Final Environmental Impact Report for
the Yanks Air Museum Combined Development Permit prepared for
the consideration of the second extension request of the Combined
Development Permit (File No. PLN060582), and Resolution No. 08-
362.

LAFCO Resolution No. 00-03, Monterey County Board Resolution
No. 08-362, EDA Greenfield Utilities Project Grant No. 07-01-04968,
and County/City Memorandum of Understanding A-08204, and City
of Greenfield General Plan 2005-2025 FEIR (SCH#2004061138)
establish that the Yanks project conforms to the policies, requirements,
and standards of the City of Greenfield General Plan and the City of
Greenfield Zoning Ordinance (Title 17), which designates this area as
appropriate for and consistent with development of the Yanks Air
Museum.

Condition No. 2 of the approved County CDP; Condition No. 2 in
MOU Agreement No. A-08204 between the City of Greenfield &
Monterey County, and EDA grant No. 07-01-04968.

Addendum to the Yanks FEIR 95-01 dated September 10, 2012.

k. Addendum to the City of Greenfield FEIR SCH #2004061138 dated

September 10, 2012.



2. FEINBDING: SITE SUITABILITY - The site 1s physically suitable for the use
proposed.

EVIBENCE: a. The project was reviewed for site suitability by the following
departments and agencies: Monterey County RMA - Planning
Department, Greenfield Fire Protection District, Monterey County
Public Works Dept.,, Monterey County Environmental Health
Division, the Monterey County Water Resources Agency, the City of
Greenfield and the California Department of Transportation. There
has been no indication from these department/agencies that the site 1s
not suitable for the proposed Yanks development. Conditions
recommended by those agencies are incorporated into the vested (since
November of 2010) entitlements approved for the project.

b. The information contained in the certified Yanks Air Museum Visitor
Serving Project Final Environmental Impact Report (EIR #95-01) and
City of Greenfield certified Final EIR (SCH#2004061138), including
all information in technical reports prepared for the respective EIRs,
concluded that, except for the loss of farmland for which a statement
of overmding considerations was adopted, there are no physical or
environmental constraints that would render the site unsuitable for
development of the Yanks project approved under the combined
development permit. Mitigation measures were 1dentified and applied

to the approval of the project to mitigate identified potentially
significant impacts to less than significant, and a statement of
overriding considerations adopted by the Monterey County Board of
Supervisors for the loss of farmland. The Board found that the
economic benefits of the project outweighed the loss of farmland.
Mitigations have been implemented including the permanent
agricultural conservation easement in perpetuity and conveyance of
306 acres to the Agricultural Land Trust.

c. Matenals 1n County Project File No. PLN 060582 and information
contamned in County Planning File Nos. PLN020482; SH94002; City
Annex file No. 2012-01 and County EIR #95-01 & City of Greenfield
EIR SCH#2004061138 .

d. All findings, evidence and conditions found in the original County
resolution of project approval of the combined development permait
(Resolution No. 97-445) and in the County resolution of approval of
the first and second extensions of the permit (Resolution No. 04-351 &
Resolution No. 08-362).

e. Materals in City of Greenfield file No. Annex 2012-01; and technical
addenda to City EIR No. SCH#2004061138 & Monterey County EIR
#95-01.

f. Condition No. 2 of the approved County CDP; Condition No. 2 in
MOU Agreement No. A-08204 between the City of Greenfield &
Monterey County; and EDA grant No. 07-01-04968.



3. FINDING:

EVIDENCE:

4. FINDING:

EVIDENCE:

LAFCO approved on February 25. 2002, the extension of water and

sewer utility services to the Yanks site prior {0 annexation.

h. City of Greenfield water and sewer system have been extended (o and
are connected to the site pursuant (o EDA grant No. 07-01-04968. and
Monterey County LAFCO Resolution No. 00-03.

306 acres of farmland have been placed in permanent agricultural
conservation easement and conveyed to the Monterey County Ag Land
Trust.

Addendum to the Yanks FEIR 95-01 dated September 10, 2012.
. Addendum to the City of Greenfield FEIR SCH #2004061138 dated
September 10, 20172.
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NO VIOLATIONS - The subject property 1s in compliance with all rules
and regulations pertaining to zoning uses, subdivision, and any other
applicable provisions of the County’s zoning ordinance. No violations
ex1st on the property.

a. City staff reviewed County’s zoning ordinance and consulted with
County RMA staff to detenmine staff is not aware of any violations
existing on the subject property.

HEALTH AND SAFETY - The establishment, maintenance, or
operation of the actions taken herein, will not under the circumstances of
this particular case be detrimental to the health, safety, peace, morals,
comfort;, and general welfare of persons residing or working in the
neighborhood of such proposed use, or be detrimental or injurious to
property and improvements in the neighborhood or to the general welfare
of the City.

a. Preceding findings and supporting evidence.

b. Yanks Air Museum FEIR No. 95-01.

c. Greenfield General Plan FEIR SCH #2004061138.

d. Findings, evidence and conditions found in the original County
resolution of project approval of the combined development permit
(Resolution No. 97-445) and in the resolution of approval of the
extensions of the permit (Resolution Nos. 04-351 & 08-362).

e. Condition No. 2 of the approved County CDP; Condition No. 2 1n
MOU Agreement No. A-08204 between the City of Greenfield &
Monterey County, and EDA grant No. 07-01-04968.

f.  City of Greenfield waster and sewer systems have been extended to

and are connected to the site pursuant to EDA grant No. 07-01-04968,

and Monterey County LAFCO Resolution No. 00-03.

Addendum to the Yanks FEIR 95-01 dated September 10, 2012.

. Addendum to the City of Greenfield FEIR SCH #2004061138 dated

September 10, 2012.

= g

5. FINDING: CEQA: The City of Greenfield Planning Commission concurs that the

potential impact of the loss of agricultural land is a significant impact that



cannot be reduced to less than significant levels with mitigation and
therefore, affirms the Statement of Overmnding Considerations adopted by
the County Board of Supervisors, which found that the job creation and
economic benefits of the Yanks project outweigh the loss of Tarmland. The
City of Greenfield concurs with the County Board’s finding. The City of
Greenfield Plannming Commission finds, concurs and affirms that the
benefits of the approximately 54 acre sphere amendment and annexation
to the City of Greenfield of approximately 135 acres inclusive of the
approximately 24 acre airstrip and approximately 30 acre agricultural
buffer easement outweigh the loss of agricultural land, as found in Yanks
A Museum Visiter Serving FEIR 95-01; and, the City of Greenfield
Planning Commission finds, concurs and affirms that an additional
approximately 54 acres inclusive of the airstrip and agricultural buffer
constitutes a nominal change in the project design, and creates no
substantially new adverse impacts nor creates any substantial
intensification of impacts which are unaddressed in the Yanks FEIR 95-01
and City of Greenfield General Plan FEIR SCH#2004061138.

EVIDENCE a. On November 4, 1997, the Monterey County Board gf Supervisors

reviewed and considered the Final EIR (FEIR) 95-01 for the Yanks
project, made findings required under CEQA Guidelines section
150912, and certified the FEIR for the Yanks Air Museum project
prior to taking action on the application or the Combined
Development Permit (Planning File No. SH94002). The Board found
that the County eliminated or substantially lessened all significant
effects to less than significant as shown in the findings supporting the
certification of the FEIR, except for the loss of farmland; and,
adopted a statement of overriding considerations for the loss of
farmland, finding that the job creation and economic  benefits of the
project outweighed the loss of fanmland. The Board of Supervisors
approved the Combined Development Permit subject to
conditions of approval and mitigation measures. On  May 31,
2005, the City of Greenfield City Council adopted General Plan
2005-2025 and  certified the Final EIR attendant to the Greenfield
General Plan. The City of Greenfield General Plan FEIR included
the Yanks project within the General Plan’s “development
assumptions, and found annexation of the project s?te consistent
with the General Plan Land Use Element.
b. Board of Supervisors Resolution No. 97-445 certifying the Yanks
FEIR for the Yanks Air Museum Combined Development Permit
(SH94002), adopted November 4, 1997.

b. Yanks Air Museum Visitor Serving FEIR 95-01 adopted by the
Monterey County Board of Supervisors on November 4, 1997, by
Resolution Nos. 97-445, and 04-351. -

c. City of Greenfield Resolution 2005-45 adopting the City of Greenfield
General Plan in accordance with Final EIR (SCH No. #2004061138)



6. FINDING:

EVIDENCE:

d.  Admimstrative Record in Planming File No. SH94002 approving the
Yanks Combined Development Permit.

e. Title 17; the City of Greenfield Zoning Code

f. Condition No. 2 of the approved County CDP; Condition No. 2 in
Agreement No. A-08204 between the City of Greenfield & Monterey
County

g. EDA Grant No. 07-01-04968 and LAFCO Resolution 00-03.

h. Addendum to the Yanks FEIR 95-01 dated September 10, 2012.

1. Addendum to the City of Greenfield FEIR SCH #2004061138 dated
September 10, 2012.

General Plan Amendment — The proposed General Plan amendment is
consistent with the General Plan goals, policies and implementation

_programs. The proposed amendment will have no adverse affects on the

public’s health, safety, or welfare. The property owner has demonstrated

that there 1s a substantial benefit to the City to be derived from the

amendment.

a. Yanks Air Museum Visitor Serving FEIR 95-01 adopted by the
Monterey County Board of Supervisors on November 4, 1997, and
Resolution Nos. 87- 445, 04-351 & No 08-362.

. City of Greenfield General Plan and General Plan FEIR SCH No.
2004061138.

c¢. Administrative Record in County Planning File No. SH94002.

d. Condition No. 2 of the approved County CDP

e. Condition No. 2 in MOU Agreement No. A-08204 between the City of

Greenfield & Monterey County.

f. EDA grant No. 07-01-04968.

g. Administrative record in County Planning File PLN012376.

h. Addendum to the Yanks FEIR 95-01 dated September 10, 2012.

1. Addendum to the City of Greenfield FEIR SCH #2004061138 dated

September 10, 2012.

o

7. FINIDING: Prezoning Zoning Code Amendment — The proposed Zoning amendment

EVIDENCE:

1s consistent with the General Plan goals, policies, and implementation

programs of the City of Greenfield. The proposed amendment will have no

adverse affects on the public’s health, safety, or welfare.

a. Preceding findings and supporting evidence.

b. Yanks Air Museum FEIR No. 95-01.

c. Greenfield General Plan FEIR SCH #2004061138.

d. Findings, evidence and conditions found in the original County
resolution of project approval of the combined development permit
(Resolution No. 97-445) and in the resolution of approval of thee first
extension of the permit (Resolution Nos. 04-351 & 08-362).

e. Condition No. 2 of the approved County CDP; Condition No. 2, in
MOU Agreement No. A-08204 between the City of Greenfield &
Monterey County, and EDA grant No. 07-01-04968.



8. FINDING:

EVIDENCE:

{. City of Greenfield waster and sewer systems have Peen extended to
and are connected to the site pursuant to EDA grant No. 07-01-04968,
and Monterey County LAFCO Resolution No. 00-03.

. Addendum to the Yanks FEIR 95-01 dated September 10, 2012.

h. Addendum to the City of Greenfield FEIR SCH #2004061138 dated

September 10, 2012.

Annexation of the approximately 135 acres to the City will have the
beneficial effect of generating development fees, and tax revenues to the
City; and provide employment and complementary economic
opportunities to the City of Greenfield. Upon completion of the project,
between 306 and 383 jobs are expected to be created.

a. Yanks Air Museum Visitor Serving FEIR 95-01 adopted by the
Monterey County Board of Supervisors on November 4, 1997, by County
Resolution Nos. 97-445; County Resolution 04-351, and No 08-362.

b. Administrative Record in Planning File No. SH94002.

¢. EDA Grant No. 07-01-04968 and LAFCO Resolution 00-03.

e. Addendum to the Yanks FEIR 95-01 dated September 10, 2012.

f Addendum to the City of Greenfield FEIR SCH #2004061138 dated
September 10, 2012. |

9. FINDING: The proposed sphere of influence area and annexation area have been

EVIDENCE:

used for agricultural production. Construction of the approved Yanks
project will result in the conversion of 135 acres of agricultural land to
commercial uses and airstrip within the City of Greenfield. In 1994, a
portion of the site was removed from Williamson Act contract. In 2001,
306 acres east of the project site were placed in permanent agricultural
easement which is held by the Monterey County Agricultural Land Trust
and will remain in agricultural production and under Williamson Act
contract. A lot line adjustment will create a City/County jurisdictional
boundary which separates the approximately 135 acre Yanks project site
from the 306 acres of agricultural operations which will remain in the
County.

a. Yanks Air Museum Visitor Serving FEIR 95-01  adopted by the

Monterey County Board of Supervisors on November 4, 1997, and

Resolution Nos. 97- 445,04-351 & No 08-362.

. City of Greenfield General Plan and General Plan FEIR SCH No.

2004061138.

c. Administrative Record in County Planning File No. SH94002

d. Condition No. 2 of the approved County CDP

e. Condition No. 2 in MOU Agreement No. A-08204 between the City of
Greenfield & Monterey County. -

f. EDA grant No. 07-01-04968.

Administrative record in County Planning File PLN012376.

Addendum to the Yanks FEIR 95-01 dated September 10, 2012.

o
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1. Addendum to the City of Greenfield FEIR SCH #2004061138 dated
September 10, 2012.

0. FINDING: The addendum to the certified FEIR for the Yanks Air Museum Visitor
Serving Project and addendum to the City of Greenfield General Plan FEIR is the
appropriate level of review under CEQA fo recommend to the City Council of the
City of Greenfield: for the LAFCO application for annexation and detachment
from the Monterey County Resource Conservation District of 135 acres, a sphere
of influence amendment, and General Plan amendment and prezoning for 135
acres constituting the Yanks project site because the subject actions constitute
minor technical changes and additions to the approved project under the certified
Yanks FEIR (No. 95-01) and City of Greenfield General Plan FEIR SCH
#2004061138, and none of the conditions described in CEQA Guidelines Section
15162 calling for preparation of a subsequent EIR have occurred. The City of
Greenfield, as the lead agency under CEQA, determines: 1) the actions present no
major revisions of the previous EIR(s), which involve new significant
environmenta) effects or a substantial increase in the severty of previously
identified significant effects; 2) the actions present no substantial changes to the
circumstances under which the Yanks project was undertaken which will require
major revisions of the certified EIR(s) due to new significant environmental
effects or substantial increase in the severity of previously identified significant
effects; and 3) the actions present no new information of substantial importance,
which were not known and could not have been known with reasonable diligence
at the time the previous certified FEIR(s) were certified which shows any of the
following:

1. The project will have one or more significant effects not
discussed 1n the previous certified FEIR(s) or negative declaration;
2. Significant effects previously examined will be substantially
more severe than shown 1n the previous certified FEIR(s);

3. Mitigation measures or alternatives previously found not to be
feasible would 1n fact be feasible and would substantially reduce
one or more significant effects of the project, but the project
proponents decline to adopt the mitigation measure or altemative;
or

4. Mitigation measures or alternative which are considerably
different from those analyzed in the previous FEIR(s) would
substantially reduce one or more significant effects on the
environment, but the project proponents decline to adopt the
1mitation measure or alternative.

Consequently, no Subsequent or Supplemental EIR is required
pursuant to Public Resources Code section 21166 or CEQA
Guidelines Sections 15162, 15163, or 15164, because none of the
conditions described in those sections have occurred.



