City of Greenfield

599 El Camino Real
Greenfield, CA 93927

City Council Meeting Agenda

October 11, 2016

6:00 P.M.
Mavyor John Huerta, Jr.

Mayor Pro-Tem, Raul Rodriguez

Councilmembers

Lance Walker
Avelina Torres
Leah Santibanez

Your courtesy is requested to help our meeting run smoothly.
Please follow the following rules of conduct for public participation in City Council meetings:
Refraining from public displays or outbursts such as unsolicited applause, comments or

cheering.

Any disruptive activities that substantially interfere with the ability of the City Council to carry
out its meeting will not be permitted and offenders will be requested to leave the meeting.

Please turn off cell phones and pagers.
CALL TO ORDER

ROLL CALL —CITY COUNCIL

Mayor Huerta, Mayor Pro-tem Rodriguez, Councilmembers Walker,
Torres and Santibanez
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INVOCATION BY PASTOR EARL CLEMENTS

PLEDGE OF ALLEGIANCE

AGENDA REVIEW

PUBLIC COMMENTS FROM THE AUDIENCE REGARDING ITEMS
NOT ON THE AGENDA

This portion of the Agenda allows an individual the opportunity to address the Council on any
items not on closed session, consent calendar, public hearings, and city council business.
Under state regulation, no action can be taken on non-agenda items, including issues
raised under this agenda item. Members of the public should be aware of this when
addressing the Council regarding items not specifically referenced on the Agenda. PLEASE
NOTE: For record keeping purposes and in the event that staff may need to contact you, we
request that all speakers step up to the lectern and use the microphone, stating your name
and address, which is strictly voluntary. This will then be public information. A three-minute
time limit may be imposed on all speakers other than staff members.

CONSENT CALENDAR

All matters listed under the Consent Calendar are considered routine and may be approved by
one action of the City Council, unless a request for removal for discussion or explanation is
received prior to the time Council votes on the motion to adopt.

G-1. APPROVE City of Greenfield Warrants #299835 through
#299951 and Bank Drafts #2027 through #2038 in the amount
of $994,284.40 — Page 1

G-2. APPROVE Minutes of the September 27, 2016 City Council
Meeting — Page 14

G-3. ADOPT Resolution of the City Council of the City of Greenfield
Authorizing the Disposal of Obsolete Records by the Greenfield
Police Department — Resolution #2016-86 — Page 24

G-4. ADOPT Resolution of the City Council of the City of Greenfield
In Opposition of Proposition 53 — Resolution #2016-87 — Page
26

G-5. ADOPT Resolution of the City Council of the City of Greenfield
In Support of Proposition 54 — Resolution #2016-88 — Page 29

G-6. ADOPT A Resolution of the City Council of the City of Greenfield
Approving an Agreement between the City of Greenfield and
Lozano Smith Attorneys at Laws for City Attorney Services —
Resolution #2016-89 — Page 30
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MAYOR’S PRESENTATIONS, PROCLAMATIONS,

COMMUNICATIONS, RESOLUTIONS

H-1. PRESENTATION by Committee for “Yes on Measure T”

H-2. PRESENTATION by Committee for “No on Measure T”

PUBLIC HEARING

1-1.

1-2.

1-3.

ADOPT Resolution of the City Council of the City of Greenfield
Certifying the Final SEIR; Adopting the Mitigation Monitoring and
Reporting Program; Approving the Prezoning of the Site to R-L
(Single Family Residential), C-H H (Highway Commercial) with
GMO (Gateway and Mixed Use Overlay), I-H (Heavy Industrial),
and PQP (Public and Quasi Public) and Direct Staff to Move
Forward with an Application to LAFCo for Annexation of the
Project Area Based upon These Approval — Page 38

a. Staff Report

b. Open Public Hearing

c. Close Public Hearing

d. City Council Comments / Review / Action
Staff Recommended Action — Approval of Resolution #2016-90

CONTINUE PUBLIC HEARING Regarding Development
Agreement with Golden State Alternative Care, Inc., for Medical
Marijuana Cultivation and Manufacturing Facilities at 721 El
Camino Real — Page 221
a. Staff Report
b. Open Public Hearing
c. Continue Public Hearing
d. City Council Comments / Review / Action

Staff Recommended Action — Continue Public Hearing

CONTINUE PUBLIC HEARING Regarding Development
Agreement with Greenfield Organix, Inc., for Medical Marijuana
Cultivation and Manufacturing Facilities at 900 Cherry Avenue —
Page 283
a. Staff Report
b. Open Public Hearing
c. Continue Public Hearing
d. City Council Comments / Review / Action

Staff Recommended Action — Continue Public Hearing
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J. CITY COUNCIL BUSINESS

J-1. DISCUSSION AND DIRECTION Regarding Selection of General
City Residents to the Medical Marijuana Facility Review
Committee — Page 356
a. Staff Report
b. Public Comments
c. City Council Comments / Review / Action

Staff Recommended Action — Direct Staff

K. BRIEF REPORTS ON CONFERENCES, SEMINARS, AND MEETINGS
ATTENDED BY MAYOR AND CITY COUNCIL

City Council Development Committee

City Council Agenda Committee

City Council Parks Committee

League of California Cities Monterey Bay Division
Transportation Agency for Monterey County
Association of Monterey Bay Area Governments
Salinas Valley Solid Waste Authority

. Monterey Salinas Transit

Mayor City Selection Committee

Salinas Valley Mayors/Managers Group
Planning Commission

AT T TQm0Q0 Ty

L. COMMENTS FROM CITY COUNCIL

M. CITY MANAGER REPORT

M-1. Workshop Regarding Zoning — Medical Marijuana Facilities
M-2. City Council Schedule for November 2016

N. ADJOURNMENT

KAk hxk Kk kX * kX * * kX * kX R R o KAk kX * kX * * kX * kX *

This agenda is duly posted outside City Hall and on the City of Greenfield web site
www.ci.greenfield.ca.us
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Check Report

Greenfield, CA By Check Number
Date Range: 09/23/2016 - 10/06/2016

Vendor Number Vendor Name Payment Date Payment Type Discount Amount Payment Amount Number
Bank Code: APBNK-APBNK

03987 U.S. BANK 09/23/2016 Regular 0.00 4,956.58 299835
00180 ALL SAFE INTEGRATED SYSTEMS 09/27/2016 Regular 0.00 187.50 299895
04166 AMERICAN PAVEMENT SYSTEMS, INC. 09/27/2016 Regular 0.00 641,764.65 299896
00156 AMERICAN SUPPLY COMPANY 09/27/2016 Regular 0.00 208.69 299897
03963 AMERIPRIDE 09/27/2016 Regular 0.00 119.40 299898
00101 AT&T 09/27/2016 Regular 0.00 70.64 299899
00134 AT&T MOBILITY 09/27/2016 Regular 0.00 11.40 299900
00204 BEN-E-LECT 09/27/2016 Regular 0.00 14,497.19 299901
04156 CARMEL AREA WASTEWATER DISTRICT 09/27/2016 Regular 0.00 15,000.00 299902
00396 CASEY PRINTING 09/27/2016 Regular 0.00 724.78 299903
03939 CENTRAL DRUG SYSTEM 09/27/2016 Regular 0.00 104.00 299904
04168 DALE'S GLASS SHOP, INC. 09/27/2016 Regular 0.00 3,043.50 299905
00461 DATAFLOW BUSINESS SYSTEMS 09/27/2016 Regular 0.00 48.85 299906
00631 FERGUSON ENTERPRISES INC. 795 09/27/2016 Regular 0.00 102.96 299907
00728 GALLS, LLC 09/27/2016 Regular 0.00 394.74 299908
00721 GREENFIELD TRUE VALUE 09/27/2016 Regular 0.00 132.36 299909
03874 INTERNATIONAL PUBLIC MANAGEMENT ASSOCIA" 09/27/2016 Regular 0.00 149.00 299910
01103 KING CITY VETERINARY HOSPITAL 09/27/2016 Regular 0.00 79.50 299911
04162 M3 ENVIRONMENTAL CONSULTING LLC 09/27/2016 Regular 0.00 5,787.00 299912
13023 MARLIN LEASING 09/27/2016 Regular 0.00 76.99 299913
01850 MICHAEL RICE 09/27/2016 Regular 0.00 30.00 299914
13015 MNS ENGINEERS, INC. 09/27/2016 Regular 0.00 40,117.50 299915
01304 MONTEREY COUNTY PETROLEUM 09/27/2016 Regular 0.00 377.12 299916
01365 MOSS, LEVY & HARTZHEIM 09/27/2016 Regular 0.00 8,000.00 299917
01506 OFFICE DEPOT 09/27/2016 Regular 0.00 616.05 299918
01601 PACIFIC GAS & ELECTRIC 09/27/2016 Regular 0.00 19,109.31 299919
01629 PARTS & SERVICE CENTER 09/27/2016 Regular 0.00 364.69 299920
04006 RANEY PLANNING AND MANAGEMENT, INC. 09/27/2016 Regular 0.00 1,927.35 299921
19028 SHORE CHEMICAL COMPANY, INC. 09/27/2016 Regular 0.00 1,725.15 299922
01998 STANDARD INSURANCE COM 09/27/2016 Regular 0.00 1,115.00 299923
00386 STATE OF CA DEPT. OF JUSTICE 09/27/2016 Regular 0.00 852.00 299924
02071 TELCO AUTOMATION, INC. 09/27/2016 Regular 0.00 1,623.00 299925
03919 TELEPACIFIC COMMUNICATIONS 09/27/2016 Regular 0.00 927.73 299926
00180 ALL SAFE INTEGRATED SYSTEMS 10/03/2016 Regular 0.00 190.00 299927
00130 AT&T 10/03/2016 Regular 0.00 464.32 299928
04170 CRAVE LLC 10/03/2016 Regular 0.00 488.35 299929
00481 DITCH WITCH CENTRAL CALIFORNIA 10/03/2016 Regular 0.00 507.08 299930
00728 GALLS, LLC 10/03/2016 Regular 0.00 203.37 299931
00721 GREENFIELD TRUE VALUE 10/03/2016 Regular 0.00 93.96 299932
01454 INTERWEST CONSULTING GROUP, INC. 10/03/2016 Regular 0.00 2,010.48 299933
03052 iTEDIUM, INC. 10/03/2016 Regular 0.00 41.95 299934
00798 JOSE GARCIA 10/03/2016 Regular 0.00 130.00 299935
02026 LEO TRUJILLO 10/03/2016 Regular 0.00 130.00 299936
01343 MEYERS, NAVE, RIBACK, SILVER 10/03/2016 Regular 0.00 14,459.83 299938
01506 OFFICE DEPOT 10/03/2016 Regular 0.00 183.24 299939
01683 PETE'S TOWING AND P&R TOWING 10/03/2016 Regular 0.00 300.00 299940
03924 PG&E CFM/PPC DEPARTMENT 10/03/2016 Regular 0.00 17,623.89 299941
02367 ROBIN WARBEY CONSULTING 10/03/2016 Regular 0.00 10,544.51 299943
19046 SALINAS UNION HIGH SCHOOL DIST 10/03/2016 Regular 0.00 200.00 299944
01999 SALINAS VALLEY SOLID WASTE AUTHORITY 10/03/2016 Regular 0.00 51,479.82 299945
02044 SERGIO TAMAYO 10/03/2016 Regular 0.00 130.00 299946
01960 SOUTH COUNTY NEWSPAPER 10/03/2016 Regular 0.00 384.00 299947
03895 TONY ACOSTA 10/03/2016 Regular 0.00 630.00 299948
02037 TRI-CITIES DISPOSAL 10/03/2016 Regular 0.00 80,528.33 299949
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Check Report Date Range: 09/23/2016 - 10/06/2016
Vendor Number Vendor Name Payment Date Payment Type Discount Amount Payment Amount Number
00634 TYLER TECHNOLOGIES 10/03/2016 Regular 0.00 75.00 299950
02210 VERIZON WIRELESS 10/03/2016 Regular 0.00 1,385.17 299951
01916 STATE STREET BANK & TRUST CO. 09/23/2016 Bank Draft 0.00 120.34 DFT0002027
01916 STATE STREET BANK & TRUST CO. 09/23/2016 Bank Draft 0.00 750.00 DFT0002028
01916 STATE STREET BANK & TRUST CO. 09/23/2016 Bank Draft 0.00 300.00 DFT0002029
01916 STATE STREET BANK & TRUST CO. 09/23/2016 Bank Draft 0.00 550.00 DFT0002030
01916 STATE STREET BANK & TRUST CO. 09/23/2016 Bank Draft 0.00 100.00 DFT0002031
01916 STATE STREET BANK & TRUST CO. 09/23/2016 Bank Draft 0.00 420.00 DFT0002032
00431 DEPT OF CHILD SUPPORT SERVICES 09/23/2016 Bank Draft 0.00 802.61 DFT0002033
00384 STATE OF CALIFORNIA EDD 09/23/2016 Bank Draft 0.00 1,174.27 DFT0002034
03103 Internal Revenue Service 09/23/2016 Bank Draft 0.00 3,944.10 DFT0002035
03103 Internal Revenue Service 09/23/2016 Bank Draft 0.00 16,864.04 DFT0002036
00384 STATE OF CALIFORNIA EDD 09/23/2016 Bank Draft 0.00 5,654.60 DFT0002037
03103 Internal Revenue Service 09/23/2016 Bank Draft 0.00 17,176.51 DFT0002038
Bank Code APBNK Summary
Payable Payment

Payment Type Count Count Discount Payment

Regular Checks 118 56 0.00 946,427.93

Manual Checks 0 0 0.00 0.00

Voided Checks 0 0 0.00 0.00

Bank Drafts 12 12 0.00 47,856.47

EFT's 0 0 0.00 0.00

130 68 0.00 994,284.40
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Check Report

Fund

999
999

Name

CASH CONTROL
CASH CONTROL

Fund Summary

Period

9/2016
10/2016

Amount
812,101.10
182,183.30
994,284.40

Date Range: 09/23/2016 - 10/06/2016

10/7/2016 11:53:48 AM
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Greenfield, CA

Expense Approval Report
By Fund

Payment Dates 09/23/2016 - 10/06/2016

Vendor Name Payment Number Payment Date Description (ltem) Account Number Amount
Fund: 100 - GENERAL FUND

KING CITY VETERINARY HOSPIT... 299911 09/27/2016 VET SERVICES 100-230-63400.000 51.50
GREENFIELD TRUE VALUE 299909 09/27/2016 PD LAUNDRY DOOR 100-215-71200.000 14.57
SOUTH COUNTY NEWSPAPER 299947 10/03/2016 518 ORD. SUMMARY 100-170-67600.000 176.00
ALL SAFE INTEGRATED SYSTEMS 299927 10/03/2016 MOVED EVIDENCE MOTION 100-111-63900.000 190.00
AMERICAN SUPPLY COMPANY 299897 09/27/2016 PAPER TOWELS/RR SUPPLIES 100-111-65600.000 208.69
SOUTH COUNTY NEWSPAPER 299947 10/03/2016 MEASURE O 100-170-68400.000 208.00
OFFICE DEPOT 299918 09/27/2016 OFFICE SUPPLIES 100-310-61400.000 25.34
OFFICE DEPOT 299918 09/27/2016 OFFICE SUPPLIES 100-310-61400.000 102.09
U.S. BANK 299835 09/23/2016 MO CO WATER RESOURCES AG... 100-101-67300.111 29.00
U.S. BANK 299835 09/23/2016 AMBAG MEETING 8/10/16 - GAS 100-101-67300.111 30.03
U.S. BANK 299835 09/23/2016 COSTCO - NATIONAL NIGHT OUT 100-201-65100.000 209.00
U.S. BANK 299835 09/23/2016 WALMART - NATIONAL NIGHT ... 100-201-65100.000 21.54
U.S. BANK 299835 09/23/2016 CHEEZERS - SEARCH WARRANT... 100-215-65100.000 148.19
U.S. BANK 299835 09/23/2016 CHEEZERS - SEARCH WARRANT... 100-215-65100.000 71.66
U.S. BANK 299835 09/23/2016 USA FLOWERS - FLOWERS FOR ... 100-201-65100.000 89.85
U.S. BANK 299835 09/23/2016 RANCHO - LAUNDRY SUPPLIES ~ 100-201-65600.000 20.42
U.S. BANK 299835 09/23/2016 COSTCO - JANITORIAL SUPPLIES  100-201-65600.000 125.06
U.S. BANK 299835 09/23/2016 WLLE 2016 REGISTRATION FEE -...100-201-67100.000 210.00
U.S. BANK 299835 09/23/2016 BROWNELLS - SPRING, SELECTO...100-215-65400.000 1.29
U.S. BANK 299835 09/23/2016 BACKGROUND TRAINING - OFC.... 100-215-67200.000 178.50
U.S. BANK 299835 09/23/2016 HEADSET FOR N. AGUAYO 100-110-61500.000 422.50
U.S. BANK 299835 09/23/2016 VALLEY TROPHIES - CLOCK FOR ... 100-110-65100.000 147.32
U.S. BANK 299835 09/23/2016 CHEEZERS - POST AUDIT REVIE... 100-110-65100.000 20.97
U.S. BANK 299835 09/23/2016 MANAGING MULTIPLE PRIORITI...100-110-67200.000 39.00
U.S. BANK 299835 09/23/2016 RAZZOLINK - INTERNET SERVICES 100-125-63200.000 195.00
U.S. BANK 299835 09/23/2016 SAFEWAY - FLOWERS FOR PINN... 100-201-65100.000 73.50
U.S. BANK 299835 09/23/2016 CHEVRON - GAS FOR CODE ENF... 100-26001 35.49
U.S. BANK 299835 09/23/2016 RODEWAY IN TEMECULA - CODE..100-601-67200.000 327.55
U.S. BANK 299835 09/23/2016 VONS - GAS FOR CODE ENFORE... 100-601-67200.000 36.77
U.S. BANK 299835 09/23/2016 SCOFIELD GRAPHICS - FIRE FIGH...100-101-68200.000 92.23
U.S. BANK 299835 09/23/2016 RANCHO - CITY COUNCIL MEET... 100-101-65100.000 16.08
U.S. BANK 299835 09/23/2016 RANCHO - CITY COUNCIL MEET... 100-101-65100.000 37.32
U.S. BANK 299835 09/23/2016 RANCHO - SWEARING IN OF SA... 100-110-65100.000 11.78
U.S. BANK 299835 09/23/2016 CALIFORNIA ALL-PURPOSE ACK... 100-170-61400.000 18.13
U.S. BANK 299835 09/23/2016 CCAC 2016 MEMBERSHIP REN... 100-170-68300.000 130.00
U.S. BANK 299835 09/23/2016 GAS FOR RECALL HUERTA PETIT... 100-170-68400.000 20.00
U.S. BANK 299835 09/23/2016 GAS - IMPARTIAL ANALYS 100-170-68400.000 20.01
U.S. BANK 299835 09/23/2016 HOME DEPOT - LAUNDRY ROO... 100-215-71200.000 28.05
U.S. BANK 299835 09/23/2016 CMS MEDICARE SERVICE 100-310-52510.000 20.15
U.S. BANK 299835 09/23/2016 SILVERSCRIPT AUGUST 2016 100-310-52510.000 2.54
U.S. BANK 299835 09/23/2016 SILVERSCRIPT AUGUST 2016 100-550-52510.000 0.46
U.S. BANK 299835 09/23/2016 CMS MEDICARE SERVICE 100-550-52510.000 3.66
U.S. BANK 299835 09/23/2016 CMS MEDICARE SERVICE 100-601-52510.000 64.12
U.S. BANK 299835 09/23/2016 SILVERSCRIPT AUGUST 2016 100-601-52510.000 8.09
U.S. BANK 299835 09/23/2016 THE BIGGEST LOOSER COMP. - ... 100-201-65100.000 85.81
U.S. BANK 299835 09/23/2016 THE BIGGEST LOOSER COMP - ... 100-201-65100.000 168.99
U.S. BANK 299835 09/23/2016 CA CITY MANAGERS FOUNDATI... 100-110-68300.000 400.00
U.S. BANK 299835 09/23/2016 HOME DEPOT - TOOLS/DRAIN K... 100-215-71200.000 114.98
U.S. BANK 299835 09/23/2016 HOME DEPOT - TOOLS/DRAIN K... 100-230-65900.000 57.21
U.S. BANK 299835 09/23/2016 OP CERT OVERNIGHT MAIL 100-310-61100.000 31.45
U.S. BANK 299835 09/23/2016 NCBPA PRODUCT SHOW REGIS... 100-310-67200.000 40.00
U.S. BANK 299835 09/23/2016 GAVILAN COLLEGE ENROLLMEN...100-310-67200.000 167.00
U.S. BANK 299835 09/23/2016 ALBERTSONS - SWEARING IN F... 100-110-65100.000 37.91
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Expense Approval Report
Vendor Name

U.S. BANK

INTERNATIONAL PUBLIC MANA...
DATAFLOW BUSINESS SYSTEMS
DATAFLOW BUSINESS SYSTEMS
MOSS, LEVY & HARTZHEIM
OFFICE DEPOT

OFFICE DEPOT

KING CITY VETERINARY HOSPIT...
KING CITY VETERINARY HOSPIT...
BEN-E-LECT

BEN-E-LECT

BEN-E-LECT

BEN-E-LECT

BEN-E-LECT

BEN-E-LECT

BEN-E-LECT

BEN-E-LECT

BEN-E-LECT

BEN-E-LECT

BEN-E-LECT

PETE'S TOWING AND P&R TOW...
PARTS & SERVICE CENTER

STATE OF CA DEPT. OF JUSTICE
STATE OF CA DEPT. OF JUSTICE
GREENFIELD TRUE VALUE
GALLS, LLC

GALLS, LLC

AMERIPRIDE

AMERIPRIDE

AMERIPRIDE

AMERIPRIDE

GREENFIELD TRUE VALUE
PACIFIC GAS & ELECTRIC

PACIFIC GAS & ELECTRIC
MARLIN LEASING

PARTS & SERVICE CENTER

PARTS & SERVICE CENTER
GREENFIELD TRUE VALUE
GALLS, LLC

PARTS & SERVICE CENTER

PARTS & SERVICE CENTER
CENTRAL DRUG SYSTEM
VERIZON WIRELESS

VERIZON WIRELESS

ALL SAFE INTEGRATED SYSTEMS
GALLS, LLC

OFFICE DEPOT

OFFICE DEPOT

OFFICE DEPOT

TELEPACIFIC COMMUNICATIONS
TELCO AUTOMATION, INC.
AT&T

MICHAEL RICE

STANDARD INSURANCE COM
PARTS & SERVICE CENTER

STATE STREET BANK & TRUST C...
STATE STREET BANK & TRUST C...
STATE STREET BANK & TRUST C...
STATE STREET BANK & TRUST C...
STATE STREET BANK & TRUST C...

Payment Number

299835
299910
299906
299906
299917
299918
299918
299911
299911
299901
299901
299901
299901
299901
299901
299901
299901
299901
299901
299901
299940
299920
299924
299924
299909
299908
299908
299898
299898
299898
299898
299932
299919
299919
299913
299920
299920
299909
299931
299920
299920
299904
299951
299951
299895
299931
299939
299939
299939
299926
299925
299928
299914
299923
299920
DFT0002027
DFT0002028
DFT0002029
DFT0002030
DFT0002031

Payment Date

09/23/2016
09/27/2016
09/27/2016
09/27/2016
09/27/2016
09/27/2016
09/27/2016
09/27/2016
09/27/2016
09/27/2016
09/27/2016
09/27/2016
09/27/2016
09/27/2016
09/27/2016
09/27/2016
09/27/2016
09/27/2016
09/27/2016
09/27/2016
10/03/2016
09/27/2016
09/27/2016
09/27/2016
09/27/2016
09/27/2016
09/27/2016
09/27/2016
09/27/2016
09/27/2016
09/27/2016
10/03/2016
09/27/2016
09/27/2016
09/27/2016
09/27/2016
09/27/2016
09/27/2016
10/03/2016
09/27/2016
09/27/2016
09/27/2016
10/03/2016
10/03/2016
09/27/2016
10/03/2016
10/03/2016
10/03/2016
10/03/2016
09/27/2016
09/27/2016
10/03/2016
09/27/2016
09/27/2016
09/27/2016
09/23/2016
09/23/2016
09/23/2016
09/23/2016
09/23/2016

Description (Item)

WLG MEMBERSHIP FOR 16-17
MEMBERSHIP RENEWAL - N. A...
COPY CHARGES - PW

COPY FEES - PW

AUDITING SERVICES: 2016-2015...
TONER - PD

TONER - PD

BILLING CHARGE

BILLING CHARGE

AUGUST 2016 CLAIMS PAID
AUGUST 2016 CLAIMS PAID
AUGUST 2016 CLAIMS PAID
AUGUST 2016 CLAIMS PAID
AUGUST 2016 CLAIMS PAID
AUGUST 2016 CLAIMS PAID
AUGUST 2016 CLAIMS PAID
AUGUST 2016 CLAIMS PAID
AUGUST 2016 CLAIMS PAID
AUGUST 2016 CLAIMS PAID
OCTOBER 2016

TOWING SERVICE - PD

7523 - METAL CLAMP
FINGERPRINTS

FINGERPRINTS

IRRIGATION DRIPPER

RED CROSSFIRE SPRAY

RED CROSSFIRE STREAM

CVC CLEANING TOWELS
UNIFORMS

SHOP MOP/MATS

SHOP TOWELS/MATS

DOG FOOD - ANIMAL CONTROL
CIVIC CENTER

CIVIC CENTER

COPIER LEASE - PW

1325 - PAINT

7321 - FILTERS

P. PARK VALVE

CROSSING GUARDS STOP SIGNS
OIL/OIL FILTERS

OIL/OIL FILTERS

RANDOM DRUG TESTING

CELL PHONES - PD

CELL PHONES - PD
OPEN/CLOSE REPORTS CVC
CROSSING GUARDS VESTS
OFFICE SUPPLIES

OFFICE SUPPLIES

OFFICE SUPPLIES

MONTHLY INTERNET SERVICE
SEPTEMBER 2016

DOJ - PD CONNECTION
TRACNET USER CONFERENCE P...
OCTOBER 2016

FLEET - BRAKLEEN

Deferred Compensation Loan P...
Defer Comp-GPOA

Defer Comp-GPSA

Defer Comp-Management
Defer Comp-Mid Management

Payment Dates: 09/23/2016 - 10/06/2016

Account Number

100-190-68300.000
100-110-68300.000
100-310-61200.000
100-310-61200.000
100-190-63300.000
100-215-61400.000
100-215-61400.000
100-230-63400.000
100-230-63400.000
100-110-52510.000
100-170-52510.000
100-190-52510.000
100-201-52510.000
100-215-52510.000
100-310-52510.000
100-311-52510.000
100-550-52510.000
100-601-52510.000
100-601-52510.000
100-22320

100-215-63400.000
100-550-66300.000
100-215-65400.000
100-215-68100.000
100-111-65700.000
100-215-65400.000
100-215-65400.000
100-111-65600.000
100-310-65200.000
100-310-65600.000
100-311-66200.000
100-230-65400.000
100-111-64100.000
100-111-64200.000
100-310-61200.000
100-215-66200.000
100-215-66200.000
100-550-65700.000
100-215-65200.000
100-215-66100.000
100-215-66200.000
100-310-63900.000
100-201-64600.000
100-215-64600.000
100-111-63900.000
100-215-65200.000
100-111-61400.000
100-190-61400.000
100-601-61400.000
100-125-64900.000
100-111-64500.000
100-215-65400.000
100-215-67100.000
100-22340

100-311-66200.000
100-22435

100-22430

100-22430

100-22430

100-22430

Amount

53.74
149.00
2.96
45.89
8,000.00
380.31
108.31
5.00
5.00
471.78
123.00
162.00
2,240.17
1,955.43
69.76
489.80
25.13
55.13
647.07
1,169.00
300.00
7.53
562.00
96.00
8.19
285.47
109.27
20.76
79.90
13.50
5.24
93.96
2,808.85
161.02
76.99
13.76
12.63
4.13
65.59
38.00
5.62
104.00
121.76
1,263.41
37.50
137.78
141.88
22.88
18.48
927.73
1,623.00
464.32
30.00
1,115.00
5.45
120.34
350.00
300.00
411.00
50.00

10/7/2016 11:55:13 AM

Page 2 of 10



Expense Approval Report

Vendor Name

STATE STREET BANK & TRUST C...

STATE OF CALIFORNIA EDD
Internal Revenue Service
Internal Revenue Service
STATE OF CALIFORNIA EDD
Internal Revenue Service
DALE'S GLASS SHOP, INC.
JOSE GARCIA

LEO TRUJILLO

SERGIO TAMAYO

CRAVE LLC

SALINAS UNION HIGH SCHOOL ...

