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1.0 

INTRODUCTION  

The City of Greenfield (“city”), acting as the lead agency, determined that the proposed Walnut 

Avenue Specific Plan (EMC Planning Group 2013) (hereinafter “proposed project” or “specific 

plan”) may result in significant adverse environmental effects, as defined by the California 

Environmental Quality Act (CEQA) Guidelines section 15064. Therefore, the city had a draft 

environmental impact report (Draft EIR) prepared to evaluate the potentially significant adverse 

environmental impacts of the project.  

The Draft EIR was circulated for public review from January 29, 2014 to March 14, 2014 and 

public comment was received. CEQA Guidelines section 15200 indicates that the purposes of 

the public review process include sharing expertise, disclosing agency analysis, checking for 

accuracy, detecting omissions, discovering public concerns, and soliciting counter proposals.  

This final environmental impact report (Final EIR) has been prepared to respond to public 

comments received during the Draft EIR public review period and to identify changes to the 

Draft EIR, if any, that are being made in response to public comments.  

ORGANIZATION OF THE FINAL EIR 

The Final EIR is organized into the following sections: 

 Section 1 contains an introduction to the Final EIR. 

 Section 2 contains written public comments on the Draft EIR and responses to the public 

comments.  

 Section 3 contains changes to the Draft EIR resulting from the public comments.   

 Section 4 contains administrative changes to the Draft EIR. 
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2.0 

COMMENTS ON THE DRAFT EIR AND  

RESPONSES TO COMMENTS 

CEQA REQUIREMENTS 

CEQA Guidelines section 15132(c) requires that the Final EIR contain a list of persons, 

organizations, and public agencies that have commented on the Draft EIR. A list of the 

correspondence received during the public review period is presented below.  

CEQA Guidelines sections 15132(b) and 15132(d) require that the Final EIR contain the 

comments that raise significant environmental points in the review and consultation process, and 

written response to those comments. A copy of each correspondence received during the public 

review period for the Draft EIR is presented on the following pages. Numbers along the margin 

of each comment letter identify individual comments to which a response is provided. Responses 

are presented immediately following each letter. Where required, revisions have been made to 

the text of the Draft EIR based on the responses to comments. These revisions are included in 

Section 3.0, Changes to the Draft EIR. 

COMMENTS ON THE DRAFT EIR AND RESPONSES TO 

COMMENTS 

The following correspondence was received during the 45-day public review period on the 

Draft EIR: 

1. Greenfield Fire Protection District (GFD) (February 3, 2014) 

2. California Department of Conservation (DOC) (March 10, 2014)  



2.0 COMMENTS ON THE DRAFT EIR AND RESPONSES TO COMMENTS 

 

2-2  EMC PLANNING GROUP INC. 

3. Monterey County Resource Management Agency (Monterey County RMA) (March 12, 

2014)  

4. California Department of Transportation (Caltrans) (March 12, 2014)  

5. Monterey Bay Unified Air Pollution Control District (MBUAPCD) (March 14, 2014) 

The table below summarizes the topics of significant environmental points raised in each 

comment letter. 

Table 1 Comments Submitted and Environmental Issues 
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1. Responses to Comments from Greenfield Fire Protection District 

1-1. The GFD provided corrections to the text of Section 3.11, Public Services, of the Draft 

EIR.  The corrections modify the GFD’s current staffing levels relative to those reported in 

the Draft EIR.   

Please see Section 3.0, Changes to the Draft EIR, for the changes. The changes do not 

affect conclusions reach in the Draft EIR regarding public services impacts related to fire 

protection services. 
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2. Responses to Comments from the California Department of Conservation 

2-1. The commenter acknowledges the Draft EIR conclusion that conversion of agricultural 

land to a non-agricultural uses is a significant and unavoidable impact. The DOC states 

that despite this conclusion, feasible mitigation measures to lessen the impact should be 

considered in the Draft EIR. Conservation easements are then identified as an “available” 

tool that should be considered as mitigation on lands within the surrounding area. 