EVIDENCE: a. The addendum does not describe, indicate or propose any changes to the
Yanks Air Museum project that would require major revisions of the
certified FEIR due to new significant environmental effects.

b. The addendum does not describe, indicate or propose any substantial
changes with respect to the circumstances under which the Yanks Air
Museum project was undertaken that would require major revisions of
the certified FEIR due to new significant environmental effects or any
substantial increase 1n the severity of previously identified significant
effects.

c. The addendum does not describe or indicate or propose any new
information of substantial importance, which was not known and could
not have been known with the exercise of reasonable diligence at the
time the EIR was certified as complete, that shows any of the
following: :

1. That the project will have one or more significant effects

not discussed 1in the certified FEIR;

2. That any significant effects previously exammed will be

substantially more severe than shown in the certified FEIR;

3. That any mitigation measures or alternative previously

found not to be feasible would in fact be feasible and would

substantially reduce one or more significant effects of the
project; or

4. That any mitigation measures or alternatives which are

considerably different from those analyzed in the certified

FEIR would substantially reduce one or more significant

effects on the environment.

d. The Addendum provides technical additions to the Yanks FEIR and
City General Plan FEIR, discussing minor changes in relation to the
original project approval, regarding topics addressed in the two
certified FEIR’s.

e. Addendum to the Certified FEIR, dated October, 7008 attached to the
October 28, 2008 Board of Supervisors staff report; and, Addenda
attached herewith and included by reference as Attachment “F.”

f.  Final EIR for the Yanks Air Museum Combined Development Permit
certified on November 4, 1997.

g. County Board of Supervisor Resolution No. 97-445, County Resolution
No. 04-351, and County Resolution No. 08-362, which certify the
Final EIR (“Certified FEIR”) for the Yanks Air Museum, and approve
the Combined Development Permit (File No. SH94002), adopted
November 4, 1997.

h. City of Greenfield General Plan and General Plan FEIR adopted in City
Resolution 2005-45, SCH No. 2004061138. |

1. Addendum to the Yanks FEIR 95-01 dated September 10, 2012.

j. Addendum to the City of Greenfield FEIR SCH #2004061138 dated
September 10, 2012.



I7. FINDING: The addendum to the Yank Air Museum Visitor Serving Project certified
FEIR {No. 95-01), and the addendum to the City of Greentield General
Plan certified FEIR (SCH No. 2004061138), was prepared pursuant to
Californta Code of Regulations, Title 14, Section 15164. The
referenced addenda reflect the City of Greenfield’s independent
judgment and analysis.

EVIDENCE: a. The addenda do not identify any significant change in the project or in
circumstances that may have occurred in the vicinity of the project that
would have resulted in significant changes to the environmental
impacts identified in the City of Greenfield General Plan FEIR SCH
#2004061138 or Yanks FEIR 95-01 that would have required changes
to the approved mitigation measures or new mitigation measures.

b. City staff prepared the Addenda for the City of Greenfield General Plan
FEIR SCH #2004061138 and Yanks Visitor Serving Project FEIR
No.95001.

c. Condition No. 2 of the approved County CDP; Condition No. 2 in MOU
Agreement No. A-08204 between the City of Greenfield & Monterey
County and City project files.

d. EDA grant No. 07-01-04968

e. Adminisirative record contained in the County and City project files.

. Addendum to the Yanks FEIR 95-0] dated September 10, 2012.

g. Addendum to the City of Greenfield FEIR SCH #2004061138 dated
September 10, 2012Z.

DECISION

NOW, THEREFORE, BE IT RESOLVED THAT, based on the above findings and
evidence, the record as a whole, and based on the City of Greenfield City Council’s
consideration to: 1) consider addenda to the Certified Final Environmental Impact Report
for the Yanks Air Museum Visitor Serving Project (EIR#95-01) and the City of
Greenfield Certified Final Environmental Impact Report SCH#2004061138 adopted by
the City of Greenfield in March of 2005; 2) adopt a General Plan amendment to designate
approximately 135 acres of the Yanks project site as “Artisan Agriculture and Visitor
Serving” AAVS with a “Gateway Overlay” land use designation; and 3) adopt and
approve first reading of a Prezone ordinance to Prezone approximately 135 acres
consisting of the Yanks project site as “Artisan Agriculture and Visitor Serving (AAVS)
with a “Gateway Overlay”; 4) direct staff to prepare an application to LAFCO for
adoption of a Sphere of Influence amendment to include approximately 54 additional
acres consisting of the Yanks Air Museum project site to include the airstrip and
agricultural conservation easement; and 5) direct staff to initiate an application for
annexation of approximately 135 acres to the City of Greenfield and detachment of the
annexation area from the Resource Conservation District of Monterey County, the City of
Greenfield City Counci] hereby approves, decides and directs as follows:



1) Initiate an application with LAFCO to amend the City’s Sphere of Influence to
include approximately 54 acres in accordance with Exhibit “A” included heremn
by reference.

2} Adopt a General Plan Amendment to designate approxumately 134.67 acres as
“Artisan Agriculture/Visitor Serving” with a “Gateway Overlay” land use
designation pursuant to Exhibit “C”; and

3) Approve first reading of a Prezoning ordinance to Prezone approximately
134.67 acres as “Artisan Agriculture/Visitor Serving” with a “Gateway Overlay”
pursuant to Exhibit “D”; and

4) Initistion of an application to LAFCO for approval for annexation of
approximately 134.67 acres constituting the Yanks Air Museum project site, and
detachment of approximately 134.67 acres from the Resource Conservation
District of Monterey County 1n accordance with Exhibit “B”; and

5) Consider addenda to the City of Greenfield General Plan FEIR SCH
#2004061138 adopted in March of 2005, and the Yanks Air Museum and Visitor
Serving certified FEIR prepared for the Yanks Air Museum Visitor Serving
Project (EIR #95-01)

UPON MOTION of Councilmember Hurley, seconded by Councilmember
Vazquez, the Foregoing resolution 1s adopted this 25" day of September, 2012, by the
following vote:

AYES: Mayor Huerta, Councilmember Moreno, Councilmember Hurley and
Councilmember Vazquez

NOES: None

ABSENT: Mayor Pro-tem Gonzalez
ABSTAIN: None

Maydgr \
Citylof Greenfield

ATTEST:

( U wéj@ﬁ%L )

City Clerk




Exhibit “D”

Prezoning Title 17 Zoning Code Amendment
September 25, 2012
First Reading

A PREZONING ORDINANCE TO PREZONE 134.67 ACRES CONSISTING OF THE
YANKS AIR MUSEUM PROJECT SITE AS “ARTISAN AGRICULTURE AND
VISITOR SERVING” (AAVS) WITH A “GATEWAY OVERLAY” (GWO)

In accordance with California Government Code Section 65859, upon annexation
to the City of Greenfield of 134.67 acres described as “PROPOSED PARCEL 17 in the
Summary Table of Exhibit “E2,” the metes and bounds of which correspond accordingly
to the map in Exhibit “E3,” said 134.67 acres shall be zoned “Artisan Agricultural and
Visitor Serving” (AAVS; Section 17.28) with a “Gateway Overlay” (GWO; Section
17.42.040) on the City of Greenfield Zoning Map (Exhibit “E37) effective immediately
upon annexation. :



Exhibit “C” |

General Plan Amendment
September 25, 2012

|
A GENERAL PLAN AMENDMENT TO DESIGNATE 53.38 ACRES AS “ARTISAN
AGRICULTURE/VISITOR SERVING” WITH A “GATEWAY OVERLAY” IN
ACCORDANCE WITH MAP “G4”
1
This General Plan Amendment shall replace the number “1117 with *134.67”
(Exhibit “D2) n line 35 of Page 2-36 of the City of Greenfield General Plan; and amend
—~Figure-2-3-(Exhibit-*D3”)-in-the-€ity of Greenfield-General-Planto-designate the-53-38
acres described in the property description on Exhibit “D4” (Airstnp; 23.67 acres, and
Agnicultural Easement; 29.71 acres) “Artisan Agriculture/Visitor Serving” with
“Gateway Overlay.”
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City of Greenfield Proposed Sphere of Influence Amendment and Annexation: Yanks Air Museum

Y anks Annexation
Attachment “B”

Consent to Inclusion of Property



City of Greenfield Proposed Sphere of Influence Amendment and Annexation: Yanks Air Museum

L/j& F @/ @ of Monterey County

LOCAL AGENCY FORMATION COMMISSION

P.0. Box 1369 132 w. Gabilan Sireet, Suite 102
Salinas, CA 93902 Salinas, CA 93901
Telephone (831) 754-5838 Fax {831) 754-5831

www.monterey.lafco.ca.gov

KATE McKENNA, AICP
Executive Officer DCTG v,

CITY o CREENEELD

CONSENT
TO INCLUSION OF PROPERTY

The undersigned owner(s) of property hereby consent(s) to inclusion of that property within a
proposed annexation/detachment/reorganization, to wit:

Annexation to City/District City of Greenfield

And/or Detachment from City/District Resource Conservation District of Monterey County

The undersigned owner(s) of property do hereby also consent to waive protest proceedings per
Government Code Section 57000.

DATE NAME ASSESSOR'S PARCEL NO.{s}

5/16/13 CHARLES F. NICHOLS,#andJUDITH A. NICHOLS, as Trustees of the

NICHOLS FAMILY TRUST UTA,8ated January 17, 1991 for:
APN NOS. % _
J 1= O2~0[7-000" )| ~O[2~0/§~000"

/U~ 02 -E9-000 "/ -01a -0 O 00
/ ‘

(Attach additional sheets if necessary.)
(Califernia Government Code section 56663 and 57000)

v/A-

; i

] 'l STy b

Signature

LAFCO Application Form — Updated June 1, 2011



City of Greenfield Proposed Sphere of Influence Amendment and Annexation: Yanks Air Museum

Yanks Annexation
Attachment “C”

Proof of Payment of Fish and Game Fee



Y o

COUNTY OF MONTEREY ~ : VTCE I r@

STATE OF CALIFORWNIA : . E ELE:_—

: 1997

= 80 T I CBRB g F DRI ERZRMIHNETIO:N NOV 19
U CLERK

COUNTY

The EIR or Negative Declaration and record of MONTEREY DERUTY

project approval may be examined at the Monterey ———

County Planning & Building Inspection Department,

Courthouse, 240 Church Street, Room 116, OFFICE USE ONLY

Salinas, Califormia -93901. —_

RESPONSYTBLE ACERCY: DECISION-MAKING BODY: BOARD GOF supv.

COUNTY OF MONTEREY BUILDING INSPECTION LAFCO
ZONING ADMINISTRATOR MINOR SUBDIVISION COMM.

PLANNING COMMISSION X BOARD OF SUPERVISORS
PLANNING & BLDG INSP CHIEF OF PLANNING BERV.

PROJECT TiTLE: NICHOLS FIRST: CHARLES F.

|11

ADDRESS: 13470 DALEWOOD STREET CITY/STATE: BALDWIN PARK, C&
ZIP: 291706
PLANNER: OSORIO ARFAR CODE: (408) TELEPHONE: 755-5025

SALINAS VALLEY ARER PLRN FROM “FARMLANDS, 40 ACRE MINIMOM" TO "COMMERCIAL® ;

AMEND THE TEXT AND MAP OF TITLE 21 {ZONING) AND ZONING RECLASSIFICATION FROM

®T/40" (FARMLANDS) TO A ZONING CLASSIFICATION TO ALLOW: GENERAT DEVELOPMENT

- AN; MAJOR LOT LINE ADJUSTMENT, USE PERMIT AND A VARIANCE TO ALLOW ADDITION

10 HEIGHT REQUIREMENTS FOR A WORLD WAR IT AWD "GOLDEN ERA¥ ATRCRAFT HMUSEWmY,

ATR STRIP, 150 ROOM/MOTEL AND RESTAURANT RETATL SPACE, WINERY WITH TASTING

ROOM, TWO FAST FOOD RESTAURUANTS, TWO GASOLINE STATIORS, SPACE FOR RECREATIONAL
VEHICLE (RV). PARKING, AMPITHEATER AND A FWO-ACRE LAKE, LOT 21 AND PORTIONS OF .. - .
PARCEL A OF LOT 20, ASSESSOR'S MAP #1 OF NORTH 1/2 ARROYO SECO RANCHO, . . Cie
FRONTING ON AND EASTERLY OF STATE FREEWAY 101, GREEWFIELD ARER o : It

PROJECT [GCATION: CREENFTELD

"DATE ‘OF- APPROVAL/ CONDITIONAL APFROVAL:

“NEGATIVE DECLARATION FILED: - ETR PREPARED:

. X__ ¥Es . . HQ -

. ROTICE OF COMPLETION FILED
DRAFT HEARING

SIGNIFICANT EFFECT:

EXTENUATING FACTORS
YES )

* Public Reseurces Code Bection 21152 (a) requires local agencies to subnit
this information to the County Clerk. The filing of this notice starts a
30-day statute of limitations on court challenges to the approval of the
project under Public Resources Code Sectlon 21167. Failure to file the
notice results in the statute of limitations being extended to 180 days.

DATE" FILED: 11/19/97

FILE REFERENCE #: SHS4002
APN:113i-012-007-000M
TYPE: CDP

HO FEE - DE MINIMUS EXCEPTION -~ CERTIFICATE OF FEE EXCEPTIOR FILED

HEGATIVE DECLARATION

T $1,250.00 (Twelve Hundred Fifty Dollars) ~ STATE FILING FEE
$25.00 (Twenty-five Dollars) - CLERK FEE :
TOTAL FEE: $1,275.:00 (Twelve Bundred Seventy-five Dollars)

_X__ ENVIRONMENWTAL IMPACT REPORT
$850.00 (Eight Hundred Fifty Dollars) - STATE FILING FEE
$25.00 (Twenty-five Dollars) — CLERK FEE .
TOTAL FEE - $875.00 (Eight RHundred Seventy~five Dollars)



e

Bruce H. Resves
Monterey County
" Clerk

1171597 1538249
Receipt # 6626

Wrkstn ID CLRMCSHIR1
File # X-2200D00200

Miscellaneous Fees

Publie

NICHOLS

Faes 8875.00
## TOTAL 875.9¢
Check ke 875.00

PLEASE KEEP THIS RECEIPT FOR REFEREBCE



Stephen L. Vagnini
Monterey County
Clerk

Be/e6/0 S 1h34B:37
Receipt # 94266
Wrkstn ID WSEIIZ1Y9TE
File # X—-2020@0700250

Riscellanepus Fees

Public

RESOURCE MANRBEMENT AGEMCY-

Feeszs $ S, DA

% TOTAL S, @

Check SV, i
§72378

PLERSE WEER THIS RHCEIPT FOR REFERENCE



City of Greenfield Proposed Sphere of Influence Amendment and Annexation: Yanks Air Museum

Yanks Annexation
Attachment “D”

City/County Consultation pursuant to
Section 56425 of the Government Code



Paul Mugan

From: Paul Mugan

Sent: Thursday, May 16, 2013 2:48 PM

To: McCue, Thomas A. 754-5838

Subject: City/County consultation regarding Yanks annexation
Thom,

In accordance with Section 56425 of the Government Code, the City and the County consulted extensively regarding the
Yanks annexation proposal. The City and County agreed that the executed City/County MOU-08204 required no
revisions, except to approve authority for the property owner and City to pursue annexation of the entire site rather
than the previously negotiated phasing schedule. The Monterey County Board of Supervisors approved this amendment
in August of 2012.

Through the consultation process, the City and County mutually agreed that Monterey County Resolution 00-168 (Tax
and Revenue Sharing Agreement) required no amendment. Both jurisdictions find the existing agreement acceptable
and enforceable.

Through the consultation process, the City and County collaborated, agreed to, and implemented technical corrections
to the project, which facilitate both annexation (either phased or no-phase) and construction build-out. These technical
corrections were presented and adopted by the Monterey County Board of Supervisors on November 6, 2012. The
subject Board Order is File Number 12-1042. These consultations meet the requirements of Section 56425 of the
Government Code. Thank you for your consideration of these efforts.