TONY ACOSTA

INTERWEST CONSULTING GRO...
MEYERS, NAVE, RIBACK, SILVER

TRI-CITIES DISPOSAL

ROBIN WARBEY CONSULTING
ROBIN WARBEY CONSULTING
ROBIN WARBEY CONSULTING
iTEDIUM, INC.

SALINAS VALLEY SOLID WASTE ...

Fund: 213 - PARKS
MNS ENGINEERS, INC.

STATE STREET BANK & TRUST C...

STATE OF CALIFORNIA EDD
Internal Revenue Service
Internal Revenue Service
STATE OF CALIFORNIA EDD
Internal Revenue Service

RANEY PLANNING AND MANAG...
RANEY PLANNING AND MANAG...

Fund: 215 - CDBG Fund

M3 ENVIRONMENTAL CONSULT...
M3 ENVIRONMENTAL CONSULT...
M3 ENVIRONMENTAL CONSULT...

MNS ENGINEERS, INC.

STATE STREET BANK & TRUST C...

STATE OF CALIFORNIA EDD
Internal Revenue Service
Internal Revenue Service
STATE OF CALIFORNIA EDD
Internal Revenue Service

Fund: 220 - Supplemental Transactions & Use Tax Fund (V & W)

BEN-E-LECT

ALL SAFE INTEGRATED SYSTEMS
STATE OF CA DEPT. OF JUSTICE
STATE STREET BANK & TRUST C...
DEPT OF CHILD SUPPORT SERVI...

STATE OF CALIFORNIA EDD
Internal Revenue Service
Internal Revenue Service
STATE OF CALIFORNIA EDD
Internal Revenue Service

Fund: 230 - GAS TAX FUND

KING CITY VETERINARY HOSPIT...

Payment Number

DFT0002032
DFT0002034
DFT0002035
DFT0002036
DFT0002037
DFT0002038
299905
299935
299936
299946
299929
299944
299948
299933
299938
299949
299943
299943
299943
299934
299945

299915
DFT0002030
DFT0002034
DFT0002035
DFT0002036
DFT0002037
DFT0002038
299921
299921

299912
299912
299912
299915
DFT0002030
DFT0002034
DFT0002035
DFT0002036
DFT0002037
DFT0002038

299901

299895

299924

DFT0002028
DFT0002033
DFT0002034
DFT0002035
DFT0002036
DFT0002037
DFT0002038

299911

Payment Date

09/23/2016
09/23/2016
09/23/2016
09/23/2016
09/23/2016
09/23/2016
09/27/2016
10/03/2016
10/03/2016
10/03/2016
10/03/2016
10/03/2016
10/03/2016
10/03/2016
10/03/2016
10/03/2016
10/03/2016
10/03/2016
10/03/2016
10/03/2016
10/03/2016

09/27/2016
09/23/2016
09/23/2016
09/23/2016
09/23/2016
09/23/2016
09/23/2016
09/27/2016
09/27/2016

09/27/2016
09/27/2016
09/27/2016
09/27/2016
09/23/2016
09/23/2016
09/23/2016
09/23/2016
09/23/2016
09/23/2016

09/27/2016
09/27/2016
09/27/2016
09/23/2016
09/23/2016
09/23/2016
09/23/2016
09/23/2016
09/23/2016
09/23/2016

09/27/2016

Description (Item)

Defer Comp-Misc Employees
SDI

Medicare

Social Security

State Withholding

Federal Tax Withholding

MO CO DEV. BOARD METALD...

REIMBURSEMENT FOR PROTECT..
REIMBURSEMENT FOR PROTECT..
REIMBURSEMENT FOR PROTECT..
CHIEF FRESE FAREWELL LUNCH...
SPANISH ORAL INTERVIEWS - G...
TRANSLATION SERVICE -CITY C...

PLAN CHECK -COMMERCIAL OFF..
INTERIM CITY ATTORNEY SERVI...

SEPTEMBER 2016
SEPTEMBER 2016

IT EQUIPMENT - SEPTEMBER 20...
IT EQUIPMENT - SEPTEMBER 20...

OCTOBER 2016
SEPTEMBER 2016

COMMUNITY PARK

Defer Comp-Management
SDI

Medicare

Social Security

State Withholding
Federal Tax Withholding

Prop 84-PW Reimbursable Expe...

Prop 84-PW Base Services

12 7TH ST RISK ASSESSMENT
48 6TH ST RISK ASSESSMENT

321 9TH ST RISK ASSESSMENT
WWTP AERATORS CONSTRUCT...

Defer Comp-Management
SDI

Medicare

Social Security

State Withholding
Federal Tax Withholding

AUGUST 2016 CLAIMS PAID
COMP CENTER MODULE
FINGERPRINTS

Defer Comp-GPOA

Misc Withholding

SDI

Medicare

Social Security

State Withholding

Federal Tax Withholding

CREMATION SERVICE

Payment Dates: 09/23/2016 - 10/06/2016

Account Number

100-22430
100-22225
100-22215
100-22215
100-22220
100-22210
100-111-72200.000
100-310-65200.000
100-310-65200.000
100-310-65200.000
100-201-65100.000
100-201-68100.000
100-101-63100.000
100-601-63600.000
100-150-63100.000
100-191-64400.000
100-125-63200.000
100-110-65300.000
100-215-65300.000
100-22320
100-191-64400.000

Fund 100 - GENERAL FUND Total:

213-905-87513.000
213-22430
213-22225
213-22215
213-22215
213-22220
213-22210
213-905-87513.000
213-905-87513.000

Fund 213 - PARKS Total:

215-310-73535.435
215-310-73535.435
215-310-73535.435
215-950-85515.432
215-22430
215-22225
215-22215
215-22215
215-22220
215-22210

Fund 215 - CDBG Fund Total:

220-215-52510.000
220-551-63900.000
220-215-68100.192
220-22430
220-22450
220-22225
220-22215
220-22215
220-22220
220-22210

Fund 220 - Supplemental Transactions & Use Tax Fund (V & W) Total:

230-320-63900.000

Amount

86.51
631.19
2,194.18
9,381.84
3,377.45
9,897.89
3,043.50
130.00
130.00
130.00
488.35
200.00
630.00
2,010.48
14,459.83
80,528.33
8,750.00
547.86
1,246.65
41.95
51,479.82

222,542.05

12,462.50
6.25

0.88

2.86
12.14
5.56
15.77
82.35
920.00
13,508.31

1,929.00
1,929.00
1,929.00
11,502.50
7.81

1.10

3.54
15.16
6.94
19.72
17,343.77

4,604.30
150.00
66.00
400.00
802.61
333.00
1,072.98
4,587.90
1,749.18
4,949.40
18,715.37

18.00

10/7/2016 11:55:13 AM
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Expense Approval Report
Vendor Name

U.S. BANK
U.S. BANK

FERGUSON ENTERPRISES INC. 7...

BEN-E-LECT

GREENFIELD TRUE VALUE
GREENFIELD TRUE VALUE
PACIFIC GAS & ELECTRIC

DITCH WITCH CENTRAL CALIFO...

PACIFIC GAS & ELECTRIC
PACIFIC GAS & ELECTRIC
PACIFIC GAS & ELECTRIC
PARTS & SERVICE CENTER
PARTS & SERVICE CENTER
PARTS & SERVICE CENTER
GREENFIELD TRUE VALUE

STATE STREET BANK & TRUST C...
STATE STREET BANK & TRUST C...

STATE OF CALIFORNIA EDD
Internal Revenue Service
Internal Revenue Service
STATE OF CALIFORNIA EDD
Internal Revenue Service

Payment Number

299835
299835
299907
299901
299909
299909
299919
299930
299919
299919
299919
299920
299920
299920
299909
DFT0002030
DFT0002032
DFT0002034
DFT0002035
DFT0002036
DFT0002037
DFT0002038

Fund: 240 - LOCAL TRANSPORTATION FUND

MNS ENGINEERS, INC.

299915

AMERICAN PAVEMENT SYSTEM... 299896

Fund: 263 - LLM #1 - LEXINGTON

MNS ENGINEERS, INC.
BEN-E-LECT

PACIFIC GAS & ELECTRIC
PACIFIC GAS & ELECTRIC

STATE STREET BANK & TRUST C...

STATE OF CALIFORNIA EDD
Internal Revenue Service
Internal Revenue Service
STATE OF CALIFORNIA EDD
Internal Revenue Service
PACIFIC GAS & ELECTRIC

299915
299901
299919
299919
DFT0002030
DFT0002034
DFT0002035
DFT0002036
DFT0002037
DFT0002038
299919

Fund: 264 - LLM #2 - TERRA VERDE, ETC

MNS ENGINEERS, INC.
BEN-E-LECT

AT&T MOBILITY

PACIFIC GAS & ELECTRIC
PACIFIC GAS & ELECTRIC
PACIFIC GAS & ELECTRIC
PACIFIC GAS & ELECTRIC

STATE STREET BANK & TRUST C...

STATE OF CALIFORNIA EDD
Internal Revenue Service
Internal Revenue Service
STATE OF CALIFORNIA EDD
Internal Revenue Service

Fund: 265 - SMD #1
MNS ENGINEERS, INC.
BEN-E-LECT

PACIFIC GAS & ELECTRIC

299915
299901
299900
299919
299919
299919
299919
DFT0002030
DFT0002034
DFT0002035
DFT0002036
DFT0002037
DFT0002038

299915
299901
299919

Payment Date

09/23/2016
09/23/2016
09/27/2016
09/27/2016
09/27/2016
09/27/2016
09/27/2016
10/03/2016
09/27/2016
09/27/2016
09/27/2016
09/27/2016
09/27/2016
09/27/2016
09/27/2016
09/23/2016
09/23/2016
09/23/2016
09/23/2016
09/23/2016
09/23/2016
09/23/2016

09/27/2016
09/27/2016

09/27/2016
09/27/2016
09/27/2016
09/27/2016
09/23/2016
09/23/2016
09/23/2016
09/23/2016
09/23/2016
09/23/2016
09/27/2016

09/27/2016
09/27/2016
09/27/2016
09/27/2016
09/27/2016
09/27/2016
09/27/2016
09/23/2016
09/23/2016
09/23/2016
09/23/2016
09/23/2016
09/23/2016

09/27/2016
09/27/2016
09/27/2016

Description (Item)

SILVERSCRIPT AUGUST 2016
CMS MEDICARE SERVICE
SIGNAL LIGHT LID

AUGUST 2016 CLAIMS PAID
PIPE WRAP

FOAM SEALANT

TRAFFIC LIGHTS WALNUT/3RD
3735 - PULLEY ASSESMBLY
TRAFFIC LIGHTS ECR/OAK
TRAFFIC LIGHTS ECR/ELM
TRAFFIC LIGHTS ECR/TYLER
3738 - BACK HOE FILTER
3738 - BACK HOE FILTER
3738 - HYDRAULIC FILTER
PERC POND SUPPLIES

Defer Comp-Management
Defer Comp-Misc Employees
SDI

Medicare

Social Security

State Withholding

Federal Tax Withholding

STREET REHAB
STREET REJUVENATION

Fund 240 - LOCAL TRANSPORTATION FUND Total:

Payment Dates: 09/23/2016 - 10/06/2016

Account Number

230-320-52510.000
230-320-52510.000
230-320-65700.000
230-320-52510.000
230-320-65700.000
230-320-65700.000
230-320-64100.000
230-320-66300.000
230-320-64100.000
230-320-64100.000
230-320-64100.000
230-320-66300.000
230-320-66300.000
230-320-66300.000
230-320-65700.000
230-22430
230-22430
230-22225
230-22215
230-22215
230-22220
230-22210

Fund 230 - GAS TAX FUND Total:

240-903-83510.000
240-903-83510.000

SPECIAL ASSESSMENT ENGINEE... 263-360-63600.000

AUGUST 2016 CLAIMS PAID
LLMD LEXINGTON
VINEYARD GREEN

Defer Comp-Management
SDI

Medicare

Social Security

State Withholding

Federal Tax Withholding
LLMD MARIPOSA

Fund 263 - LLM #1 - LEXINGTON Total:

263-360-52510.000
263-360-64100.000
263-360-64100.000
263-22430
263-22225
263-22215
263-22215
263-22220
263-22210
263-360-64100.000

SPECIAL ASSESSMENT ENGINEE... 264-360-63600.000

AUGUST 2016 CLAIMS PAID
CODE BLUE PARK
ST. CHRISTOPHER PARK

264-360-52510.000
264-360-64500.000
264-360-64100.000

HUERTA RESIDENTIAL/VAZQUEZ..264-360-64100.000
ST. CHARLES COMMERCIAL AREA 264-360-64100.000

LLMD LAS MANZANITAS
Defer Comp-Management
SDI

Medicare

Social Security

State Withholding

Federal Tax Withholding

Fund 264 - LLM #2 - TERRA VERDE, ETC Total:

264-360-64100.000
264-22430
264-22225
264-22215
264-22215
264-22220
264-22210

SPECIAL ASSESSMENT ENGINEE... 265-360-63600.000

AUGUST 2016 CLAIMS PAID
LLMD LAS MANZANITAS

265-360-52510.000
265-360-64100.000

Amount

2.77
21.99
57.12

163.66
18.13
14.11

128.13

507.08
50.84
53.26
50.47

153.14

-20.56
80.17

9.38

27.06

167.49
38.10
122.74
524.86
101.48
450.93
2,740.35

12,752.50

641,764.65

654,517.15

175.00
3.80
134.29
77.24
1.50
0.33
1.06
4.52
1.52
4.72
80.56
484.54

175.00
3.80
11.40
43.46
133.93
157.32
36.06
1.50
0.33
1.06
4.52
1.52
4.72
574.62

175.00
6.45
10.83

10/7/2016 11:55:13 AM

Page 4 of 10



Expense Approval Report Payment Dates: 09/23/2016 - 10/06/2016

Vendor Name Payment Number Payment Date Description (Item) Account Number Amount
STATE STREET BANK & TRUST C... DFT0002032 09/23/2016 Defer Comp-Misc Employees 265-22430 10.50
STATE OF CALIFORNIA EDD DFT0002034 09/23/2016 SDI 265-22225 1.83
Internal Revenue Service DFT0002035 09/23/2016 Medicare 265-22215 5.90
Internal Revenue Service DFT0002036 09/23/2016 Social Security 265-22215 25.28
STATE OF CALIFORNIA EDD DFT0002037 09/23/2016 State Withholding 265-22220 4.36
Internal Revenue Service DFT0002038 09/23/2016 Federal Tax Withholding 265-22210 19.64
Fund 265 - SMD #1 Total: 259.79
Fund: 266 - SMD #2
MNS ENGINEERS, INC. 299915 09/27/2016 SPECIAL ASSESSMENT ENGINEE... 266-360-63600.000 175.00
BEN-E-LECT 299901 09/27/2016 AUGUST 2016 CLAIMS PAID 266-360-52510.000 6.45
STATE STREET BANK & TRUST C... DFT0002032 09/23/2016 Defer Comp-Misc Employees 266-22430 10.50
STATE OF CALIFORNIA EDD DFT0002034 09/23/2016 SDI 266-22225 1.84
Internal Revenue Service DFT0002035 09/23/2016 Medicare 266-22215 5.92
Internal Revenue Service DFT0002036 09/23/2016 Social Security 266-22215 25.26
STATE OF CALIFORNIA EDD DFT0002037 09/23/2016 State Withholding 266-22220 4.38
Internal Revenue Service DFT0002038 09/23/2016 Federal Tax Withholding 266-22210 19.64
Fund 266 - SMD #2 Total: 248.99
Fund: 291 - HOME GRANT
RANEY PLANNING AND MANAG...299921 09/27/2016 Terracina Oaks II-PW Base Servi... 291-610-63900.000 800.00
STATE STREET BANK & TRUST C... DFT0002030 09/23/2016 Defer Comp-Management 291-22430 4.69
STATE OF CALIFORNIA EDD DFT0002034 09/23/2016 SDI 291-22225 0.66
Internal Revenue Service DFT0002035 09/23/2016 Medicare 291-22215 2.12
Internal Revenue Service DFT0002036 09/23/2016 Social Security 291-22215 9.10
STATE OF CALIFORNIA EDD DFT0002037 09/23/2016 State Withholding 291-22220 4.17
Internal Revenue Service DFT0002038 09/23/2016 Federal Tax Withholding 291-22210 11.83
RANEY PLANNING AND MANAG...299921 09/27/2016 Base Services 291-610-63900.000 125.00
Fund 291 - HOME GRANT Total: 957.57
Fund: 297 - GREENFIELD SCIENCE WORKSHOP
U.S. BANK 299835 09/23/2016 AMAZON - GLUE FOR BIKE PAT... 297-597-65500.000 13.10
U.S. BANK 299835 09/23/2016 DITIGAL MICROSCOPE 297-597-65500.000 74.00
U.S. BANK 299835 09/23/2016 AMAZON - ANALOG MICROSCO... 297-597-65500.000 88.20
U.S. BANK 299835 09/23/2016 SMART & FINAL - WHALE WAT... 297-597-65500.000 12.31
U.S. BANK 299835 09/23/2016 FASTRIP - ARROYO SECO - ICE F... 297-597-65500.000 12.01
U.S. BANK 299835 09/23/2016 FOOD MAXX - ARROYO SECO TR...297-597-65500.000 3.98
U.S. BANK 299835 09/23/2016 WALMART - MOTION SICKNESS... 297-597-65500.000 9.12
U.S. BANK 299835 09/23/2016 FOOD MAXX - ARROYO SECO TR...297-597-65500.000 9.92
U.S. BANK 299835 09/23/2016 GIS - T-SHIRT CANNON 297-597-65500.000 64.20
U.S. BANK 299835 09/23/2016 BLUE OCEAN WHALE WATCH 297-597-65500.000 180.00
U.S. BANK 299835 09/23/2016 FOODS CO - SKEWERS FOR GEN... 297-597-65500.000 8.69
U.S. BANK 299835 09/23/2016 AMAZON - PORTABLE BIKE PU... 297-597-65500.000 15.20
U.S. BANK 299835 09/23/2016 HARBOR FREIGHT TOOLS - WEL... 297-597-65500.000 34.88
U.S. BANK 299835 09/23/2016 LA PLAZA BAKERY - TRANING 297-597-65500.000 35.32
U.S. BANK 299835 09/23/2016 AMAZON - LIGHT FOR MICROS... 297-597-65500.000 5.46
U.S. BANK 299835 09/23/2016 GIS - T-SHIRT CANNON 297-597-65500.000 16.53
U.S. BANK 299835 09/23/2016 SMART&FINAL - BALLOONS/ST... 297-597-65500.000 12.75
U.S. BANK 299835 09/23/2016 AMAZON - WELDING JACKETS 297-597-65500.000 45.84
U.S. BANK 299835 09/23/2016 LITTLE CAESARS - GARDEN WO... 297-597-65500.000 17.48
U.S. BANK 299835 09/23/2016 FOODS CO - BIKING TRIP - LUN... 297-597-65500.000 12.43
U.S. BANK 299835 09/23/2016 HARBOR FREIGHT TOOLS - RAT... 297-597-65500.000 23.99
U.S. BANK 299835 09/23/2016 WALMART - PONY BEADS FOR ... 297-597-65500.000 2.15
U.S. BANK 299835 09/23/2016 BARNES WELDING SUPPLY - WE... 297-597-65500.000 55.94
U.S. BANK 299835 09/23/2016 O'REILLY - OIL FOR WHITE VAN  297-597-66100.000 6.55
STATE OF CA DEPT. OF JUSTICE 299924 09/27/2016 FINGERPRINTS 297-597-68100.000 128.00
STATE OF CALIFORNIA EDD DFT0002034 09/23/2016 SDI 297-22225 24.27
Internal Revenue Service DFT0002035 09/23/2016 Medicare 297-22215 78.20
Internal Revenue Service DFT0002036 09/23/2016 Social Security 297-22215 334.36
STATE OF CALIFORNIA EDD DFT0002037 09/23/2016 State Withholding 297-22220 51.53
Internal Revenue Service DFT0002038 09/23/2016 Federal Tax Withholding 297-22210 252.85
Fund 297 - GREENFIELD SCIENCE WORKSHOP Total: 1,629.26
10/7/2016 11:55:13 AM Page 5 of 10



Expense Approval Report

Vendor Name

Payment Number

Fund: 390 - CAPITAL PROJECTS FUND

MNS ENGINEERS, INC.

Fund: 503 - SEWER FUND
CARMEL AREA WASTEWATER D...
MONTEREY COUNTY PETROLE...
U.S. BANK

U.S. BANK

U.S. BANK

FERGUSON ENTERPRISES INC. 7...
GREENFIELD TRUE VALUE
BEN-E-LECT

BEN-E-LECT

BEN-E-LECT

CASEY PRINTING

CASEY PRINTING

STATE STREET BANK & TRUST C...
STATE STREET BANK & TRUST C...
STATE STREET BANK & TRUST C...
STATE OF CALIFORNIA EDD
Internal Revenue Service
Internal Revenue Service

STATE OF CALIFORNIA EDD
Internal Revenue Service

TYLER TECHNOLOGIES

PG&E CFM/PPC DEPARTMENT

Fund: 504 - WATER FUND

U.S. BANK

U.S. BANK

FERGUSON ENTERPRISES INC. 7...
GREENFIELD TRUE VALUE

PARTS & SERVICE CENTER
BEN-E-LECT

BEN-E-LECT

AT&T

SHORE CHEMICAL COMPANY, |...
CASEY PRINTING

CASEY PRINTING

PACIFIC GAS & ELECTRIC

PACIFIC GAS & ELECTRIC

PACIFIC GAS & ELECTRIC

STATE STREET BANK & TRUST C...
STATE STREET BANK & TRUST C...
STATE STREET BANK & TRUST C...
STATE OF CALIFORNIA EDD
Internal Revenue Service
Internal Revenue Service

STATE OF CALIFORNIA EDD
Internal Revenue Service

TYLER TECHNOLOGIES

299915

299902
299916
299835
299835
299835
299907
299909
299901
299901
299901
299903
299903
DFT0002030
DFT0002031
DFT0002032
DFT0002034
DFT0002035
DFT0002036
DFT0002037
DFT0002038
299950
299941

299835
299835
299907
299909
299920
299901
299901
299899
299922
299903
299903
299919
299919
299919
DFT0002030
DFT0002031
DFT0002032
DFT0002034
DFT0002035
DFT0002036
DFT0002037
DFT0002038
299950

Payment Date

09/27/2016

09/27/2016
09/27/2016
09/23/2016
09/23/2016
09/23/2016
09/27/2016
09/27/2016
09/27/2016
09/27/2016
09/27/2016
09/27/2016
09/27/2016
09/23/2016
09/23/2016
09/23/2016
09/23/2016
09/23/2016
09/23/2016
09/23/2016
09/23/2016
10/03/2016
10/03/2016

09/23/2016
09/23/2016
09/27/2016
09/27/2016
09/27/2016
09/27/2016
09/27/2016
09/27/2016
09/27/2016
09/27/2016
09/27/2016
09/27/2016
09/27/2016
09/27/2016
09/23/2016
09/23/2016
09/23/2016
09/23/2016
09/23/2016
09/23/2016
09/23/2016
09/23/2016
10/03/2016

Description (Item)

PD HOLDING CELL IMPROVEME...
Fund 390 -

HYDRO JET TRUCK

CLARIFIER OIL

CMS MEDICARE SERVICE
SILVERSCRIPT AUGUST 2016
HOME DEPOT - TOOLS/DRAIN K...
SAFETY VESTS

SHOVEL

AUGUST 2016 CLAIMS PAID
AUGUST 2016 CLAIMS PAID
AUGUST 2016 CLAIMS PAID
UTILITY BILLS AUGUST 2016
UTILITY BILLS AUGUST 2016
Defer Comp-Management
Defer Comp-Mid Management
Defer Comp-Misc Employees
SDI

Medicare

Social Security

State Withholding

Federal Tax Withholding
UTILITY BILLING ONLINE COMP...
GAS/ELECTRIC AGREEMENT FOR..

CMS MEDICARE SERVICE
SILVERSCRIPT AUGUST 2016
SAFETY VESTS

SHOVEL

3737-0IL

AUGUST 2016 CLAIMS PAID
AUGUST 2016 CLAIMS PAID
WATER CIRCUITS

SODIUM HYPOCHLORITE
UTILITY BILLS AUGUST 2016
UTILITY BILLS AUGUST 2016
10TH STREET WELL
13TH/OAK WELL

13TH/OAK WELL

Defer Comp-Management
Defer Comp-Mid Management
Defer Comp-Misc Employees
SDI

Medicare

Social Security

State Withholding

Federal Tax Withholding
UTILITY BILLING ONLINE COMP...

Payment Dates: 09/23/2016 - 10/06/2016

Account Number

390-902-89605.000
CAPITAL PROJECTS FUND Total:

503-950-81510.000
503-335-66400.000
503-330-52510.000
503-330-52510.000
503-333-65700.000
503-330-65200.000
503-330-65700.000
503-330-52510.000
503-333-52510.000
503-335-52510.000
503-191-61200.000
503-191-63800.000
503-22430
503-22430
503-22430
503-22225
503-22215
503-22215
503-22220
503-22210
503-191-63300.000
503-950-89620.000
Fund 503 - SEWER FUND Total:

504-340-52510.000
504-340-52510.000
504-340-65200.000
504-345-65700.000
504-340-66100.000
504-340-52510.000
504-345-52510.000
504-345-64500.000
504-345-65700.000
504-191-61200.000
504-191-63800.000
504-345-64100.000
504-345-64100.000
504-345-64200.000
504-22430
504-22430
504-22430
504-22225
504-22215
504-22215
504-22220
504-22210
504-191-63300.000
Fund 504 - WATER FUND Total:

Grand Total:

Amount

2,700.00
2,700.00

15,000.00
377.12
36.64
4.62
26.90
22.92
31.93
155.03
1,080.92
602.20
210.69
151.70
45.09
33.00
90.53
90.31
290.88
1,243.60
234.35
1,008.68
37.50

17,623.89

38,398.50

36.64
4.62
22.92
31.92
68.95
134.55
327.76
70.64
1,725.15
210.69
151.70
10,991.39
4,183.27
8.39
45.10
17.00
54.47
50.43
162.66
695.50
112.16
520.72
37.50
19,664.13

994,284.40

10/7/2016 11:55:13 AM
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Expense Approval Report

Fund

100 - GENERAL FUND

213 - PARKS
215 - CDBG Fund

Fund Summary

220 - Supplemental Transactions & Use Tax Fund (V & W)

230 - GAS TAX FUND

240 - LOCAL TRANSPORTATION FUND

263 - LLM #1 - LEXINGTON
264 - LLM #2 - TERRA VERDE, ETC

265 -SMD #1
266 - SMD #2

291 - HOME GRANT

297 - GREENFIELD SCIENCE WORKSHOP

390 - CAPITAL PROJECTS FUND

503 - SEWER FUND
504 - WATER FUND

Account Number

100-101-63100.000
100-101-65100.000
100-101-67300.111
100-101-68200.000
100-110-52510.000
100-110-61500.000
100-110-65100.000
100-110-65300.000
100-110-67200.000
100-110-68300.000
100-111-61400.000
100-111-63900.000
100-111-64100.000
100-111-64200.000
100-111-64500.000
100-111-65600.000
100-111-65700.000
100-111-72200.000
100-125-63200.000
100-125-64900.000
100-150-63100.000
100-170-52510.000
100-170-61400.000
100-170-67600.000
100-170-68300.000
100-170-68400.000
100-190-52510.000
100-190-61400.000
100-190-63300.000
100-190-68300.000
100-191-64400.000
100-201-52510.000
100-201-64600.000
100-201-65100.000
100-201-65600.000
100-201-67100.000
100-201-68100.000
100-215-52510.000

Grand Total:

Account Summary

Account Name
Administration Services
General Operating Suppli...

Other Meals & Travel - M...