 The City of Greenfield General Plan Environmental Impact Report (general plan Final EIR) 

addresses conversion of agricultural land through policies that promote compact City 

form, thereby reducing the need for growth onto agricultural lands that surround the City. 

Neither the general plan, nor the general plan Final EIR identifies agricultural 

conservation easements as a mechanism to reduce impacts from conversion of agricultural 

land. No comments or guidance was received from DOC as part of the general plan 

CEQA process regarding agricultural conservation easements or other agricultural land 

conversion mitigation measures the DOC deemed feasible. 

The project site was within the city limits at the time the general plan Final EIR was 

certified and the general plan adopted. The land uses identified in the general plan, 

including the Highway Commercial designation that applies to the project site, were 

planned in part to reduce impacts on agricultural land through compact growth. The 

proposed project is consistent with the general plan in that it implements urban 

development planned for the project site. Further, there are no unique agricultural resource 

impacts from developing the project site as proposed in the specific plan that were not 

already addressed in the general plan Final EIR. Therefore, the City has determined that 

no new mitigation from conversion of the project site to non-agricultural use is required.   

The city recognizes that mitigation of agricultural land conversion impacts will be a 

consideration for future projects proposed on agricultural land outside the city limits which 

the city intends to annex in the future. This recognition is embodied in the city’s “Greater 

Greenfield Area Memorandum of Agreement” with the Monterey County Local Agency 

Formation Commission, signed by the city on June 24, 2013. As part of the agreement, the 

city is obligated to consider preparing and adopting an agricultural land mitigation 

program whose provisions would apply to lands proposed for annexation by the city. The 

program would include agricultural conservation easements, payment of a mitigation fee 

for purchase of easements, and/or other mitigation mechanisms. Implementation of the 

program would be contingent on Monterey County and other cities in south Monterey 
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County adopting and implementing a similar program. The project site is already within 

the city and, therefore, would not be subject to the agricultural land mitigation program 

requirements to be identified in the Greater Greenfield Area Memorandum of Agreement.    

2-2. The commenter states that other forms mitigation other than conservation easements 

should also be considered.   

 The specific plan includes policy to minimize potential land use conflicts with on-going 

commercial agricultural operations on properties located adjacent to the site on the north 

and northeast by providing buffers within the project site. Please also refer to response 2-1 

above.   
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3. Responses to Comments from the Monterey County Resource 

Management Agency 

3-1. The commenter provided a correction to information on page 3-113 of the Draft EIR 

regarding the function of the Castroville Seawater Intrusion Project.  

Please refer to Section 3.0, Changes to the Draft EIR, for corrections to the noted 

reference. The change does not affect the analysis included in the Draft EIR. 

3-2. The commenter provided slightly different data regarding groundwater nitrate 

concentrations, the percentage of wells affected by nitrate contamination, and the 

confined/unconfined nature of local aquifers as referenced on page 3-114 of the Draft EIR.  

No references to the sources of the differing data are included in the comment. The 

differing data is acknowledged. The new information does not affect the analysis included 

in the Draft EIR.    

3.3. The commenter notes an inconsistency in data for baseline water demand for agricultural 

crops on page 3-124 of the Draft EIR.  

The baseline water demand noted in Table 20 is correct. The text data noted above the 

table is incorrect. The data in Table 20 was used in the analysis of baseline water demand. 

The inconsistency does not affect the conclusions in the Draft EIR. The text data has been 

corrected as shown in Section 3.0, Changes to the Draft EIR. 

3.4. The commenter suggests an additional on-site buffer along the 3rd Street to separate 

proposed on-site residential uses from existing agricultural uses on the east side of 3rd 

Street. 