Paul Mugan

Assistant City Manager
City of Greenfield
{(831) 674-5591



City of Greenfield Proposed Sphere of Influence Amendment and Annexation: Yanks Air Museum

Yanks Annexation
Attachment “E”

Addendum to Yanks Final FIR 95-01;
Notice of Determination



Exhibit “F”

Addendum to the Yanks FEIR 95-01;
and
Addendum to the City of Greenfield General Plan FEIR SCH #2004061138
Pursuant to the Califormia Environmental Quality Act

Action:

1) adoption of a General Plan amendment to designate approximately 135
acres as “Artisan Agncultwe/Visitor Serving” with a “Gateway Overlay”’
land use designation; and 2) Prezone approximately 135 acre of the Yanks
project site as ‘“Artisan Agnculture/Visitor Serving (AAVS) with
“Gateway Overlay”; and 3) adopt a Sphere of Influence amendment to
include an additional 54 acres (approximately) of the Yanks Air Museum
project site; and 4) annexation of approximately 135 acres to the City of
Greenfield and detachment of the annexation area from the Resource

Conservation District of Monterey County.

Introduction and Purpose

The application for the Yanks Air Museum project (SH94002) was submitted to the
Monterey County Planning Department in 1994 and approved by the Monterey County
Board of Supervisors in County Resolution 97-445 (1997). Proposed changes 1o the
project from that approved in 1997 include: 1) adding approximately 24 acres to the
“project site” so it includes the airstrip; and 2) amendment of the Sphere of Influence
boundary by approximately 54 acres so the air sirip and 30 acre agricultural easement is
included within the 135 acre Sphere of Influence, which also enables the City/County
Junsdictional boundary to separate the project site from the existing 306-acre permanent
agricultural easement eastward of the development. Concurrent with this City action is
County action to adjust existing lot lines (PLN012376), allow for an earlier annexation,
including a nominal (approximately 34 acres) reduction in Williamson Aci contract lands
(PLNO012376), and minor adjustments to the agricultural buffer and permanent
conservation easement boundaries.

The Yanks project was analyzed in the Final Environmental Impact Report (FEIR) for the
Yanks Air Museum and Visitor Serving Project (County EIR 95-01), dated March 10,
1997. On November 4, 1997, the Monterey County Board of Supervisors approved the
project by Resolution No. 97-445, including a statement of overriding considerations for
the loss of farmland. On May 30, 2001, the U.S. Department of Commerce’s Economic
Development Administration (EDA) jointly awarded the City of Greenfield and the
County of Monterey a $3.186 million Greenfield Urilities Grant (No. 07-01-04-968) to
extend water and sewer systems to the site. The exiension of these services to the site was
completed in 2004, with on-going connections to the systems as Phase ] construction
progresses. The Yanks Combined Development Permits (CDP) No. SH94002 vested in
October of 2010 when construction began on the project. On November 9, 2011, the
property owner remitted to the City of Greenfield $180,000 pursuant to the vesting of



entitlements in compliance with Condition No. 2 of Monterey County Resolution Nos.
04-351 and 08-362.

The approved project consists of a “World War 1l and Golden Era” aircraft museum, an
air strip, aircraft storage hangers, and accessory uses on the development site, including a
winery and tasting room, two fueling stations, a hotel/motel, a free-standing restaurant,
fast food restaurants, retail space, amphitheater, and recreational vehicle park. Approval
of the project involved a general plan amendment and zoning reclassification of a portion
of the project site to the Heavy Commercial (HI) Zoning District to address the phased
development plan in the County, until annexation to the City of Greenfield. The Board of
Supervisors exiended the Combined Development Permut 1n 2004, and 2008.

Construction began on the Yanks site in November 2010. The current Phase |

-..construction-of-the -Y.anks-project-site consists-of:-grading -approximately-30-acres; -~ - -

creation of one service station building pad; construction of Livingston Road and Yanks
Way to provide access to U.S. Highway 101 in accordance with State Department of
Transportation (CalTrans) Encroachment Permit No. 0509 6MC 0461 issued on August
24, 2010; construction of the Recreational Vehicle Park in accordance with the State
Housing and Community Development Department (HCD) permit Nos. 6892822,
6976220, 6915733, & 6922748; and construction of infrastructure to implement the
extension of sewer, water, gas, electrical and telephone main line service to the site in
accordance with EDA Grant No. 07-01-04968 and City/County Agreement No. A-08204,
and adopted Mitigation Measures and Conditions of Approval contained in Monterey
County Board Resolution Nos. 97-445, 04-351, and 08-362.

Annexation of the project site to the City of Greenfield pursuant to existing agreements
necessitates a Lot Line Adjustment (LLA), which is being processed with the County of
Monterey pursuant to Government Code Section 51257. The 306 acres under a
permanent agncultural easement held by the Agricultural Land Trust will remain within
the County of Monterey’s jurisdiction. The LLA will adjust the boundary of Williamson
Act contract(s) to conform to the junisdictional separation, and effectively separate the
project site from 306 acres of agricultural operations as anticipated in conditions of
approval requiring the annexation. These actions will result in the project site being
within the City of Greenfield, and will leave the 306-acre permanent agricultural
easement in the County of Monterey.

In accordance with Condition No. 2 of the approved County CDP; Condition No. 2 in
MOU Agreement No. A-08204 between the City of Greenfield and Monterey County;
and pursuant to EDA Grant No. 07-01-04968; the proposed action(s) will facilitate
annexation of the project site to the City of Greenfield, as expected in approved
entitlemnents (CDP No. SH94002) and consistent with the adopted Yanks Air Museumn
and Visitor Serving FEIR No. 95-01, and City of Greenfield General Plan 2005-2025
FEIR SCH #2004061138.

The actions consist of: adoption of a General Plan amendment to designate
approximately 135 acres as “Artisan Agriculture/Visitor Serving” with a “Gateway



Overlay” land use designation; and 2) Prezone approximately 135 acres of the Yanks
project site as “Artisan Agriculture/Visitor Serving (AAVS) with “Gateway
Overlay”; and 3) adoption of a Sphere of Influence amendment to include an
additional 54 acres (approximately) of the Yanks Air Museum project site; and 4)
annexation of approximately 135 acres to the City of Greenfield and detachment of
the annexation area from the Resource Conservation District of Monterey County.

Mapping for the annexation indicated that portions of the project footprint would be split
between two jurisdictions. Te bring the development footprint within the City of
Greenfield and prevent its placement in two jurisdictions (City/County), the City of
Greenfield Sphere of influence must be amended to include 53.71 additional acres; 29.71
acres of-which serve as an Agricultural buffer easement, and approximately 24 acres for
the airstrip. As noted on page 2-36 of the City of Greenfield General Plan FEIR
SCH#2004061138; “LAFCO approved o Sphere of Infligiice Amendmernt 1o bring the
project area within the Ciry’s SO This action was completed to facilitate the extension
of City Services (sewer and water) (o the site, and 10 sel the stage for eventual annexation
of the Yanks Air Museum project into the City of Greenfield.”

City of Greenfield General Plan FEIR SCH#2004061138 on page 2-36 further states:

The Yanks Air Museum project is anticipated as the primary use
within this Gateway Overlay area north of Thorne Road. The
General Plan (and EIR) has assumed the Yanks project within the
General Plan’s development assumprions. As such, any application
lo consiruct the site as originally proposed and to annex the site into
the City as originally intended would be considered consistent with
the General Plan Land Use Element.

LAFCO’s February 28, 2000, approval of the City of Greenfield’s existing sphere of
influence excluded the 29.71-acre agricultural buffer easement and the 24 acres for the
airstrip. The recommended actions are necessary to comply with FAA setback regulations
applicable to commercial structures in proximity to airstrips, and prevent the project site
from being situated within two jurisdictions.

The Yanks Air Museum and Visitor Serving FEIR (95-01) was adopted in relation to
existing entitlements approved under Combined Development Permit No. SH94002
(Resolution Nos. 97-445, 04-351 & 08-362. The areas of Land Use and Planning, Airport
Safety, Geological and Geotechnical Hazards, Water Quality and Supply, Surface
Hydrology and Drainage, Wastewater Disposal, Traffic and Circulation, Air Quality,
Noise, Public Services, Human Health and Safety, Viewshed and Aesthetics, Cultural
Resources, Energy, Biological Resources, Employment and Cumulative Impacts were
analyzed.

The City of Greenfield, acting as lead agency under the California Environmental Quality
Act (CEQA), considered the impacts presented in the Yanks Air Museum Visitor Serving
Project FEIR (95-01) and the City of Greenfield General Plan FEIR SCH#2004061138,
which indicates that all significant impacts related to annexation of the site, and future



water and sewer service delivery could be reduced to less than significant with the
implementation of the adopted mitigation measures, with the exception of the loss of
agricultural Jand (County EIR 95-01) for which a statement of ovemdmg considerations
was adopted by the County Board of Supervisors.

Agricultural fand

Construction of the approved project will result in the conversion of approximately 135
acres of agricultural land to commercial uses (111 acres), and appréximately 24 acres of
the airstrip. The Yanks Air Museum and Visitor-Serving Project (County FEIR 95-01)
certified on November 4, 1997 by the County of Monterey, included a statement of
overriding considerations for the loss of agricultural land. Additionally, 306 acres
immediately abutting the airstrip was placed 1n permanent agricultural easement pursuant
to Condition No. 6 in the original approval of entitlements in County Resolution No. 08-
362.0n.October. 28, 2008,-and-County.Resolution.Nos..97-445 -and.04-351 as part-of the
Yanks approval. The Monterey County Board of Supervisors adopted the statement of
overriding considerations, finding that the conversion of the site from agricultural land to
visitor-serving commercial uses would have the beneficial effect of providing
employment and economic opportunities to the County of Monterey and the City of
Greenfield. Upon completion of the project, between 306 and 383 Jbbs are expecied to be
created.

As noted in County Resolutions 97-445, 04-351, and 08-362, the airstrip was proposed to
remain under the Farmland/40 designation, and analyzed under the ‘Yanks FEIR 95-01
and City of Greenfield FEIR SCH#2004061138. The airstrip was to be built on land
designated “Farmland” if built in the County prior to annexation to the City of
Greenfield. The Prezoning action designates the entire project site including the airstrip
as “Artisan Agricultural and Visitor Serving” (AAVS) with “Gatevxlay Overlay,”
consistent with the City of Greenfield General Plan’s “Gateway Overlay” land use
designation. As noted in Title 17 of the City of Greenfield’s zoning ordinance, the project
is expected to be constructed under the AAVS designation and “Gateway Overlay”
zoning under a Planned Unit Development Permit, if constructed within City of
Greenfield jurisdictional boundaries. This Prezoning action enables annexation of the
project site to the City of Greenfield as required by the Combined Development Permit
No. SH94002, referenced City/County MOU A-08204, and cemfed Yanks (95-01) and
City General Plan (SCH#2004061138) FEIR’s (SCH2004061138). A_mendmg the Sphere
of influence to include the approximately 30 acre agricultural buffer easement and the 24
acre airstrip accommodates FAA easement requirements that separate commercial
components of the project from the airstrip, and places the entire prpject within the City
of Greenfield. This leaves 306 acres in permanent agricultural easement held by the
Agricultural Land Trust in the County, as required by Condition Nos 2 and 6 of the
approved County CDP; Condition No. 2 1n City/County MOU Agreement No. A-08204,
and EDA Grant No. 07-01-04968C. 1

Land Use ‘
Condition No. 2 of the approved County CDP; Condition No. 2 in City/County MOU
Agreement No. A-08204, and the EDA grant No. 07-01-04968C alll require annexation of



the Yanks project to the City of Greenfield. The referenced MOU calls for annexation
based on a phased schedule but “no later than ten (10) years after the issuance of the first
certificate of occupancy.” While this schedule may be amended, the $3.186 million EDA
Grant No. 07-01-04968 requires annexation into the City of Greenfield irrespective of the
timing of such annexation. Accordingly, Prezoning the site in accordance with the City of
Greenfield General Plan is required. The proposed General Plan Amendment and
Prezoning action would designate the approximately 135 acre project site as “Artisan
Agriculture/Visitor Serving” with a “Gateway Overlay,” and the same “Artisan
Agricultural/and Visitor Serving” with a “Gateway Overlay” zoning attendant to the site.
As noted on Page 2-36 of the City of Greenfield General Plan, .. any application to
construct the site as originally proposed and to annex the site into the City as originally
intended would be considered consistent with the General Plan Land Use Element.”

,__,\CEQA_S‘HQt.utg____;,_.___.._.V._,,.-,..__._. O e
The action consists of: 1) adoption of a General Plan amendment to designate
approximately 135 acres as “Artisan Agriculture/Visitor Serving” with a “Gateway
Overlay” land use designation; and 2) Prezone approximately 135 acre of the Yanks
project site as “Artisan Agriculture/Visitor Serving” (AAVS) with “Gateway
Overlay”; and 3) adopt a Sphere of Influence amendment to include an additional 54
acres (approximately) of the Yanks Air Museum project sile; and 4) annexation of
approximately 135 acres to the City of Greenfield and detachment of the annexation
area from the Resource Conservation Districi of Monterey County.

This technical addendum has been prepared pursuant o Section 15164 of the California
Environmental Quality Act guidelines. A Final Environmental Impact Report (FEIR) for
the Yanks Air Museum Visitor Serving (County 95-01) project was certified by the
Monterey County Board of Supervisors on November 4, 1997 (Resolution No. 97-445).
A Final Environmental Impact Report (FEIR) SCH#2004061138 for the City of
Greenfield General Plan was adopted by the City of Greenfield City Council in July,
2005. None of the conditions described in Section 15162 of the CEQA Guidelines call
for preparation of a subsequent EIR because: 1) the actions present no major revisions of
the previous EIR(s), which involve new significant environmental effects or a substantial
increase in the severity of previously identified significant effects; 2) the actions present
no substantial changes to the circumstances under which the Yanks project is undertaken
which will require major revisions of the certified EIR(s) due to new significant
environmental effects or substantial increase in the severity of previously identified
significant effects; and 3) the actions present no new information of substantial
importance, which was not known and could not have been known with reasonable
diligence at the time the previous certified FETR(s) were certified which shows any of the
following:

1. The project will have one or more significant effects not discussed in the

previous certified FEIR(s) or negative declaration;

2. Significant effects previously examined will be substantially more severe than

shown in the previous certified FEIR(s);

3. Mitigation measures or altermnatives previous]y found not to be feasible would

in fact be feasible and would substantially reduce one or more significant effects



of the project, but the project proponents decline to adopt the mitigation measure
or alternative; or

4. Mitigation measures or alternative which are considerably different from those
analyzed 1n the previous FEIR(s) would substantially reduce one or more
significant effects on the environment, but the project proponents decline to adopt
the imitation measure or alternative.

Consequently, no Subsequent or Supplemental EIR is required pursuant to Public
Resources Code section 21166 or CEQA Guidelines Sections 15162, 15163, or 15164,
because none of the conditions described in those sections have occurred.

The Apnl 25,2000, Memorandum of Understanding (MOU) A-08204 between Monterey
County and the City of Greenfield, established a phased annexation schedule which

- would-resultin-annexation-of-the-project-site-to-the City “no-later than-ten (10) years after

the 1ssuance of the first certificate of occupancy.”

The purpose of this annexation and Prezoning action is to comply with the conditions
placed on the development by entities with jurisdiction over the development, including
the County of Monterey, the U.S. Department of Commerce’s Economic Development
Administration (EDA), the State Housing and Community Development (HCD)
Department, Federal Aviation Administration (FAA), California Department of
Transportation (Caltrans), and the City of Greenfield.