Community Outreach
Health Insurance

Small Office Equipment
General Operating Suppli...
Technology Operating Su...
Other Training
Memberships

Office Supplies

General Services
Electricity

Gas Utility

Phone Charges
Janitorial Supplies
Public Works Supplies
Minor Building Projects
Technology Services
Other Utilities
Administration Services
Health Insurance

Office Supplies
Publications
Membership

Municipal Election Costs
Health Insurance

Office Supplies

Financial Services
Memberships

Waste Disposal

Health Insurance

Cell Phone Charges
General Operating Suppli...
Janitorial Supplies
Meetings & Conferences
Recruitment

Health Insurance

Payment Dates: 09/23/2016 - 10/06/2016

Report Summary

Payment Amount
222,542.05
13,508.31
17,343.77
18,715.37
2,740.35
654,517.15
484.54
574.62
259.79
248.99
957.57
1,629.26
2,700.00
38,398.50
19,664.13
994,284.40

Payment Amount
630.00
53.40
59.03
92.23
471.78
422.50
217.98
547.86
39.00
549.00
141.88
227.50
2,808.85
161.02
1,623.00
229.45
8.19
3,043.50
8,945.00
927.73
14,459.83
123.00
18.13
176.00
130.00
248.01
162.00
22.88
8,000.00
53.74
132,008.15
2,240.17
121.76
1,137.04
145.48
210.00
200.00
1,955.43

10/7/2016 11:55:13 AM
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Expense Approval Report

Account Number
100-215-61400.000
100-215-63400.000
100-215-64600.000
100-215-65100.000
100-215-65200.000
100-215-65300.000
100-215-65400.000
100-215-66100.000
100-215-66200.000
100-215-67100.000
100-215-67200.000
100-215-68100.000
100-215-71200.000
100-22210
100-22215
100-22220
100-22225
100-22320
100-22340
100-22430
100-22435
100-230-63400.000
100-230-65400.000
100-230-65900.000
100-26001
100-310-52510.000
100-310-61100.000
100-310-61200.000
100-310-61400.000
100-310-63900.000
100-310-65200.000
100-310-65600.000
100-310-67200.000
100-311-52510.000
100-311-66200.000
100-550-52510.000
100-550-65700.000
100-550-66300.000
100-601-52510.000
100-601-61400.000
100-601-63600.000
100-601-67200.000
213-22210
213-22215
213-22220
213-22225
213-22430
213-905-87513.000
215-22210
215-22215
215-22220
215-22225
215-22430
215-310-73535.435
215-950-85515.432
220-215-52510.000
220-215-68100.192
220-22210

Account Summary

Account Name

Office Supplies

Police Services

Cell Phone Charges
General Operating Suppli...
Uniforms/Personnel Equi...
Technology Supplies
Police Supplies

Gasoline & Oil

Vehicle Maintenance
Meetings and Conferences
Other Training
Recruitment

Facilities Equipment
Federal Withholding Tax ...
FICA Payable

State Withholding Tax Pa...
S.D.l. Payable

Medical Benefits Payable

Long-Term Disability Paya...

Deferred Comp Payable
PERS Loan Payable
Animal Control Services
Police Supplies

Building Maintenance Su...
Suspense Account

Health Insurance

Postage

Printing and Copying
Office Supplies

General Services
Uniforms/Personnel Equi...
Janitorial Supplies

Other Training

Health Insurance

Vehicle Maintenance
Health Insurance

Public Works Supplies
General Operations Equi...
Health Insurance

Office Supplies

Community Development...

Other Training

Federal Withholding Tax ...
FICA Payable

State Withholding Tax Pa...
S.D.l. Payable

Deferred Comp Payable

Prop 84 Greenfield Comm...

Federal Withholding Tax ...
FICA Payable

State Withholding Tax Pa...
S.D.l. Payable

Deferred Comp Payable
CDBG Planning Studies
CDBG Wastewater Treat...
Health Insurance
Recruitment

Federal Withholding Tax ...

Payment Dates: 09/23/2016 - 10/06/2016

Payment Amount
488.62
300.00

1,263.41
219.85
203.37

1,246.65

1,422.35

38.00
32.01
30.00
178.50
96.00
157.60
9,897.89
11,576.02

3,377.45
631.19

1,210.95

1,115.00

1,197.51
120.34

61.50
93.96
57.21
35.49
92.45
31.45
125.84
127.43
104.00
469.90
13.50
207.00
489.80
10.69
29.25
4.13
7.53
774.41
18.48

2,010.48

364.32
15.77
15.00
5.56

0.88

6.25
13,464.85
19.72
18.70
6.94

1.10

7.81
5,787.00
11,502.50
4,604.30
66.00
4,949.40

10/7/2016 11:55:13 AM
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Expense Approval Report

Account Number
220-22215
220-22220
220-22225
220-22430
220-22450
220-551-63900.000
230-22210
230-22215
230-22220
230-22225
230-22430
230-320-52510.000
230-320-63900.000
230-320-64100.000
230-320-65700.000
230-320-66300.000
240-903-83510.000
263-22210
263-22215
263-22220
263-22225
263-22430
263-360-52510.000
263-360-63600.000
263-360-64100.000
264-22210
264-22215
264-22220
264-22225
264-22430
264-360-52510.000
264-360-63600.000
264-360-64100.000
264-360-64500.000
265-22210
265-22215
265-22220
265-22225
265-22430
265-360-52510.000
265-360-63600.000
265-360-64100.000
266-22210
266-22215
266-22220
266-22225
266-22430
266-360-52510.000
266-360-63600.000
291-22210
291-22215
291-22220
291-22225
291-22430
291-610-63900.000
297-22210
297-22215
297-22220

Account Summary

Account Name
FICA Payable

State Withholding Tax Pa...

S.D.l. Payable
Deferred Comp Payable

Wage Garnishments Paya...

General Services

Federal Withholding Tax ...

FICA Payable

State Withholding Tax Pa...

S.D.l. Payable

Deferred Comp Payable
Health Insurance

General Services
Electricity

Public Works Supplies
General Operations Equi...

Street Improvement Proje...
Federal Withholding Tax ...

FICA Payable

State Withholding Tax Pa...

S.D.l. Payable
Deferred Comp Payable
Health Insurance

Assessment District Consu...

Electricity

Federal Withholding Tax ...

FICA Payable

State Withholding Tax Pa...

S.D.l. Payable
Deferred Comp Payable
Health Insurance

Assessment District Consu...

Electricity
Phone Charges

Federal Withholding Tax ...

FICA Payable

State Withholding Tax Pa...

S.D.l. Payable
Deferred Comp Payable
Health Insurance

Assessment District Consu...

Electricity

Federal Withholding Tax ...

FICA Payable

State Withholding Tax Pa...

S.D.l. Payable
Deferred Comp Payable
Health Insurance

Assessment District Consu...
Federal Withholding Tax ...

FICA Payable

State Withholding Tax Pa...

S.D.l. Payable
Deferred Comp Payable
General Services

Federal Withholding Tax ...

FICA Payable

State Withholding Tax Pa...

Payment Dates: 09/23/2016 - 10/06/2016

Payment Amount
5,660.88
1,749.18

333.00
400.00
802.61
150.00
450.93
647.60
101.48
38.10
194.55
188.42
18.00
282.70
98.74
719.83
654,517.15
4.72
5.58
1.52
0.33
1.50
3.80
175.00
292.09
4.72
5.58
1.52
0.33
1.50
3.80
175.00
370.77
11.40
19.64
31.18
4.36
1.83
10.50
6.45
175.00
10.83
19.64
31.18
4.38
1.84
10.50
6.45
175.00
11.83
11.22
4.17
0.66
4.69
925.00
252.85
412.56
51.53

10/7/2016 11:55:13 AM
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Expense Approval Report

Account Number
297-22225
297-597-65500.000
297-597-66100.000
297-597-68100.000
390-902-89605.000
503-191-61200.000
503-191-63300.000
503-191-63800.000
503-22210
503-22215
503-22220
503-22225
503-22430
503-330-52510.000
503-330-65200.000
503-330-65700.000
503-333-52510.000
503-333-65700.000
503-335-52510.000
503-335-66400.000
503-950-81510.000
503-950-89620.000
504-191-61200.000
504-191-63300.000
504-191-63800.000
504-22210
504-22215
504-22220
504-22225
504-22430
504-340-52510.000
504-340-65200.000
504-340-66100.000
504-345-52510.000
504-345-64100.000
504-345-64200.000
504-345-64500.000
504-345-65700.000

Project Account Key
**None**

Account Summary

Account Name
S.D.l. Payable
Recreation Supplies
Gasoline & Oil
Recruitment

Police Department Impro...

Printing and Copying

Utility Billing Financial Ser...

Utility Bill Services

Federal Withholding Tax ...
FICA Payable

State Withholding Tax Pa...
S.D.l. Payable

Deferred Comp Payable
Health Insurance

Uniforms / Personnel Equ...

Public Works Supplies
Health Insurance
Public Works Supplies
Health Insurance

Sewer Operations Eqt Ma...

Vehicles - Replacement

Field of Greens Solar Ener...

Printing and Copying

Utility Billing Financial Ser...

Utility Bill Services

Federal Withholding Tax ...
FICA Payable

State Withholding Tax Pa...
S.D.l. Payable

Deferred Comp Payable
Health Insurance

Uniforms / Personnel Equ...

Gasoline & Oil

Health Insurance

Electricity

Gas Utility

Phone Charges

Water Production Supplies
Grand Total:

Project Account Summary

Grand Total:

Payment Dates: 09/23/2016 - 10/06/2016

Payment Amount
24.27
753.50
6.55
128.00
2,700.00
210.69
37.50
151.70
1,008.68
1,534.48
234.35
90.31
168.62
196.29
22.92
31.93
1,080.92
26.90
602.20
377.12
15,000.00
17,623.89
210.69
37.50
151.70
520.72
858.16
112.16
50.43
116.57
175.81
22.92
68.95
327.76
15,174.66
8.39
70.64
1,757.07
994,284.40

Payment Amount
994,284.40
994,284.40

10/7/2016 11:55:13 AM
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City Council Minutes
September 27, 2016
Page | 1

CITY COUNCIL MINUTES
CITY COUNCIL MEETING OF SEPTEMBER 27, 2016
CALL TO ORDER

Mayor Huerta called the meeting to order at 6:00 p.m. Mayor Huerta announced that
the special meeting would be deferred until the closed session of the regular meeting.

ROLL CALL

PRESENT: Mayor Huerta, Mayor Pro-tem Rodriguez, Councilmember Walker,
Torres and Santibafiez

ABSENT: None

STAFF: City Manager Stanton, Community Services Director Steinmann,
Chief of Police Fresé, Commander Allen, City Attorney Faught, City
Clerk Rathbun

GUESTS: Susan Miller, Andrew Tipton, Candi DePauw, Jessica Bautista,
Yanely Martinez, Beatriz Diaz, Jessica Diaz, Irene Garcia, Will
Lewallen, Debbie Benavides, Kuei Villa, Albert Villa, Efrain
Aguilera, Ramiro Lugo, Doug Halley, Olivia Halley, Christian Tapia,
Michael Tidwell, Monica Alcantar, Maria Elena Morales, Bob
Lockwood, Stephanie Garcia, Yrma Rendon

INVOCATION

Invocation was by Pastor Andrew Salinas.
PLEDGE OF ALLEGIANCE
All recited the Pledge of Allegiance.

PUBLIC COMMENTS FROM THE AUDIENCE REGARDING ITEMS NOT ON THE
AGENDA

Irene Garcia stated that she had concerns regarding the trash that goes everywhere;
too much chlorine in the water and all the dogs and cats that poop everywhere and
asked that the City look into these issues.

Beatriz Diaz stated that in her neighborhood there was always a strong marijuana smell

and asked that the police department look into it. She thanked the Chief of Police and
City Manager for their service.
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Kuei Villa stated that she couldn’t find a handicapped parking place in front of City Hall
again and that it was the second time. She also stated that she was against marijuana.

Albert Villa thanked Ms. Stanton for taking time out and speaking with him and his wife
regarding their concerns. He also stated that he was against marijuana.

Will Lewallen stated that Hartnell was awarded a million dollar grant and asked that the
City support Measure T and explained what the bond was for.

Candi DePauw, South County for Hartnell College representative, explained the
programs at Hartnell College and asked for the Council’s support of Measure T.

Stephanie Garcia read the statement regarding the Triqui community extortion from the
District Attorney’s office. She also thanked Chief of Police Fresé.

CONSENT CALENDAR

A MOTION by Councilmember Walker, seconded by Councilmember Torres to approve
the consent calendar including City of Greenfield Warrants #299765 through
#299834 and Bank Drafts #1987 through #2039 in the amount of
$811,522.00, Approve Minutes of the September 13, 2016 City Council
Meeting, Resolution #2016-79, “A Resolution of the City Council of
the City of Greenfield Approving an Application for Authorization to
Access State and Federal Level Summary Criminal History
Information for Employment including Volunteers and Contractors,
and for Licensing or Certification purposes” and adopt Resolution
#2016-80 “A Resolution of the City Council of the City of Greenfield
Amending the Employee Salary and Classification Plan”. All in favor.
Motion carried.

MAYOR’'S PRESENTATIONS, PROCLAMATIONS, COMMUNICATIONS,
RESOLUTIONS

PRESENTATION BY COMMANDER GREGORY ALLEN

Commander Allen thanked Chief of Police Fresé for her dedication to Greenfield and
the police department.

Chief of Police Fresé thanked the community, Council and police department.

PROCLAMATION OF THE CITY OF GREENFIELD PROCLAIMING
SEPTEMBER NATIONAL ADDICTION AND RECOVERY MONTH

Mayor Huerta proclaimed September as National Addiction and Recover
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Month.

PROCLAMATION OF THE CITY OF GREENFIELD PROCLAIMING
OCTOBER 7-16, 2016 AS BINATIONAL HEALTH WEEK

Mayor Huerta proclaimed October 7 -16, 2016 as Binational Health Week.
PUBLIC HEARING

ADOPT A RESOLUTION OF THE CITY COUNCIL OF THE CITY OF
GREENFIELD APPROVING A FRANCHISE RENEWAL AGREEMENT
BETWEEN THE CITY OF GREENFIELD, CITY OF SOLEDAD, CITY OF
GONZALES AND TRI-CITIES DISPOSAL AND RECYCLING SERVICES,
INC. FROM JANUARY 1, 2017 THROUGH JUNE 30, 2025 IN
SUBSTANTIAL FORM AND CONTENT AND AUTHORIZING THE CITY
MANAGER TO EXECUTE SAID AGREEMENT ON BEHALF OF
GREENFIELD AND APPROVING THE FY 2016-2017 GARBAGE
COLLECTION DISPOSAL RATES

RESOLUTION #2016-81

Staff report was given by City Manager Stanton.
Mayor Huerta opened the public hearing at 6:35 p.m.

Irene Garcia and Beatriz Diaz stated that they didn’t agree with the garage
rate increase.

Kuei Villa stated that the contract should include accountability and
performance measures.

Mayor Huerta closed the public hearing at 6:39 p.m.

Mayor Huerta suggested that residents speak with Councilmember Torres
regarding the complaints.

Councilmember Walker stated that Tri-Cities was an excellent company and
the fee was minimal.

Mayor Pro-tem Rodriguez stated that the contract did include accountability
and street sweeping after they picked up the trash.

A MOTION by Councilmember Santibafiez, seconded by Councilmember
Torres to adopt Resolution #2016-81, “A Resolution of the City
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Council of the City of Greenfield Approving a Franchise Renewal
Agreement Between the City of Greenfield, City of Soledad, City of
Gonzales and Tri-Cities Disposal and Recycling Services, Inc. from
January 1, 2017 through June 30, 2025 in Substantial Form and
Content and Authorizing the City Manager to Execute Said
Agreement on Behalf of Greenfield and Approving the FY 2016-2017
Garbage Collection Disposal Rates”. All in favor. Motion carried.

CITY COUNCIL BUSINESS

ADOPT A RESOLUTION OF THE CITY COUNCIL OF THE CITY OF
GREENFIELD APPROVING AN AGREEMENT WITH GREGORY ALLEN
AS ACTING CHIEF OF POLICE

RESOLUTION #2016-82

Staff report was given by City Manager Stanton.

Irene Garcia, Stephanie Garcia, Beatriz Diaz, Jose Vazquez, Juergen
Smith, Robert Lockwood and Yanely Martinez thanked the Chief of Police
for her service and agreed that Commander Allen would be an excellent
choice as Acting Chief.

A MOTION by Councilmember Torres, seconded by Councilmember
Walker to adopt Resolution #2016-82, “A Resolution of the City
Council of the City of Greenfield Approving an Agreement with
Gregory Allen as Acting Chief of Police”. All in favor. Motion carried.

APPROVAL OF THE MEDICAL MARIJUANA FACILITY REVIEW
COMMITTEE

Staff report was given by City Manager Stanton. She stated that David
McPherson recommended that the Fire Marshall also be included on the
committee and that there not be any Councilmembers on the board.

There was discussion among the Council regarding the members for this
committee and it was the consensus of the Council to replace the
Councilmember with a resident.

Yrma Rendon suggested that this be tabled until a new city manager was
hired.
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Kuei Villa and Albert Villa stated that there should be more residents on the
committee and that they were against it and if the law prohibits someone
from serving on this committee if they are against marijuana.

Bob Lockwood stated that the American Legion had not endorsed this either
way. He suggested that there be one to two residents on the committee.

Juergen Smith asked the City do an environmental impact report.

Maria Corralejo suggested that the City put out a good education program to
educate the public.

City Manager Stanton stated that the committee was a technical committee
not a review committee.

A MOTION by Mayor Pro-tem Rodriguez, seconded by Councilmember
Torres to approve a Medical Marijuana Facility Review Committee to include
City Manager, Chief of Police, Community Services Director, Fire Marshall,
Planning Commission Chair, member of clergy and resident of the
community. All in favor. Motion carried.

DISCUSSION REGARDING PROPOSED ORDINANCE OF THE CITY OF
GREENFIELD AMENDING CHAPTER 17.26 AND 17.98 OF THE
GREENFIELD MUNICIPAL CODE REGARDING MEDICAL MARIJUANA
FACILITIES

Staff report was given by City Manager Stanton.

Mayor Huerta stated that he was not in favor of any amendment at this
time.

There was discussion regarding the zoning for medical marijuana facilities.
City Attorney Faught explained the zoning and the proposed ordinance.
Mayor Pro-tem Rodriguez stated that it should clearly state where these
facilities could or not go.

David Poole, Rich de la Rosa, Steve Kim, Mark Putney and Sam Palma stated
that there should be some flexibility in the Highway Commercial and allow
facilities through the CUP process. They stated that the City had previously
told them that this use was allowed in the Highway Commercial area.

Kuei Villa asked that this be placed on hold and the issues be resolved
before making any decisions.
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Pastor Ramiro Lugo wanted to go on record that the Council voted against
the people on the medical marijuana issue.

Stephanie Garcia asked that this industry be patient and if the facilities could
not go in certain parcels, then it could not be done there.

Rachel Ortiz stated that these applicants had invested lots of money in
Greenfield and for the Council to tell them they could not do it now was not
fair.

Andrew Tipton, Planning Commission Chair, stated that Title 17 of the
Greenfield Municipal Code overruled every chapter, including 5.28.

Doug Halley stated that the highway commercial zoning should be revised
because the zoning was not necessary.

Michael Tidwell stated that he was in shock that the City was changing their
mind again especially since there had been a lot of money invested in
Greenfield.

Councilmember Walker stated that green houses on El Camino Real would
not look good and would like to keep chapter 5.28 as it was.

Councilmember Santibaiez stated that it was unfortunate that this went
down this way; however, believe it should be re-evaluated.

Councilmember Torres stated that she agreed with Councilmember
Santibafiez and would like to look at this again.

Councilmember Santibafiez requested that a map with the zoning on it and
the locations of the potential facilities be given to Council.

Mayor Pro-tem Rodriguez stated that the Council needed to do what was
best for the City.

City Manager Stanton stated that the Council needed to speak with the
Interim City Manager and how it would impact EI Camino Real as a whole.

This was an informational item.
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ADOPT A RESOLUTION OF THE CITY COUNCIL OF THE CITY OF
GREENFIELD CALLING AND GIVING NOTICE OF THE HOLDING OF A
SPECIAL ELECTION TO BE HELD ON JANUARY 24, 2017 AND
REQUESTING THAT THE COUNTY OF MONTEREY CONDUCT SUCH
ELECTION AND CONSOLIDATE IT WITH ANY OTHER ELECTION TO BE
HELD

RESOLUTION #2016-83

Staff report was given by City Clerk Rathbun.

City Attorney Faught asked that there a provision in the resolution that
this election be an all-mail in ballot if the Council chose that option.

Beatriz Diaz, Yrma Rendon, Maria Corralejo and Yanely Martinez stated
that they were not in favor of the recall election.

Rachel Ortiz stated that basically it was a done deal and the only thing
that needed to be done was to choose whether it was mail in or not.

Kuei Villa stated that Councilmember Torres should have been called out
of order and should not scold the public.

Councilmember Walker stated that he was not into the mail in election.
He stated that he would like to have a traditional polling place for the
election.

City Attorney Faught said that the Council did not have to decide tonight
if they wanted to have an all-mail in election. She stated that they had
until the end of October.

A MOTION by Mayor Pro-tem Rodriguez to adopt Resolution #2016-
83, “A Resolution of the City Council of the City of Greenfield Calling
and Giving Notice of the Holding of a Special Election to be Held on
January 24, 2017 and Requesting that the County of Monterey
Conduct Such Election and Consolidate it with any Other Election to
be Held” and notify the Secretary of State that this election would be an all-
mail-in ballot election. Motion died due to lack of second.
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A MOTION by Councilmember Santibafiez, seconded by Mayor Pro-tem
Rodriguez to adopt Resolution #2016-83, “A Resolution of the City
Council of the City of Greenfield Calling and Giving Notice of the
Holding of a Special Election to be Held on January 24, 2017 and
Requesting that the County of Monterey Conduct Such Election and
Consolidate it with any Other Election to be Held”. AYES: Mayor
Huerta, Mayor Pro-tem Rodriguez, Councilmembers Walker and Santibafez.
NOES: Councilmember Torres. Motion carried.

ADOPT A RESOLUTION OF THE CITY COUNCIL OF THE CITY OF
GREENFIELD AWARDING A PUBLIC WORKS CONSTRUCTION
CONTRACT IN THE AMOUNT OF $668,255.00 TO F. LODUCA
COMPANY, TO CONSTRUCT THE ATP SIDEWALK AND BIKE ROUTE
IMPROVEMENT PROJECT

RESOLUTION #2016-84

Staff report was given by Community Services Director Steinmann.

Kuei Villa and Albert Villa stated that they wanted to make sure that the
sidewalks were handicapped / wheelchair accessible.

Irene Garcia stated that she agreed with fixing the sidewalk however the
City should concentrate on the down town area.

Beatriz Diaz stated that the sidewalks at 5" and Maple needed be fixed.

A MOTION by Councilmember Santibafiez, seconded by Councilmember
Walker to adopt Resolution #2016-84, “A Resolution of the City
Council of the City of Greenfield Awarding a Public Works
Construction Contract in the Amount of $668,255.00 to F. Loduca
Company, to Construct the ATP Sidewalk and Bike Route
Improvement Project”. All in favor. Motion carried.

CONSIDERATION OF INVESTIGATION REPORT ON CERTAIN ACTIONS
OF MAYOR HUERTA, AND CONSIDERATION OF FORMAL
DISAPPROVAL OF THOSE ACTIONS, UP TO ADOPTION OF A
RESOLUTION OF CENSURE

Report was given by City Attorney Faught.

Beatriz Diaz, Maria Corralejo, Irene Garcia, Yanely Martinez, Efrain Aguilera and Yrma
Rendon stated that they did not agree with the report and supported the Mayor.
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Kuei Villa stated that a person was innocent until proven guilty.

Albert Villa asked how to get a copy of the report.

Sal Palma and Mark Putney stated that their meetings with the Mayor had always been
very professional and the Mayor’'s main concern was bringing jobs to Greenfield and

investing in Greenfield.

Jessica Bautista read a statement regarding the Mayor and stated that she agreed with
the report and asked that the Council take formal action regarding this matter.

Stephanie Garcia read some areas of the investigation report and stated that she
agreed with the report.

Mayor Huerta read his response to the investigation.

Mayor Pro-tem Rodriguez outlined the findings of the report and asked that the Council
consider approval of the resolution.

Councilmember Walker and Councilmember Santibafiez stated that the Mayor was
wrong regarding the actions he took.

A MOTION by Mayor Pro-tem Rodriguez, seconded by Councilmember Santibafiez to
adopt Resolution #2016-85, “ A Resolution of the City Council of the City of
Greenfield Censuring Mayor Huerta”. AYES: Mayor Pro-tem Rodriguez,
Councilmembers Walker and Santibafiez. NOES: Mayor Huerta and Councilmember
Torres. Motion carried.

ADJOURN TO CLOSED SESSION

PUBLIC EMPLOYEE PE APPOINTMENT
TITLE: CITY ATTORNEY

Meeting adjourned to closed session at 9:55 p.m.
RECONVENE TO OPEN SESSION
Meeting reconvened to open session at 10:18 p.m.

City Attorney Faught announced that the City Council unanimously approved appointing
Mary Lerner, Lozano Smith as the city attorney.
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BRIEF REPORTS ON CONFERENCES, SEMINARS, AND MEETINGS ATTENDED
BY MAYOR AND CITY COUNCIL

Councilmember Torres announced that the Salinas Valley Solid Waste Authority had a
program available that would donate $1,500 to a non-profit organization that began a
recycling program.

COMMENTS FROM CITY COUNCIL

Councilmember Torres stated that she would miss City Manager Stanton and wished
her the best of luck and that she was a great asset to Greenfield.

Councilmember Santibafiez wished City Manager Stanton best of luck and thanked her
for serving our community.

Councilmember Walker stated that City Manager Stanton was a big asset to the
community and that she was top notch and would miss her. He also thanked the Chief
of Police Fresé and wished her well and congratulated Commander Allen.

Mayor Pro-tem Rodriguez expressed his appreciation to City Manager Stanton for the
service she provided to Greenfield.

Mayor Huerta thanked City Manager Stanton for her time in Greenfield.
CITY MANAGER REPORT

City Manager Stanton stated that it had been good and she was honored to have been
the City Manager for Greenfield. She also asked if the Council would like to have a
Measure T presentation at the next meeting. It was the consensus of the Council to
have a presentation for Measure T on the next agenda; however, it should include both
for and against views.

ADJOURNMENT

Mayor of the City of Greenfield

City Clerk of the City of Greenfield
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City Council Memorandum

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

MEMORANDUM:  September 22, 2016

AGENDA DATE: October 11, 2016

TO: Mayor and City Council
FROM: Gregory Allen, Police Commander
TITLE: APPROVAL OF RESOLUTION A RESOLUTION OF THE CITY

COUNCIL OF THE CITY OF GREENFIELD AUTHORIZING THE
DISPOSAL OF OBSOLETE RECORDS BY THE GREENFIELD POLICE
DEPARTMENT

BACKGROUND

In compliance with the Records Retention Schedule, the records listed on “Exhibit A” have exceeded the
retention period and are no longer needed. The City Attorney has reviewed “Exhibit A” and consented to
this destruction in accordance with California Government Code Section 34090. These records are being
presented at this time for City Council approval and authorize the Interim Chief of Police to dispose of the
records according to City policy.

BUDGET AND FINANCIAL IMPACT

The cost for implementing the staff recommendation is $250.00. This is a budgeted item and will be
charged to the General Services Account 100-201-63900.

REVIEWED AND RECOMMENDED

It is recommended that the City Council adopt a Resolution authorizing the destruction of obsolete City
records in the Police Department as specified in the attached forms and in accordance with the City’s
adopted Retention Schedule.

POTENTIAL MOTION

I MOVE TO ADOPT RESOLUTION #2016-86, A RESOLUTION OF THE CITY COUNCIL OF
THE CITY OF GREENFIELD AUTHORIZING THE DISPOSAL OF OBSOLETE RECORDS
BY THE GREENFIELD POLICE DEPARTMENT

ATTACHMENTS
Resolution
Exhibit A - Under Separate Attachment
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CITY OF GREENFIELD
RESOLUTION NO. 2016-86

A RESOLUTION OF THE CITY COUNCIL OF THE CITY OF GREENFIELD
AUTHORIZING THE DISPOSAL OF OBSOLETE RECORDS BY THE
GREENFIELD POLICE DEPARTMENT
WHEREAS, the City of Greenfield, in compliance with the Local Government
Records Retention Guidelines, has identified the records listed in “Exhibit A” to have

exceeded the retention period and determined that they are no longer needed; and

WHEREAS, the City Attorney has reviewed “Exhibit A” and consented to this
destruction in accordance with California Government Code Section 34090; and

WHEREAS, all documents and records will be shredded by Police Department
staff on Police Department premises;

NOW THEREFORE, BE IT RESOLVED by the City Council of the City of Greenfield
that the Chief of Police is hereby authorized to dispose of the obsolete records as

described in “Exhibit A,” attached hereto and incorporated herein by this reference.