 The areas on the east side of 3rd Street which the Monterey County RMA suggests are in 

agricultural use consist of small portions of parcels on which single-family homes that front 

on 3rd Street are also located. Commercial-scale agricultural production has not recently 

been practiced on the portions of the subject parcels that face 3rd Street. The parcels are 

small relative to those on which commercial-scale agriculture that can generate nuisances 

for residential uses (e.g. noise, dust, aerial chemical spraying, etc.) is typically practiced 

and is economically viable. The subject parcels are within the city limits and are designated 

for medium-density residential development in the general plan. The 3rd Street right-of-

way is currently 60 feet wide, so the roadway currently buffers the project site from the 

subject parcels. For these reasons, buffers within the project site along segment of 3rd 

Street were not specifically designed into Figure 4, Conceptual Land Use Plan and are not 

deemed to be necessary. However, specific plan policy LU-9.1 does identify the need to 
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provide temporary buffers from agricultural uses located to the north and eastern borders 

of the site.  The “eastern” border refers to the eastern border of the site located north of 

Walnut Avenue. Large scale commercial agricultural production is currently active to the 

north and northeastern borders of the site.  

3.5. The commenter suggests that mitigation should be provided if removal of a portion of the 

existing on-site stormwater detention facility results in drainage impacts on existing 

adjacent agricultural uses.  

The existing stormwater detention facility does not serve the active agricultural land uses 

that border the site to the north and northeast. It was originally designed to accommodate 

increased stormwater runoff from Walnut Avenue and 3rd Street resulting from the recent 

improvements to those roadways. The facility is being reduced in size due to the city’s 

accepted change in prior assumptions about percolation rates at the project site. The city 

acknowledges that a higher percolation rate is acceptable. This enables a reduced facility 

size, even with accommodation of additional runoff from a portion of the specific plan 

area as proposed. Mitigation is not required. 



1

2

3

4

5



6

7



2.0 COMMENTS ON THE DRAFT EIR AND RESPONSES TO COMMENTS 

 

2-18  EMC PLANNING GROUP INC. 

4. Responses to Comments from Caltrans 

4-1. The commenter requests that Level of Service worksheets be provided to enable additional 

Caltrans review of the traffic analysis.   

As requested, the Level of Service worksheets were forwarded to Caltrans in mid-March 

2014.   

4-2. The commenter questions how pass-by trips were deducted from net trip generation.  

The Traffic Impact Study (TIS) did use a minor trip reduction for “pass-by” trips attracted 

from the Walnut Avenue roadway corridor only (see Table 17 on page 26 of the TIS 

included as Appendix G of the Draft EIR). Trips attracted from the U.S. Highway 101 

mainline were regarded as “diverted-linked” trips, and were not deducted from the net trip 

generation, as the comment appears to suggest. The last paragraph on page 26 of the TIS 

includes the following text:  

…as a regional commercial use, the proposed SP will attract pre-existing 

trips from the US 101 mainline corridor that would be considered 

“diverted-linked” trips attracted by the project site. However, such trips 

would still technically be considered “new” (or incremental) trips on the 

City’s local circulation system, including Walnut Avenue ramps and 

overcrossing, and therefore conservatively this TIS uses no reduction for 

diverted-linked trips attracted from US 101 mainline corridor. 

4-3. Regarding preservation of right-of-way for the future U.S. Highway 101/Walnut Avenue 

interchange, the commenter notes that sufficient right-of-way must be preserved.  

The city completed an independent Caltrans oversight process (PSR) to study ultimate 

footprint needs for the U.S. Highway 101/Walnut Avenue interchange. The PSR was 

approved by Caltrans in February 2010. A PA&ED (PR) process was then initiated by the 

city that has been more recently put on-hold. The need to reserve right-of-way was clearly 

identified in the specific plan and right-of-way has been reserved based on the information 

that was available through the PSR process. 

4-4. The commenter notes that analysis of movement of pedestrian/bicyclists across the current 

Walnut Avenue interchange cannot be completed without further Level of Service 

information. 

The needed information has been provided to Caltrans. See response 4-1 above.    
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4-5. The commenter notes that Caltrans is encourage by the preliminary site plan circulation 

plan for its connection with 4th Street and that this feature should be maintained. 

 Comment noted.      

4-6. The commenter asked for verification that proposed interim improvements at the U.S. 

Highway 101/Walnut Avenue interchange would not cause impacts on the highway 

mainline.  