2. Scope and purpose of this Addendum; CEQA Section 15162

Pursuant to CEQA, if any of the conditions detailed in Section 15162(1-3) below exist,
then a subsequent EIR must be prepared. Because none of the conditions exist, as
supported by substantial evidence, addenda to the Yanks EIR (95-01) and City of
Greenfield General Plan FEIR SCH #2004061138 is the appropriate level of CEQA
review of the proposed actions.

(1) Are there substantial changes are proposed in the project which will require major
revisions of the previous EIR or negative declaration due to the involvement of new
significant environmental effects or a substantial increase in the severity of previously
identified significant effects? (CEQA Guidelines 15162(1))

There are no substantial changes to the project from that originally entitled in Monterey
County Resolution Nos. 97-445, 04-351, and 08-362. Realignment of the airstrip is
required pursuant to FAA setback requirements, and amounts to nominal design
adjustments, and creates no new significant effects on the environment. The original
entitlements placed the airstrip on acreage zoned Farmland. The statement of overriding
considerations in the Yanks FEIR adopted by the Monterey County Board of Supervisors
(Resolution No. 97-445), recognized the impact of the loss of agricultural land, found that
the economuc benefits to the City and County of the project outweighed this loss, and
placed a corresponding 306 acres in permanent agricultural easement in perpetuity, the
easement of which is held by the Agricultural Land Trust.



The proposed actions would provide for construction of the Yanks project including the
airstrip, on acreage the City of Greenfield will Prezone “Artisan Agriculture and Visitor
Serving” with a “Gateway Overlay” as detailed in the City of Greenfield General Plan
and FEIR, and the Yanks FEIR adopted in County Resolution 97-445, in the event of
annexation. These are compatible land use and zoning designations anticipated and
studied in the City of Greenfield General Plan FEIR (SCH #2004061138), and creates no
new significant environmental effects or substantial increase in the severity of previously
identified significant effects, because annexation and the airstrip both were contemplated
and studied in the Yanks FEIR, City of Greenfield General Plan FEIR, and embodied in
the attendant County, Caltrans, EDA, and HCD Yanks project entitlements. The County
Resolution (97-445) adopting the Yanks Visitor Serving project FEIR (95-01) includes a
statement of overriding considerations for the loss of agricultural land identified in FEIR
95-01, which was adopted by the County Board of Supervisors. The Board found that the

outweighed the loss of farmland, and required a corresponding 306 acres to be placed in
permanent agricultural easement and conveyed 1o a non profit entity, in this case the
Monterey County Agricultural Land Trust.

Including the airstrip in the annexation creates no new significant environmental effects
because the removal of Farmland was extensively studied in the Yanks FEIR. The
County found the loss of substantial farmland acreage amounted to an unavoidable
significant impact, and adopted a statement of overriding consideration for this loss. The
airstrip was entitled and anticipated to be constructed on “Farmland”; and, represented a
permitted use on such land use designation in the County. The subject actions are
required to 1mplement Condition No. 2 of the approved County CDP, and Condition No.
2 1n City/County MOU Agreement No. A-08204 to implement annexation of the Yanks
project site to the City of Greenfield with 306 acres remaining in permanent agricultural
easernent under the County’s junisdiction. Accordingly, these actions amount to nominal
adjustments {o implement conditions of approval, and do not represent any new
significant environmental effects or a substantial increase in the severity ofprewously
identified significant effects.

(2) Have substantial changes occurred with respect to the circumstances under which the
project is undertaken which will require major revisions of the previous EIR or negative
declaration due to the involvement of new significant environmental effects or a
substantial increase in the severity of previously identified significant effects? (CEQA
Guidelines 15162(2))

There are no substantial changes with respect to the circumstances under which the
project is undertaken which require major revisions to the previous EIR due to the
involvement of new significant environmental effects or a substantial increase in the
severity of previously identified significant effects.

Annexation of the project to the City of Greenfield was anticipated, and expected during
CEQA review and consideration of entitlements. Annexation to the City of Greenfield is
required by all attendant permits and entitlements. The original entitlements anticipated



the airstrip be constructed on acreage zoned Farmland by the County, only if built in the
County. The proposed action would provide for construction of the airstrip on acreage the
City of Greenfield zones “Artisan Agriculture and Visitor Serving” with “Gateway
Overlay” as anticipated in the City of Greenfield General Plan, if built inside the City’s
boundaries. These are comparable land use designations, the latter of which 1s included in
the City of Greenfield General Plan to accommodate annexation of the project site into
the City of Greenfield. Whether the airstrip i1s constructed on City of Greenfield *Artisan
Agriculture and Visitor Serving” with “Gateway Overlay” zoned acreage, or County
zoned “Farmland” acreage represents a change in comparable land use zoning due to
annexation, rather than any change in circumstances which require major revisions either
to the City of Greenfield General Plan FEIR (SCH #2004061138) or to the Yanks FEIR
95-01.

- -Annexation of- approximately-135-acres-creates- no new-significant environmental-effects
because the removal of Farmland was extensively studied in the Yanks FEIR. The
County found the loss of farmland acreage amounted to an unavoidable significant
impact, and adopted a statement of overnding consideration for this loss. No change 1n
the amount of agricultural land removed from agricultural production will occur with the
subject actions, because the airstrip was entitled and anticipated to be constructed on
County-zoned “Farmland”; and, represented a permitted use on this land use designation.
The proposed actions have no impact on the 306 acre permanent agricultural easement
conveyed to the Agricultural Land Trust in accordance with County Resolution No. 97-
445, which entitled the Yanks project and adopted its attendant FEIR 95-01. The County
Board of Supervisors adopted and certified the Yanks Visitor Serving project FEIR 95-
01, in Resolution 97-445 which included a statement of overnding considerations for the
loss of agricultural land. The Board found that the Yanks project’s economic benefits to
the County of Monterey and City of Greenfield outweighed this loss of farmland, and
included the requirement that 306 acres be placed in permanent agricultural easement.
This easement is held by the Monterey County Ag Land Trust and will remain in the
County’s jurisdiction.

The Sphere of Influence amendment and annexation of approximately 135 acres ensures
that the entire project site is served by City of Greenfield water and sewer systems, as
required by all the attendant entitlements. It also ensures that the City/County
jurisdictional boundary places the Yanks project in the City of Greenfield, in accordance
with Yanks’ entitlements; while the 306-acre permanent agricultural easement remains in
the County. The General Plan amendment and Prezoning actions are necessary to submit
an application to LAFCO for annexation, as oniginally contemplated. These actions are
required to implement Condition No. 2 of the approved County CDP (Resolutions 97-
445, 04-351, and 97-445); and Condition No. 2 in City/County MOU Agreement No. A-
08204. Consequently, these actions represent a seamless nexus between the analyses in
the Yanks project FEIR (95-01), the City of Greenfield General Plan FEIR (SCH #
2004061138) and the entitlements. As such, these actions amount to nominal design
adjustments necessary to implement conditions of approval for existing, vested
entitlements, and do not present any new significant environmental effects or a
substantial increase in the severity of previously identified significant effects. The



statement of overriding consideration, combined with 306 acres placed in permanent
agricultural easement and conveyed to the Ag Land Trust, sufficiently precludes any
major revisions {o the previous EIR.

(3) Is there new information of substantial importance, which was not known and could
not have been known with the exercise of reasonable diligence at the time the previous
EIR was certified as complete or the negative declaration was adopted, showing any of
the following?
A) The project will have one or more significant effects not discussed in the
previous EIR or negative declaration.
B) Significant effects previously examined will be substantially more severe than
shown in the previous EIR;
C) Mitigation measures or alternatives previously found not to be feasible would
- -In-fact be-feasible and-would-substantially reduee-one-or-more-significant-effects
of the project, but the project proponents decline to adopt the mitigation measure
or alternative; or
D) Mitigation measures or alternatives which are considerably different from -
those analyzed in the previous EIR would substantially reduce one or more
significant effects on the environment, but the project proponents decline to adopt
the mitigation measure or alternative. (CEQA Guidelines 15162(3))

No new.information of substantial importance exists, because the project has not
substantially changed since the original approval (Resolution 97-445) or since approval
of the exiension requests (Resolutions 04-351 and 08-362) or since adoption of the Yanks
FEIR (95-01) or the City of Greenfield General Plan FEIR (SCH #2004061 138), such
that new significant environmenta) effects or a substantial increase in the severity of
previously identified significant effects would occur. The actions consist of: adoption of
a General Plan amendment to designate approximately 135 acres as “Artisan
Agriculture/Visitor Serving” with a “Gateway Overlay” land use designation; and 2)
Prezone of approximately 135 acres of the Yanks project site as “Artisan
Agriculture/Visitor Serving (AAVS) with “Gateway Overlay”; and 3) adoption of a
Sphere of Influence amendment to include an additional 54 acres (approximately) of the
Yanks Air Museum project site; and 4) annexation of approximately 135 acres to the City
of Greenfield and detachment of the annexation area from the Resource Conservation
District of Monterey County, with 306 acres to remain under permanent agricultural
easernent 1n the County’s jurisdiction.

These actions were anticipated, expected, and studied in all the aforenoted entitlements,
in City/County MOU A-08204, and in the Yanks FEIR 95-01 and City of Greenfield
General Plan FEIR SCH 2004061138 for the Yanks project.

The administrative record consisting of the Yanks Visitor Serving FEIR 95-01, the City
of Greenfield General Plan FEIR SCH#2004061138, Monterey County Board of
Supervisors Resolution Nos. 97-445, 04-351, 08-362, EDA grant No. 07-01-04968C and
City/County Agreement No. A-08204, demonstrate that none of the conditions described
in CEQA Guidelines Section 15162(3), which would require preparation of a subsequent
EIR, have occcurred.



Conclusion
Only minor techmical changes are required to the environmental document. None of the

conditions described in CEQA Guidehines Section 15162, which would require
preparation of a subsequent EIR, have occurred. The project has not substantially
changed since the original approval such that new significant environmental effects or a
substantial increase in the seventy of previously identified significant effects would
occur. No new information of substantial importance has been presented which shows
the project will have one or more significant effects not discussed 1n previous CEQA
review, nor will significant effects previously examined be substantially more sever than
shown in the previous EIR. No changes to circumstances have occurred in the project
area as identified that will cause effects substantially more severe than shown in the
earlier FEIR.
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Notice of Determination

STEPHENL. VAGMIHY
MONTERESY COUNTY ¢ zew

& To: From: .
Office of Planning and Research Public Agency: City of Greenfield Lz= JT“{\\
P.O. Box 3044 Address: 599 El Camino Real ~N WD S /’
~ MY
Sacramento, CA 95812-3044 Greenfield, CA 93955 ¢~ C/‘/u - %
Contact; Paul Mugan
Phone: 831.674.559

County Clerk

County of Monterey

Monterey County Recorder/Clerk
Monterey County Government Center
P.O. Box 29

Salinas, CA 93902-0570

SUBIECT: Filing of Notice of Determination in compliance with Section 21108 or 21152 of the Public
Resources Code.

State Clearinghouse Number (if submitted to State Clearinghouse) See SCH numbers below
Project Title: Annexation of the Yanks Air Museum Project Site

Project Location (Include County); The property abuts State Highway 101 east and northeast of the Thome Road
interchange i the City of Greenfield’s Sphere of Influence in the County of Monterey.

Project Description:  consider addenda to the Certified Final Environmental Impact Report for the Yanks Air
Museum Visitor Serving Project (EIR#95-01) SCH 96061081 adopied by the Monterey County Board of
Supervisors on November 4, 1997 and the City of Greenfield Certified Final Environmental Impact Report
SCH#2004061138 adopted by the City of Greenfield in March of 2005; 2) adopt a General Plan amendment to
designate approximately 135 acres of the Yanks project site as “Artisan Agriculture Visitor Serving” with a
“Gateway Overlay” land use designation; 3) adopt a Prezoning ordinance to Prezone the 135 acre Yanks project
site as “Artisan Agriculture and Visitor Serving (AAVS) with a “Gateway Overlay™; 4) direct staff to initiate an
application to LAFCO for adoption of a Sphere of Influence amendment to include an additional 54 acres of the
Yanks Air Museuin to include the airstrip and agricultural easement; and 5) direct staff to initiate and prepare an
application to LAFCO for annexation of approximately 135 acres to the City of Greenfield and detachment of the
armexation area from the Resource Conservation District of Monterey

This 1s to advise that the (IX] lead agency [ responsible agency) City of Greenfield City Council has approved
the above described actions on September 25, 2012, and has made the following determinations regarding the
above described project: '

1. The project ( J will [X] will not) have a significant effect on the environment.
2. [XJAddenda to two existing Environmental Impact Reports were prepared for this project pursuant to the
provisions of CEQA including CEQA Guidelines Section 15164.

UJ A Negative Declaration was prepared for this project pursuant to the provisions of CEQA.
3. Mitigation measures (Owere [X] were not) made a condition of the approval of the project. The existing
mitigation measures remain in place.
4. A mitigation reporting or monitoring plan (Cwas Xlwas not) adopted for this project.
A Statement of Overriding Considerations (O was Xlwas not) adopted for this project. The existing Statement of
Overriding Considerations remains in place.
6. Findings (] were Clwere not) made pursuant to the provisions of CEQA.

This 1s to certify that the final EIRs and addenda, thereto, with comments and responses and record of project
approval, are available to the General Public at: City of Greenfield Civic Center, 599 E] Camino Real,

Greenfield, 93927.

Signature (Public Agency) (E O;.LLQ /\/iM;(//;/E/ Title: Interim Deputy City Manager
Date- C;! Z? lij TNate racrcivEd frr F1imn 2t DD -




City of Greenfield Proposed Sphere of Influence Amendment and Annexation: Yanks Air Museum

Y anks Annexation
Attachment “F”

Tax Sharing Agreement
Resolution No. 00-168



Resolution No. - gp-168

INVOLVING PRUPERTY TAX TRANSFERS
BETWEEN THE COUNTY OF MONTEREY
AND THE CITY OF GREENFIELD FOR THE
- PROPOSED YANKS AIR MUSEUM
REORGANIZATION INVOLVING
ANNEXATION OF APPROXIMATELY 111
ACRES TO THE CITY OF GREENFIELD AND
DETACHMENT FROM THE MONTEREY
COUNTY RESOURCE CONSERVATION.
DISTRICT

\/\_/\Jv\/\/\__’\/\_/\_/

WHEREAS, Assembly Bill 8 (Chapter 282) Statutes 1979, as amended by Senate
Bill 180 (Chapter 801), provides for the Monterey County Board of Supervisars to
determine an appropriate tax transfer for all jurisdictional changes of organization
- occurring within Monterey County and for the city council of any affected City to concur
on the transfer prior to the proposal being considered by the Lacal Agency Formation
Commission (LAFCO); and

WHEREAS, the current distribution of property taxes within tax rate area 78-001
1s as follows:

26.18% - Monterey County’s Share
13.82% - Non-affected District’s Share
100.00% total; and

WHEREAS, Senate Bill 180 (Chapter 801) requires that non-affected local
agencies percentage share will remain constant; and :

WHEREAS, the County of Monterey and the City of Greenfield wish to agree
to a fair share distribution of remaining property tax revenues; and

WHEREAS | the County of Monterey has realized a 40% reduction and the City
has realized a 29% reduction in property tax revenue imposed by the State under Senate
Bill 617 (Chapter 699) Statutes 1992 and whereas each year thereafter both the County
and the City continue to shift revenues to the Education Revenue Augmentation Fund;

NOW, THEREFORE, BE IT RESOLVED that the Monterey County Board of
Supervisors, DOES HEREBY AGREE to the following formulas for property tax base
and increment distribution within Tax Rate Area 73-001 after change of
organization/reorganization.