PASSED AND ADOPTED by the City Council of the City of Greenfield at a regular
meeting duly held on the 11 day of October 2016, by the following vote:

AYES, and all in favor, thereof, Councilmembers:
NOES, Councilmembers:
ABSTAIN, Councilmembers:

ABSENT, Councilmembers:

John Huerta, Jr., Mayor, City of Greenfield

Ann F. Rathbun, City Clerk

25



City Council Memorandum
599 El Camino Real Greenfield CA 93937 831-6745591
www.ci.greenfield.ca.us

MEMORANDUM: October 7, 2016

AGENDA DATE: October 11, 2016

TO: Mayor and City Council
FROM: Robert Perrault
City Manager

Deanna Sessums
Monterey Bay Regional Public Affairs Manager —
League of California Cities

TITLE: CONSIDERATION OF OPPOSING PROPOSITION 53 REVENUE
BONDS AND SUPPORTING PROPOSITION 54 CALIFORNIA
LEGISLATURE TRANSPARENCY ACT OF 2016

BACKGROUND:

This summer, the League reviewed eight ballot measures affecting cities which will be on the
November statewide ballot. The full list of positions is attached. Of these measures, the
League is requesting cities consider taking positions on the following two:

OPPOSING PROPOSITION 53 REVENUE BONDS: STATEWIDE VOTER
APPROVAL- CONSTITUTIONAL AMENDMENT

Proposition 53 Revenue Bonds: Statewide Voter Approval - Constitutional Amendment
This measure would require statewide voter approval prior to the state issuing or selling any
revenue bonds of $2 billion or more for state projects that are financed, owned, operated or
managed by the state or a joint agency «created by or for the state.
League Position: Oppose

This measure would make it more difficult for state, regional, and local public agencies to use
revenue from a common funding source to finance critical infrastructure projects. This concern
is valid as cities and counties could also be members to joint powers agencies created by the
state. Additionally, the broadest interpretation could prevent critical state improvements in a
community, even under the $2 billion threshold, as long as they’re “proximate, physically
joined/connected, and/or cannot be complete without the other project.”
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Regional projects (such as the Bay Bridge) subject to the threshold would require a statewide
vote. Thus, regional and local projects would be subject to the control of voters in other areas of
the state even when they are neither impacted by the projects nor required to pay for them.

Local Precedent Concern: While the immediate impact on a city from this proposal can be
debated, its enactment would set a legal and policy precedent of having revenue bonds subject to
public votes. Such a precedent could lead to future efforts to expand such a requirement to apply
to local government revenue bonds in the future, further limiting local flexibility.

SUPPORTING PROPOSITION 54 CALIFORNIA LEGISLATURE TRANSPARENCY
ACT OF 2016

Proposition 54 California Legislature Transparency Act of 2016.

This measure would prohibit the Legislature from passing legislation until it has been in print
and published online for at least 72 hours prior to the vote unless it is a case of public
emergency. The Legislature would be required to record all proceedings (except closed sessions)
and make available online.
League Position: Support

The League supports this measure because it will improve the transparency of the California’s
legislative process. Last-minute bills and amendments can often be harmful to local agencies
and communities. Complex measures are often passed before members of the Legislature have
any realistic opportunity to review or debate them, resulting in ill-considered legislation.

The opportunity for an orderly and detailed review of bills by the public, the press, and
legislators will result in Dbetter laws, while thwarting political favoritism and power
grabs. Additional access for the public to recordings of legislative proceedings will enhance
transparency and accountability.

REVIEWED AND RECOMMENDED:

The California League of Cities is recommending that the Greenfield City Council oppose
Proposition 53 - Revenue Bonds and Support Proposition 54 - California Legislature
Transparency Act of 2016.

POTENTIAL MOTIONS:

I MOVE TO ADOPT RESOLUTION #2016-87, A RESOLUTION OF THE CITY
COUNCIL OF THE CITY OF GREENFIELD IN OPPOSITION OF PROPOSITION 53

I MOVE TO ADOPT RESOLUTION #2016-88, A RESOLUTION OF THE CITY
COUNCIL OF THE CITY OF GREENFIELD IN SUPPORT OF PROPOSITION 54
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RESOLUTION #2016-87

A RESOLUTION OF THE CITY COUNCIL OF THE CITY OF GREENFIELD IN
OPPOSITION OF PROPOSITION 53

WHEREAS, California and its local communities have a backlog of essential infrastructure needs,
including crumbling local streets and roads, unsafe bridges and overpasses, aging water supply infrastructure,
inadequate public transportation systems, and overcrowded hospitals and universities; and

WHEREAS, Proposition 53 on the November ballot would erode local control and undermine the
ability of cities, counties and other local agencies and the state to form partnerships to finance the construction
of some critical public infrastructure projects; and

WHEREAS, this initiative would require a statewide vote on certain local infrastructure projects
financed through revenue bonds, where local governments have joined in a Joint Powers Authority (JPA) in
partnership with the state or where the state was involved in the creation of the JPA; and

WHEREAS, by requiring a statewide vote on some local or regional projects, this initiative would
erode local control by empowering voters in distant communities to reject projects which they do not use and do
not fund; and

WHEREAS, this measure could derail and delay City of Greenfield’s ability to make improvements to
critical infrastructure, including after emergencies and natural disasters; and

WHEREAS, No on 53 is a growing coalition of organizations representing local governments, water
agencies, public safety leaders, businesses, labor unions, hospitals, family farmers, environmentalists and
educators that have come together to officially oppose this initiative.

NOW, THEREFORE, BE IT RESOLVED that the City of Greenfield opposes Proposition 53.

BE IT FURTHER RESOLVED that the City Council of the City of Greenfield will join No on 53
coalition and direct staff to email a copy of this adopted resolution to Kyle Griffith of the No on 53 campaign at
kgriffith@bcfpublicaffairs.com.

PASSED AND ADOPTED by the City Council of the City of Greenfield, at a regularly scheduled
meeting of the City Council held on the 11" day of October 2016, by the following vote:

AYES, and all in favor, therefore, Councilmembers:
NOES, Councilmembers:
ABSENT, Councilmembers:

John P. Huerta, Jr., Mayor

Attest:

Ann F. Rathbun, City Clerk
28



RESOLUTION #2016-88

A RESOLUTION OF THE CITY COUNCIL OF THE CITY OF GREENFIELD IN RESOLUTION IN
SUPPORT OF PROPOSITION 54

WHEREAS, it is essential to the maintenance of a democratic society that public business by the
California Legislature be performed in an open and public manner and residents be given the opportunity to
fully review every bill and express their views regarding the bill's merits to their elected representatives, before
it is passed.

WHEREAS, last-minute amendments to bills in the Legislature are frequently pushed through without
sufficient opportunities for public comment, or advance notice, providing members of the Legislature with no
realistic opportunity to review or debate them, resulting in ill-considered legislation.

WHEREAS, few citizens have the ability to attend legislative proceedings in person, and many
legislative proceedings go completely unobserved by the public and press, often leaving no record of what was
said.

WHEREAS, with the availability of modem recording technology and the Internet, there is no reason
why public legislative proceedings should remain relatively inaccessible to the citizens that they serve.

WHEREAS, California should also follow the lead of other states that require a 72-hour advance notice
period between the time a bill is printed and made available to the public and the time it is put to a vote,
allowing an exception only in the case of a true emergency, such as a natural disaster.

WHEREAS Proposition 54, the California Legislature Transparency Act, prohibits the Legislature from
voting on a bill until it has been published online in its final form for at least 72 hours. In addition, Proposition
54: a. Allows this 72-hour notice period to be waived to address a state emergency declared by the Governor,
followed by a two thirds vote of the legislative body, prior to action being taken on the measure for which the
rules are being waved; and b. Requires the Legislature, by January 1, 2019, to ensure audiovisual recordings of
all public proceedings are publicly accessible on the Internet within 24 hours and archived for at least 20 years
thereafter (excludes closed session meetings), and allows all recordings of public proceedings to be used for any
legitimate purpose.

NOW, THEREFORE, BE IT RESOLVED that the City of Greenfield supports Proposition 54, the
California Legislature Transparency Act.

BE IT FURTHER RESOLVED that the City Council of the City of Greenfield will join the Yes on 54
coalition and directs staff to email a copy of this adopted resolution to Kristi K. Thielen with the Yes on 54
Campaign at acostaconsulting.org.

PASSED AND ADOPTED by the City Council of the City of Greenfield, at a regularly scheduled
meeting of the City Council held on the 11™ day of October 2016, by the following vote:

AYES, and all in favor, therefore, Councilmembers:
NOES, Councilmembers:

ABSENT, Councilmembers:

John P. Huerta, Jr., Mayor
Attest:

Ann F. Rathbun, City Clerk
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City Council Memorandum
599 El Camino Real Greenfield CA 93937 831-6745591
www.ci.greenfield.ca.us

MEMORANDUM: October 7, 2016

AGENDA DATE: October 11, 2016

TO: Mayor and City Council
FROM: Robert Perrault
City Manager
TITLE: AUTHORIZATION TO ENTER INTO AN AGREEMENT WITH

THE FIRM OF LOZANO SMITH ATTORNEYS AT LAW

BACKGROUND:

Last Summer the City’s City Attorney resigned. During the interim the firm of Myers Nave has
served as the Interim City Attorney. At the direction of the City Council staff completed a
Request for Proposal process resulting in the receipt of proposals from three firms. On
September 6" the Council conducted interviews with firm representatives and following a final
interview on September 27" Council announced the selection of the firm of Lozano Smith
Attorneys at Law to serve as the City Attorney subject to the completion of an agreement
between the City and the firm. The attached agreement is the result of those discussions and is
presented for Council approval.

The firm of Lozano Smith is a well- qualified firm located in Monterey. The firm specializes in
municipal law and represents several municipalities within the Central California area. In
completing the check of references staff received several positive comments regarding the firm
and believe the retention of the firm will be a good “fit” for the City. The designated City
Attorney will be Ms. Mary Lerner who has significant experience in advising clients on a wide-
range of issues affecting public agencies. Mr. Dale Bacigalupi and Mr. Nicolas Smith will
support Ms. Lerner as Deputy City Attorneys. The services the firm will provide the City are
outlined in the attached agreement.

BUDGET AND FINANCIAL IMPACT

The City will compensate the attorney up to $9,250 a month for up to a maximum 50 hours at
$185.00 per hour. For work over the 50- hour maximum the firm will be compensated at a
rate of $190.00 per hour. City Attorney costs have been budgeted at $110,000 in this fiscal
year and there remains $52,000 in the budget. Staff will need to monitor costs and may need
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to adjust the budget during the last quarter in the fiscal year. Overall the monthly
compensation rate is comparable to previously budgeted costs.

REVIEWED AND RECOMMENDED:

The City completed a Request for Proposal process and subsequently the Council conducted
interviews with responding firms. Staff also conducted a reference review of Lozano Smith and
the reference review indicated the firm would be a good match for the City. Per Council
direction staff has completed contract negotiations and is recommending the Council Authorize
the attached Agreement.

POTENTIAL MOTION:

I MOVE TO APPROVE/DENY RESOLUTION NO. 2016-89, A RESOLUTION OF THE
CITY COUNCIL OF THE CITY OF GREENFIELD APPROVING AN AGREEMENT
BETWEEN THE CITY OF GREENFIELD AND LOZANO SMITH ATTORNEYS AT
LAW FOR CITY ATTORNEY SERVICES
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CITY OF GREENFIELD
RESOLUTION NO. 2016-89

A RESOLUTION OF THE CITY COUNCIL OF THE CITY OF GREENFIELD
APPROVING AN AGREEMENT BETWEEN THE CITY OF GREENFIELD AND LOZANO SMITH
ATTORNEYS AT LAW FOR CITY ATTORNEY SERVICES

WHEREAS, the City did complete a Request for Proposal Process to solicit and select
a qualified City Attorney, and;

WHEREAS, as a result of the process the firm of Lozano Smith was identified as the
firm best suited to provide City Attorney Services to the City; and

WHEREAS, the City, acting by and through its City Council, desires to enter into an
agreement with Lozano Smith Attorneys at Law to provide City Attorney Services;

NOW, THEREFORE, BE IT RESOLVED, that the City Council of the City of Greenfield
authorizes the execution of the agreement, attached as Exhibit “A”, between Lozano Smith
Attorneys at Law to provide the City with City Attorney Services.

PASSED AND ADOPTED by the City Council of the City of Greenfield at a regular
meeting duly held on the 11t day of October 2016, by the following vote:

AYES, and in favor thereof, Councilmembers:
NOES, Councilmembers:

ABSENT, Councilmembers:

John P. Huerta, Jr., Mayor

Attest:

Ann F. Rathbun, City Clerk
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CITY OF GREENFIELD

AGREEMENT FOR
PROFESSIONAL LEGAL SERVICES
AS CITY ATTORNEY

THIS AGREEMENT is made and entered into as of October |, 2016, between the
CITY OF GREENFIELD, a municipal corporation (hereinafter referred to as “City””) and
LOZANO SMITH, a limited liability partnership (hereinafter referred to as “Attorney”). The
term “City” shall also include all boards, commissions, and other bodies of the City.

1. SCOPE OF WORK AND DUTIES

The City hires Lozano Smith as its City Attorney to render such legal services as are customarily
rendered by a City Attorney, including attending meetings of the City Council, and other
commissions, boards, and committees of the City, and its affiliated agencies, as directed by the
City. Lozano Smith will also represent the Greenfield Successor Agency. Representation shall
include, but not necessarily be limited to, drafting and reviewing ordinances, resolutions and City
agreements, and consulting with or advising City staff on legal issues that arise within their areas
of operation, and generally advising the City Council and City staff concerning the legal affairs
of the City. Mary F. Lerner will serve as the City Attorney and Dale E. Bacigalupi and Nicholas
W. Smith will serve as Deputy City Attorneys.

Attorney, as a full-service law firm, is prepared to, and will, provide representation to City in all
of its legal affairs, including, but not limited to, municipal law, tort defense, labor representation,
criminal prosecution, redevelopment dissolution, land use, finance, franchising, contract
representation and other matters, except where conflicts exist or where the City Council may
otherwise direct. Attorney shall represent the City in initiating and defending all litigation unless
otherwise directed by the City Council.

All of these duties shall be performed, as directed by the City Council, and Attorney will keep
the City Council and the City Manager informed as to the progress and status of all pending
matters. All legal services can be authorized only by the City Council or the City Manager.

Attorney will manage and control the delivery of legal services in a competent, professional, and
cost-effective manner. Where appropriate, Attorney may from time to time recommend the use
of special counsel. In that event, Attorney shall coordinate the work of special counsel.
Notwithstanding the foregoing, it is expressly understood that Attorney shall not be responsible
for any pending litigation matter(s) until Attorney has specifically appeared in the matter as
attorneys of record on behalf of City.

The scope of work and duties under this Agreement shall not include representation of the City

as Bond Counsel. In the event City desires that Attorney act as Bond Counsel, and Attorney so
agrees, City and Attorney shall enter into a separate Bond Counsel Agreement setting forth
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Attorney’s duties and compensation for such Bond Counsel services. City and Attorney may
agree that such compensation shall be on a contingent fee basis.

2. CITY DUTIES

City agrees to provide such information, assistance, cooperation, and access to books, records,
and other information, as is necessary for Attorney to effectively render its professional services
under this Agreement. City further agrees to abide by this Agreement, and to pay in a timely
manner for Attorney’s bills for fees, costs, and expenses.

3. LEGAL FEES, BILLING PRACTICES, AND PERSONNEL

City shall compensate Attorney for legal services provided within the scope of work and duties
as follows:
e Rates
0 General Legal Services Monthly Retainer: $9,250 — 50 hours of general legal
services at a maximum of $9,250 per month, billed at $185 per hour.

0 General Legal Services Over Monthly Retainer: Attorneys - $190 per hour; Law
Clerk/Paralegal - $125 per hour.
Special Legal Services including Litigation: Attorneys - $225 per hour; Law
Clerk/Paralegal - $125 per hour.
In-Services Training: Attorneys - $190 per hour.
In-Office copying/electronic communication printing: $0.25 per page.
Facsimile: $0.25 per page.
Postage: Actual usage.
Legal Research: At cost.
Mileage: IRS Standard Rate.
Other costs, such as messenger, meals, and lodging shall be charged on an actual
and necessary basis. Lozano Smith’s practice is to bill in 1/10 (.10) hour
increments.

@]

O O0O0O000O0

e General Legal Services

0 Aduvise the City Council, Commissions, and City officials on legal matters
pertaining to municipal government, including the Brown Act and parliamentary
procedures for running meetings.

o Attend all City Council and Planning meetings, and other meetings as requested.

o0 On amonthly basis, provide a written status report of assigned projects, requests
and litigation in order to keep the City Council informed of important legal issues
and to facilitate the City Council’s periodic evaluation of the City Attorney.

o0 Provide legal advice as requested by the City Manager.

o Provide and/or review all ordinances, resolutions, municipal contracts, joint
powers agreements, and other agreements and contracts entered into by the City.

o Alert the City in a timely manner on new State or Federal legislation or judicial
decisions that may impact the City and propose appropriate action(s) to assure
compliance.

0 Routine legal work pertaining to land use issues pertaining to property
acquisitions, property disposals, public improvements and easements.

o0 Attend staff meetings at the request of the City Manager and provide designated
office hours or times of availability at City Hall as requested by the City.
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o Promptly respond to calls, e-mails, and correspondence from the City Council,
City Manager, and staff.

0 Review current documents, policies, and forms to ensure compliance to current
laws.

0 General inquiries and discussion without the need for substantive research or
formal opinion letters.

0 Provide up-to-date information on water law, utilities, rates, and distribution
issues.

e Special Legal Services

o Guidance on personnel, labor relations, and employment matters and related
hearings, including PERB hearings, arbitrations, fact-finding hearings,
disciplinary hearings and grievances hearings.

All litigation matters.

Successor agency matters.

Bond counsel and specialized finance or tax services.

Enforce City codes, zoning regulations, and building standards through

administrative and judicial actions. Commence and prosecute criminal actions

necessary to enforce municipal ordinances.

o Coordinate and monitor the work of special legal counsel as needed and directed
by the City Council or City Manager, including matters covered by the City’s
participation in the California Joint Powers Insurance Authority.

o Complex land use, land acquisition, CEQA, and environmental matters.

0 Water law matters, including rates, distribution, environmental and procedural
issues.

0 Major contract negotiations.

o Other matters requiring special expertise and mutual agreed upon with the City.

O o0OOo0o

In addition to paying legal fees, City shall reimburse Attorney for customary and reasonable
costs and expenses incurred by Attorney in the course of providing legal services to City. Costs
will include, but are not limited to, all third party expenses, mileage for travel, duplicating, long
distance telephone, postage charges, delivery charges, computerized legal research, facsimile
charges, and filing fees. Attorney shall not, however, charge City for mileage to and from its
offices to City.

Attorney shall render to City a statement for fees for services and costs incurred every calendar
month. City shall pay Attorney’s statement within thirty (30) days after issuance of each
statement. Each statement shall clearly indicate the basis of the fees, including the working
attorney, hours worked, hourly rate (or flat meeting rate) and a brief description of the work
performed, and a description of costs charged.

The City Attorney will exercise discretion to use whichever attorneys, paralegals and staff that
he determines best suited to the rendering of legal services in a competent and economically
efficient manner.

4. THIRD PARTY COSTS AND EXPENSES

Attorney may determine it necessary or appropriate to use one or more outside investigators,
consultants, or experts in rendering the legal services required (particularly if a matter goes into
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litigation). Upon advance City Manager approval and proper documentation, City shall pay
directly or reimburse Attorney for directly incurred out-of-pocket disbursements, costs, and
expenses of providing said services.

S. INDEPENDENT CONTRACTOR/LAWFUL PERFORMANCE

Attorney shall perform all legal services required under this Agreement as an independent
contractor. Attorney shall fully comply with the provisions of law regarding performance of this
Agreement, including but not limited to, laws regarding licensure, professional canons of ethics
and conflict of interest statutes, rules and regulations. Attorney must certify and comply with the
following: (1) that Attorney has no ethical or legal conflicts which would in general disqualify
Attorney from representing the City; (2) that Attorney will refrain from initiating any legal
action against City (or their respective officers, agents and employees in their official capacity as
such) by way of complaint or cross-complaint during the term of this Agreement or any services
rendered pursuant thereto, whichever later occurs; and (3) that Attorney will promptly disclose
upon knowledge or discovery of any specific facts which would or could potentially disqualify
Attorney from representing City pursuant to this Agreement.

6. HOLD HARMLESS

Attorney agrees to protect indemnify and save harmless against all claims, demands and causes
of action by Attorney’s employees or third parties on account of personal injuries or death or on
account of property damages arising out of the work to be performed by Attorney hereunder and
resulting from the negligent acts or omissions of Attorney, Attorney’s agents, employees or
subcontractors.

7. INSURANCE

Attorney shall procure and maintain, at his sole cost and expense, comprehensive general
liability and property damage insurance, including automobile and excess liability insurance, and
professional liability insurance against all claims for injuries against persons or damages to
property resulting from Attorney’s negligent acts or omissions rising out of or related to
Attorney’s performance under this Agreement. The minimum amount of such insurance shall be
$1,000,000. Attorney shall also carry Workers’ Compensation Insurance in accordance with
applicable laws of the State of California. Such coverage shall be maintained in effect during the
term of this Agreement and shall not be subject to reduction in coverage below the limits
established, nor shall the insurance be canceled or terminated without thirty (30) days, prior
written notice to the City. A certificate evidencing the foregoing, and naming the City as an
additional insured, shall be delivered to and approved by the City prior to commencement of
services pursuant to this Agreement.

8. TERM, DISCHARGE, AND WITHDRAWAL

This Agreement shall continue in effect until terminated by discharge or withdrawal. City may
discharge Attorney at any time. Attorney may withdraw from City’s representation at any time,
to the extent permitted by law, and the rules of Professional Conduct, upon at least thirty (30)
days written notice. Upon notice of discharge or withdrawal, Attorney shall deliver all
documents and records of the City to the City and assist to the fullest extent possible in the
orderly transition of all pending matters to City’s new counsel.
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9. NOTICE

Any notice required by law or by this Agreement shall be deemed delivered upon personal
delivery or when deposited in the United States Mail, postage prepaid, and addressed as
described below or to any subsequently noticed change or address, whichever applies:

CITY OF GREENFIELD LOZANO SMITH
599 El Camino Real 7404 North Spalding Avenue
Greenfield, CA 93927 Fresno, CA 93720

10. EFFECTIVE DATE

This Agreement shall be effective October __, 2016.

11. ASSIGNMENT

This Agreement shall not be assigned by Attorney without prior written consent of the City.
12. CONSENT TO ELECTRONIC COMMUNICATIONS

In order to maximize efficiency, Attorney intends to use technology to facilitate its
representation of City. Such technology may include, but is not limited to, email, document
transfers by computer, cellular telephones, and use of mobile computing devices. The use of such
technology may place City confidences and privileges at risk. While Attorney has reasonable
safeguards in place to guard against any breach of confidentiality, Attorney cannot guarantee that
such information will not be accessed by persons not entitled to access such information and
there is a risk of accidental disclosure. Knowing the foregoing, City nevertheless consents to the
use of technology.

13. SUPERSESSION

This Agreement supersedes any and all prior agreements or amendments thereto entered into for
City Attorney services between City and Attorney.

CITY ATTORNEY
CITY OF GREENFIELD LOZANO SMITH

By: By: %ﬁﬁ Wid @.cm&u

Karen N1. Rezendes, Man%ging Partner

Date: Date: September 30, 2016
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City Council Memorandum

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

DATE: October 6, 2016

AGENDA DATE: October 11, 2016

TO: Mayor and City Council

PREPARED BY: Tad Stearn, Planning Consultant, Michael Baker International

Mic Steinmann, Community Services Director

TITLE: SOUTH END ANNEXATION PROJECT REVIEW,
CERTIFY SUPPLEMENTAL ENVIRONMENTAL IMPACT
REPORT, ADOPT MITIGATION MONITORING AND
REPORTING PROGRAM, APPROVE PREZONING, AND
REVIEW MAJOR SUBDIVISION VESTING TENTATIVE
MAP

AUTHORITY AND PROCEDURES

Section 17.10.030 of the City of Greenfield Zoning Code sets forth the land use responsibilities
of the City Council. Those responsibilities include hearing and deciding applications for zoning
ordinance amendments, general plan and amendments thereto, specific plans, special planning
areas, prezoning, annexations, major subdivisions, boundary adjustments, and planned
developments. The Planning Commission is responsible for holding hearings on those same
matters and making appropriate recommendations to the City Council.

The California Environmental Quality Act (CEQA) requires an assessment of the environmental
impacts of a proposed project and the adoption of all feasible measures to mitigate those impacts.
As the City’s governing body, it is the City Council’s responsibility to review, approve, certify,
adopt, and/or take other appropriate and necessary action relating to environmental impact
reports and other documents, processes, and procedures required under CEQA.

CEQA

All CEQA analyses and reviews have been completed in accordance with the CEQA guidelines
as set forth in California Code of Regulations, Title 14, Chapter 3, Sections 15000 et seq. On
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August 8, 2006, the City of Greenfield City Council approved the South End Sphere of Influence
Amendment project and related amendments to the City’s General Plan. The City prepared the
South End Sphere of Influence Amendment Project Final EIR (EIR) to analyze the
environmental effects of the Sphere of Influence (SOI) and General Plan amendments. The City
Council certified the EIR on August 8, 2006. The current South End Annexation project is very
similar in scope to the previously approved project. In July 2016, the City prepared a
Supplemental EIR (SEIR) to evaluate the current proposal and differences in the project
description. Public review of the Draft SEIR was from July 22, 2016, to September 5, 2016.
Public comments received during the review period are addressed in this staff report, and all final
mitigation measures are contained in the Mitigation Monitoring and Reporting Program
(MMRP). The Draft SEIR document is included as Attachment 2 to this staff report.

BACKGROUND

As mentioned above, the City previously analyzed and approved the South End SOl Amendment
project, which addresses this group of properties. The City subsequently filed a resolution of
application with the Monterey County Local Agency Formation Commission (LAFCO) to
expand the SOI boundary. On March 26, 2007, LAFCO approved a comprehensive, although
scaled down, amendment to the City’s SOI, which included the South End territories. This
approval was conditioned upon a future agreement to address the impacts of planned future
growth. That agreement, the Greater Greenfield Area Memorandum of Agreement (MOA), was
adopted in June 2013, and is also referred to as the City/County/LAFCO MOA.

The SOI amendment expanded the City’s Sphere of Influence by 217 acres to the south, along
the east and west sides of US Highway 101. The accompanying General Plan amendments
designated the areas on the west side of the highway as Low Density Residential and areas on the
east side of the highway as Highway Commercial and Heavy Industrial, as shown on the current
General Plan Land Use Map.

With the MOA in place, in 2015 the project applicant, representing the South End property
owners, approached the City of Greenfield with a request to move forward with annexation of
several parcels. City staff determined that the annexation and related actions requested require
appropriate review under CEQA to determine the potential environmental effects of those
actions. Thus, the SEIR was prepared.

PROJECT REVIEW AND ANALYSIS

PROJECT CHARACTERISTICS

The South End Annexation project involves a series of land use actions, entitlements, and
boundary changes that ultimately relate to the City of Greenfield’s General Plan and adopted
Sphere of Influence boundaries. The application requests multiple actions and entitlements,
including:

= Prezoning and annexation of the subject properties (290 acres)

= Minor subdivision (action by County of Monterey) to detach 51.6 acres from the Franscioni
parcel; these 51.6 acres will remain in the County’s jurisdiction as agricultural land
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= Major subdivision and City approval of a Vesting Tentative Map to create 149 single-
family lots

= Williamson Act contract cancellation and easement exchange (WAEE) process for 121.4
acres of the Franscioni property, and creation of 396 acres of permanent Agricultural
Conservation Easement as mitigation land

= |dentification and recordation of permanent agricultural land use buffers where required

= Phased physical development of real property pursuant the land use and prezoning of the
annexed property

A summary of proposed land uses, acreage, and development potential is shown in Table 1.

Table 1 - Land Use Summary

Total Development
Parcel Acreage Proposed Land Use Potential
Highway Commercial (61 acres),
including:
e Travel Center (25 acres) 137,840 sf
173 o Hotel/Motel (50 rooms)
221-011-017 (121.4 acres | e Storage Facility (10 acres)
Franscioni to be -
annexed) Industrial/Warehouse (approx. 501 500 sf
60 acres) ’
Agricultural Easement (51.6 N
: one
acres — not part of annexation)
221-011-068 Low Density Residential (47 .
Scheid West 47 acres) 149 du (maximum)
991-011-071 45 Highway Commercial (23 acres) 84,360 sf
Scheid East Industrial/Warehouse (22 acres) 198,000 sf
221-011-070
Scheid East 46 Industrial/Warehouse 375,500
Industrial
221-011-018 . . -
L.A. Hearne Company 3 Highway Commercial (3 acres) 32,670 sf (existing)
221-011-041 and -045 Public/Quasi-Public (existing
NH3 3 fertilizer operation) No change
County and State
Rights-of-Way 25 Roadways No change

40




Total Development
Parcel Proposed Land Use Potential

Acreage
222,200 sf — new
Highway Commercial

1,074,000 sf — new
Industrial/\Warehouse

149 du — new Low
Density Residential

Totals 290 290

Project location and related mapping information are included in Attachment 1 to this staff report.
PROJECT ANALYSIS
The Vines Vesting Tentative Subdivision Map

Residential. The Vines Vesting Tentative Subdivision Map encompasses 47 acres south and
west of Greenfield High School. The subdivision proposes 149 single-family lots ranging in size
from 6,000 to 12,000 square feet, consistent with the City’s Low Density Residential
designation. The site was previously approved for 329 units in 2008. As described in the
Greenfield General Plan (2005), the Low Density Residential designation provides for the
development of low-density, single-family residential housing and allows for a minimum of one
dwelling unit and a maximum of seven dwelling units per acre, with a minimum parcel size of
6,000 square feet. This subdivision is 3.17 units per acre. The subdivision meets the City’s lot
size and density requirements.