In mid-2011, the city began discussions about the scope and schedule/timeline for 

implementation of “interim” improvements at the Walnut Avenue interchange.  This was 

done concurrently with the U.S. Highway 101/Walnut Avenue interchange PR process 

and concurrent with preparation of the TIS for the specific plan. The city’s traffic engineer, 

Wood Rodgers, submitted a technical memorandum to Caltrans dated July 21, 2011 that 

documented traffic operational findings related to the interim improvements, which 

included all-way-stop-signs at the ramp terminal intersections. The general finding and 

conclusion from that analysis is that the interim improvements will not have a significant 

impact on U.S. Highway 101 mainline operations. 

4-7. The commenter notes that there are two drainage channels on the site that boarder the 

farm fields that accept drainage from culverts under U.S. Highway 101, and that no new 

water flow will be allowed in this system.   

 Comment noted. The preliminary storm water collection and disposal plan for the project 

site does not assume use of this system to accommodate the proposed project.    

  



MBUAPCD 
Monterey Bay Unified Air Pollution Control District 24580 Silver Cloud Court 

Serving Monterey, San Benito, and Santa Cruz Counties Monterey, CA  93940 

PHONE: (831) 647-9411 • FAX: (831) 647-8501

  Richard A. Stedman, Air Pollution Control Officer            

March 14, 2014 

Michael A, Steinmann 
Sustainability Resources Director 
City of Greenfield 
P.O. Box 127 
Greenfield, CA 93927

SUBJECT: Walnut Avenue Specific Plan Draft Environmental Impact Report (DEIR) 

Dear Mr. Steinmann: 

Thank you for providing the Monterey Bay Unified Air Pollution Control District (Air District) the 
opportunity to comment on the above-referenced document. The Air District has reviewed the 
document and has the following comments. 

Mobile Emissions 

A significant contribution to the project’s greenhouse gas emissions and fugitive PM10 emissions 

are mobile sources. The Air District recommends reviewing the average daily trip rate for the 

regional shopping center.  The trip rate seems high when considered in reference to the 

populations of Greenfield, Gonzales, and Soledad that would be served by the project. 

Criteria Pollutants 

The Air District reviewed the CalEEMod output in Appendix C and found that 116.03 lbs/day of 

ROG emissions result from hearth emissions (see page 32 of CalEEMod daily emissions output). 

The Air District recommends including a mitigation measure to prohibit the construction of 

wood-burning fireplaces or woodstoves in the proposed residential land uses to reduce this 

source of ROG emissions below the significance level of 137 lbs/day. 

Best regards, 

Amy Clymo 
Supervising Air Quality Planner  
(831) 647-9418 ext. 227 or aclymo@mbuapcd.org 

cc: David Craft, MBUAPCD Air Quality Engineer 

1
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5. Responses to Comments from the Monterey Bay Unified Air Pollution 

Control District 

5-1. The commenter notes that the daily trip rate used to assess traffic impacts of the proposed 

project seems high.   

 The traffic generations rates used in the TIS for the project on which the traffic analysis in 

the Draft EIR was based were derived from the Institute of Traffic Engineers’ ITE Trip 

Generation (8th Edition) publication. This is a common source for trip generation rates 

used in traffic analyses for new land use projects. The trip rate is not directly tied to the 

populations of local cities, but is instead tied to the project type. The project type and 

development capacity is based on a market study that identifies existing and future 

demand for retail commercial uses based on existing and future population growth in the 

project market area, which includes Greenfield, Gonzales, and Soledad, as well as other 

areas.  

5-2. The recommendation is made that a mitigation measure be added to prohibit construction 

of wood-burning fireplaces. 

The commenter notes that the CalEEMod results in Appendix C of the Draft EIR show 

that projected hearth-source ROG levels (from wood-burning stoves) would be about 116 

pounds/day. The MBUAPCD threshold of significance is 137 pounds/per day.  Because 

the project is not projected to exceed the threshold, mitigation in the form of policy in the 

specific plan or mitigation in the Draft EIR was not included. However, Implementation 

Measure 1 under Policy LU-11.2 in the specific plan requires that wood stoves meet or 

exceed Environmental Protection Agency emissions standards to ensure that ROG 

emission levels are minimized. 
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3.0 

CHANGES TO THE DRAFT EIR 

This section contains text, tables, and graphics from the Draft EIR with changes indicated.  