A. DISTRIBUTION OF PROPERTY TAX BASE:

The County’s property tax revenues have realized a 40 percent reduction imposed by the
State under Senate Bill 617 (Chapter 699) Statutes 1992 '

Reduction of Property Tax due to ERAF

Monterey County’s Share - 26.18%
ERAF Reduction - -40.00%
Adjusted Share - 15.71%

Share Available for Distribution 15.71%

Property tax base is the property tax revenue that is available prior to change of
organization/reorganization.

Prior to Change of Organization/Reorganization:

(City of Greenfield,
Tax Rate Area 8-000)

Current Ratio
City of Greenfield - 19.63% 48.27%

Monterey County - 21.04% 51.73%

After Chanee of Organization/Reoreanization:

(New Tax Rate Area
- To Be Assigned)

15.71% - Property Tax Available for Distribution

L. City of Greenfield’s Share of Total Property Taxes Collected:

1571% - Property Tax Available for distribution
X 48.27% - City of Greenfield’s Current Ratio
= 7.58%



2. Monterey County’s Share of Total Property Taxes Collected:

1571% - Property Tax Available for Distribution
X 51.75% - Monterey County’s Current Ratio
= 3.13%

plus

10.47% - The adjustment for State Tax Shift
= 18.60%

Formula for property tax base allocation to the City of Greenfield from tax rate

area
78-001 afier change of organization/reorganization.

City of Greenfield’s Property Tax Revenue =

Total Property Taxes Collected X 7.58% ¥
Full Months Remaining in Tax year divided by 12.

B. DISTRIBUTION OF PROPERTY TAX INCREMENT:

Property tax increment is the increase in property tax revenue above the base resulting
from the increase in assessed value of property after the change in
organization/reorganization.

- The formula recognizes that all future growth will be subject to a shift to Education
Revenue :Augmentation Fund (ERAF) 1n the amount of 40% for the County and 29% for
the City.- After the shift, the County and the City will be in the same relative position as
before dividing the remainder.

Prior to Chanee of Organization/Reoreanization:

(City of Greenfield,
Tax Rate Area 8-000)
Current --  ERAF = = Resulting Resulting
Rate Adjustment Rate Ratio
City of Greenfield  19.63% 11% 27.80% 44 2%
Monterey County  21.04% 60% 35.07% 55.8%
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Based on existing Tax Rate Area 78-001, Monterey County’s share of property
tax 15 26.18%. The total property tax available for distribution in the proposal area is
26.18%. The new Resulting Ratios calculated above are applied to the increment.

After Change of Organization/Reoreanization-

(New Tax Rate
Area to be Assigned)

26.18% = Property Tax Available for Distribution
1. City of Greenfield’s Share of Property Tax Increment:

260.18% - Property Tax Available for Distribution
X 4420% - City of Greenfield’s New Resulting Ratio
= 11.58% '

2. Monterey County’s Share of Property Tax Increment:
26.18% - Property Tax Available for Distribution
X 55.80% - Monterey County’s New Resulting Ratio
= 14.60%

Formula for property tax increment to the City of Greenfield from Tax Rate
Area 78-001 after change of organization/reorganization:

City of Greenfield’s Property Tax Increment =

Total Property Tax Increment Collected X  11.58 % X
Full Months Remaining in Tax year divided by 12.

FADATAVCIT Y\Yanks MOU - 30900.doc



AGREEMENT NO. A- 08204
MENMORANDUM OF UNDERSTANDING
Countv of Monterey and City of Greenfield

THIS MEMORANDUM OF UNDERSTANDING (hereinafter “MOTU™) is made
an entered into on _April 25 , 2000, by an between the COUNTY OF
MONTEREY (“County”) and the CITY OF GREENFIELD (“City™), as follows:

Recitals

This MOU 1s entered into with reference 10 the following facts and circumstances:

a)

b)

d)

Sphere of Influence Amendment. Both the City and the County
concur that the inclusion of approximately 111 acres of
unincorporated land located north of the City and east of Highway
101, as more specifically shown on Exhibit A which is attached
hereto (hereinafter referred to as the “site”) within the City’s
Sphere of Influence is appropriate as a future expansion area of the
City.

Yanks Air Museum Project. The City and County generally agree
that development of the site will occur in the unincorporated area
and in accordance with the Board of Supervisors approved and
certified Yanks Air Museum and Visitor Serving Environmental
Impact Report. The intended uses include an aircraft museum,
runway, winery with tasting room, two gasoline stations, and a 150
room hotel/motel and restaurant (hereinafter referred to as the
“Project™).

Purpose and Intent. It is the purpose and intent of the MOU,
therefore, to set forth certain agreements between the parties to
express their intent to jointly pursue a course of action to ensure.
the development of the Project, facilitate the provision of water
and sewer services to the Project by the City in anticipation of
future annexation, and to provide a means of financing and
constructing project related facilities.

It 1s recognized that numerous further actions must be taken to
comply with federal, state and local laws and regulations which
may affect certain provisions contained herein (e.g., grant
approvals, environmental review, LAFCO process, etc.), however,
both parties agree to make a good faith effort to comply with and
implement the terms and conditions of this MOU, as follows:



Terms and Conditions

Provision of Water and Sewer Service by the City. The City shall
immediately apply to LAFCO for approval to extend City water and sewer
service to the site, and the County agrees to and will fully support the
application to LAFCO.

Annexation of the Site to the City. The development will occur through
phasing. The County agrees to support annexation to the City of
Greenfield for each phase of development upon the issuance of certificates
of occupancy for all structures within the phase, or two (2) years after the
first certificate of occupancy is issued for any structure in the phase,
whichever event occurs first. Notwithstanding the aforesaid phased plan
for annexation, the County agrees to support annexation of the entire
parcel to the City of Greenfield no later than ten (10) years after the
1ssuance of the first certificate of occupancy.

Tax Transfer Agreement. The parties hereto agree to prepare and execute
a Property Tax Transfer Agreement that a) recognizes that all future
growth in property tax revenues will be subject to a shift to the Education
Revenue Augmentation Fund and b) provides for the proportional sharing
of available property taxes within the tax rate area for the site whereby
51.7 percent of such taxes will be received by the County and 48.3 percent
will be received by the City, in perpetuity as shown in Exhibit B.

Development Standards. All planning and building permits and
development applications shall be consistent with the County General
Plans and development plans for the site. In addition, the project will be
designed, to the extent possible, to be consistent with all applicable City
regulations so long as these regulatlons are not 1n conflict with applicable
County regulations.

Revenue Sharing. After annexation of the project site, the City agrees to
pay to the County $100,000 each year if annual city revenues from the
project exceed $150,000, as determined by the City no later than March 1
of each year. The City’s obligation under this provision shall terminate
twenty (20) years after the first year of payment to County.

EDA and State Grants for Water and Sewer Improvements. The City and
County agree to cooperate on the preparation and submission of grants for
water and sewer infrastructure improvements, at no cost to either party.

First Source Hiring Agreement. The County and the City agree to a first
Source Hiring Agreement for the Project that gives job preference to
residents of the City.




10.

11.

12.

14.

Agreement Reopener. The City and County agree to renegotiate this
agreement if new revenue sharing policies are developed by the City
Managers and County Administrative Officer.

Further Actions. Each of the parties agree to execute and deliver to the
other all such documents and instruments, and to take such further actrons,
as may reasonably be required to give effect to the terms and conditions of

this MOU.

Interpretation. It is agreed and understood by the parties hereto that this

agreement has been arrived at through negotiation and that neither party is
to be deemed the party which prepared this agreement within the meaning
of Civil Code § 1654. The provisions of this MOU shal] be interpreted in

a reasonable manner to effect the purpose of the parties and this MOU._

Definitions. For the purpose of this MOU, the following words and
phrases shall have the meaning as described in this paragraph:

a) “City revenues” shall mean the total of all property, sales and
transient occupancy taxes due and payable to the City from the
Project.

b) “Administrators” shall mean the City Manager of Greenfield, or

the City Manager’s designee, and the “County Administrative
Officer, or such Officer’s designee.

Duty to meet and confer. If any dispute under this MOU arises the parties
shall first meet and confer in a good faith attempt to resolve the matter
between themselves. Each party shall make all reasonable efforts to
provide to the other party all the information that the party has in its
possession that is relevant to the dispute, so that both parties will have
ample information with which to reach a decision.

Amendment or Modification. This MOU may be amended, altered or
modified only in writing, specifying such amendment, alteration or
modification, executed by authorized representatives of both of the parties
hereto.

Attorney’s Fees and Costs. In the event it should become necessary for
either party to enforce any of the terms and conditions of this MOU by
court action or administrative enforcement, the prevailing party, in
addition to any other remedy at law or in equity available to such party,
shall be awarded all reasonable costs and reasonable attorney’s fees in
connection therewith, including the fees and costs of experts reasonably
consulted by the attorneys for the prevailing party.
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15.

16.

17.

Relationship of the Parties. Nothing in this MOU shall create a joint
venture, partnership or principal-agent relationship between the parties.

Counterparts. This MOU may be executed in two counterparts, each of
which shall be deemed an original, but both of which shall be deemed to
constitute one and the same instrument.

Entire Agreement. This MOU constitutes the entire and complete
agreement between the parties regarding the subject matter hereof, and
supersedes all prior or contemporaneous negotiations, understandings or
agreements of the parties, whether written dr oral, with respect to such
subject matter.



IN_ WITNESS WHEREOF, this MOU has been executed

by the duly authorized officers
of each of the parties on the date first shawn above.

COUNTY OF MONTEREY CI@Y OF GREENEFIELD

| e ) - b
By %‘i/— !f 4///&{ AT B; M .

Chair, Board of Supervisors

ATTEST: ATTEST:

—2

- } .
% A

Clerk of the Board
Carrie Wilkinson

- « 7
City Clerk &~
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City of Greenfield Proposed Sphere of Influence Amendment and Annexation: Yanks Air Museum

Y anks Annexation
Attachment “G”

Important Farmland Map {from California
Department of Conservation
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City of Greenfield Proposed Sphere of influence Amendment and Annexation: Yanks Air Museum

Yanks Annexation
Attachment “H”

Monterey County Board of Supervisors’
Order No. 12-1042

LAFCO Application Form — Updated June 1, 2011
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RECEIVED
NOY 09 201
West Alisal Sireet,

Monterey @@@ﬂ?&i / OF GREENFIELE) |
1st Floor

Salinas, CA 93801
Board Order 831.755.5066

Upon motion of Supervisor Salinas, seconded by Supervisor Calcagno, and carried by those members
present, the Board of Supervisors hereby:

Conducted a Public hearing and adopted Resolution No. 12-339 related to the Yanks Air Museum

Project to:

a. Consider an Addendum (Addendum No. 2) to the previously certified Environmental Impact Report
(EIR No. 95-01) for the Yanks Air Museurmn;

b. Approve a Lot Line Adjustment of Williamson Act Lands within Agricultural Preserve No. 71-41
and related Amendment to Land Conservation Contract No. 71-41 as applicable to the reconfigured
parcels;

c. Approve Amendment to Agricultural Conservation Easement Agreement and Deed;

d. Approve Second Amendment to Agricultural Buffer Easement Deed;

e. Adopt Findings and Evidence as required to support the proposed Lot Line Adjustment of
Williamson Act Lands and said Amendments, as applicable to the reconfigured parcels; and

f Authorize the Chair of the Roard to execute Amendments to said instruments; and

g. Direct the Clerk of the Board to record the Amendments to said instruments concurrently with the

recordation of the Certificates of Compliance for the reconfigured parcels.
(Lot Line Adjustment: PLN120376 / Charles F. Nichols and Judith A. Nichols, Trustees of the
Nichols Family Trust, U/D/T May 19, 1966; Highway 101 at Thome Road, easterly of Highway
101 and northerly of the City of Greenfield, Greenfield area, Central Salinas Valley Area Plan.)

PASSED AND ADOPTED on this 6" day of November 2012, by the following vote, to wit:

AYES: Supervisors Calcagno, Salinas, Potter, and Parker

NOES:  None

ABSENT: Supervisor Armenta

I, Gail T. Borkowski, Clerk of the Board of Supervisors of the County of Monterey, State of Califomnia, hereby certify that

the foregoing is a true copy of an original order of said Board of Supervisors duly made and entered in the minutes thereof of
Minute Book 76 for the meeting on November 6, 2012

Dated: Wovember 7, 2012 Gail T. Borkowski, Clerk of the Board of Supervisors
File Number: 12-1042 County of Monterey, State of Califoria
/ ;
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Befere the Board of Supervisors in and for the
County of Moxnterey, State of California

Resclution MNe. 12-339

Resolution of the Monterey County Board of Supervisors to: )

a. Consider the City of Greenfield’s Addendum (Addendum )
No. .2) to County’s previously Certified Final )
Environmental Impact Report (CFEIR) and County’s prior )
Addendum to the CFEIR pursuant to the California )
Environmental Quality Act (CEQA) Guideline Section )
15164; )

b. Approve a Lot Line Adjustment between two legal lots of )
record of approximately 111.29 acres (Parcel A - Assessor's )
Parcel Numbers 111-012-017-000 and 111-012-019-000) )
and 329.38 acres (Parcel B - Assessor's Parcel Numbers )
111-012-018-000 and 111-012-020:000), resulting in two )
lots of 134.67 acres (Parcel 1 - "Yanks Air Museam" and )
related mixed-use development) and 306.00 acres (Parcel 2), )
respectively. Consider and approve a Lot Line Adjustment )
of Williamson Act Lands consisting of the removal of 34 )
acres under Williamson Act Agricultural Preserve No. 71- )
41 (AGP No.71-41 ) and Land Conservation Contract No. )
71-41 (Contract No. 71-41) (Parcel B- Assessor's Parcel )
Numbers 111-012-018-000 and 111-012-020-000 owned by )
Charles F. Nichols and Judith A. Nichols, Trustees of the )
Nichols Family Trust, U/D/T Dated May 18, 1966) )
including: removal of 11 acres of the land under AGP No. )
71-41 and Contract currently located in Parcel A (Assessor's )
Parcel Numbers 111-012-017-000 and 111-012-019- 000) )
and removal of 23 acres of land under Contract currently )
located in Parcel B (Assessor's Parcel Numbers )
111-012-018-000 and 111-012-020-000). The lot line )
adjustment would result in a 134.67 acre Parcel (Proposed )
Parcel 1) for the “Yanks Air Museum” and related mixed- )
use development and a 306 acre Parcel (Proposed Parcel 2) )
which would all be-under the Amended Contract and )
correspond to a 306 acre Agricultural Conservation )
Easement required as part of the approval of the Yanks Air )
Museum Project. )

¢. Approve Amendment to Williamson Act AGP No.71-41 )
and Land Conservation Contract No. 71-41; )

d. Authorize the Chair to execute an Amendment to Land )
Conservation Contract No. 71-41 in order to rescind a )
portion of the existing AGP and Contract as applicable to )
the reconfigured parcels only, and simultaneously execute )
sald Amendment between the County and Property Owners )
of Record to reflect the reconfigured parcels, to incorporate )
the new legal description, and any Jegislative changes to )

PLN120376 Attachment B
Yanks Air Museum
Page 10f 16




File 1D 12-1042 No. 21

State Williamson Act provisions and current County
Williamson Act Program Policies and Procedures;

e. Direct the Clerk of the Board to record the Contract
Amendment concurrently with the recordation of the
Certificate of Compliance for the reconfigured Williamson
Act parcel;

f. Approve an Amendment to. Agricultural Conservation
Fasement Agreemerit and Deed between the Property
Owner and the Ag Land Trust and find that said

. Amendment is consistent with Condition No. 6 of the
Combined Development Permit (Planning File No.
SH94002)(Resolut10n No. 97-445 and Ordinance No.
03943) and authorize the Chair to sign said Amendment. No.
2;

g. Approve an Amendment (Second Amendment) to an
existing Agricultural Buffer Easement Deed recorded per
Condition No. 20 of the Combined Development Permit.
(Panning File No. SH.94002) (Resolution No. 97-445 and
Ordinance No. 03943) for the Yanks Air Museum project
and authorize the Chair to execute said Second Amendment
and consent to recordation thereof;, and;

h. Direct the Cleérk of the Board to record Amendment to
A'gﬁ'cultural Conservation Easement Agreement and Deed
and Second Amendment to Agricultural Buffer Easement
Deed concurrently with the recordation of the Certificates of
‘Compliance for the reconfigured parcels and

i, Adopt the Resolution attached a§ Attachment “B” with the
recommended findings and evidence and subject to the '
‘conditions of approval.