Open Space/Agricultural Buffers. The subdivision includes interim agricultural buffers on its
south and west boundaries, consistent with criteria contained in the City/County/LAFCO MOA.

Retention Basins. The 200-foot agricultural buffer includes a 50-foot-wide stormwater retention
area. It is the City’s desire that this not be a dedicated retention basin with no other public use.

Landscaping. The proposed project does not include a detailed landscaping plan. Landscaping
will be required to include a variety of trees, shrubs, groundcover, perennials, and vines along
project streets, as well as detailed plans for residential areas and public use facilities. Landscape
plans will be required for submittal, review, and approval prior to approval of the Final Map and
improvement plans.

Traffic and Circulation Improvements. Primary access to the project site would be directly from
Espinosa Road at a new intersection designed to serve the development. Right-of-way widths
for interior streets would range from 56 to 68 feet. The streets would also include 5-foot-wide
sidewalks.

Affordable Housing Requirement. The project will need to identify locations for moderate-,
low-, and very low-income households or pay an in-lieu fee as set forth in Section 17.51.080 of
the Zoning Code. Should the applicant propose to satisfy the City of Greenfield’s Inclusionary
Housing Ordinance requirements on site, an Inclusionary Housing Agreement between the City
and the applicant must be executed. The applicant is required to execute this agreement as a
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condition of approval by the City, and said agreement will be executed and recorded against the
property prior to the recordation of the Final Map for the development on the property, or prior
to issuance of building permits for the development in the case of all other land use permits.

Parking. All 149 single-family homes will need to include enclosed or covered parking for two
cars and two more spaces in driveways to meet the requirements set forth in Table 17.58-1 of the
City of Greenfield Zoning Code.

Construction/Site Preparation. Clearing/grading typical for the construction of an urban
residential neighborhood would be necessary. The subdivision does not propose a phasing plan;
however, the project site could be developed in phases. All aspects of construction and site
preparation will be required to comply with all applicable federal, state, and local codes and will
be reviewed and approved by the Building Official or the City Engineer.

Public Services and Infrastructure. Public services and facilities, such as water, wastewater, gas,
and electricity, would be extended from the city of Greenfield to the project site. Electrical and
natural gas service would be provided by the Pacific Gas and Electric Company (PG&E).
Telecommunications services would be provided by AT&T (or current provider), and cable
television would be provided by Charter Communications (or current provider). The Greenfield
Police Department would provide law enforcement services to the development upon annexation,
and firefighting and emergency response services would be provided by the Greenfield Fire
Protection District.

Conformance with LAFCO Annexation Policy. The Monterey County Local Agency Formation
Commission (LAFCO) controls boundary changes (annexations) for local jurisdictions and
special districts in Monterey County, including annexations and amendments to a jurisdiction’s
sphere of influence. As such, LAFCO is a responsible agency in considering the project and is
the decision-making body for the annexation. The annexation was analyzed as a part of the
SEIR process. Draft SEIR Appendix B contains the full LAFCO analysis. Based on this
analysis, the City finds that the entire South End Annexation, including The Vines subdivision, is
consistent with LAFCO policy and the provisions of the City/County/LAFCO MOA.

Highway Commercial Development

Highway commercial use is proposed along the east side of US Highway 101 on approximately
87 acres. The highway commercial portion of the project would be developed on the western
portion of the Franscioni, Scheid East, and L.A. Hearne parcels. At this time, the applicant is
considering a range of uses, including a travel center that would accommodate visitors to
Monterey County, restaurants, and other visitor-serving uses consistent with the City’s Highway
Commercial designation. No specific development plans have been proposed, the location of
specific uses is not known, and the 3-acre L.A. Hearne parcel will remain as an equipment
storage and agriculture-related retail facility in the near term. The EIR assumes a development
scenario and mix of uses not to exceed 222,200 square feet, based on preliminary planning
estimates provided by the applicant. This represents approximately 6 percent building coverage,
which would allow ample flexibility in design and circulation. The highway commercial uses
are consistent with the City’s 2006 General Plan Amendment and previously approved South
End SOI project.
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Industrial/Warehouse Development

The heavy industrial uses would be developed on the eastern portion of the Scheid East and
Franscioni parcels, totaling 127 acres. Typical uses anticipated for development on land with the
City’s Heavy Industrial designation include processing of agricultural products, major wineries,
agricultural support facilities, manufacturing, and similar. For analysis purposes, the EIR (and
the traffic study) assumed a maximum of 1,074,000 square feet, which also includes an
assumption of 24,000 square feet of light industrial use within the industrial mix.

While specific development plans have not yet been proposed, a conceptual roadway network
serving the highway commercial and heavy industrial areas is shown on the Pinnacles Plaza
conceptual plan, submitted as part of the annexation request. This roadway network connects to
the existing street network at EIm Avenue and Espinosa Road, and connects to US Highway 101
at the EI Camino Real ramps. The conceptual roadway network is consistent with the City’s
General Plan Circulation Element.

The industrial uses are consistent with the City’s General Plan and the previously approved
South End SOl Amendment project.

Gateway Overlay

Commercial and visitor-serving areas that are located at the northern and southern entrances to
the community serve as “gateways” to Greenfield. These areas should be aesthetically attractive
since they provide an influential visual statement regarding the character of the community. The
purpose of the Gateway Overlay is to require the provision of attractive signage, additional
landscaping, and greater attention to building design. The highway commercial portion of the
annexation area would be subject to the City’s Gateway Overlay.

Williamson Act Easement Exchange Program and Creation of Permanent Agriculture
Easements

To provide direct mitigation for the annexation and development of land currently under
Williamson Act contract, the project applicant is establishing permanent agriculture conservation
easements on the 51.6-acre parcel and on other properties to meet California Department of
Conservation (DOC) and Monterey County LAFCO requirements consistent with the MOA.
The applicant is pursuing a Williamson Act Easement Exchange Program (WAEEP) pursuant to
California Government Code Section 51200 et seq. and Public Resources Code Section 10250 et
seq.

To mitigate direct impacts of the proposal, the applicant (Franscioni parcel) is pursuing the
following process steps as part of the project:

=  Complete a Williamson Act petition for partial contract cancellation to split off the 51.6
acres to remain in Monterey County. The 51.6 acres will remain under Williamson Act
contract during the ongoing nonrenewal period and will ultimately be placed in a
permanent agricultural conservation easement. This process requires that the County of
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Monterey and the City of Greenfield complete CEQA review, make certain findings, and
accept the petition application as complete.

= Dedicate a permanent agricultural conservation easement on other lands of equal or
higher agricultural quality held by the owner. The owner has identified other lands
including the Somavia Ranch (66 acres) and Redding Ranch (318 acres) totaling 384
acres for this purpose.

= Complete the WAEEP process including all easements and agreements with the
Department of Conservation, County of Monterey, and Monterey County Ag Land Trust
(formerly the Monterey County Agricultural and Historical Land Conservancy) to
formally establish such easements and amend the status of the Williamson Act contract.
The process of partially cancelling the Williamson Act contract and establishing
mitigation easements is being accomplished by the petitioner with the guidance and
direction of the California Department of Conservation and the County of Monterey.

The applicant has proposed two possible scenarios in lieu of paying a contract cancellation fee
and to mitigate for the loss of farmland, consistent with the WAEEP process. The DOC, not the
City of Greenfield, County of Monterey, or LAFCO, will ultimately determine which scenario or
combination of measures best satisfies state program requirements. This process will proceed
independent of City of Greenfield review.

The other primary applicant (Scheid) has also identified a 230-acre mitigation parcel to mitigate
for direct impacts of conversion associated with physical development of their property.

County of Monterey Minor Subdivision

The easternmost 51.6 acres of the Franscioni parcel will not be annexed and will remain in
Monterey County. In order to provide a legal parcel line and jurisdictional boundaries, the
applicant has requested that the County process a minor subdivision to create a separate parcel
for the 51.6 acres. This parcel will continue to gain access from Espinosa Road and will remain
in active agriculture under County General Plan and zoning designations. To ensure that this
acreage remains independently viable, a new irrigation well will be constructed on the parcel.
No other improvements are proposed.

Permanent and Interim Agricultural Land Use Buffers

Consistent with the Greater Greenfield Area Memorandum of Agreement, the annexation area
will require permanent and interim buffers to ensure adequate distance between active
agriculture and urban land uses. Interim buffers of 70 feet will be provided along the western
edge of the Scheid West parcel, in The Vines subdivision. The Scheid West parcel also includes
a 200-foot interim buffer on its southern edge. Interim buffers will remain until such time that
urban uses are extended and the buffer is no longer needed.

The eastern edge of the annexation area (both the Scheid East and the Franscioni parcels) is
proposed for heavy industrial use. Such use does not involve “areas of active public
congregation” or residential use and is therefore considered compatible with adjacent agricultural
uses and does not require a buffer. Nonetheless, a voluntary 70-foot no-build buffer will be
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provided along this eastern side of the annexation area. A permanent buffer of 10 feet along
Espinosa Road, involving a permanent conservation easement, is required along the southern
boundary of the remaining Franscioni parcel. Existing nonresidential structures (such as the L.A.
Hearne building) will be buffered by Espinosa Road, which is appropriate considering existing
conditions and agriculture-related uses at this location. A 1-foot utility easement will be
included along the L.A. Hearne parcel.

The location, width, and status of these buffers (permanent versus interim) are consistent with
the MOA, as well as with the City’s General Plan and LAFCO policy guidance.

REQUESTED ENTITLEMENTS AND PROJECT APPROVALS

The Supplemental EIR provides the environmental information and analysis and primary CEQA
documentation necessary for the City of Greenfield, County of Monterey, and Monterey County
LAFCO to adequately consider the effects of the proposed project. The City, as the lead agency,
will consider the project at the local level. LAFCO is a responsible agency and has approval
authority for annexation of the subject parcels.

Upon LAFCO approval of the boundary adjustment (reorganization), the City of Greenfield will
have land use authority for all future projects and permits within the city limits. The City is
required to submit a complete annexation application to LAFCO for review and consideration.

Monterey County and the California Department of Conservation are responsible agencies with
approval authority of the minor subdivision (51.6 acres) and the Williamson Act easement
exchange, respectively.

Actions that will be taken relative to the project evaluated in this document are described below.
Future approvals within the project area, if approved, will require additional site planning and
related permits by several agencies, additional CEQA compliance, and other processing steps as
necessary. Those steps may include, but are not limited to, the following:

= Monterey County — minor subdivision approval of the Franscioni parcel (51.6 acres)

= City of Greenfield — major subdivision approval of The Vines vesting tentative map (47
acres)

= City of Greenfield — prezoning of approximately 290 acres consistent with the proposed
uses

= Monterey County LAFCO - approval of annexation of approximately 290 acres to
reorganize the City’s corporate boundaries

= Tentative Cancellation Resolution (Monterey County, for Williamson Act contract
cancellation)

= City/County Tax Sharing Agreement

= Parcel Maps
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Site Development Plans
Circulation Plans

All Final Improvement Plans
Utility Plans

Construction Phasing and Duration
Architectural and Site Plan Review
Landscaping and Lighting Plans
Development Agreements

Williamson Act Easement Exchange Program and Recordation of Permanent Agricultural
Conservation Easements (California DOC and Ag Land Trust)

Caltrans approvals and permits for encroachment and improvements relative to U. S.
Highway 101

Conditional Use Permits
Grading and Building Permits

Other related subsequent actions to further project implementation

ENVIRONMENTAL REVIEW/FINAL SEIR

As stated previously, all CEQA analyses and reviews have been completed in accordance with
the CEQA guidelines as set forth in California Code of Regulations, Title 14, Chapter 3, Section
15000 et seq. Public review of the Draft SEIR was from July 22, 2016, to September 5, 2016.
Public comments received during the review period are addressed in this staff report, and all final
mitigation measures are contained in the Mitigation Monitoring and Reporting Program
(MMRP). The MMRP is included as Attachment 4 to this staff report.

The City of Greenfield received four letters or pieces of correspondence during the public review
period. Letters were received from:

Ohlone/Costanoan-Esselen Nation (Louise J. Miranda Ramirez, Chairperson)

California Department of Transportation (Jillian Morales, Transportation Planner,
District 5)

Transportation Agency for Monterey County (Debra Hale, Executive Director, TAMC)

Monterey County Sheriff’s Office (Donna Galletti, via County of Monterey RMA —
Planning)
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The letters, and the City’s responses, are included as Attachment 3 to this staff report. The
response to comments, together with the Draft SEIR, constitutes the Final SEIR for the project.

PLANNING COMMISSION ACTION

The Planning Commission help public hearing on the South End Annexation applications on
October 4, 2016, and adopted a resolution recommending that the City Council: (1) certify the
Final SEIR; (2) adopt the Mitigation Monitoring and Reporting Program; (3) approve the
prezoning of the site to R-L (Single Family Residential), C-H (Highway Commercial) with GMO
(Gateway and Mixed Use Overlay), I-H (Heavy Industrial), and PQP (Public/Quasi Public); and
(4) direct staff to move forward with an application to LAFCO for annexation of the project area
based upon these approvals. The Planning Commission continued the public hearing on the
Vesting Tentative Map application to the next Planning Commission meeting scheduled for
November 1, 2016.

SUMMARY/STAFF RECOMMENDATION

The actions requested are prezoning, annexation, and Vesting Tentative Subdivision Map
approval, as summarized below.

Prezoning Designation Approval. The requested entitlements include rezoning (prezoning) the
subject properties to Single Family Residential (R-L), Highway Commercial (C-H) with
Gateway and Mixed Use Overlay (GMO), Heavy Industrial (I-H), and Public and Quasi Public
(PQP). Figure 2-4 of Attachment 1 identifies the location of each proposed zoning district. Not
identified on this map is the Public and Quasi Public (PQP) district that will include the property
currently occupied by the NH3 fertilizer operation nestled between EI Camino Real, U. S.
Highway 101, and the on- and off-ramps from EI Camino Real.

Vesting Tentative Subdivision Map Approval. The applicant is requesting approval of a Vesting
Tentative Subdivision Map for the proposed annexation area that will allow 149 single-family
homes, roadways, agricultural buffers, and related neighborhood improvements. At this time
further refinement of the vesting map is in progress to ensure technical conformity with the
mapping requirements of chapter 16.16 of the City’s subdivision code. Final action by the
Planning Commission recommending approval of the Vesting Tentative Subdivision Map will be
scheduled for the Planning Commission’s November 1, 2016, meeting. After Planning
Commission action, review and approval of the vesting tentative map will be placed on the City
Council’s November 8, 2016 agenda.

Annexation Approval. The proposed project involves the reorganization of the incorporated city
limits of Greenfield to include the annexation of approximately 290 acres into the City of
Greenfield. The City must apply for annexation to Monterey County LAFCO.

The project application includes several inter-related actions. Approval of the Vesting Tentative
Subdivision Map depends on approval of the prezoning, which is also dependent on the approval
of the annexation and the environmental review. The SEIR found that (a) the previously
certified EIR adequately addressed the environmental impacts of the proposal; (b) the current
application can adequately address agricultural land conversion through the Williamson Act
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Easement Exchange Program; and (3) any remaining, residual impacts were fully addressed by
the previously certified document.

The Planning Commission and staff have found the proposed annexation, vesting tentative map,
and rezoning to be consistent with the intent of the General Plan and prior General Plan
amendments for this area. The Planning Commission and staff have also found the proposal to
be consistent with the provisions of the Zoning Code and the Subdivision Ordinance for
development of property as they relate to lot size, configuration, density, and design. Conditions
are provided which address the mitigations within the EIR, the standard conditions of
development, and the specific design issues on this site. Development of the property shall be
subject to the City’s Standard Conditions for Construction, included as Attachment 5 to this staff
report.

The Planning Commission and staff recommend that the City Council adopt the attached
resolution to (1) certify the Final SEIR, (2) adopt the Mitigation Monitoring and Reporting
Program, (3) approve the prezoning of the site to R-L (Single Family Residential), C-H
(Highway Commercial) with GMO (Gateway and Mixed Use Overlay), I1-H (Heavy Industrial),
and PQP (Public/Quasi Public), and (4) direct staff to move forward with an application to
LAFCO for annexation of the project area based upon these approvals.

It is further recommended the City Council continue the public hearing on the Vesting Tentative
Map application to the City Council meeting scheduled for November 8, 2016.

PROPOSED MOTION

I MOVE THAT THE CITY COUNCIL OF THE CITY OF GREENFIELD ADOPT
RESOLUTION 2016-90 (1) CERTIFYING THE FINAL SEIR; (2) ADOPTING THE
MITIGATION MONITORING AND REPORTING PROGRAM,; (3) APPROVING THE
PREZONING OF THE SITE TO R-L (SINGLE FAMILY RESIDENTIAL), C-H
(HIGHWAY COMMERCIAL) WITH GMO (GATEWAY AND MIXED USE
OVERLAY), I-H (HEAVY INDUSTRIAL), AND PQP (PUBLIC AND QUASI PUBLIC);
AND (4) DIRECTING STAFF TO MOVE FORWARD WITH AN APPLICATION TO
LAFCO FOR ANNEXATION OF THE PROJECT AREA BASED UPON THESE
APPROVALS.

Attachment 1: Project mapping graphic information

Attachment 2: Draft Supplemental EIR (available on City of Greenfield website)
Attachment 3: Public comment letters and responses to comments (Final SEIR)
Attachment 4: Mitigation Monitoring and Reporting Program

Attachment 5: Standard Conditions for Construction
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CITY OF GREENFIELD CITY COUNCIL
RESOLUTION No. 2016-90

RESOLUTION OF THE CITY COUNCIL OF THE CITY OF
GREENFIELD (1) CERTIFYING THE FINAL SUPPLEMENTAL
ENVIRONMENTAL IMPACT REPORT (SEIR) FOR THE SOUTH END
ANNEXATION PROJECT; (2) ADOPTING THE MITIGATION
MONITORING AND REPORTING PROGRAM; (3) APPROVING THE
PREZONING OF THE SITE TO R-L (SINGLE FAMILY RESIDENTIAL),
C-H (HIGHWAY COMMERCIAL) WITH GMO (GATEWAY AND
MIXED USE OVERLAY), I-H (HEAVY INDUSTRIAL), AND PQP
(PUBLIC AND QUASI PUBLIC); AND (4) DIRECTING STAFF TO MOVE
FORWARD WITH AN APPLICATION TO LAFCO FOR ANNEXATION
OF THE PROJECT AREA BASED UPON THESE APPROVALS

WHEREAS, California Government Code Section 65300 requires the City of Greenfield
adopt a comprehensive, long-term general plan for the physical development of the city; and

WHEREAS, the City of Greenfield Zoning Code establishes the City Council as the
designated Approving Authority for applications for standard tentative subdivisions, zoning
amendments, general plan and amendments thereto, specific plans, special planning areas,
development agreements, prezoning, and annexations; and

WHEREAS, the City Council must make a final determination to approve, conditionally
approve, or deny applications for standard tentative subdivisions, zoning amendments, general
plan and amendments thereto, specific plans, special planning areas, development agreements,
prezoning, and annexations after being provided with recommendations from the Planning
Director and the Planning Commission; and

WHEREAS, the California Environmental Quality Act (CEQA) requires an assessment
of the environmental impacts of a proposed project and the adoption of all feasible measures to
mitigate those impacts; and

WHEREAS, the City of Greenfield approved the South End Sphere of Influence project
and certified that project’s EIR on August 8, 2006; and

WHEREAS, detailed findings, resolutions, and statement of overriding considerations
were adopted for the South End Sphere of Influence project on August 8, 2006, and all such
findings are hereby incorporated by reference for this current action; and

WHEREAS, the South End Annexation Final Supplemental Impact Report (SEIR) was
prepared and all CEQA analyses and reviews have been completed in accordance with the
CEQA guidelines as set forth in California Code of Regulations, Title 14, Chapter 3, Sections
15000 et seq.; and
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WHEREAS, the South End Annexation Draft SEIR was adequately noticed and
circulated for public review and public comments were received and considered; and

WHEREAS, the City of Greenfield has prepared Findings for the South End Annexation
SEIR as required by Section 15091 of the CEQA Guidelines; and

WHEREAS, the City of Greenfield has prepared a Mitigation Monitoring and Reporting
Program for the South End Annexation as required by CEQA Guidelines Section 15091; and

WHEREAS, the Planning Commission of the City of Greenfield held public hearing on
the South End Annexation applications on October 4, 2016, and adopted a resolution
recommending that the City Council: (1) certify the Final SEIR; (2) adopt the Mitigation
Monitoring and Reporting Program; (3) approve the prezoning of the site to R-L (Single Family
Residential), C-H (Highway Commercial) with GMO (Gateway and Mixed Use Overlay), I-H
(Heavy Industrial), and PQP (Public/Quasi Public); and (4) direct staff to move forward with an
application to LAFCO for annexation of the project area based upon these approvals; and

WHEREAS, the action now before the City Council was heard, reviewed, and discussed
by the Planning Commission at a duly noticed public hearing;

NOW, THEREFORE, BE IT HEREBY RESOLVED, that the City Council of the
City of Greenfield does make the following Findings:

1. FINDING: The proposed South End Annexation project will further the planning and
economic development goals of the City.

@) The proposed project adds areas under the City’s jurisdiction suitable for Low
Density Residential, Highway Commercial, and Industrial development uses
consistent with the City’s General Plan;

(b) The project will serve as an economic driver for expanded employment and
economic development opportunities, consistent with the General Plan;

(c) The proposed project provides opportunity for additional affordable housing
consistent with the General Plan;

(d) The project proposes park space or fees consistent with the General Plan and the
Zoning Code; and

(e) The proposed project is consistent with the previously approved South End SOI
project.

2. FINDING: The project as proposed will result in a logical city limit boundary for the
City of Greenfield.

@ The project site is within the existing Sphere of Influence for the City;
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(b) The project site meets the requirements of the Cortese-Knox-Hertzberg
Reorganization Act for “contiguous” boundary modifications;

(c) The project is consistent with the Greater Greenfield Area Memorandum of
Agreement; and

(d) The project is consistent with the City’s General Plan and the General Plan EIR.

FINDING: The proposed annexation is internally consistent with goals, policies, and
programs contained within the General Plan, and future development will be held to
performance standards and conformance with the City of Greenfield’s Zoning Code and
other Municipal Code requirements and standards.

@ The project site will support single-family residential, highway commercial, and
industrial development, consistent with the General Plan;

(b) The project site will be required to meet all applicable local, regional, state, and
federal requirements in regard to future developments;

(©) Development of the project site will be required to comply with the City’s
Standard Conditions for Construction; and

(d) The project is consistent with the General Plan, the General Plan EIR, and the
Zoning Code.

FINDING: The proposed residential subdivision’s (The Vines) design and improvements
are substantially in conformance with the City of Greenfield’s Zoning Code and other
Municipal Code requirements and standards.

@) The proposed subdivision is consistent with the City’s Zoning Code in that the
creation of the low-density neighborhoods that include 149 units, including
inclusionary units and/or in-lieu fees, reflects the intent of the ordinance to
encourage inclusionary housing and the efficient use of residential land; and

(b) The subdivision includes public streets, new water, sewer, storm drain, public
utility lines, open space, and detention facilities designed in conformance with
City standards. All improvements to City utilities will be constructed to City
standards both on and off the site. Those improvement plans will be subject to
City Council approval with the Final Map.

FINDING: The site is suitable for the type and density of development proposed.

@) The various parcels are nearly flat, vacant, and located outside the floodplain.

(b) The proximity to existing development and City services makes infrastructure
improvements to serve the site feasible economically and physically;
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(©)

(d)

Several public streets provide direct access to the project area, and they will be
improved as part of this project, with a new street system and developed to
connect the citywide network; and

Espinosa Road, EI Camino Real, and EIm Avenue provide direct access to the
project area, and frontage improvements will take place as part of the project.

FINDING: The annexation and subdivision design and its proposed improvements were
adequately addressed in the SEIR prepared for the project, and the proposed project will
not cause substantial environmental damage, nor substantially or unavoidably injure fish
or wildlife or their habitat, beyond those impacts identified in the previously certified

(2006) EIR.

@) Construction of the project’s land uses and associated public improvements will
result in three significant and unavoidable impacts, as determined by the SEIR
and the previously certified EIR;

(b) The SEIR identified no native habitat for fish and wildlife on the site, which has
been used primarily for farming;

(©) Best available technology (such as on-site retention basins) will be used to ensure
there are no water quality impacts from drainage of the site;

(d) The revised South End Annexation project can fully mitigate for agricultural land
conversion through the WAEE process, thus eliminating a significant unavoidable
impact; and

(e) Mitigation measures have been included as conditions of approval and within the

MMREP to reduce potential environmental impacts to a less than significant level
where feasible.

FINDING: The establishment, maintenance, and operation of the project’s land uses will
not, under the circumstances, be detrimental to the health, safety, peace, morals, comfort,
and general welfare of the persons residing or working in the vicinity of the proposed
development, or to its future residents, or to the general welfare of the city.

(@)

(b)

This project has been reviewed by all responsible, city, county, regional, and state
agencies, and conditions of approval (mitigation) have been applied as deemed
necessary by Planning and Public Works staff to ensure the continuing public
health, safety, and orderly development of the surrounding area; and

All infrastructure as known at this time has been reviewed and a determination
has been made that the site can and will be provided with the required municipal
services and installation required for project approval.
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NOW, THEREFORE, BE IT HEREBY FURTHER RESOLVED, that the City

Council of the City of Greenfield has considered all written and verbal evidence regarding this
matter at the public hearing and does hereby:

1.

2.

Certify the South End Annexation SEIR;

Adopt the required CEQA findings;

Adopt the Mitigation Monitoring and Reporting Program;

Approve prezoning of the site to Single Family Residential (R-L), Highway Commercial
(H-C) with gateway and Mixed Use Overlay (GMO), Heavy Industrial (I-H), and Public
and Quasi Public (PQ-P); and

Direct staff to prepare and forward an annexation application to LAFCO for
consideration and approval.

PASSED AND ADOPTED by the City Council of the City of Greenfield, at a regularly

scheduled meeting of the City Council held on the 11" day of October 2016, by the following

vote:

AYES, and all in favor, therefore, Councilmembers:

NOES, Councilmembers:

ABSENT, Councilmembers:

John P. Huerta, Jr., Mayor

Ann F. Rathbun, City Clerk
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Figure 2-5
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Figure 2-6
“The Vines” Tentative Subdivision Map
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1.0 INTRODUCTION

This section provides the background and context for the South End Annexation (proposed
project), summarizes the purpose of the Supplemental Environmental Impact Report (SEIR),
describes the environmental procedures that are to be followed according to state law, discusses
the intended uses of this SEIR, provides contact information for the lead agency, and describes
impact terminology.

1.1 BACKGROUND AND PURPOSE

On August 8, 2006, the City of Greenfield City Council approved the South End Sphere of Influence
Amendment project and related amendments to the City of Greenfield General Plan. The City
prepared the South End Sphere of Influence Amendment Project Final EIR (EIR) to analyze the
environmental effects of the Sphere of Influence (SOI) and General Plan amendments; the EIR
was certified by the City Council on August 8, 2006. The City subsequently filed a resolution of
application with the Monterey County Local Agency Formation Commission (LAFCO) to expand
the SOI boundary. On March 26, 2007, LAFCO approved a comprehensive, although scaled
down, amendment to the City’s SOI, which included the South End territories. This approval was
conditioned upon a future agreement to address the impacts of planned future growth. That
agreement, the Greater Greenfield Area Memorandum of Agreement (MOA), was adopted in
June 2013.

The SOl amendment expanded the City’s SOI by 217 acres to the south, along the east and west
sides of US Highway 101. The accompanying General Plan amendments designated the areas on
the west side of the highway as Low Density Residential and areas on the east side of the highway
as Highway Commercial and Heavy Industrial, as shown on the current General Plan Land Use
Map.