Additions to the text are shown with underlines and deletions are shown with strikethroughs.   

The text on pp. 3-113 of the Draft EIR is revised as follows:      

MCWRA and its co-operators, including the Monterey Regional Water Pollution Control 

Agency, have several major capital projects to better manage groundwater quality and reverse 

the long-term trend of seawater intrusion and groundwater declines in the Salinas Valley 

Groundwater Basin. The Castroville Seawater Intrusion Project was completed in 1998. This 

project treats and distributes urban wastewater and diverted Salinas River water for agricultural 

use in the northern Salinas Valley, thereby relieving groundwater pumping near the coast. injects 

recycled water into the aquifer to establish a hydraulic barrier to further seawater intrusion. 

The text on pp. 3-124 of the Draft EIR is revised as follows:      

…and that two crops per year are planted and harvested. These are common row crops grown 

throughout the Salinas Valley. Lettuce demands approximately 1.5 2.1 acre-feet of water per 

crop per acre and cauliflower/broccoli demand approximately 2.0 4.0 acre-feet of water per crop 

per acre. If it assumed that half of the site is used for lettuce production and half is used for a 

combination of cauliflower and broccoli production, at two crops per year each (a common 

production cycle for such crops), total agricultural water demand would be approximately 219.2 

acre-feet per year. Table 20, Existing Baseline Agricultural Water Use, presents the existing 

baseline water use information, consistent with the information in Table 16, Existing 

Agricultural Water Use.  
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The text on pp. 3-143 of the Draft EIR is revised as follows:      

The District currently operates one station located near the corner of Oak Avenue and 4th Street, 

approximately one-quarter of a mile south of the project site. The station was acquired in 1998 

and according to a recent audit is listed in “good” condition (Monterey County Local Agency 

Formation Commission 2012). The District has two Type I engines, one two Type II engines, 

one command vehicle and one patrol vehicle and is staffed by three full-time Captains engineers, 

one full-time Engineer firefighter, 14 paid–per-call firefighters, and 17 nine additional volunteer 

firefighters. The average response time within the city is under five six minutes, outside the city 

it is seven minutes, 40 seconds. The District has recently received a federal grant which will 

allow it to hire two additional full-time Engineers. The grant will fund the positions for two 

years. 
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4.0  

ADMINISTRATIVE CHANGES  

TO THE DRAFT EIR    

During review of the Draft EIR, the need for a correction to a mitigation measure was identified.   

Mitigation measure TRANS-1 on page 3-168 of the Draft EIR requires installation of interim 

traffic improvements at the U.S. Highway 101/Walnut Avenue interchange that include all-way 

stop controls and ramp widening. Widening of the ramp approaches along with all-way stop 

controls would mitigate impacts of up to 220,000 square feet of commercial use within the 

specific plan area. However, the traffic consultant found that ramp widening was not feasible 

given limited turning radii (Email communication with Ravi Narayanan, Wood Rogers, October 

23, 2012). As stated in the mitigation, up to 190,000 square feet of commercial development can 

be accommodated and mitigated solely with the all-way stop control improvements. Therefore, 

mitigation measure TRANS-1 has been modified to delete reference to requirements for 

infeasible ramp widening as shown below. Additions to the text are shown with underlines and 

deletions are shown with strikethroughs.   

TRANS-1. Prior to the issuance of the first building permit for development within the specific 

plan area, the city shall install interim all-way stop controls at the U.S. Highway 

101/Walnut Avenue southbound and northbound ramps. and the ramp approaches shall 

be widened as described in the city’s TIFP. The improvements will mitigate impacts of 

traffic volumes generated by up to 190,000 square feet of commercial use within the 

specific plan area, or an equivalent traffic volume resulting from a combination of 

commercial and/or high-density residential use. Additional development within the 

specific plan area is prohibited until such time as the full programmed improvements to the 

interchange are complete or until such time as additional traffic analysis is provided which 

demonstrates to the satisfaction of the city that additional development can be 

accommodated without exceeding city and Caltrans traffic network performance standards 

for this facility.   
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