(Lot Line Adjustment: PLN120376./ Charles F. Nichols and

Judith A Nichols, Trustees.of the Nichols Family Trust, U/D/IT

Dated May 19, 1966; Highway 101 at Thorne Road, easterly of

Highway 101 and nottherly of the City of Greenfield,

Greenfield area, Central Salinas Valley Area.Plan).......... TP

Lot Line Adjustment between two legal lots of record of approximately 111.29 acres
(Parcel A consisting of Assessor's Paicel Numbers 111-012-017-000 and 111-012-019-
000) and 329.38 acres (Parcel B consisting of Assessor's Parcel Numbers 111-012-018-
000 and 111-012-020-000) resulting in two lots of 134.67 acres (Parcel 1 "Yanks Air
Museum" and related mixed use development) and 306.00 acres (Parcel 2), respectively.
Consider a Lot Line Adjustment of Williamson Act Lands consisting of the removal of
34 acres under Williamson Act Agricultural Preserve No. 71-41 (AGP No.71-41 ) and
Land Conservation Contract No. 71-41 {Contract No. 71-41) (Parcel B- Assessor's-Parcel
Numbers 111-012-018-000 and 111-012-020-000 owned by Charles F. Nichols and
Judith A. Nichols, Trustees of the Nichols Family Trust, U/D/T Dated May 19, 1966) ]
including: removal of 11 acrés of the land under AGP No. 71-41 and Contract currently
Tocated in Parcel A (Assessor's Parcel Numbers 111-012-017-000 and 111-012-019-000)
and removal of 23 acres of land under Contract currently in Parcel B (Assessor's Parcel
‘Numbers 111-012-018-000 and 111-012-020-000). The lot line adjustmient would result

PLN120376 Attachment B
Yanks Air Museum
Page 2 of 16
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in a Parcel (Proposed Parcel 2) of 306 acres which would all be under the Amended

Williamson Act Agricultural Preserve and Land Conservation Contract and correspond to

a 306-acre Agricultural Conservation Easement required as part of the approval of the
Yanks Air Museum Project,

Having considered all the written and documentary evidence, the administrative record,
the staff report, oral testimony, and other evidence presented, the Monterey County
Board of Supervisors hereby finds and decides-as follows:

RECITALS

WHEREAS, on or about February 19, 1971; pursuant fo Board of Supervisors Resolution
No. 71-14-41 -+/- 440 acres were placed under a Williamson-Act Agriciltural Preserve
No. 71-41 (AGP No. 71-41) and Land Conservation Contract. No. 71-41 (Contracr No.
71-41) between the County of Monterey and Paul Masson, Inc., which was exacuted
pursuant to the California Land Conservation Act of 1965 (W 1l_hdmson Act);

WHEREAS, on.or about August 16, 1988 the lands subject to Contract No. 71-41 were
purchased by Charles F. Nichols;

WHEREAS, on or about February 28, 1994, said AGP No. 71-41 and Contract No. 71-41
(hereafter, “1994 Amendment”) were amended to adjust the boundaries of said AGP No.
71-41 as described in Exhibit C to said 1994 Amendment and to add Smith and Hook.
Winery, a California Corporation, as a party to the Contract;

WHERAS, said 1994 Amendment résulted in the exclusion of 100 acres from AG.P No.
71-41 and Contract No. 71-41 for the then proposed Yanks Air Museum Project;

WHEREAS, on June 24, 1997, the Departinent of Conservation, the: County of Monterey
and Charles F. Nichols entered into an “Agregment Regarding Angcu]tural Cofiservation
Easement”;

WHEREAS, on November 4, 1997, the Combined Development Permit for the Yanks
Adr Museum Project (PLN060582) was approved by the County, including a lot line
adjustment to create a 111-acre parcel and a 329-acré parcel. The approval required a
306-acre Agricultural Corfservation Easement and a 200-foot Agricultural Buffer
Easement;

WHEREAS, on August 28, 2001, per Board of Supervisors Resolution No. 01-344, the
Board (1) Approved Amendment (No. 1) to Agreemient Regarding Agricultiiral
Conservation Easement (2) Approved “Agricultural Conservation Easement Agreement
and Deed” (3) Authorized the Chair to execute Amendment No. 1 (to the Agreement
Regarding Agricultural Conservation Easement) and approve Agricultural Conservation
Easement to authorize the Monterey County Agricultural and Historic Land
Conservancy, Inc. to hold the Agrieultural Conservation Easement related to the Yanks
Air Museum Project (SH94002); and (4) authorized the Clerk of the Board and Asséssor-
Recorder’s Office to record the Agricultural Conservation Easement Agreement and
Deed;

PLN120376 Attachment B

Yanks Air Museum
Page 3 of 16
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WHEREAS, Condition No. 6 of the Combined Development Permii required an
Agricultural Conse;vation_'E‘asément which was recorded on September 4, 2001 as
Document No. 2001075023 with the Monterey County Recorder;

WHEREAS, Condition Ne.-20 of the Combined Development Permit required an
Agricultural Buffer Easement Deed which was recorded on May 6, 2002 as Document
No. 2002043 186 with the Monterey County Recorder;

WHEREAS, on or about October 12, 2004, the County approved an extension of the
Combined Development (PLN020482). pursuant to Board of Supervisors Resolution No.
04-351; ' '

WHEREAS, on October 28, 2008, the County approved an extension of the Combined
Development Permit (PLN060582) for the Yanks Air Musenm Project after considering
the previously: certified Final EIR and a Technical Addendum (Addendum No. 1);

WHEREAS, on October 28, 2008 County approved said permit extension pursuant to
Board of Superv1sors Resolution No: 08-362 subject to the original Conditions of
Approval associated with the Yanks Air-Museum Project and a number of additional
Conditions of Approval, including a condition that parking not be allowed in the southern
portion of'the Agricultural Buffer Easement Deed area;

WHEREAS, a (Flrst) Amendoient to the Agricultural Buffer Easement Deed was
recorded on September'20, 2010 as Document No: 20100512812 with the Menterey
County Recorderto eliminate parking, whether visitor or employee, as an allowed use
within that portion of the 200-foot Agricultural Buffer Easement Deed property which
runs along the southern boundary: of the Yanks Air Museum property, as shown in
Exhibit D to Amendnient No. 1 to said Agricultural Buffer Easement Deed, as long as the
adjacent property directly south of the Yanks Air Museum property remains in
agricultural use;

WHEREAS oni. April 25, 2000, the County and the City of Greenfield entered into a
Memorandum of Uniderstanding (MOU) which was amended by said parties pursuant to
Amendment No. 1 to Memerandum of Understanding A-08204 between The City of
Greenfield and The County of Monterey concerning The. Yanks Air Museum and Project,
dated August 28, 2012, related to the futire annexation of the Yanks Air Museum.
development into the City of Greenfield;

WHEREAS, during implementation of the Yanks Air Museum Project discrepancies
between the parcel boundaries in the Record of Survey recorded for the approved project
and the legal descriptions. for the Williamson Act Agricultural Preserve No. 71-41 and
Contract No. 71441 as amended by the 1994 Amendment, the Agricultural Conservation
Easement A gréement and Deed, and the Agricultural Buffer Easement Deed were
discovered;

WHEREAS, on April 30, 2012, the Applicant/Owners’ legal representative, appeared
before the Board of Directors of the Ag Land Trust, Successor Agency to the Monterey
County Agricultural and Historic Land Conservancy, Inc. to request approval of a

PLN120376 Attachment B
Yanks Air-Museum
Page 4 of 16
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modification to the southwesterly boundary line of the Agncultural Conservation
Easement that the Ag Land Trust holds as the Grantee;

WHEREAS, the April 30, 2012 minutes of the Ag Land Trust indicate the Agrcultural
Conservation Easement Agreement and Deed was recorded with an incorrect legal
description that did not close and therefore was maccurate;

WHEREAS, the Apri] 30, 2012ﬂminutcs of the Ag Land Trust indicate the replacement
legal description realigns the southwesterly boundary line and will contain 306 acres;

WHEREAS, on April 30, 2012, the Board of Directors of the Ag Land Trust moved to
suppott and agree to the proposed boundary line adjustment and re-recording the
documents providing that the replacement legal description of the Agﬁcultural
Conservation Easement Agreement and Deed contains 306 acres or more, subject to
verification by a local land surveyor that the size of the conservation easement after the
boundary realignment is 306 acres or more, and that the cost of the land surveyors billing
be teimbursed or paid directly by the Grantor of the conservation easement prior, to
sigriing any documents;

WHEREAS, said legal description for the proposed Amendment to the Agricultural
Conservation Easement was verified, confirmed to close mathematically, and contain 306
acres, more or less, by Monterey County Surveyors, Inc. on or about May 18, 2012, On
May, 21, 2012, said confirmation was invoiced to the Ag Land Trust (Grantee) and
subsequently paid for by the Nichols Family Trust (Grantor). Therefore, the conditions
of'the Ag Land Trust Board of Directors® April 30, 2012 motion to support and agree to
the proposed boundary line have been met;

‘WHEREAS, on June 1, 2012 an application for a lot line adjustment to correct the said
discrepancies in the boundaries was submitted to the RMA — Planning Department which
includes removal of 11 acres of the land under AGP No. 71-41 and Contract No. 71-41
(as amended in 1994) currently located in Parcel A. (Assessor's Parce] Numbers 111-012-
017-000 and 111-012-019-000) and femoval of 23 acres of land under Contract No. 71-
41 (as Amended in 1994) currently located in Parcel B (Assessor's Parcel Numbers 111 -
012-018-000 and 111-012-020-000), for a total of 34 acres to be added tg [Proposed]
Parcel 1 for development of the Yanks Air Museum project; R

WHEREAS, on August 23, 2012, the proposed lot line adjustment was considered by the
Monterey County Agricultural Advisory Committee, at which time the Committee
recommended approval of the proposed lot line adjustment by a vote of 8-0.

WHEREAS, on September 25, 2012 the City of Greenfield considered an Addendum
(Addendum No. 2) to the County’s Final EIR, previously certified by the County Board
of Stpervisors, and approved City of Greenfield Resolution No. 2012-104 which
authorized the preparation and submittal of the Annexation application and related
actions to the Local Agency Formation Commission (LAFCO) for the Yanks Air
Museum Project;

WHEREAS, the Lot Line Adjustment will result in two (2) reconfigured separate parcels
[Proposed] Parcel 1, consisting of 134.67 acres which shall be developed for the Yanks

PLIN120376 Attachment B
Yanks Air Museumn
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Ajr Museun and related mixedusé development and [Proposed] Parcel 2, consisting of
106.00 acres which shall continue to be utilized for commercial agricultural production
and remain subject to the Agricultural Conservation Easement Agreement and Deed and
Agricultural Preserve’ No. 71-41 and Contract No. 71-41 as amended pursuant to this
approval;

WHEREAS, the Board of Supervisors finds that the proposed Lot Line Adjustment of
Williamsan Act lands is consistent with policies of the Monterey County General Plan,

the Central Salinas Valley Area Plan, regulations in the Zoning Ordinance (Title 21 of the
Monterey County'Code) and the Subdivision Ordinance (Title 19 of the Monterey County
Code), and California Govemmment Code Section 5 1257; and

WHEREAS, the Board of Supervisors, having considered the application, the City of

Greenfield’s Addendum (Addendum No. 2) to the County’s previously Certified. Final

EIR, the County’s Addendum (Addendum No. 1) to its Certified Final EIR, and the
Cournty’s Certified Final EIR and the evidence related thereto, finds and declares that:

FINDINGS AND EVIDENCE FOR APPROVAL

1. FINDING: CONSISTENCY — The Project, as conditioned, is consistent with the
applicable plans and policies which designate ! this area as appropriate
for development.

EVIDENCE: a) Dunng the course of review of this application, the project has been

reviewed for consistency with the text, policies, and regulations in:

- the 2010 Monterey County General Plan;

- Monterey County Zoning Ordinance (Title 21);

- Monterey County Subdivision Ordinance (Title 19);

- California Government Code Section 51257
No conflicts were found to exist. No communications were received
during the course of review of the project indicating any inconsistencies
with the text, policies, and regulations in these documents.

b) The project site is Jocated immediately north of the Greenfield city -
boundary, east of Highway 101 at the Thorne Road off-ramp (Parcel A,
117 acres, consisting of Assessor’s Parcel Numbers (APNs) 111-012-
017-000 and 111-012- 019-000 and Parcel B, 329 acres, consisting of
APNs 111-012-018-000 and 111-01 2-020-000), Ceniral Salinas Valley
Area Plan. Parcel A is within an “HC” (Heavy Commercial) zoning
designation. Parcel B is within an “F/40” (Farming/40-acre minimum)
zoning designation. Lot line adjustments are allowed under these
zoning designations. The proposed parcels sizes are consistent with the
respective zoning and land use designations of the properties.
Therefote, thie project is consistent with the Zoning Ordinance.
¢) Theexisting configuration of the subject parcels was created as part of
the approval of the Yanks Air Museum project (File No. SH94002).
The parcel configuration was approved for the development of the
Museiim project on the 111-acre parcel; this parcel was also rezoned to
Heavy Commercial and its land use designation amended to
Commercial to allow development of the Museum and was intended for
PLN120376 Attachment B
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.[\.)

FINDING:

PILN120376
Yanks Air Museum
Page 70f 16

d)

b)

d)

annexation to the City of Greenfield. The approval also included
maintaining the Iarger;parcel under agricultural use and it required an
Agricultural Coniservation Easement in perpetuity for 306 acres of that
parcel. The subject lot line adjustment does not chanige the intent or the
development components of the approved project and it rmerely adjusts
the boundaries of the parcels to align them with the boundaries of the
Agncultural Conservation Easement and the Williamson Act
Agricultural Preserve and Land Conservation Contract and to facilitate
the anticipated annexation of the Museum project site to the City of
Greenfield. (See also Finding Na. 6)

The project planner conducted a site fospection on August 17, 2012 to
verify that the project on the subject parcel conforms to the plans listed
above.

The project was not referred o a Land Use: Advisory Committee
(LUAC) for reviéw as no such Committee currently exists for the
Ceniral Salinas Valley Area Plan area. The project was considered by
the Agricultural Advisory Committec at their August 23, 2012 meeting,
at which time the Conimiittée recommended approval of the proposed
project by a vote of 8-0,

The application, project plans, and related support. materials submitted
by the project applicant to the Monterey County RMA - Plamming
Department for the proposed development found in Project File
PLN120376.