With the MOA in place, in 2015 the project applicant, representing the South End property owners,
approached the City of Greenfield with a request to move forward with annexation of several
parcels. City staff determined that the annexation and related actions requested require
appropriate review under the California Environmental Quality Act (CEQA) to determine the
potential environmental effects of those actions.

REASONING FOR PREPARING AN SEIR

Since the certification of the 2006 South End SOI EIR and LAFCO approval of the City’s SOI
boundary, certain circumstances have changed that warrant additional review. Most notably,
the execution of the MOA outlines specific mitigation requirements and other policies directly
related to annexation proposals that were not previously in place. In addition, the applicant’s
current request for entitlements is slightly different in size and configuration compared to the 2006
project description. For these reasons, the current proposal requires an updated review.

The City of Greenfield, acting as the lead agency, has prepared this Draft SEIR (also referred to as
a DSEIR) to provide the public and responsible and trustee agencies with information about the
potential environmental effects of the proposed project. As described in the provisions of CEQA
and in CEQA Guidelines Section 15121(a), an EIR is a public information document that assesses
the potential environmental effects of a proposed project as well as identifies mitigation measures
and alternatives to the proposed project that could reduce or avoid its adverse environmental
impacts. Public agencies are charged with the duty to consider and minimize environmental
impacts of proposed development where feasible, and are obligated to balance a variety of
public objectives including economic, environmental, and social factors.

City of Greenfield South End Annexation
July 2016 Draft Supplemental Environmental Impact Report
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1.0 INTRODUCTION

CEQA requires the preparation of an EIR prior to approving any “project” that may have a
significant effect on the environment. For the purposes of CEQA, the term “project” refers to the
whole of an action which has the potential for resulting in a direct physical change or a
reasonably foreseeable indirect physical change in the environment (CEQA Guidelines Section
15378[a]). With respect to the proposed project, the annexation and reorganization of territory is
a project within the definition of CEQA and has the potential to result in significant environmental
effects. As such, the physical effects of the annexation and related actions warrant additional
review and documentation.

1.2 TYPE OF DOCUMENT
SUPPLEMENTAL EIR

The CEQA Guidelines identify several types of EIRs, each applicable to different project
circumstances. This EIR has been prepared as a Supplemental EIR pursuant to CEQA Guidelines
Section 15163.

CEQA provides that where there are changes to an already approved project for which an EIR
was previously certified, a new environmental review shall be performed only where there is
significant new information or changes to the project or in the circumstances surrounding the
project that would result in new adverse environmental impacts that were not analyzed previously
or impacts that are more severe than previously determined (Public Resources Code [PRC]
Section 21166 and State CEQA Guidelines Section 15162). PRC Section 21166 applies to
environmental review of any aspect of the South End Annexation because a prior EIR was certified
for the proposed project in its entirety. CEQA provides several options regarding the form of
supplemental analysis performed under PRC Section 21166. To broadly summarize the applicable
law, after an EIR has been certified for a project, the EIR is conclusively presumed to comply with
CEQA unless one of two circumstances occurs:

1. The EIR is timely and successfully challenged in a legal proceeding and is finally adjudged
not to comply with the requirements of CEQA,; or

2. A subsequent or supplemental EIR is required under the mandates of PRC Section 21166
and CEQA Guidelines Section 15162 (PRC Section 21167.2; CEQA Guidelines Section
15231).

Under these standards, an agency may not presume that an EIR is “stale” because of its age
alone. The agency must review and follow the two tests set forth above to determine if
supplemental review is, in fact, required.

As explained above, a programmatic EIR was certified for South End SOI project in 2006. This
document has not been legally challenged; for this reason, the first circumstance detailed above
is not met. As such, the South End SOI EIR must be presumed valid unless a subsequent or
supplemental EIR is required under the mandates of PRC Section 21166 and CEQA Guidelines
Section 15162.

CEQA Guidelines Section 15162, subdivision (a), sets forth a two-step test for supplemental review,
which reads in full as follows:

South End Annexation City of Greenfield
Draft Supplemental Environmental Impact Report July 2016
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(a) When an EIR has been certified or a negative declaration adopted for a project, no
subsequent EIR shall be prepared for that project unless the lead agency determines,
on the basis of substantial evidence in the light of the whole record, one or more of
the following:

(1) 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;

(2) Substantial changes occur 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; or

(3) 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,
shows 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 reduce 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 environmental, but the project proponents decline to adopt the
mitigation measure or alternative.

Thus, under PRC Section 21166 and CEQA Guidelines Section 15162, once an EIR has been certified
for a project, no subsequent EIR shall be prepared for the project unless the lead agency
determines, based on substantial evidence, that there will be a significant increase in
environmental impacts caused by the project, from changes in the circumstances surrounding
the project, or from newly discovered information.

In this case, the City has determined that there are changes to the project which could result in
different or more severe impacts, new or additional mitigation may be required, and changes in
circumstances have occurred, specifically the adoption of the MOA. Therefore, it has been
determined that supplemental environmental review is required for the proposed project.

There are three types of documents that may be used to perform supplemental review: an
Addendum, a Supplemental or Subsequent Negative Declaration, or a Supplemental or
Subsequent EIR (see CEQA Guidelines Sections 15162-15164). Based on substantial evidence
presented in the project submittal, NOP, and comments received on the NOP (see Appendix G),
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it was determined that there was potential for significant impacts to result from implementation of
the proposed project and a Supplemental EIR would be required.

1.3 INTENDED USES OF THE SEIR

The SEIR is intended to evaluate the environmental impacts of the proposed project to the
greatest extend feasible. This SEIR and the 2006 South End SOI Final EIR, in accordance with CEQA
Guidelines Section 15126, should be used as the primary environmental documents to evaluate
all planning and permitting actions associated with the proposed project. Please refer to Section
2.0, Project Description, for a detailed discussion of the proposed project.

CiTY OF GREENFIELD

The SEIR is intended to be used by the City of Greenfield as a tool in evaluating the proposed
project’s environmental impacts and can be further used to modify, approve, or deny approval
of the proposed project based on the analysis provided in the SEIR. A description of requested
permits and subsequent approvals associated with approval and implementation of the
proposed project is included in Section 2.0 Project Description, of this SEIR.

KNOWN RESPONSIBLE AND TRUSTEE AGENCIES
For the purpose of CEQA, the term “responsible agency” includes all public agencies other than
the lead agency that have discretionary approval power over a project or an aspect of a project.
The term “trustee agency” means a state agency having jurisdiction by law over natural resources
affected by a project that are held in trust for the people of California. The following agencies are
identified as potential responsible or trustee agencies, and may use this document in the
processing and approval of subsequent actions and/or permits.

e County of Monterey, Resource Management Agency (RMA)

e Monterey County Local Agency Formation Commission (LAFCO)

e California Department of Conservation (DOC)

e California Department of Transportation (Caltrans)
1.4 ENVIRONMENTAL REVIEW PROCESS
The review and certification process for the SEIR will involve the following procedural steps:
NOTICE OF PREPARATION AND INITIAL STUDY
In accordance with Section 15082 of the CEQA Guidelines, the City published a Notice of
Preparation (NOP) of an SEIR on December 10, 2015. The City was identified as the lead agency
for the proposed project. This notice was circulated to the public, local, state, and federal

agencies, and other interested parties for 30 days to solicit comments on the proposed project.
The NOP and responses to the NOP are presented in Appendix G.
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DRAFT SUPPLEMENTAL EIR (DSEIR)

This document constitutes the Draft SEIR for the proposed project. This DSEIR contains a description
of the project, description of the environmental setting, and identification of project impacts and
mitigation measures for impacts found to be significant, as well as an analysis of project
alternatives. Upon completion of the SEIR, the City will file the Notice of Completion (NOC) with
the California Office of Planning and Research to begin the public review period (PRC Section
21161).

PusLIC NOTICE/PUBLIC REVIEW

Concurrent with the Notice of Completion, the City will provide public notice of the availability of
the SEIR for public review and invite comment from the general public, agencies, organizations,
and other interested parties. This public notice of availability is issued to comply with the CEQA
Guidelines, which state that circulation of an EIR requires notice pursuant to CEQA Guidelines
Section 15087. CEQA Guidelines Section 15086 also states that circulation requires consultation
with other agencies. The review period is 45 days. Public comment on the SEIR will be accepted
in written form. All comments or questions regarding the SEIR should be addressed to:

Mic Steinmann, Community Services Director
City of Greenfield
599 El Camino
Greenfield, CA 93927
Phone: (831) 674-5591
E-mail: msteinmann@ci.greenfield.ca.us

RESPONSE TO COMMENTS/FINAL SEIR

Following the public review period, a Final SEIR will be prepared. The Final SEIR will respond to all
comments regarding the adequacy and completeness of the Draft SEIR received during the
public review period and to oral comments made at the public meeting held during the public
review period.

CERTIFICATION OF THE SEIR

The Greenfield Planning Commission and City Council will review and consider the Final SEIR. If the
City Council finds that the Final SEIR is an “adequate and complete” analysis of the environmental
impacts associated with the proposed project, the Council may certify the Final SEIR at a public
hearing. The rule of adequacy generally holds that the SEIR can be certified if: (1) it shows a good
faith effort at full disclosure of environmental information; and (2) it provides sufficient analysis to
allow decisions to be made regarding the project in contemplation of its environmental
consequences. Consideration of the Final SEIR will occur independent of consideration to
approve the project. Responsible and trustee agencies may be required to independently certify
the document prior to approval of subsequent actions and permits.

PROJECT CONSIDERATION

Following review and consideration of the Final SEIR, the City may take action to approve,
approve with conditions, revise, or reject the project. A decision to approve the project would be
accompanied by specific conditions of approval, imposing all feasible mitigation measures
recommended in the SEIR as adopted, by written findings in accordance with CEQA Guidelines
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Section 15091 and, if applicable, a statement of overriding considerations pursuant to CEQA
Guidelines Section 15093.

MITIGATION MONITORING PROGRAM

Public Resources Code Section 21081.6(a) requires lead agencies to adopt a reporting or
monitoring program to describe mitigation measures that have been adopted or made a
condition of project approval in order to mitigate or avoid significant effects on the environment.
The specific reporting or monitoring program required by CEQA is not required to be included in
the SEIR; however, the program will be presented to the City Council for adoption. Throughout this
Draft SEIR, mitigation measures have been clearly identified and presented in language that will
facilitate establishment of a monitoring and reporting program.

1.5 COMMENTS RECEIVED ON THE NOTICE OF PREPARATION

The City received four comment letters on the NOP for the proposed project. A copy of each
letter is provided in Appendix G. The City received letters from the following agencies and
interested parties. The City has addressed these comments within the SEIR and previously certified
EIR, as information is available (with respect to project plan details) and as appropriate under
California planning law.

1. Monterey County Resource Management Agency (RMA). Comments focused on
agricultural land mitigation, agricultural buffers, truck routes, and the required minor
subdivision. The Sheriff’s Office also noted a potential increase for calls for service.

2. California Department of Conservation (DOC). Comments focused on the requirements for
Williamson Act contract cancellation.

3. Transportation Agency for Monterey County (TAMC). TAMC’s comments reaffirm previous
comments from the certified EIR, provide guidance on developing updated analysis, and
comment on Smart Growth concepts.

4. California Department of Toxic Substances Control (DTSC). Comments note the DTSC’s
responsibilities and request that the findings of project-related Phase | or Phase I
Environmental Site Assessments be disclosed given the existing agricultural use of the
parcels.

1.6 IMPACT TERMINOLOGY

This Draft SEIR uses the following terminology to describe environmental effects of the proposed
project:

Standards of Significance: A set of criteria used by the lead agency to determine at what level or
“threshold” an impact would be considered significant. Significance criteria used in this SEIR
include the CEQA Guidelines; factual or scientific information; regulatory performance standards
of local, state, and federal agencies; and adopted City policies and ordinances.

Less Than Significant Impact: A less than significant impact would cause no substantial change in
the physical conditions of the environment (no mitigation required).

South End Annexation City of Greenfield
Draft Supplemental Environmental Impact Report July 2016
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1.0 INTRODUCTION

Significant Impact: A significant impact would cause (or would potentially cause) a substantial
adverse change in the physical conditions of the environment. Significant impacts are identified
by the evaluation of project effects using specified standards of significance. Mitigation measures
and/or project alternatives are identified to reduce project effects to the environment.

Significant Unavoidable Impact: A significant and unavoidable impact would result in a substantial
change in the environment that cannot be avoided or mitigated to a less than significant level if
the project is implemented.

Less Than Cumulatively Considerable Impact: The project’s contribution to a cumulative impact
is less than significant when evaluated in the context of reasonably foreseeable development in
the surrounding area.

Cumulative Significant Impact: A cumulative significant impact would result in a new substantial
change in the environment from effects of the project when evaluated in the context of
reasonably foreseeable development in the surrounding area.

City of Greenfield South End EIR
July 2016 Draft Supplemental Environmental Impact Report
1-7
80



1.0 INTRODUCTION

This page intentionally left blank.

South End Annexation City of Greenfield
Draft Supplemental Environmental Impact Report July 2016
1-8
81



2.0 PROJECT DESCRIPTION

82



83



2.0 PROJECT DESCRIPTION

2.1 PROJECT LOCATION
REGIONAL LOCATION

The South End SO-AmendmentAnnexation project site is located in the southern portion of and
immediately south of Greenfield, situated in the southern Salinas Valley in central Monterey
County. US Highway 101 (US 101) is the main regional highway in this area, running north and
south through the Salinas Valley. The city is located along US 101, approximately 40 miles
southeast of Monterey Bay, 35 miles south of Salinas, and 60 miles north of Paso Robles.
Neighboring communities within 25 miles include the cities of Gonzales and Soledad to the
north, and King City to the south. The project’s regional location is illustrated in Figure 2-1.

Project Vicinity and General Site Conditions

The approximately 290267-acre project area is located at the City of Greenfield’s southern
edge, immediately south of the city’s incorporated boundaries. US 101 bisects the project site
into eastern and western sections. On the east side of the highway, the site is bounded by
agricultural uses to the south and east, Espinosa Road to the south, and agriculture and light
industrial uses to the north. On the west side of US 101, the project site is bounded by Greenfield
High School and Vista Verde Middle School to the north, and agricultural uses to the south and
west. The St. Charles Place mixed use development sits between the project’s eastern and
western sections, between El Camino Real and the highway.

The parcels that comprise the project area total approximately 267-290 acres, most of which is
irigated farmland currently used to grow row crops and vineyards. Three acres are used for
agricultural equipment storage._The acreage also includes approximately 25 acres of County
and Caltrans rights—-of--way. The topography of the project site and relative vicinity is generally
flat, typical of the Salinas Valley region. The site lies at an elevation of approximately 280 feet
above mean sea level with the ground surface sloping gently to the south. The project vicinity is
illustrated in Figure 2-2.

City of Greenfield South End Annexation
July 2016 Draft Supplemental Environmental Impact Report
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2.0 PROJECT DESCRIPTION

2.2 CURRENT OWNERSHIP AND PARCELIZATION

The South End SOl-Annexation project site is comprised of feur—seven parcels under the
ownership of three-separate entities. The property owners include Scheid Vineyards, the
Franscioni family (TMV Lands), NH3, and the L.A. Hearne Company. TMV Lands has real interest in
1731 acres (APN 221-011-017) located north of Espinosa Road on the east side of Highway 101.
Scheid Vineyards has real interest in 93-138 acres (APN 221-011-0710, -071 and 221-011-068)
located east and west of the highway. LA Hearne Company owns APN 221-011-018, which
consists of approximately three acres, located at the southwest corner of US Highway 101 and
Espinosa Road. APNs 221-011-041 and -045 are owned by NH3, consisting of approximately 3
additional acres. Table 2-1 summarizes the ownership, size, current uses, and proposed future
use of each parcel.

TABLE 2-1
CURRENT AND FUTURE USES BY PARCEL OWNERSHIP
Size
APN Owner Current Use Proposed Future Use
(acres)
Highway = Commercial, Heavy
Ray  Franscioni (TMV . . Industrial/Warehouse, and
221-011-017 Lands) 173+ Farming/ Agriculture Agricultural Easement (51.6--acre ag
easement will not be annexed)
I . . Highway Commercial and Heavy
221-011-071 Scheid Vineyards 456 Farming/ Agriculture Industrial/Warehouse
Farming/
221-011-070 | Scheid Vineyards 46 Heavy Industrial/Warehouse
Agriculture
221-011-068 Scheid Vineyards 47 Farming/ Agriculture Low Density Residential
221-011-018 L.A. Hearne Company 3 Agrlvcultural Highway Commercial (agriculture
Equipment Storage sales)
221-011-041 I . I .
and 045 NH3 3 Fertilizing operation Fertilizing operation
County of Monterey/ : P
n/a 25 Roadway rights—of Roadway rights—-of-way
Caltrans way

2.3  PIANNING REQUIREMENTS-FOR-EACH-PARCELPARCELS PROPOSED FOR ANNEXATION

The South End SOl-Annexation project involves a series of complex land use actions and
boundary changes that ultimately relate to the City of Greenfield’s General Plan and preposed
adopted Sphere of Influence boundaries. The project as described within this SEIR represents the
“whole of the action”, made up of several components_and related entitlements.Hewever;

City of Greenfield South End Annexation
July 2016 Draft Supplemental Environmental Impact Report
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APN 221-011-017 - “Franscioni” Parcel”. This 173—-acre parcel was included within the
City’s General Plan and proposed SOI boundaries in 2005, and is designated as Highway
Commercial and Heavy Industrial within the General Plan. The 2007 LAFCO-approved SOI
boundary, however, excluded the easternmost 51.6 acres of this parcel. For this reason,
121.4 acres are_currently proposed for annexation into the city, with General Plan
designations of Highway Commercial and Heavy Industrial. The remaining 51.6 acres wiill
be placed into a permanent agricultural conservation easement and will remain within
unincorporated Monterey County. It will require_ a minor subdivision to parcel out the
51.6-acre _conservation easement area. This action is described in _detail later in this
Project Description.

thaHhe—vaHeuyand—use—beemdaﬂe&etea%wnaehJegal—pa%eeHmes—APN 221- 0191 071 -
APN 221-011-071 - “Scheid East” Parcel. This 456-acre parcel immediately north of

Franscioni is currently within the City’s General Plan and SOl boundaries, and is
de3|gnated as Highway CommerC|aI and Heavy Industrlal Beeause—appre;ema{ely—haﬁ

APN 221-011-070 — “Scheid East Industrial” Parcel. This 46-acre parcel north of the “Scheid

East? parcel is currently in the City’s General Plan _and SOl boundaries, and has a
designation of Heavy Industrial. This parcel was included and analyzed as part of the
City’s 2005 General Plan Bupdate, and most of the parcel was included in the City’s pre-
2007 SOl boundary.

APN 221-0181-018 — “L.A. Hearne” Parcel. This three-acre parcel at Highway 101 and

Espinosa Road is currently used for agricultural equipment storage_and sales. This parcel
has been included in the project boundaries primarily to create a more uniform SOI
boundary and to allow better planning opportunities at the intersection of primary
roadways._Agricultural-related storage and sales uses will continue at this location. Fhis

APNs 221-011-041 and -045 — NH3 Parcels. These small parcels totaling approximately
three3 acres are bounded by HighwayUS 101 and El Camino Real. These parcels were
included in the LAFCO-approved 2007 SOI update to create a more logical boundary
and to avoid land use islands. They carry a General Plan designation of P-QP {Public,
Quasi Public (P-QP), as they are surrounded by roadways. Existing fertilizer operations are
planned to continue into the future.

South End Annexation City of Greenfield
Draft Supplemental Environmental Impact Report July 2016
2-8
91
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APN 221-0101- 068 — “Scheid West” Parcel. This 47- -acre “L shaped parcel west of the
highway
{Geenty)—te—kew—gensrty—Resrdentral—(Grty)was mcluded in_the approved SOl boundary
and has a General Plan designation of Low Density Residential. In addition to
annexation, the application is seeking to process a Tentative Subdivision Map that would
allow 149 single--family residential units and associated improvements.

All parcels (including a A A
Realandcounty- and statef-owned mcrdental right of way area mcluded Wrthrn the proposed
SOIl) are-were part of a single General Plan Amendment adopted by the City to accommodate

the Iand uses descrrbed above NLpareeLSAAHN—alse—b&parpeﬁthe—Grty—eLGreermeld—sJarge#eny-

Parcels are illustrated in Figure 2-3. Proposed land uses are shown in Figure 2-4.

City of Greenfield South End Annexation
July 2016 Draft Supplemental Environmental Impact Report
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2.0 PROJECT DESCRIPTION

2.45 PROJECT LAND USE AND DEVELOPMENT CHARACTERISTICS

The project site consists of approximately 267-290 acres of land south of the City of Greenfield
incorporated limits. The current application requests multiple entittements for a—General-Plan
Amendment—Sphere—of Influence—-Amendment—prezoning of property, and annexation of
property._The applicants areis also seeking approval of a Tentative Parcel Map (minor
subdivision) of the Franscioni parcel- and a vesting tentatlve map/malor subdivision of the
Scheid West parcel. ,
applicationSpecific development applications for speC|f|c uses and 5|te planning will require
additional processing and environmental review by the City of Greenfield.

A summary of proposed land uses and acreage are-is shown in Table 2-2 below.:

TABLE 2-2
LAND USE SUMMARY AND DEVELOPMENT POTENTIAL

Parcel Total Acreage Proposed Land Use Development Potential

Highway Commercial (61 acres),
including: 664,922 137,840 sf
+A173 | TruekStepTravel Center (25 acres)

(121.4 acres -Hotel/Motel (50 rooms)
to be

annexed) [-Storage Facility (10 acres)

Heavy—lindustrial/Warehouse (approx.
60 acres)

221-011-017 Franscioni

784,083 501,500 sf

South End Annexation City of Greenfield
Draft Supplemental Environmental Impact Report July 2016
2-14
98



2.0 PROJECT DESCRIPTION

Agricultural Easement (51.650 acres-

not part of annexation) None
221-011-068 Scheid West 47 Low Density Residential (47 acres) 329-149 du (maximum)
Highway Commercial (23 acres) 250,471 84,360 sf
221-011-071 Scheid East 456 .
Heavy——Industrial/Warehouse (223 0. 198,000 f
acres) —
221-011-070 Scheid East 46 Industrial/Warehouse 375,500 sf
Industrial — 272,000 St
221-011-018 LA Hearne 3 Highway Commercial (3 acres) 32,670 sf (existing condition)
Company
221-011-041 and -045 NH3 3 PUth(QuaSI_PUth (existing fert|||zerN0 change/existing condition
= operation)
County and State Rights—of-Way 25 Roadways No change/existing condition

915,393 222,200 sf -— new
Highway Commercial

1,084,648 1,074,000 sf -
Totals 267290 267 290 Heawy—————new

Industrial/Warehouse

329-149 du — new Low Density
Residential

Notes and Assumptions:

- Development Potential is based on conceptual land use and plannmg estimates prov:ded by the applicant reflectmg anticipated
market conditions and development yieldsi % -

Specific Uses (truck-stoptravel center, motel, storage facility) are conceptual at this time. Exact uses and locations are estimated for
analysis purposes only.

3 329-149 residential units represents maximum-pessible-yield—Net-yield-is—-estimated-at-293-unitsnet yield as per the applicant’s
tentative map.

Proposed Land Uses

Highway Commercial Development

If approved and implemented, highway commercial use would be developed along the
eastside of Highway 101 on approximately 87 acres. The highway commercial portion of the
project would be developed on the western portion of the Franscioni, Scheid East, and L.A.
Hearne parcels. At this time, the applicants_is-are considering a range of uses, including a travel
center that would accommodate visitors to Monterey County, truck-parking,—restaurants, and
other visitor serving uses consistent with the City’s Highway Commercial designation. No specific
development plans have been proposed, the location of specific uses are not known, and the
three-acre L.A. Hearne parcel will probablyremain as an equipment storage and agriculture-
related retall facility in the near term. However-thisThis EIR assumes a development scenario and
mix of uses not to exceed 222,200 square feet, based on prellmlnarv plannlnq estimates
prowded bv the applicantbui

City of Greenfield South End Annexation
July 2016 Draft Supplemental Environmental Impact Report
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Heavy Industrial/Warehouse Development

The heavy industrial uses would be developed on the eastern portion of the Scheid East and
Franscioni parcels, totaling 127 acres. Typical uses anticipated for development within the City’s
Heavy Industrial designation include processing of agricultural products, major wineries,
agricultural support facilities, manufacturing, and similar. For analysis purposes, the EIR (and
traffic study) assumes site-coverage-of 30-percenta maximum of 1,074,000 square feet. This also
includes an assumption of 24,000 square feet of light industrial use within the industrial mix.

While specific development plans have not yet been proposed, a conceptual roadway network
serving the Highway Commercial and Heavy Industrial areas is shown on the Pinnacles Plaza
conceptual plan, submitted as part of the annexation request. This roadway network connects
to the existing street network at EIm Avenue and Espinosa Road, and connects to HighwayUsS
101 at the El Camino Real ramps. The conceptual roadway network is shown asin Figure 2-5,
consistent with the City’s Circulation Element.

Low Density Residential Development-Major Subdivision

Low density residential uses are proposed on the Scheid West parcel on the west side of US 101,
along the southern boundary of Greenfield High School and Vista Verde School. This designation
would allow single-family residential units at up to seven units per acre. Assuming full buildout of
the 47-acre parcel at maximum density, the project could conceptually yield up to 329 dwelling

However, as a component of this annexation, the applicant is requesting approval of a tentative
subdivision map for 149 single--family dwelling units. The subdivision design includes a 200--foot--
wide agricultural buffer easement on its southern boundary, as well as a 70-foot temporary
agricultural buffer on the western edge.

South End Annexation City of Greenfield
Draft Supplemental Environmental Impact Report July 2016
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2.0 PROJECT DESCRIPTION

Primary roadway access to the subdivision would be via a two-lane road connecting to El
Camino Real, running along the south boundary of the Scheid West parcel. Lots range in size
from 6,000 square feet to approximately 12,000 square feet; and are served by an internal
looped street system. The agricultural buffer to the south will serve a dual function as a
landscaped drainage swale for stormwater control. Roadway improvements necessary to
accommodate project traffic will be constructed with the subdivision.

The Vines tentative subdivision layout is illustrated in Figure 2-6.

Traffic and Circulation Improvements

Primary access to the project area would be from Highway 101. East of the highway, access to
the project site would be made available via Espinosa Road. The proposed circulation system
for the project would include the extension of Third Street through the project area to Espinosa
Road (consistent with the Circulation Element), and it is assumed that Espinosa Road would be
improved along the southern boundary of the project area. West of the highway, access to the
project site would be via El Camino Real/Patricia Lane. Intersection improvements at the south
end of the city would also be required, and internal streets for all development areas would also
be provided. Parking for employees and customers of the commercial and industrial facilities
would be required onsite. Circulation plans for the project are conceptual at this time (with the
exception of the residential subdivision, which includes a specific street layout); and Al

circulationplansforthe-proposed-project-would be defined as part of subsequent development
proposals, and-will-be-subject to review and approval by the City of Greenfield.

Truck traffic related to industrial and commercial use will have direct access to and from U-S: 101
via Espinosa Road. Alternative truck routes are available around the perimeter of the city
consistent with the General Plan and the MOA.

Public Services and Infrastructure

Public service and utilities, including water, wastewater services, gas, electricity, police and fire
protection, etc., would be extended from the City to the project site as part of the proposed
project. Section 3.13 of the EIR describes the potential impacts associated with the extension of
services to the project area.

Gateway Overlay

Commercial and visitor serving areas that are located at the northern and southern entrances to
the community serve as “gateways” to Greenfield. These areas should be aesthetically
attractive since they provide an influential visual statement regarding the character of the
community. Such areas should be designed to provide visual amenities that are not required for
uses designed to serve more local needs. The purpose of the Gateway Overlay is to require the
provision of attractive signage, additional landscaping, and greater attention to building design.
The gateway overlay is intended to accomplish these purposes. The entire propeosed-267-acre
projectsiteannexation area would be subject to the City’s gateway overlay.

Williamson Act Easement Exchange Program and Creation of Permanent Agriculture Easements

To provide direct mitigation for the annexation and development of land currently under
Williamson Act contract, the project applicant iss—are establishing permanent agriculture
conservation easements on the 51.6 acre parcel and on other properties to meet California
Department of Conservation (DOC) and Monterey County LAFCO requirements consistent with

City of Greenfield South End Annexation
July 2016 Draft Supplemental Environmental Impact Report
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the MOA. The applicant is pursuing a Wiliamson Act Easement Exchange Program (WAEEP)
pursuant to California Government Code Section 51200 et: seg. and the Public Resources Code

10250 et- seq.

Lands of Franscioni: The entire 173--acre Franscioni (Vanoli Ranch) parcel is currently registered
under Williamson Act contract. The owners filed a Notice of Non-Renewal for the entire parcel,
which has approximately 10 years remaining on a 20-year non-renewal timeline. Distinct and
separate from the non-renewal process, the owners are now also in the process of petitioning for
a_partial contract cancellation on 121.4 acres of the property, consistent with Government
Code Section 51282(a). Of the 173 acres, the 121.4 acres petitioned for cancellation will be
annexed. The remaining 51.6 acres will remain in Monterey County. The non-renewal timeline will
continue on the 51.6 acres for approximately 10 more years. To mitigate direct impacts of the
proposal, the applicant is pursuing the following process steps as part of the project:

e Complete a Wiliamson Act petition for partial contract cancellation to split off the 51.6
acres to remain in Monterey County. The 51.6 acres will remain under Wiliamson Act
contract during the ongoing non-renewal period and ultimately be placed in a
permanent agriculturale conservation easement. This process requires that the County of
Monterey and the City of Greenfield to-complete CEQA review, make certain findings,
and accept the petition application as complete.

e Dedicate a permanent agricultural conservation easement on other lands of equal or
higher_agricultural quality held by the owner. The owner has identified other lands
including the Somavia Ranch (66 acres) and Redding Ranch (318 acres) totaling 384
acres for this purpose.

e Complete the WAEEP process including all easements and agreements with the
Department of Conservation, County of Monterey, and Monterey County Ag Land Trust
(formerly the Monterey County Agricultural and Historical Land Conservancy) to formally
establish such easements and amend status of Wiliamson Act contracts. The process of
partially cancelling the Wiliamson Act contract and establishing mitigation easements is
being accomplished by the petitioner with the gquidance and direction of the California
Department of Conservation and the County of Monterey.

The applicant has proposed two possible scenarios in lieu of paying a contract cancellation fee
and to mitigate for the loss of farmland, consistent with the WAEEP process: :

Proposal #1: Under this proposal, of the 435.48 acres of land that isare to be placed in
agricultural conservation easements, a total of 129.6 acres, including Parcel 2 on Vanoli Ranch
(51.6 acres) and a 78--acre portion of Redding Ranch, would be counted in lieu of paying the
cancellation fee. The value of this acreage is approximately $300,000 (Vanoli) and $250,000
(Redding) for a total of approximately $550,000, which is greater than the $450,000 cancellation
fee. The remaining 305.88 acres would serve as mitigation to directly offset the loss and
conversion of 121.4 acres of agricultural land.

Proposal #2: Under this proposal, of the 435.48 acres of land that isare to be placed in
agricultural conservation easements, a 159--acre portion of Redding Ranch (about half of the
parcel); would be counted in lieu of paying the cancellation fee. The value of this acreage is
approximately $500,000, which is greater than the $450,000 cancellation fee. The remaining
approximately 276.48 acres would serve as mitigation to directly offset the loss and conversion of
121.4 acres of agricultural land.

South End Annexation City of Greenfield
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The DOC, not the City of Greenfield, Monterey County, or LAFCO, will ultimately determine
which scenario or combination of measures best satisfies state program requirements.

City of Greenfield South End Annexation
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Lands of Scheid: The Scheid parcels to be annexed (138 acres) are also located on prime
farmland. To provide direct mitigation for conversion, the owner will establish a permanent
agricultural conservation easement (or easements) on lands of similar or higher agricultural
quality and characteristics, consistent with the mitigation requirements of the MOA. The
applicantowner (Scheid) has identified parcel 221-061-002, located south of the city, as the
mitigation parcel. This land (totaling 230 acres) has been placed voluntarily under conservation
easement contract for permanent conservation. This parcel, shown in Figure 2-7, is not under
Williamson Act contract.

County of Monterey Minor Subdivision

As identified previously, the easternmost 51.6 acres of the Franscioni parcel will not be annexed
and will remain in theMonterey County. In order to provide a legal parcel line and jurisdictional
boundaries, the applicant has requested that the County process a minor subdivision to create
a separate parcel for the 51.6 acres. This parcel will continue to gain access from Espinosa Road
and will remain in active agriculture under County gGeneral Pplan and zoning designations. To
ensure that this acreage remains independently viable, a new irrigation well will be constructed
on the parcel. No other improvements are proposed. The subdivision map is included as Figure
2-8.

Permanent and Interim Agricultural Land Use Buffers

Consistent with the Greater Greenfield Area Memorandum of Agreement (MOA), the
annexation area will require permanent and interim buffers to ensure adequate distance
between active agriculture and urban land uses. Interim buffers of 70 feet will be provided along
the western edge of the Scheid West parcel, on The Vines subdivision. The Scheid West parcel
also includes a 200 foot interim buffer on its southern edge. Interim buffers will remain until such
time that urban uses are extended and the bufferis no longer needed.

the-The eastern edge of the annexation area (both Scheid East and Franscioni parcels) areis
proposed for heavy industrial use. Such use does not involve “areas of active public
congregation” or residential use; and areis therefore considered compatible with adjacent
agricultural uses and does not require a buffer. Nonetheless, a voluntary 70-foot no-build buffer
will be provided along this eastern side of the annexation area. A permanent buffer of 10 feet
along Espinosa Road, involving a permanent conservation easement, is required along the
southern boundary of the remaining Franscioni parcel. Existing non-residential structures (such as
the L.A. Hearne building) will be buffered by Espinosa Road, which is appropriate considering
existing conditions and agriculture-related uses at this location. A 1-foot utility easement will be
included along the L.A. Hearne parcel.

2.65 PROJECT PHASING

The proposed project has been analyzed for potential development in two primary phases. The
purpose of the phasing concept is to determine the thresholds for key traffic and infrastructure
improvements, rather than to establish a development sequence. The project applicants have
also indicated that future development phasing may be broken down further based upon
market demand and uses proposed. The phasing concept to does not preclude or constrain the
timing of the development of any of the subject parcels.

South End Annexation City of Greenfield
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PHASE | “INTERIM” DEVELOPMENT

Phase | of the proposed project involves the development of up to a maximum of 329-149 single-
family residential units on the western side of the project and would also include the
development of the entire Highway Commercial area on the east side of the project. Although
the uses for the highway commercial portion of Phase | have not been confirmed, the project
applicant has conceptually proposed travel-oriented uses including a-truck-step—and-multiple
pads suited for commercial/freeway oriented service providers (fast food, restaurant, service
station and hotel/motel). Phase | also assumes development of approximately 10 acres of “mini
storage,” or general industrial warehouse storage.

PHASE Il - “BuiLbout”

Phase Il involves the balance (approximately 83-127 acres) of the heavy industrial/warehouse
land uses on the east side of Highway 101. At this time, the project applicant_hass-have not
determined what type of industrial uses would be included within Phase Il. For analysis purposes,
the EIR assumes maximum site coverage of heavy industrial use.

It is assumed that the proposed project site area would be fully developed within approximately
10-20-years, with planning and processing occurring within five years. The longer time horizon
associated with Phase |l reflects the mutual goal of the city and the applicant to provide
coordinated planning for the only large industrial parcels in the General Plan. Annexation of the
entire territory at this time will allow for cohesive planning on several parcels in different
ownership. As stated previously, the purpose of the phasing was to identify the need for key
infrastructure improvements, and does not necessarily dictate the development sequence of
the parcels. The surveyed annexation map is shown as Figure 2-9.

2.76  PROJECT OBJECTIVES

Consistent with CEQA Guidelines Section 15124(b), a clear statement of objectives and the
underlying purpose of the project shall be discussed. The following description of the project
objectives is based on information provided by the project applicant and the City of Greenfield.

The principal objectives of the South End Sphere—of Influence—andGeneral—Plan
AmendmentAnnexation project are as follows:

1) hhaere o a ance Amendmen

Aannexation and prezoning of approximately 267-290 acres, and extension of necessary
services in accordance with LAFCO policy.;

2) Te—eEstablish the land use, environmental, and processing framework for the planned
development of residential uses, highway commercial uses, and heavy industrial uses
consistent with the Greenfield General Plan ;

3) Contribute to the enhancement of the southern gateway entrance into the City of
Greenfield. Enhance the character of the southern portion of the city by providing a
transition between the surrounding fields and vineyards and the city.

4) Establish an industrial based job market in the southern portion of the city, an identified
desire of the City.

City of Greenfield South End Annexation
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5) Te-eCreate a “move-—-up” single-family residential neighborhood that would buffer the
existing schools in the southern portion of the city from agricultural uses.

6) Create a well-designed, functional revenue generating highway commercial travel

center. The travel center would accommodate truck parking, restaurants, and highway
commercial type of uses.
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2.0 PROJECT DESCRIPTION

2.87 REQUESTED ACTIONS, ENTITLEMENTS, AND REQUIRED APPROVALS

This Supplemental EIR provides the environmental information, analysis, and primary CEQA
documentation necessary for the City, Monterey County, California Department of
andConservation and Monterey County LAFCO to adequately consider the environmental
effects of the project.

o The City of Greenfield, as lead agency, will consider the project at the local level. The
primary approvals sought at the local level include the-SOl-Amendment-GeneralPlan
amendment,prezoning and annexation into the City_and approval of the residential
subdivision map (vesting tentative map). LAFCO, with approval authority for the SO}
amendment-and-annexation_(reorganization), is a responsible agency and would take
action on the annexation proposal after the City.-on-those-items The City will need to
submit a complete annexation application to LAFCO for review and consideration.
Monterey County and the Department of Conservation are responsible agencies with
approval authority of the minor subdivision and Wiliamson Act Exchange proposal,
respectively.

Future approvals within the project area, if approved, would require additional site planning and
related permits_by several agencies, additional CEQA compliance, and other processing steps
as necessary. Those steps may include, but are not limited to, the following:

e Residential-Subdivision Maps_ (including Monterey County minor subdivision of the
Franscioni parcel);

e Tentative Cancellation Resolution (Monterey County, for Williamson Act contract

cancellation);

e City/County Tax Sharing Agreement;

e Parcel Maps;

e Site Development Plans;

e Circulation Plans;

e All Final Improvement Plans;

e Utility Plans;

e Construction Phasing and Duration;
e Architectural and Site Plan Review;
e Landscaping and Lighting Plans;

o Development Agreements;

¢ Wiliamson Act Easement Exchange Program and Recordation of Permanent Agricultural
Conservation Easements (California DOC and Ag Land Trust);

e Caltrans approvals and permits for encroachment and improvements relative to US

Highway 101;
City of Greenfield South End Annexation
July 2016 Draft Supplemental Environmental Impact Report
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e Conditional Use Permits;

e Grading and Building Permits; and/or

¢ Otherrelated subsequent actions to further project implementation.
REFERENCES/ DOCUMENTATION
City of Greenfield. City of Greenfield General Plan and EIR. 2005.
City of Greenfield. City of Greenfield Zoning Ordinance. 1981 as updated.

City of Greenfield. South End SOI Final EIR. August 2006.

City of Greenfield. Notice of Preparation for a Draft Environmental Impact Report. October 2005.

Coats Consulting, and the Law Offices of Aaron P. Johnson. Project description, information and
plans.

County of Monterey. Central Salinas Valley Area Plan. 1987.
County of Monterey. Monterey County General Plan. 1982

H.D. Peters and Co. Tentative Parcel Map for proposed minor subdivision of the TMV Land
Company, LP. May 2016.

Monterey County LAFCO. Resolution No. 13-13, Greater Greenfield Area Memorandum of
Agreement. June 24, 2013.
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3.0 ANALYSIS

3.1 ANALYSIS APPROACH

This document is a Supplemental EIR (SEIR). As such, it provides supplemental information to the
South End Sphere of Influence (SOI) Amendment Project Final EIR certified by the City of Greenfield
in August 2006, consistent with CEQA Guidelines Section 15163 (see Section 1.0). Based on a series
of minor changes to the original project description (see Section 2.0) and changes in local
circumstances surrounding the proposal, this document provides a comparative analysis of the
current application against the prior project. This SEIR provides a section-by-section comparison
of the adequacy and relevance of the findings of the certified CEQA document against the
current proposal and the physical and policy setting in place today.

This document is not nor is it intended to provide a wholesale re-evaluation of the previously
certified EIR. Rather, it makes supportable findings as to the adequacy of the prior analysis and
provides additional analysis, findings, and/or mitigation measures as warranted that are
applicable to the current proposal. A master of list of all applicable mitigation measures from the
prior EIR and this SEIR is included as Appendix A.

For purposes of discussion and analysis, the South End SOI Final EIR certified in August 2006 is
referred to as the “previously certified EIR” or the “prior EIR.” The prior EIR is incorporated by
reference in its entirety and is included as Appendix F.

3.1 AESTHETICS AND VISUAL RESOURCES
Current Environmental Setting

The environmental setting of the project area has not significantly changed, based on field review
by the EIR preparers familiar with current conditions and conditions in 2006. The subject parcels
remain in active agriculture, and no major improvements to the area have been introduced. The
characterization of the setting and dominant visual features as documented in 2006 remains
essentially unchanged. Uses on the Scheid East Industrial parcel also remain in agricultural use. This
parcel does not introduce any new or unique visual features to the environmental setting. Open
views and vistas across existing farmland remain.

Comparative Analysis

The previously certified EIR identified the following environmental effects and their relative
significance:

e Impact 3.1-1 Aesthetic and Visual Character (less than significant)

Impact 3.1-2 Existing Views and Scenic Vistas (less than significant)

Impact 3.1-3 Light and Glare (potentially significant)

Impact 3.1-4 Visual Appearance of the Built Environment (potentially significant)

Impact 3.1-5 Cumulative Impact to Scenic Resources and Visual Character (significant
and unavoidabile)

Regarding the project’s less than significant impacts, nho components of the current project
description would change those conclusions from the prior EIR. The visual environmental setting
remains similar, and changes to visual character, views, and vistas—at the project level—would

City of Greenfield South End Annexation
July 2016 Draft Supplemental Environmental Impact Report
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occur in the same manner but would not exceed established thresholds for the reasons previously
documented.

With respect to light and glare, a mitigation measure was included requiring lighting plans to be
submitted to the City for review at the time detailed development plans were proposed, showing
lighting features intended to minimize glare and off-site light spillage. This measure remains
applicable to all parcels, including the proposed residential subdivision on the Scheid West parcel.

With respect to visual appearance of the built environment, the prior EIR also identified proposed
residential and commercial areas within the annexation area that would be in City-designated
Gateway Overlay areas. The Greenfield General Plan states that proposed development within
these areas should visually complement the surrounding agricultural area. The aesthetics analysis
stated that development within these areas, without design controls, could result in aesthetic
impacts that would be inconsistent with the surrounding agricultural area. Mitigation measures
were included requiring detailed project and landscape plans to be submitted for review by the
City to determine consistency with the Gateway Overlay areas, as well as requiring
undergrounding of utilities in these areas. These measures remain applicable and relevant to the
current proposal.

Conclusion

Based on the proposed land uses and an inspection of current site conditions and resources, there
are no changes to the project that would alter the analysis and conclusions of this section of the
prior EIR, and the mitigation measures remain adequate. Cumulative effects would also remain
significant and unavoidable as documented in the prior EIR. The minor subdivision component of
the project would have no impact on the environment, as the 51.6 acres of Vanoli Ranch
previously proposed for annexation will now remain in agricultural use.

3.2 AGRICULTURAL RESOURCES
Current Environmental Setting

The physical conditions and quality of farmland in the project area remain unchanged from 2006
conditions. As with most of Greenfield and with few exceptions, the subject parcels and the
surrounding area consist of Prime Farmland with excellent agricultural characteristics that have
traditionally supported row and truck crops such as lettuce, broccoli, celery, and cauliflower.
Rockier soils have successfully supported vineyards and orchards.

Based on the current project description, however, there are key differences in the proposed
project that relate to agricultural resources. These include:

Total Acreage. The prior EIR analyzed a project size of 267 acres that had the potential to
be converted to urban use. The current proposal involves 340 acres with the inclusion of
the Scheid East Industrial parcel. However, because 51.6 acres of the Franscioni parcel will
remain in Monterey County under a permanent agricultural easement, the net acreage
of affected property is 290 acres (see Section 2.0 for details). Approximately 32 acres of
this net area consists of existing roadways, existing businesses, and other nonproductive
lands, resulting in 258 acres of farmed land that could be impacted.

Greater Greenfield Area Memorandum of Agreement (MOA). As described in Section 1.0,
this MOA, executed in June 2013, provides specific guidance and expectations regarding
the long-term direction of growth for the city, mitigation strategies for the conversion of
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agricultural land, performance standards for agricultural buffers, and other policy
considerations. While the MOA did not exist at the time of certification of the prior EIR, the
current proposal must demonstrate consistency with the document and with other current
LAFCO policies.

Treatment of Franscioni Parcel/Proposed WAEEP. Based on the current proposal, the 173-
acre Franscioni parcel includes a tentative parcel map (minor subdivision), to be
processed by the County of Monterey. The purpose of this subdivision is to allow the
easternmost 51.6 acres of the property to remain under County jurisdiction, with a
Farmlands land use designation and permanent protection as part of a larger mitigation
strategy. As described in Section 2.0, Project Description, the property owners are pursuing
a Williamson Act contract cancellation for 121.4 acres of the parcel through the Wiliamson
Act Easement Exchange Program (WAEEP). The owners propose to mitigate for the partial
cancellation of the existing contract, and annex the 121.4 acres for future development.
The remaining 51.6 acres will remain under contract and in the non-renewal process for
approximately 10 more years. The treatment of this parcel—Vanoli Ranch—represents a
deviation from the 2006 project description, which anticipated annexation of the
remaining 51.6 acres into the City of Greenfield. Annexation of this property is no longer
proposed. The WAEEP process was not anticipated in 2006 and must be addressed in this
SEIR.

Comparative Analysis
The previously certified EIR identified the following impacts related to agricultural resources:
e Impact 3.2-1 Conversion of Prime Farmland (significant and unavoidable)
e Impact 3.2-2 Agricultural-Urban Land Use Conflicts (potentially significant)
e Impact 3.2.3 Agricultural Zoning and Wiliamson Act Contracts (significant)
e Impact 3.2-4 Cumulative Loss of Farmland (significant and unavoidable)
Each of these impacts, as related to the current proposal, is addressed below.

Conversion of Prime Farmland

With the execution and implementation of the City/County/LAFCO MOA, mitigation strategies for
the conversion of farmland now exist for the South End Annexation that did not exist in 2006.
Specifically, as set forth in the MOA [paraphrased here], the City agrees to consider adoption of
an agricultural land mitigation program if the County adopts such a program, but only if the Cities
of Gonzales, King City, Salinas, and Soledad also adopt such a program. Until such time as the
program has been established [and at this time, no program has been established by the County
or any of the other South County communities], the City will mitigate the loss of agricultural land
on an individual basis, to the extent feasible as determined through a CEQA review and
assessment process. Appropriate mitigation measures include measures that secure the voluntary
dedication of easements, payment of a mitigation fee to be used to purchase easements through
a mitigation bank, or other equally effective mechanisms that mitigate for the loss of Important
Farmland. In the case of easements, the developer is required to obtain a permanent
conservation easement on a 1:1 basis per acre converted. The MOA also identifies site-specific
mitigation requirements for annexation and development of the Franscioni property, including
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establishment of a permanent conservation easement on the easternmost 51.6 acres and off-site
easements, discussed further below.

For the Franscioni property, the parcel is also in the process of a Wililamson Act contract
cancellation (consistent with 2006 conditions), while the owners are working with the California
Department of Conservation, Monterey County, and the Monterey County Agricultural and
Historical Land Conservancy (now known as the Ag Land Trust) to establish permanent agricultural
easements on approximately 435 acres. This is occurring as part of a Wililamson Act Easement
Exchange Program being pursued independently by the applicant. These easements are
described as part of the project description (see Section 2.0) and discussed in detail elsewhere in
this section of the SEIR.

The South End Annexation project as a whole will result in the conversion of 259 acres of prime or
important farmland to urban uses, as shown in Table 3.2-1.

TABLE 3.2-1
AGRICULTURAL LAND TO BE CONVERTED TO NONAGRICULTURAL USE (ACREAGES ROUNDED)
Parcel Acreage
Vanoli Ranch (Franscioni) 121
Scheid West 47
Scheid East 45
Scheid East Industrial 46
Total 259
TABLE 3.2-2
AGRICULTURAL LAND TO BE PLACED IN PERMANENT CONSERVATION EASEMENTS (ACREAGE ROUNDED)
Parcel Acreage
Somavia Ranch 66
Redding Ranch 318
Scheid Mitigation Parcel 230
Total 614

As shown in Tables 3.2-1 and 3.2-2, the project as a whole will result in 614 acres of farmland placed
in permanent agricultural conservation easements versus 259 acres to be converted following
annexation, which represents a ratio of 2.38 to 1. These figures do not include the 51.6 acres of
Vanoli Ranch, which will remain in Monterey County and are not factored into the calculation. In
addition, conservation easements to be used as mitigation under CEQA, versus easements used
to offset in-lieu contract cancellation fees, are further analyzed and differentiated later in this
section.

From the perspective of CEQA compliance and consistent with the provisions of the MOA (which
requires farmland conversion mitigation at a 1:1 ratio), the quantity of land to be converted is fully
mitigated by the quantity of land to be placed into conservation easements. This impact is less
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than significant as mitigated by the proposed easements and with implementation of the
mitigation measures of this section.

Agricultural/Urban Land Use Conflicts

With respect to permanent and interim agricultural buffers, the prior EIR required a 100-foot
setback between urban and agricultural land uses, and a 200-foot setback along the city’s
eastern edge at 2nd Street.

The MOA, which now provides more specific guidance on agricultural buffers, is now applicable
to the South End Annexation. The MOA seeks to establish a City/County interim buffer program, in
consultation with the Monterey County Agricultural Commissioner’s office, for areas in transition
from agricultural to urban uses. As of the date of this SEIR, the City of Greenfield has drafted an
Interim Agricultural Buffer Program and has done so in consultation with the agencies mentioned
above. The program requires the City to consult with the Agricultural Commissioner’s Office on a
case-by-case basis when establishing interim buffers associated with future annexations. This
approach is consistent with the MOA.

For parcels to be annexed east of US Highway 101 (US 101), the commercial and industrial uses
proposed do not include “residential, public uses, or areas of active public congregation” within
200 feet of agricultural land. Areas of active public congregation per the MOA specifically do not
include industrial uses, which are deemed compatible with agricultural uses. For this reason, no
specific buffer widths are required of the project along the city’s eastern or southern edges east
of the highway. Nonetheless, the applicant has agreed to place a 70-foot no-build buffer along
the eastern edge of the project.

West of US 101, the Scheid West parcel proposed for residential subdivision is subject to the interim
and permanent agricultural buffer policies of the City and the MOA. In response to the MOA, the
subdivision site plan has established a permanent 200-foot buffer on the project’s southern edge
and a temporary 70-foot buffer along the project’s western edge (see Section 2.0, Project
Description). The 70-foot buffer temporary buffer is on the applicant’s property and intended to
provide separation to new residential areas in the near term, while allowing potential
development to occur in the future consistent with the General Plan. If and when areas to the
west convert from agriculture to urban uses, the temporary buffer will no longer be necessary. The
70-foot setback buffer, together with the adjacent roadway, provides a buffer of over 110 feet.

With implementation of the proposed permanent and interim buffers and the mitigation measures
identified in this section, agricultural/urban conflicts will be mitigated to a less than significant
level.

Agricultural Zoning and Williamson Act Contracts

As discussed previously in this section and as identified in the Project Description, the 173-acre
Franscioni Parcel (Vanoli Ranch) is the only parcel in the South End Annexation project
encumbered by a Wiliamson Act Agricultural Preserve Land Conservation Contract (Ag P LCC
No. 73-9). The applicant filed an owner-initialed Notice of Nonrenewal of this contract in 2004
(recorded in 2006). Per the Notice of Nonrenewal, the existing contract would expire on
December 31, 2026. Distinct and separate from the non-renewal process, the owners are now also
in the process of petitioning for a partial contract cancellation on the 121.6 acres to be annexed,
to make it possible for planning and development on this parcel to occur prior to the expiration
date.

City of Greenfield South End EIR
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The applicant has submitted a Tentative Parcel Map and a Petition to Cancel a Wiliamson Act
Contract. The Tentative Parcel Map (a minor subdivision to be processed by Monterey County)
would divide the Franscioni Parcel into a 121.4-acre parcel (Parcel 1) that would be annexed to
the City of Greenfield and a 51.6-acre parcel (Parcel 2) that would remain under Wiliamson Act
contract and would have an agricultural easement placed on it (see Section 2.0, Project
Description). The non-renewal timeline would continue to run on the 51.6 acres.

The Petition to Cancel a Wiliamson Act Contract is for Parcel 1, the territory that would be
annexed into the City of Greenfield. The cancellation is being proposed as a step toward placing
Parcel 2 (as well as two other properties) under permanent agricultural conservation easements.
These easements would be established through the Williamson Act Easement Exchange Program
(WAEEP) administered by the California Department of Conservation (DOC). The easements
would be managed by the Agricultural Land Trust of Monterey County (Land Trust). In addition to
the 51.6-acre Parcel 2, the other two properties proposed for easements include:

Somavia Ranch (APN 137-151-009). This property consists of 66.09 acres located northeast of the
intersection of Somavia Road and US 101 between Salinas and Chualar. This property is actively
farmed in row crops.

Redding Ranch (APN 221-011-040). This property consists of 317.97 acres located southeast of the
intersection of Underwood Road and US 101, south of Greenfield. This property is also currently
actively farmed with row crops.

Table 3.2-3 provides a summary of the properties involved in the WAEEP.

TABLE 3.2-3
PROPERTIES INVOLVED IN THE PROPOSED WAEEP

Somavia Ranch Vanoli Ranch Redding Ranch Totals

Contract No. n/a Ag P LLC No. 73-9 n/a
APN(s) 137-151-009 221-011-017 221-001-040
FMMP Classification Farmland of Statewide Prime Farmland Prime Farmland

Importance
Existing Zoning HI/B-5 60 AC F/40 F/40
Total Acreage 66.09 173 317.97 557.06
Acres to be removed. from 0 1214 0 121.4
contract through cancellation
Acres to be annexed/value 0 121.4/$3.6M 0 121.4
Acres to be entered into a | 66.09 acres/ 51.6 acres/ 317.79 acres/ 435.48
permanent ag easement/value $0.2M $0.3M $1.0M acres

Figure 3.2-1 illustrates the relative location of the all parcels that are subject to the WAEEP.
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Under the WAEEP, a Willamson Act contract being cancelled is exchanged for a permanent
agricultural easement in lieu of monetary payment of the cancellation fee. The easement must
have a monetary value equal to or more than the amount of the cancellation fee. In addition,
the easement land must be of the same size or larger than the land under contract. The
cancellation fee is 125 percent of the value of the 121.4 acres proposed for cancellation, or
approximately $450,000. The lands placed under easement through the WAEEP process are in lieu
of paying a cancellation fee to the State only, and cannot be considered as mitigation for the
physical conversion of farmland. As described in Section 2.0, a portion of the 434.26 acres to be
placed in permanent agricultural easements would be used in lieu of paying the approximately
$450,000 cancellation fee, and the remaining acreage would be used as mitigation for the
physical loss of farmland. To accomplish these goals, the applicant has proposed two alternative
scenarios:

Proposal #1: Under this proposal, of the 435.48 acres of land that are to be placed in
agricultural conservation easements, a total of 129.6 acres, including Parcel 2 on Vanoli
Ranch (51.6 acres) and a 78-acre portion of Redding Ranch, would be counted in lieu of
paying the cancellation fee. The value of this acreage is approximately $300,000 (Vanoli)
and $250,000 (Redding) for a total of approximately $550,000, which is greater than the
$450,000 cancellation fee. The remaining 305.88 acres would serve as mitigation to directly
offset the loss and conversion of 121.4 acres of agricultural land.

Proposal #2: Under this proposal, of the 435.48 acres of land that are to be placed in
agricultural conservation easements, a 159-acre portion of Redding Ranch (about half of
the parcel) would be counted in lieu of paying the cancellation fee. The value of this
acreage is approximately $500,000, which is greater than the $450,000 cancellation fee.
The remaining approximately 276.48 acres would serve as mitigation to directly offset the
loss and conversion of 121.4 acres of agricultural land.

The City of Greenfield recognizes that successful completion of the WAEEP addresses the direct
conversion impacts associated with cancellation of the contract on the 121.4 acres and offsets
the cancellation fees that would normally be required. The applicant’s draft petition and
supporting documentation is included as Appendix C to this SEIR.