SITE SUITABILITY — The site is physically suitable for the use
proposed

The project has been. reviewed for site suitability by the following
departments and agencies: RMA - Planming Department, Greenfield Firg
Protection District, Public Works, Environmental Health Bureau, and
Water Resources Agency. There has been no.indication from these
departments/agencies that the site is not suitable for the proposed lot
line adjustment. Recommended conditions have been incorporated.
The existing configuration of the subject pércels was created as part of
the approval of the Yanks Afr Musenm project (File No. SH94002). The
parcel configuration was approved for the development of the Museum
project on the 111-acre parcel. The suitability of the siie for
development of the Museum. project was established. through the
environmental impact review of the project and would be maintained -
through the implementation of conditions 6f approval and mitigation
measures. The subject lot line adjustment does not change the
development components.or location of development in the original
approval of the project and it ierely aligns boundaries and facilitates
the annexation of the Air Museurh parcel to the City of Greenfield as
originally intended (See also Finding No. 1).

Staff conducted a site inspection on August 17, 2012 to verify that the
site is suitable for this lot.line adjustment.

"The application, project plans, and related support materials submitted
by the project applicant to the Monterey County RMA - Planning
Department for the proposed development found in Project File

Attachment B
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3. FINDING:
EVIDENCE:

4, FINDING:
EVIDENCE:

5. FINDING:

PLN120376

Yanks Air Museumn
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b)

d)

b)

<)

d),

. operation of the approved project and the subject lot line adjustment wil

PIN120376.
HEALTH AND SAFETY - The establishment, maintenance, or

not under the circumstances of the particular ¢ase be detrimental to the:
Liealth, sifety, peace, morals, comfort, and: general welfare of persons
residing or wor]cmg in the neighborhood of such proposed use, or be
detrimental orinjurious to property and improvements in the
neighborhood or to. the general welfare of the County. The subject lot.
liné adjustment. does not change the components of the original approval
of the project. (File No. SH-94002) and it merely facilitates the
annéexation of the Museum parcel to the City of Greenfield as originally’
intended.

The project wasireviewed by the RMA - Planning Department,
Greenfield Firé Protection District, Public Works, Environmental Healt}
Burean, arid Water Resources Agency. The respective agencies have
recommended conditions, where appropriate, fo ensure that the project
will not have an adverse effect on the health, safety, and welfare of
persons either residing or working in the neighborhood.

Necessary public facilities are available or will be provided. Sewer and
water Services are altéady available at the site from the City of
Greenfield public utility system. Public facilities were analyzed as. part
of the original project approval. That analysis is not affected by this lot.
line adjustment.

Staff conducted 4 site inspection on August 17, 2012 to verify that the
site is suitablé for this use.

The dpplication, project plans, and related support materials submitted
by the project applicant to the Monterey County RMA - P]emmng
Department for the proposed developmerit found in Project File
PLN120376.

NO VIOLATIONS - The subject property is in compliance with all
rules and regulations pertaining to zoning uses, subdivision, and amy-
other-applicable provisions of the County’s zoning ordinance. No
violations exist on the property.

Staff reviewed Monterey County RMA - Planning Department and
Building Services Department records and is not aware of any violaﬁon%
existing on subject property.

Staff conducted a site inspection on August 17, 2012 and researched
County records.to assess if any violation exists on the subject property.
There are no known violations on the subject parcel.

The application, plans and supporting materials submitted by the project
applicant to-the Monterey County Planning Department. for the proposed
development dre found in Project File PLN120376.

E—

California Environmental Quality Act (CEQA) - On November 4,
1997, the Monterey County Board-of Supervisors reviewed and
considered the Final EIR (FEIR), made findings required under CEQA
Guidelines Section 15091, and certified the FEIR for'the Yanks Air-

Attachment B




File ID 12-1042 No. 21

EVIDENCE:

6. FINDING:

EVIDENCE:

7. FINDING:

PIIN120376
Yanks Air Museum
Page 9 0of 16

Museum project prior to taking action on the application for the
Combined Development Permit (Planning Department File No.
SH94002). The analysis in the FEIR concluded that the loss of
agricultural land resulting from the approval of the project could not be
mitigated to less than significant levels. The Board of Supervisors
adopted a Statement of Overriding Considerations for the loss of
agricultural land. The Board of Supervisors found that the County
eliminated or substantially lessened all other significant effects as
shown in the findings supporting the certification of the FEIR. The
Board of Supervisors.approved the Combined Development Permit
subject to conditions and mitigation measures identified in the FEIR.,
Administrative record contained in the Project file.
Board of Supervisors Resolution No. 97-445 certifying the FEIR ‘and
apptoving the Combined Development Permit for the Yanks Air
Museum: Combined Developmerit Permit (Planning Department File
No. SH94002), adopted November 4, 1997.
Certified Final EIR (EIR No. 95-01), dated March 10, 1997, on file with]
the Resource Management: Agency-Planning Department in File No
SH94002, and incorporated herein by reference.

CEQA - ADDENDUM No. 1 TQ THE FINAL
ENVIRONMENTAL IMPACT REPORT

An Addendum (Addendum No. 1) to the Final Environmental Impact
Report (FEIR) was prepared pursnant to the California Code of
Regulations, Title 14, (CEQA Guidelines)-Section 15164 as part of
consideration of a Second Permit Extensicn Request (Planning File No.
060582) for the approved Combined Development Permit for the Yanks
Air Museum Project (File SH94002). Addendum No, 1 to the FEIR was
the appropriate mechanism tnder CEQA for consideration of the Permit
Extension Request by the Board of Supervisors. None of the conditions
described in CEQA Guidelines Section 15162 calling for preparation of
a subsequent EIR occurred as part of the Permit Extension Request.
Addendum No. 1 reflected the County’s independent judgment and
analysis. Monterey County, as the CEQA Lead Agericy, detérmined
that no Subsequent or Supplemental EIR was required for the Permit
Extension Request pursuant tg California Public Resources Code
Section 21166 or CEQA Guidelines Sections 15162, 15163, or 15164,
asnone of the conditions described in those Sections occurred. The
findings for the adoption of Addendum No. 1 are contained in Board of
Supervisors Resolution No. 08-362 dated October 28, 2008.
Administrative Record contajned in Planning Department File Nos.
SH94002, PLN020482 and PLN060582.

CEQA - ADDENDUM No.2 TO THE FINAL ENVIRONMENTAL
IMPACT REPORT.

A second Addendum (Addendum No. 2) to the Final Environmental
Impact Report (FEIR) was prepared by staff from the City of Greenfield
pursuant to the California Code of Regulations, Title 14, (CEQA
Guidelines) Section 15164, as part of consideration and adoption of
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EVIDENCE:

a)'

EVIDENCE: b)

PLN120376
Yanks Air Museum,
Page 10 of 16

d)

several actions by the City on September 25, 20”12 related to the future

‘Monterey County has independently reviewed Addendum No. 2 and

_changes with respect to the circumstances under which the project was

| identified significant effects:

annexation of the Yanks Air Museum parcel to the City (City of
Greenfield City Council Resolution No. 2012-104). The Addendum to
the FEIR was determined by the City of Greenfield to be the appropriatg
mechanism under CEQA to address and disclose the environmental
issues related to the Lot Line Adjustment included under the subject
application (Planning Department File No. PLN120376). Those issues
included the removal of 34 acres from an existing 340-acre Williamson
Act Agricultural Preserve (AGP No. 71-41) and Land Conservation-
Contract (Contract No. 71-41) as amended in 1994. Staff from

agrees that none of the conditions described in CEQA Guidelines
Section 15162 calling for preparation of a subsequent EIR will occur as
part of the approval of the subject Lot Line Adjustment or the
annexation of the site to the City. The City of Greenfield, as the C'EQA
Lead Agency for the annexation, determined that no Subsequent or
Supp]emental EIR was required for annexation of the site the pursuant
to Public Resources Code Section 21166 or CEQA Guidelines Sections
15162, 15163, or 15164. The County agrees that none of the conditions
described in those Sections will occur.

«Addendum to the Yanks FEIR 95-01; and Addendum to the City of
Greenfield General Plan FEIR SCH#2004061138 Pursuant to the
California Environmental Quality Act” prepared by the City of
Greenfield and adopted by the City of Greenfield City Council
(Resolution No. 2012-104).

Addendurn No. 2 does not describe, indicate, or propose any changes to
the approved Yanks Air Museum Project that would require major
revisions of the FEIR due to new significant environmental effects or
any substantial increase in the severity of previously identified impacts.
The boundaries of the parcels approved as part of the Yanks Air
Museum Project (File No. SH94002) did not correspond to the legal
descriptions (boundaries) of the underlying Williamson Act Agricultural
Preserve and Land Conservation Contract (Contract) and of the
Agricultural Conservation Easement (Easement) required as a condition
of-approval of that project due to surveying and mapping errors. The
subjéct Lot Line Adjustment and corrections to the legal description of
the Contract and Easement are needed so that the parcel boundaries
correspond with the legal descriptions of the Contract and the Easement/
Addendum No. 2 does not describe, indicate or propose any substantial

previously considered by the Board of Supervisors that would require
mdjor revisions of the FEIR due to new significant enviropmental
éffects or any substantial increase in the severity of any previously

Addendum No.2 does not describe, indicate, or propose any new
information of substantial importance, which was not known and could
ot have been known with the exercise of reasonable diligence at thq
time the FEIR was considered, that shows any of the following:

1. That the project will have one or more significant effects nof
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8. FINBING:

PILN120376
Yanks Air Museum
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b)

discussed in the Negative Declaration; or
2. That any significant effects previously examined will be

substantially more severe than shown in the Negative

Declaration;
No adverse environmental effects were identified during staff review of
the subject lot line adjustment during a site visit on August 17, 2012.
The. application, project plans, and related support materials submitted
by the project applicant to-the Monterey County RMA - Planning
Department for the propesed development found in Project File
PLN120376.

LOT LINE ADJUSTMENT/ CONFORMANCE WITH.
SUBDIVISION ORDINANCE — Section 66412 of the California
Government Code (Subdivision Map Act) Title 19 (Subdivision
Ordinance) of the Monterey County Code states that lot line adjustments
may be granted based upon the following findings:

1. Thelot line adjustment is between four (or fewer) existing
adjoining parcels;

2. A greater number of parcels than eriginally existed will not be
created as a result of the lot line adjustment;

3. The parcels resulting from. the lot linie adjustinent conforms to the
County s general plan any applicable specific plan, any-applicable
coastal plan, and zoning and building ordinances.

The subject lot line adjustment includes two parcels adjusted.as part of
the Yanks Air Museum Combined-Development Permit (File No.
SH94002). Parcel A (APNs 111-012-017-000 and 111-012-019-000) is
111 acres in size and is zoried “HC” (Heavy Commercial). Parcel B
(APNs 111-012-018-000 and 111-012-020-000) is 329 acres in size and
is zoned F/40 (Farmlands, 40-acre minimum). Parcel A was approved
for development of the Yanks Air Museum and is to be annexed to the.
City of Greenfield undet the provisions of the approval. Parcel B 1s
intended to continue to be utilized for commercial agricultural
production and will remain subject to an Agricultural Conservation
Easement and Williamsen Act Agricultural Preserve and Contract.

The lot line adjustment will not create a greater.number of parcels than
originally existed. Two contignous separate legal parcels 6f record of
111 and 329 acres will be adjusted and two contiguous separate legal
parcels of record of 134 and 306 acres will result from the adjustment.
No new parcels will be created. '

The project-would result in two parcels of approximately 134 acres
(Proposed Parcel 1) and approximately 306 acrés (Proposed Parcel 2)
which would be consistent with their Zoning and Land Use
Designations as follows:

1. Parcel | would initially have two zoning designations HC and
F/40. However, this parcel is to be annexed to the City of
Greenfield and therefore will not be subject to the zoning
designations under the County’s Zoning Ordinance after the
annexation. : '

2. Parcel 2 would exceed the minimum 40-acre size required unde
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e,

g)

9. FINDING: a)

EVIDENCE:

WHEREAS, Section;51257 of the California Government Code requires:that certain
findings be made by the Board of Supervisors to facilitate Lot Line Adjustments of land
under Williamson Act Contract;

WHEREAS, the Board of Supervisors further finds that the request for a Lot Line
Adjustment is conisisteiit with California Govenment Code Section 51257 (Williamson
Act). Specifically, the Board finds and declares that:

10. FINDING:

EVIDENCE:

I1. FINDING:.

PLN120376
Yanks Air Museum
Page 12 of 16

approval for a term of no less than 20 years pursuant to the terms of: said

Pursuant to California Government Code Section 51257(a) (2), there is

the Farmlands, 40 Acre Minimum zoning designation,
respectively: '
The project is also consistent with the land use designations under the
Monterey County Géneral Plan and the Cenitral Salinas Valley Area
Plan,
Staff verified that the subject property is in compliance with all rules
and regulations pertaining to the use of the property and that no
violations exist on.the property.
As ani exclusion to the Subdivision Map Act, no map is recorded for a
Lot Line Adjustment. In order to appropriately document the boundary
changes, a Certificate of Compliance for each new lot is required pera
standard condition of approval.
The project planner conducted a site inspection on August 17, 2012 to
vérify that the project would not conflict with zoning or building
ordinances,
The. apphcahon plans and supporting materials submitted by the project
applicant to the Monterey County Planning Department for the proposed
development are found in Project File PLN120372.

PUBLIC NOTICE - Public notice of the pending Lot Line Adjustment
was provided pursuant to Section 19.01.055, Title 19, Monterey County
Code (Subdivisions).

Matetials in Planning File No. PLN120312

WILLIAMSON ACT — CONTRACTS — Pursuant to California
Government Code Section 51257(a)(1), the new or amended contract or
contracts would enforceably restrict the adjusted boundaries of the
parcel for an initial term for at least as long as the unexpired term of the
rescinded -contract or contracts, but for not less than 10 years.
Re-configured “Parcel 27 would remain within AGP No. 71-41 and
subject to the terms of Contract No. 71-041 as amended pursuant to this

Contract.
WILLIAMSON ACT — NO NET ACREAGE DECREASE -

no net decrease in the amount of the acreage restricted. In cases where
two parcels involved in a Lot Line Adjustment are both subject to

contracts rescinded pursuant to this Section, this finding will be satisfied
if the aggregate acreage of the land restricted by the new contracts is at
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EVIDENCE:
12. FINDING:
EVIDENCE:
13. FINDING
EVIDENCE:
PLN120376
Yanks Air Museum

Page 13 of 16

a)

least as great as the aggregate acreage restricted by the rescinded
contracts.
See finding 12. Below.

WILLIAMSON ACT — NEW CONTRACTS - Pursuant to California
Government Code Section 51257(a)(3), at least 90. percent of the land
under the former contract or contracts remains under the new or
amended contract or contracts.

34 acres.of the 340 acres under Contract are being removed, leaving 306
acres under the Williamson Act, which corresponds to 90% of the 340
acres currently under Contract.

WILLIAMSON ACT - SUSTAIN AGRICULTURAL USE -
Pursuant to California.- Government Code Section 51257(a)(4) after the
lot line adjustment, the parcels of land subject to-contract will be large
enough to sustain agricultural use, as defined in Section 51222,

At the time of the approval of the Yanks Air Museum Combined
Development Permit (Planning File No. SH94007) the area under
Williamson Act Agricultural Preserve Contract No. 71-041 , included
340 acres. The approval of the project included a lot line adjustment
creating a 11.1-acre parcel for development of the Museam (Existing
Parcel A) and a 329-acie patcel fot agricultural use (Existing Parce] B).
The approval allowed the landing strip component of the project on the
329-acre agricultural parcel, and required that a 306-acre portion of the
329-acre parcel be placed in an Agricultural Conservation Easement in
perpetuity. Due to surveying and mapping errors, the legal (meets and
bounds) descriptions of the Agricultural Conservation Easement
Agresment and Deed, and the Agricultural Preserve (AGP No. 71-41)
and Land Conservation Contract (Contract No. 71-41) as arnended in
1994 and Agricultural Buffer Easement Deed did not match the
boundaries of the adjusted property-boundaries: 11 of the 340 acres
under AGP No. 71-41 and Contract No. 71-41 are located in Parcel A
approved for the Museum, and:23 of the 340 acres under AGP No. 71-
41 and Contract No. 71-41 are located in existing Parcel B. The
proposed lot line adjustment would resultin & reduction of 34 acres
from the existing AG P No. 71-41 and Contract No. 71-41 and would
requiré the conciurent amendment of the boundaries for AGP No. 71-41
and.Contract No, 71-41 (as amended in 1994 per Document No. 08687,
recorded with the County Recorder in F ebruary 1994 at Reel 3061, page
162 through page 793), the Agricultural Conservation Easement
Agreement and Deed (Document 2001075023 recorded on September 4,
2001 with the Monterey County. Recorder) and the Agricultural Buffer
Easement Deed (Document 2002043186 recorded on May 6, 2002) as
amended pursuant to the (First) Amendment to Agricultural Buffer
Easement Deed (Document 2010052812 recorded on Septernber 20,
2010). Proposed. “Parcel 2” under the amendment would. be 306 acres in
size which would match the size of the Agricultural Conservation
Easement required in perpetuity as part of the original approval of the
project. The size of this parcel and the requirement to keep it in
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agriculture in perpetuity would assure its sustained agricultural use..

b) Pursuant to Section 51222 of the California Government Code
(Williamson Act), “agricultural land shall be-presumed to be in parcels
large enough to sustain their agricultural use if the land is (1) at least 10
acres in size in the case of prime agricultural land, or (2) at least 40
acres in size in the case of land which.is not prime agricultural Iand.”
The size of the land (Proposed Parcel 2) to remain under Williamson
Act Contract -306 acres- complies with this requirement.

¢) County of Monterey Board of Supervisors Resolution No. 01-485
requires that agricultural preserves will not be considered unless the

- group of contiguous parcels included in the preserve contains 100 or
more acres, or 40 or more acres if the Board finds that smaller preserves
are niecessary due to the unique characteristics of the agricultural
enterprises in the area. The subject Lot Line Adjustment will retain 306
acres within AGP No. 71-41 and Contract No, 71-41 as amended by this
approval.

d) ‘The application plans, and related support materials found in Planning.

" File No. PLN120376

14.. FINDING WILLIAMSON ACT — LONG-TERM AGRICULTURAL
PRODUCTIVITY - Pursuant to California Government Code Section:
51257(&)(5) ihe lot linie adjustment would not compromise the long-
term agricultural productivity of the parcel or other agricultural lands
subject to'a contract or contracts.
EVIDENCE: a) SeeEvidence A under Finding No. 11 above:
b) The application plans, and related support materials found-in Planning
File No. PLN120376.

15. FINDING: WILLIAMSON ACT - ADJACENT AGRICULTURAL LAND
USE - Pursuant to California Government Code Section 51257(a)(6),
the lot line adjustment is not likely to result in the removal of adjacent
land from agricultural use.

EVIDENCE: a) The Lot Line Adjustment will not affect current agricultural operations
on adjacent properties. All the land surrounding the subject parcels is
zoned as Farmlands, 40 Acre Minimum.

b) The application andrplans for a Lot Line Adjustment found-in Planning
File No. PLN120376.

16. FINDING: WILLIAMSON ACT — NO NEW DEVELOPABLE PARCELS -
Pursuant to California Government Code Section 51257(a)(7), the lot
like adjustment does not result in a greater number of developable
‘parcels than existed prior to the adjustment, or an adjusted lot that is
inconsistent with the general plan.

EVIDENCE: a) The existing parcel configuration was approved aspart of the Yanks Air
Museum Project. Two reconfigured lots would not result in a greater
namber of developable parcels than existed priorto the adjustment.

'b) The application, plans, and related support materials found in Planning
~ FileNo. PLN120376.

PLN120376. Attachment B
Yanks Air Museum
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DECISION

NOW, THEREFORE, BE IT RESOLVED, that the Board of SupefviSOrs does hereby:

a. Consider the City of Greenfield’s Addendum (Addendum No. 2) to County’s
previously Cerlified Final Environmental Impact.Report (CFEIR) and County’s prior
Addendum to the CFEIR pursuant to the California Environmental Quality Act
(CEQA) Guideline Section 15164;

b. Approve a Lot Line Adjustment between two legal lots of record of approximately
111.29 acres (Parcel A - Assessor's Parcel Numbers 111-012-017-000 and. 111-012-
019-000) and 329.38 acres (Parcel B - Assessor's Parcel Numbers 111-012-018-000
and 111-012-020-000), resulting in two lots of 134.67 acres (Parcel 1 - "Yanks Air
Museum" and related mixed-use development) and 306,00 acres (Parcel 2),
respectively. Consider and approve a Lot Line Adjustment of Williamson Act Lands
consisting of the removal of 34 acres under Williamson Act Agricultural Preserve. No.
71-41 (AGP No.71-41 ) and Land Conservation Contract No. 71-41 (Contract No.
71-41) (Parcel B- Assessor's Parcel Numbers 111-012-018-000 and 111-012-020-000
owned by Charles F. Nichols and Judith A. Nichols, Trustees ofthe Nichols Family
Trust, U/D/T Dated May 19, 1966) including: removal 6f 11 acres of the land wnder
AGP No. 71-4] and Contract currently located in Parcel A (Assessor's Parcel
Numbers 111-012-017-000 and 111-012-019-000) and removal of 23 acres of land
under Contract currently in Parcel B (Assessor's Parcél Numbers 111-012-018-000
and 111-012-020-000). The lot line adjustment would résult in a Parcel (Proposed
Parcel 2) of 306 acres which would all be under the Amended Coniract and,
correspond to a 306-acre Agricultural Conservation Easement required as part of the
approval of the Yanks Air Museum Project;

Approve Amendment to Williamson Act AGP No.71-41 and Land Conservation
Contract No. 71-41;

o

d. Authorize the Chair to execute an Amendment to. Land Conservation Contract No.
71-41 in order to rescind a portion of the existing AGP and Contract as applicable to.
the reconfigured parcels only, and simultahecusly execute said Amendment between
the County and Property Owners of Record  to reflect the reconfigured parcels, to
incorporate the new legal descniption, and any legislative changes to State Williamson
Act provisions and current County Williamson Act Program Policies and Procedures;

e. Direct the Clerk of the Board to record the Contract Amendment concurrently with
the recordation of the Certificate of Compliance for the reconfigured Williamson Act
parcel;

f.  Approve an Amendment to Agricultural Conservation Easement Agreement and
Deed between the Property Owner and the Ag Land Trust and find that said
Amendment is consistent with Condition No. 6 of the Combined D_evelopment Permit
(Planning File No. SH94002)(Resolution No, 97-445 and Ordinance No. 03943) and
authorize the Chair to sign said Amendment:

PIN120376 Attachment B
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g. Approve an Amendment (Second Amendment) to an existing Agricultural Buffer
Fasement Deed recorded per Condition No. 20 of the Combined Development Permit
(Planning File No. SH 94002) (Resohition No. 07-2445 and Ordinance No. 03943) for
the Yanks Air Museum project and authorize the Chair to execute said Second
Amendment and consent to recordation thereof;

h. Direct the Clerk of the Board to record Amenidment to the Agricultural Conservation
Fasement Agreement and Deed and Second Amendment to the Agricultural Buffer
Easement Deed concurrently with the recordation of the Certificates of Compliance
for the reconfigured parcels; and

i. Adoptthe forcgofﬁg Resolution with the findings and evidence set forth above and
subject to the atfached conditions of approval.

PASSED AND ADOPTED upon motion of Supervisor Salinas, seconded by Supervisor
Calcagno, and carried this 6th day of November 2012, by the following vote, to wit:

AYES: Supervisors Calcagno, Salinas, Potter and Parker
NOES: None
ABSENT: Supervisor Armenta

1, Gail T. Borkowski, Clerk of the Board of Supervisors of the County of Monterey, State of California,
hereby-certify that the foregoing is & true copy of an original order of said Board of Supervisors duly made
and entered in the mimutes thereof of Minute Boek 76 for the meeting on November 6, 2012

Dated: November 8, 2012 Gail T. Borkowski, Clerk of the Board of Supervisors
File Numiber: 12-1042 County of Monterey, State-of California

Deputy
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DRAFT Conditions of Approval/Mitigation Monitoring Reporting Plan

Monterey County Planning Department

PLN120376

1. PDO01 - SPECIFIC USES OMLY

Responsible Department:

Condition/Mitigation
Monitoring Measure:

Action to be Performed:

Compliance or
Maonitoring

Planning Department

This permit was approved in accordance with County ordinances and land use regulations
subject to the terms and conditions described in the project file. The permit consists of a Lot
Line Adjustment between two legal lots of record of approximately 111.29 acres (Parcel A
Assessor's Parcel Numbers 111 012 017 000 and 111-012-019-000) and 329.38 acres (Parcel
B Assessor's Paicel Numbers 111 012 018 000 and 111-012-020-000), resulting in two lots of
134.67 acres (Parcel 1 "Yanks Air Museum" and related mixed use development) and 306.00
acres (Parcel 2), respectively. The Lot Line Adjustment includes the adjustment of Williamson
Act Lands consisting of the removal of 34 acres under Williamson Act Agricultural Preserve No.
71-41 (AGP No.71-41 ) and Land Conservation Contract Neo. 71-41 (Contract No. 71-41)
(Parcel B- Assessor's Parcel Numbers 111 012 018 000 and 111-012-020-000 owned by
Charles F. Nichols and Judith A. Nichols, Trustees of the Nichols Family Trust, U/D/T Dated
May 18, 1966) including: removal of 11 acres of the fand under AGP No. 71-41 and Contract
currently located in Parcel A (Assessor's Parcel Numbers 111 012 017 000 and
111-012-019-000) and removal of 23 acres of land under Contract currently located in Parcel B
(Assessor's Parcel Numbers 111 012 018 000 and 111-012-020-000). The ot line adjustment
would result in a 134.67-acre parcel (Proposed Parcel 1) for the "Yanks Air Museum” and
related mixed use development, and a 306-acre Parcel (Proposed Parcel 2) which would be
under the Amended Williamson Act Contract and correspond to the area of the 306-acre
Agricultural Conservation Easement required as part of the approval of the Yanks Air Museum
Project. Neither the uses nor the construction allowed by this permit shall commence unless and
until all of the conditions of this permit are met to the satisfaction of the Director of the RMA -
Planning Department. Any use or construction not in substantial conformance with the terms’
and conditions of this permit is a violation of County regulations and may result in modification or
revocation of this permit and subsequent legal action. No use or construction other than that
specified by this permit is allowed unless additional permits are approved by the appropriate
authorities. To the extent that the County has delegated any condition compliance or mitigation
monitoring to the Monierey County Water Resources Agency, the Water Resources Agency
shall provide all information requested by the County and the County shall bear uitimate
responsibility to ensure thal conditions- and mitigation measures are properly fulfilled.

(RMA - Planning Department)

The Owner/Applicant shall adhere to conditions and uses specified in the permit on an ongoing
basis unless otherwise stated.

PLN120378
Print Date:

10/30/2012  23:06:53FM Page 1 of 3




2. PD002 - NOTICE PERMIT APPROVAL

Responsible Department:  Planning Department

Condition/Mitigation The applicant shall record a Permit Approval Notice. This notice shali state:

Menitoring Measure: “A Lot Line Adjustment of lands under Williamson Act (Resolution Number ***) was approved
by the Monterey County Board of Supervisors for Assessor's Parcel Numbers 111-012-017-000,
111-012-018-000, 111-012-018-0C0 and 111-012-020-000, on November 6, 2012. The permit
was granted subject to five {5) conditions of approval which run with the land. All previously
required conditions of approval for the Yanks Air Museum are still applicable to the project. A
copy of the permit is on file with the Monterey County RMA - Planning Department.”

Proof of recordation of this notice shall be furnished to the Director of the RMA - Planning
Department prior to issuance of building permits or commencement of the use.
(RMA - Planning Department)

Compliance or

Monitoring
Action to be Performed:

Prior to or concurrent with the recordation of the required Certificates of Compliance, the
Owner/Applicant shall provide proof of recordation of this notice to the RMA - Planning
Department.

3. PD004 - INDEMNIFICATION AGREEMENT

Responsible Department:  Planning Department

Condition/Mitigation The property owner agrees as a condition and in consideration of approval of this discretionary
Monitoring Measure: development permit that it will, pursuant to agreement and/or statutory provisions as applicable,
including but not limited to Government Code Section 66474.9, defend, indemnify and hold
harmless the County of Monterey or its agents, officers and employees from any claim, action or
proceeding against the County or its agents, officers or employees to attack, set aside, void or
annul this approval, which action is brought within the time period provided for under law,
including but not limited to, Government Code Section 66499.37, as applicable. The property
owner will reimburse the County for any court costs and attorney's fees which the County may
be required by a court to pay as a result of such-action. The County may, atits sole discretion,
participate in the defense of such action; but such participation shall not relieve applicant of
his/herlits obligations under this condition. An agreement to this effect shall be recorded upon
demand of County Counsel or concurrent with the issuance of building permits, use of property,
recordation of the Certificates of Compliance, whichever occurs first and as applicable. The
County shall promptly notify the property owner of any such claim, action or proceeding and the
" County shall cooperate fully in the defense thereof. If the County fails to promptly notify the
property owner of any such claim, action or proceeding or fails to cooperate fully in the defense
thereof, the property owner shall not thereafter be responsible to defend, indemnify or hold the
County harmless.
(RMA - Planning Department)
Compliance or

Monitoring
Action to be Performed:

Upon demand of County Counsel or concurrent with the issuance of building permits, use of the
property, recording of the Certificates of Compliance whichever occurs first and as applicable, the
Owner/Applicant shall submit a signed and notarized Indemnification Agreement to the Director of
RMA-Planning Department for review and signature by the County.

Proof of recordation of the Indemnification Agreement, as outlined, shall be submitted to the
RMA-Planning Department.

PLN120376 .
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4. PD045 - COC (LOT LINE ADJUSTMENTS)

Responsible Department:

Cendition/ Mitigation
Monitoring Measure:

Compliance or
Monitaring
Action to be Performed:

Flanning Depariment

The applicant shall request unconditional certificates of compliance for the newly configured
parcels.
(RMA - Planning Department)

Prior to the expiration of the entitliement, the Owner/Applicant/Surveyor shall submit a map and
legal descriptions for each newly configured parcel as prepared by the Surveyor. The legal
descriptions shall be entitled "Exhibit A." The legal description shall comply with the Monterey
County Recorder's guidelines as to form and content. The Applicant shall submit the map and
legal descriptions with a check, payable to the Monterey County Recorder, for the appropriate
fees to record the certificates.

5. PDO37 - WILLIARMSON ACT

Responsibie Department:

Cendition/Mitigation
Monitoring Messure:

Lompliance or
Momnitoring
Actlon to be Parformed:

Planning Department

The property owner shall enter into any new or amended contract or contracts with the Board of
Supervisors for the of property under Williamson Act contract deemed necessary by the Gffice
of the County Counsel.

(RMA - Planning Department)

The property owners of record shall execute a new or amended contract or contracts to be
prepared by the Office of the County Counsel, which shall be recorded concurrent with the
recordation of the Cerificate of Compliance.

PLMN120376

Print Date: 10/30/2012  3:06:53PM
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APPLICANT: NICHOLS N

APN:111-012-018-000 & 111-012-020-000 FILE # PLN120376 N

EEIRES S e o
~e= Water §— #2500 Limit ¥ 3300 Limit |3 City Limits

PLARMER: KINISON BROWN



City of Greenfield Proposed Sphere of Influence Amendment and Annexation: Yanks Air Museum

Yanks Annexation

Attachment “I”

Water and Sewer System Maps
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