The qualified easement lands proposed are required to meet certain criteria. Specifically,
according to the Government Code Section 51256, the applicant must find easement areas that:

e Are the same size or larger than the Wiliamson Act contracted area proposed for
cancellation;

¢ Have the same dollar value or greater than the cancellation fee required to cancel
Williamson Act contract;

o Substantially meet the easement elements required in Public Resources Code Sections
10251 and 10252;

e Appear to be without title impediments; and

¢ Are demonstrated in a preliminary manner to not have boundary or other disputes.
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According to the Department of Conservation’s guidance documents (Navigating the Wiliamson
Act Easement Exchange Program Process, A Step by Step Guide, November 2014), the City must
make a CEQA determination for all Wiliamson Act contract cancellations. Contract cancellations
of 100 acres or more are deemed to be projects of statewide, regional, or area-wide importance.
This SEIR treats the issue consistent with these requirements by documenting the WAEEP process
and analyzing the physical environmental impacts of contract cancellation and ultimately
conversion of farmland.

The City of Greenfield, County of Monterey, and WAEEP applicant make the following findings
pursuant to Government Code Section 51282 for the cancellation process:

Finding 1. The cancellation is for land on which a notice of nonrenewal has been served pursuant
to Section 51245 of the Government Code.

Evidence:

See Appendix C, Exhibit 4, Petition to Cancel — Vanoli Ranch. An owner-initiated Notice of
Nonrenewal for AgP LCC No. 73-9 was recorded with the Monterey County Recorder’s Office
on September 14, 2006, as Document No. 2006080679. This Notice of Nonrenewal is for the 173
acres (sometimes referred to as “subject property”) which are the subject of the Franscioni
(sometimes referred to as “Owner’ or “applicant”) petition for cancellation (Planning File No.
PLN150619). The date of partial expiration of AgP LCC No. 73-9 as applicable to the subject
173 acres is December 31, 2026.

Based on the facts stated above, Finding 1 can be made.

Finding 2. The cancellation is not likely to result in the removal of adjacent lands from agricultural
use.

Evidence:

See Appendix C, Exhibits 2, 5, and 6 (Memorandum of Agreement, City of Greenfield
Annexation Map, Annexation Map with Ag Land Easement). The applicant proposes to
cancel a 121.4-acre portion of the property to establish commercial and industrial land uses,
while the remaining 51.6 acres would continue to be farmed and subject to AgP LCC No. 73-
9. The subject property is currently zoned F-40 (Farmlands-40 acre minimum) n the
unincorporated area of Monterey County and is within the City’s Sphere of Influence. The
specific and unique nature of these 121.4 acres (i.e., the property’s soils conditions as well as
its proximity to the City of Greenfield and US 101) was the reason the subject property was
included in the Greater Greenfield Area Memorandum of Agreement and is part of the City
of Greenfield’s pending South End Annexation proposal. The remaining 51.6 acres of the
Vanoli Ranch located adjacent to and easterly of the 121.4 acres proposed for cancellation
are located outside of the City’s adopted Sphere of Influence (SOI) and will remain under the
jurisdiction of Monterey County. The 51.6 acres will remain under the existing Wiliamson Act
contract if possible or may be placed under a new/amended Wiliamson Act contract and
will be placed in an agricultural conservation easement with the Agricultural Land Trust of
Monterey County.

Policy AG-1.3 of the 2010 Monterey County General Plan states that subdivision of Important
Farmland which is designated as “Farmland” shall be allowed only for exclusive agricultural
purposes. An exception is allowed for community plan areas. The property immediately to the
north (Scheid East Parcel) is also included in the City’s SOI, a subject of the Greater Greenfield

South End Annexation City of Greenfield
Draft Supplemental Environmental Impact Report July 2016
3-10
133



3.0 ANALYSIS

Area Memorandum of Agreement, and is also a part of the City of Greenfield’s South End
Annexation proposal. The area farther to the north is already urbanized and located within
the City of Greenfield. Adjacent agricultural land to the east and across Espinosa Road to the
south is located in Monterey County and is not within the City’s adopted SOI. These adjacent
areas will remain under active agricultural production. General Plan Policy AG-1.4 states that
viable agricultural land uses shall be conserved, enhanced, and expanded through
agricultural land use designations and encouragement of large lot agricultural zoning.

Based on the discussion above, City and County staff do not believe that removal of the 121.4-
acre portion of the site from contract restrictions will result in removal of adjacent land from
agricultural use. Therefore, Finding 2 can be made.

Finding 3. The cancellation is for an alternative use which is consistent with the applicable
provisions of the city or county general plan.

Evidence:

See Appendix C, Exhibits 2, 10, and 3 (Memorandum of Agreement, Lee and Pierce Ag
Production/Soils Analysis, City of Greenfield General Plan). The 121.4 acres of the Vanoli Ranch
that are proposed for partial cancellation of AgP LCC No. 73-9 are being subdivided to
accomplish their annexation into the City of Greenfield. The 121.4 acres are “specific”
acreage that have been included in the 2013 Memorandum of Agreement between the City
of Greenfield, Monterey County, and LAFCO and are within the City of Greenfield’s
established Sphere of Influence. These 121.4 acres have been included in the City’s Sphere of
Influence (SOI) because of their immediate proximity to US 101 and the city’s southern
boundary. Further, the subject property’s soil quality provides an inferior agricultural growing
environment due to the abundant existence of “Greenfield potatoes” (local term for river rock
of potato size), which make farming on the subject property a less desirable and more
expensive endeavor due to wear and tear on farming equipment and the extra labor
necessary to clear the field of these rocks before and after planting. The subject property has
many harvesting issues due to the abundance of potato-sized rocks.

The subject property is located directly adjacent to the North Espinosa Road exit from US
Highway 101, which makes the property easily accessible to traffic on the highway. This
accessibility also makes the subject property more attractive to develop into commercial
property, which would benefit the City of Greenfield and all of the other cities in south
Monterey County.

The 121.4 acres when annexed as part of the South End Annexation proposal wil be
designated for commercial use (60 acres immediately adjacent to US 101) and industrial use
for the remainder of the parcel. Because of the easy access from US 101, the City of Greenfield
is planning on encouraging business growth in the form of a travel plaza, hotel(s), and
restaurants. This would provide services for travelers and encourage visitors to come to visit
Pinnacles National Park and the River Road Wine Trail. Increased tourism in this area would
provide economic growth and revenues to the City of Greenfield and provide jobs for local
residents.

Since the City of Greenfield SOI is contiguous with the city limits being expanded in a manner
that reflects the General Plan and future growth that has been addressed by Monterey
County, the annexation of the 121.4 acres of Vanoli Ranch will maintain a consistent growth
pattern because the land isimmediately adjacent to current land that is either currently within
the city limits or is being annexed concurrently into the city limits.
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Based on these facts and circumstances, the proposed alternate use is consistent with the City
of Greenfield General Plan.

Finding 4. The cancellation will not result in discontiguous patterns of urban development.
Evidence:

See Appendix C, Exhibits 10 and 14 (Lee and Pierce Ag Production/Soils Analysis, Vanoli 121.4
Acre Ranch Mitigation Appraisal [Pini] 2015). See also Exhibits 15 and 2 (Vanoli 51.6 acre Ag
Easement Appraisal [Petitt] 2015, and Memorandum of Agreement. The 121.4 acres subject
to the petition for partial cancellation are located within the City of Greenfield’s Sphere of
Influence (SOI) approved by LAFCO. The SOl was delineated taking into account factors
critical for orderly growth and economic development as required by applicable legislation.
The City’s boundary and the SOI limit growth in the area surrounding the city and protect
agricultural land now and in the future.

The land that is to be annexed into the City of Greenfield has the added cost of growing and
harvesting due to the soil type (abundant and reoccurring “Greenfield potatoes”). The value
that the subject property will add to the City of Greenfield because of its location and
accessibility outweighs the agricultural benefit it currently offers. These are the findings of
Monterey County, LAFCO, and the City of Greenfield through their Memorandum of
Agreement.

The only adjacent properties that would be involved in the City’s annexation process are also
included in the City’s General Plan, the MOA, and the SOI. Any future city growth that might
involve agricultural land would be in accordance with the Monterey County General Plan,
City of Greenfield General Plan, and LAFCO procedures and policies.

The 51.6 acres remaining within AgP LCC No. 73-9 are proposed for inclusion within an
agricultural conservation easement in conjunction with the proposed annexation and the
petition for cancellation of 121.4 acres. The proposed agricultural conservation easement on
the 51.6 acres that will remain in the unincorporated area of Monterey County will prevent
these remaining 51.6 acres from being removed or converted from agricultural land and
developed for nonagricultural uses in the future.

Since the Greenfield SOl is contiguous with the city limits being expanded in a manner that
reflects the City’s General Plan and future growth that has been addressed by Monterey
County, the annexation of the 121.4 acres of the Vanoli Ranch into the city will maintain a
consistent growth pattern because the land is immediately adjacent to current land that is
either currently within the city limits or being annexed concurrently into the city limits with the
subject property.

Finding 5. There is no proximate non-contracted land which is both available and suitable for the
use to which it is proposed the contracted land be put, or, development of the contracted land
would provide more contiguous patterns of urban development of proximate non-contracted
lands.

Evidence:
See Appendix C, Exhibit 2 (Memorandum of Agreement). See also City and County General

Plans. City of Greenfield General Plan Figures 2-3 and 2-5 show the city’s land use pattern. One
of the proposed uses, heavy industrial, is in support of the agricultural industry and is
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designated nowhere else on the land use diagram. This makes the proposed cancellation
land the only land available for industrial purposes. There are other highway commercial
properties available north of Apple Avenue, but they are encumbered by ownership and
residential proximity that would limit traveler friendliness. There is also a mixed use overlay,
which is not compatible with the proposed commercial use. The parcels south of Espinosa
Road adjacent to US 101 are under Wiliamson Act contract. Therefore, there is no proximate
non-contracted land available for this purpose. In addition, these 121.4 acres are “specific
and unique” to the City’s Sphere of Influence and the MOA which have already been
approved by Monterey County, the City of Greenfield, and LAFCO.

The City of Greenfield and the WAEEP applicant make the following findings pursuant to
Government Code (GC) Section 51256:

Finding 1 (GC Section 51256a). The proposed agricultural conservation easement is consistent with
the criteria set forth in Section 10251 of the Public Resources Code (eligibility).

Evidence:

(a) Parcel size and continued production. The WAEEP conservation parcels are 317.97 acres
and 66.09 acres, respectively. These parcels are of ample size to continue sustained
agricultural production. In addition, the 51.6 acres subdivided from the Vanoli Ranch are
surrounded by active agriculture and large enough to sustain commercial agriculture. The
land in all cases is surrounded by similar commercial agriculture practice and supporting
infrastructure and support services of the Salinas Valley adjacent to US Highway 101.

(b) General Plan’s commitment to agricultural land conservation. The Greenfield General Plan
contains multiple policies reflecting the City’s continued commitment to agriculture and
the agricultural industry. The land use diagram focuses on a compact urban development
pattern intended to preserve larger tracts of agriculture around the city’s edges. The
ultimate SOl boundary adopted by LAFCO similarly guides the pattern of urban
development and provides a clear boundary intended to product the viability of
agriculture. The City’s General Plan contains a subsection in the Land Use Element
committed to agricultural resource protection, including Goal 2.6 (and related policies)
with the intent to “preserve and protect the viability of agricultural areas surrounding
Greenfield and within the Planning Area while promoting planned, sustainable growth.”

(c) Without conservation the land proposed for protection is likely to be converted in the
foreseeable future. The Somavia Ranch is in very close proximity to Chualar, which is one
of the county’s future growth areas. Somavia Ranch also has a County land use
designation of Heavy Industrial (HI), which would allow future development without the
conservation easement. Similarly, the 51.6 acres to be protected at Vanoli Ranch would
face greater development pressure from adjacent projects if not part of the conservation
program.

Finding 2 (GC Section 51256b). The proposed agricultural conservation easement is consistent with
the criteria set forth in Section 10252 (a, c, e, f, and h) of the Public Resources Code (director’s
review).
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Evidence:

CY

(©)

(e)

®

(h)

Quality of the land. The quality of the land to be conserved is equal in quality and
production capabilities, based on production and value data compiled for the
application (see SEIR Appendix C, Lee and Pierce Ag Production/Soils Analysis).

Local agency long term commitment to agricultural land conservation. The City and
County General Plans are committed to long-term preservation of agricultural lands, and
agriculture is recognized as one of the local pillars of the local economy. See 10251(b)
above. Similarly, the City/County/LAFCO MOA establishes very specific preservation
criteria related to Greenfield and this project. LAFCO and the City follow California
Environmental Quality Act (CEQA) procedures related to the identification ofimpacts and
mitigation for impacts to farmland, as evidenced in this SEIR. The region has a very active
local conservation entity, the Ag Land Trust. The City employs an effective right to farm
ordinance as a mitigation measure on new development located in proximity to ongoing
agriculture. The City of Greenfield actively encourages and supports economic strategies
and agricultural enterprise, as evidenced by City support for ag-related businesses,
farmworkers, and land uses (Artisan Agriculture) in the General Plan.

Location. Most of the land proposed for conservation is within 2 miles of the exterior
boundary of the Greenfield SOI. See SEIR Figure 3.2-1. Redding Ranch (317.97 acres) is
approximately 2 miles south of Greenfield, the 51.6-acre conservation easement is along
the city’s eastern border, and the Somavia Ranch (66.09 acres), while outside of any city
SOI boundary, is in a Community Area planned by Monterey County for future urban
growth. The mitigation and conservation plan will preserve this land for agriculture.

Applicant’s fiscal and technical capability. See SEIR Appendix C. The applicant has
actively involved the Ag Land Trust, City of Greenfield, Monterey County, and Monterey
County LAFCO, as well as DOC staff throughout all stages of proposal development and
implementation.

Long term stewardship. The applicant has farmed the land for at least three generations,
and the land has been in continuous agricultural production. This practice will continue.

Finding 3 (GC Section 51256c¢). The land proposed to be placed under an agricultural
conservation easement is of equal size or larger than the land subject to the contract to be
rescinded, and is equally or more suitable for agricultural use than the land subject to the contract
to be rescinded. In determining the suitability of the land for agricultural use, the City, County, and
LAFCO have considered the soil quality and water availability of the land, adjacent land uses,
and any agricultural support infrastructure.

Evidence:

See SEIR Appendix C, which contains soil and production data relative to the conservation
sites and contracted parcel. The area to be conserved is more than two times the area to be
rescinded and is of equal quality and productivity. In fact, the westernmost portion of the
Vanoli Ranch parcel to be rescinded contains inferior characteristics and river rock
(“Greenfield potatoes”), while the 51.4 easternmost acres to be subdivided and preserved is
of higher production quality (Sherwood Darrington, Ag Land Trust, 2016).
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Finding 4 (GC Section 51256d). The value of the proposed agricultural conservation easement, as
determined pursuant to Section 10260 of the Public Resources Code, is equal to or greater than
12.5 percent of the cancellation valuation of land.

Evidence:

See SEIR Appendix C and associated valuation calculations. The agriculture easement value
for the conservation properties totals between $500,000 and $550,000 (two scenarios), which
is greater than $450,000 (which represents 12.5 percent of the value of the 121.4 acres subject
to cancellation). See specific applicant proposals.

Mitigation Measures

In response to the MOA and the current proposal, mitigation measure MM 3.2.2a in the prior EIR is
modified as follows:

MM 3.2.2a The project applicant shall demonstrate adequate land use separation on all
site plans and applications for subdivision, consistent with the provisions of the
MOA. Residential subdivisions shall demonstrate a 100-foot minimum land use
buffer between the edge of all active agricultural fields or vineyards and either
the rear Dropertv lines of lots or the front facade of residential structures rearest

the—nea%est—bwldmg—su#aee— Distances compnsmg the buffer may mclude

roadway rights of way, easements, landscaping, and other uninhabited uses,
and may be reduced if it can be demonstrated that a narrower distance will
provide effective separation. Ultimate design and consideration of setbacks
will be subject to review and approval by the City of Greenfield pursuant to the

City’s Interim Agdricultural Buffer Program, as well as Monterey County LAFCO,
during the formal annexation review process.

The buffer separation shown on the site plan and reflected in the mitigation measure has been
determined to be adequate by the City of Greenfield for a number of reasons. The type of
adjacent agriculture (vineyard) involves less intensive agricultural practices on an annual basis,
drainage and agricultural runoff are minimal due to irrigation practices, and the lots fronting the
vineyard include additional landscape and a screened area to be maintained by the
development.

To address the conversion of farmland for all parcels, respond to Wiliamson Act contract status
and impacts, and reflect the provisions of the MOA, mitigation measure MM 3.2-3 in the prior EIR
is updated as follows:

MM 3.2-3 Prior to LAFCQ'’s recordation of a Certificate of Completion for the annexation
of the City’'s submittal- to- LAFCO-of an—applicationto—annex the Franscioni
subjeet property (APN 221-011-017), and prior to approval of any development
rights or permits on the property issued by the City, the project applicant shall
demonstrate that the Wiliamson Act Easement Exchange Program (WAEEP)
has been successfuly completed and that the permanent agricultural
conservation easements of approximately396-acres have been established or
are imminent to the satisfaction of the California Department of Conservation,
County of Monterey, and the Monterey County Ag Land Trust (formerly the
Monterey County Agricultural and Historical Land Conservancy). The applicant
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shall comply with the requirements set forth in the Department of
Conservation’s Wiliamson Act Easement Exchange Program agreement-and
provide adequate evidence, as determined by the City Planning Director

Manager, that the requirements of-the-agreement have been met.

Additional acreage to be converted within the project including the Scheid
lands (approximately 138 acres) shall establish similar permanent agricultural
conservation _easements on_a minimum _1:1 ratio of farmland converted,
consistent with the MOA. Prior to annexation of Scheid properties, the Scheid
applicants shall demonstrate to the City and LAFCO that conservation
easement contracts are in place on their 230 acres of proposed mitigation
land.

Conclusions

Compared to the previously certified EIR, the current proposal would no longer have a significant
unavoidable impact directly related to the project-specific conversion of agricultural land. The
mitigation strategies of the MOA, as implemented through project design, result in a mitigated
impact. All lands proposed for annexation are now located within the City’s Sphere of Influence
as approved by Monterey County LAFCO.

Land use conflicts between residential and vineyard uses are effectively mitigated through the
permanent and temporary buffers designed into the subdivision, based on guidance in the MOA.
Cumulative impacts related to the ongoing conversion of Salinas Valley agriculture, however,
remain an unavoidable impact as previously recognized by the City of Greenfield.

The Tentative Parcel Map and minor subdivision required by Monterey County to subdivide the
Franscioni parcel in no way affect the previous impact analysis. The 51.6 acres to remain in the
county were identified in the prior EIR as a permanent conservation area, and the future condition
of the property remains unchanged regardless of jurisdictional boundaries. Approval and
implementation of the WAEEP will not physically impact the subdivided parcel, and the subdivision
will not result in any new physical environmental effects.

Finally, according to the draft petition and independent review by the City of Greenfield and the
County of Monterey, the total acreage of the easement areas—for both the fee offsets and
mitigation for physical conversion of land (435.48 acres)—exceeds the requirements of the
Government Code for land values and land area. In addition, information in Appendix C
(Agriculture Productivity Viability Comparison for RCT Lands, Lee & Pierce, February 2016)
documents that the cancellation lands and easement lands are of similar agricultural quality and
productivity.

Based on this body of information, the City of Greenfield finds that the size and production quality
of the easements to be established are of sufficient acreage (greater than 2:1 over the acreage
rescinded) as to qualify as mitigation land for local impacts under CEQA. The establishment of
such easements is also consistent with the City/County/LAFCO MOA as an acceptable mitigation
strategy for the conversion of land. The MOA specifically identifies that the subject parcels are
acceptable as easements, and that “the parties agree this offer could provide satisfactory
mitigation for the conversion of this agricultural land.”

With implementation of either of the applicant’s proposals, in conjunction with the mitigation of
this SEIR, impacts related to cancellation of the existing Wiliamson Act contract on the 121.4 acres
can be fully mitigated to a less than significant level.
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A draft consistency analysis comparing the proposal to the provisions of the MOA and Monterey
County LAFCO policy is included as Appendix B to this SEIR. This analysis is anticipated to be
finalized when the project is considered by LAFCO.

3.3 AR QUALITY

Current Environmental Setting

The air quality in Greenfield, and thus in the project area, remains essentially unchanged from
2006 conditions. Greenfield is located within the North Central Coast Air Basin (NCCAB), which, as
in 2006, is currently designated as not attaining ozone (O3) pollutant standards and coarse
particulate matter (PMio) standards under the California Clean Air Act. The NCCAB is desighated
as attaining all other federal and state standards for specific air pollutants, just as it was in 2006.

Comparative Analysis

The previously certified EIR identified the following environmental effects and their relative
significance:

e Impact 3.3-1 Construction Impacts and Criteria Pollutants (less than significant)

e Impact 3.3-2 Construction Impacts and Toxic Air Contaminants (TACs) (less than
significant)

e Impact 3.3-3 Operational Emissions (significant and unavoidable)

e Impact 3.3-4 Carbon Monoxide (CO) Emissions (less than significant)

¢ Impact 3.3-5 Odorous Emissions (less than significant)

e Impact 3.3-6 Exposure to Toxic Air Contaminants (TACs) (less than significant)
¢ Impact 3.3-7 Cumulative Regional Impacts (significant and unavoidable)

Construction Emissions

Daily construction-generated emissions of reactive organic gases (ROG), nitrogen oxides (NOx),
carbon monoxide (CO), sulfur dioxide (SOz2), coarse particulate matter (PMio), and fine particulate
matter (PM2s) are summarized in Table 3.3-1. Itisimportant to note, however, that ozone precursor
pollutants (i.e., ROG and NOx) are accommodated in the emission inventories of state and
federally required air plans. For this reason, the Monterey Bay Unified Air Pollution Control District
(MBUAPCD) has not adopted a significance threshold for construction-generated emissions of
ozone precursors. Emissions of PMzs are a subset of PM1o emissions. The MBUAPCD has not adopted
a separate significance threshold for construction-generated emissions of PMzs. However, for
informational purposes, emissions of ozone precursor pollutants and PMzs are quantified in Table
3.3-1.

City of Greenfield South End EIR
July 2016 Draft Supplemental Environmental Impact Report
3-17
140



3.0 ANALYSIS

TABLE 3.3-1
CONSTRUCTION-RELATED CRITERIA POLLUTANT AND PRECURSOR EMISSIONS
(MAXIMUM POUNDS PER DAY)

Reactive . Coarse Fine
. Nitrogen Carbon Sulfur . .
. L. Organic . . . . Particulate | Particula
Construction Activities Oxide Monoxide | Dioxide
Gases (NO) (CO) (SO2) Matter te Matter
(ROG) (PM10) (PM25)
Phase 1 — Summer Emissions — Pounds per Day
2017 63.88 69.71 83.33 0.14 20.97 12.51
2018 62.75 58.29 78.62 0.14 7.60 3.93
2019 61.93 52.15 74.90 0.14 7.22 3.58
Phase 2 — Summer Emissions — Pounds per Day
2019 4.96 54.29 41.29 0.06 20.37 11.95
2020 129.29 195.72 268.15 0.50 56.04 20.06
2021 127.34 174.36 256.83 0.50 55.01 19.10
MBUAPCD Potentially 82
Significant Impact None None None None ds/d None
Threshold poundsiday
Exceed MBUAPCD o o o o No o
Threshold?

Source: CalEEMod version 2013.2.2. Building construction, paving, and painting assumed to occur simultaneously. See Appendix D for
emission model outputs.

As demonstrated in Table 3.3-1, the mixed-use development would not result in an exceedance
of MBUAPCD thresholds during construction activities. Furthermore, the prior EIR contains
construction-related mitigation requiring the preparation of construction emissions reduction plans
(CERPs) when tentative subdivision maps are submitted. CERPs must be reviewed by the
MBUAPCD and reduce construction-generated fugitive and mobile-source emissions.
Construction under the proposed project is beholden to this mitigation (mitigation measure MM
3.3-1 of the prior EIR). The conclusions in the prior EIR would remain essentially the same.

Operational Emissions

As with the land uses proposed in the prior EIR, proposed project-generated increases in emissions
would be predominantly associated with motor vehicle use. To a lesser extent, area sources, such
as the use of natural-gas-fired appliances, landscape maintenance equipment, and architectural
coatings, would also contribute to overall increases in emissions. The proposed project’s long-term
operational emissions are summarized in Table 3.3-2. In addition to comparing these estimated
emissions to MBUAPCD significance thresholds, they are also compared with the emission
projections of the prior EIR.
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(MAXIMUM POUNDS PER DAY)

TABLE 3.3-2
OPERATIONAL-RELATED CRITERIA POLLUTANT AND PRECURSOR EMISSIONS

. Coarse Fine
Reactive . Carbon Sulfur . .
. . Nitrogen . .. Particulate | Particulate
Operations Organic . Monoxide Dioxide
Gases (ROG) Oxide (NOx) (CO) (SO2) Matter Matter
(PM10) (PM2.5)
Proposed Project
Summer Emissions — Pounds per Day
Project Buildout' 428.37 237.24 1400.45 2.52 188.28 82.00
Winter Emissions — Pounds per Day
Project Buildout' 438.62 266.96 1655.23 2.41 188.30 82.02
Previously Certified EIR
Prior Project? 348.40 319.27 2,887.81 3.92 374.71 N/A
MBUAPCD Potentially 137 137 550 150 82 none
Significant Impact Threshold | pounds/day pounds/day | pounds/day | pounds/day | pounds/day

Source: 'CalEEMod version 2013.2.2. Building construction, paving, and painting assumed to occur simultaneously. See Appendix D for
emission model outputs.

2 South End SOI Final EIR [URBEMIS version 2002]

As demonstrated in Table 3.3-2, the proposed project is estimated to generate criteria air
pollutants at levels lower than the emissions rates identified in the previously certified EIR, except
for ROG. The decrease in NOx, CO, SOz, PM1o, and PMzs is a result of the determinations identified
in the updated traffic report and trip generation calculations for the proposal, which concluded
that the project will result in fewer overall traffic trips, resulting in decreased pollutant emissions.
While the ROG associated with the proposed project increased, this is primarily attributable to the
differences in emissions modeling software used to estimate proposed project emissions
(CalEEMod version 2013.2.2) and the prior project’s emissions (URBEMIS version 2002). The primary
difference between the two models that affects ROG emission projections is attributed to the fact
that CalEEMod includes the usage of consumer products at nonresidential facilities. The primary
pollutant generated by consumer products is ROG. Therefore, the emissions modeling in the prior
EIR did not account for the use of consumer products at nonresidential facilities. Discounting such
emissions sources from the proposed project would subtract 61.54 pounds of ROG. It is also noted
that both the proposed project and the prior project exceed the MBUAPCD significance standard
for ROG. The conclusions in the prior EIR would remain essentially the same in terms of operational
air pollutant impacts. This is also true of potential impacts associated with carbon monoxide (CO)
hot spots, toxic air contaminant exposure, and odors. The proposed project would result in less
daily traffic and thus a reduced amount of mobile-source CO concentrations. Additionally, the
proposed project would still be subject to MBUAPCD rules and regulations and permitting
requirements established to protect sensitive receptors from air toxic exposure and annoying
odors.

Conclusion

Based on the revised models for the project, there are no changes to the project that would alter
the analysis and conclusions of this section of the prior EIR, and the mitigation measures remain
adequate. Cumulative effects would also remain significant and unavoidable as documented in
the prior EIR. In addition, the minor subdivision component of the project to retain 51.6 acres in the
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county would have no bearing on air quality impacts, as the existing and future land uses remain
the same.

3.4 BIOLOGICAL RESOURCES
Current Environmental Setting

The project area and territory to be annexed currently consist of irrigated row and field crops, as
well as vineyards. The subject parcels contain no critical habitat and very low likelihood for special-
status plants or animals. Cropland and vineyard provide foraging habitat for many species of birds
and mammals. Except for crop type and rotation, these conditions are the same as previously
documented in 2006.

Comparative Analysis
The prior EIR identified the following biological impacts associated with the project:

e Impacts 3.4-1 and -2 Potential Adverse Effect on Special Status Species (potentially
significant)

e Impact 3.4-3 Cumulative Biological Impacts (less than significant)

Trees along the boundaries of the site were determined to likely provide nesting areas for migratory
birds, and mitigation measures were included requiring surveys for active nests if construction
occurred during the nesting season. San Joaquin kit foxes were determined to potentially transit
and/or temporarily occupy the parcels; therefore, mitigation measures were included to minimize
impacts to any kit foxes that may be on the site during the construction phase of the project.
Because site conditions are essentially the same as when the prior EIR was completed, no new
impacts would result, and the analysis and mitigation measures would remain applicable and
adequate to mitigate impacts.

Given the similarity of the Scheid East Industrial parcel to the adjacent southern Scheid East parcel
(e.g., under active cultivation), the measures included in the prior EIR for tree surveys,
preconstruction surveys, and kit fox avoidance are applicable to this parcel as well.

Cumulative effects are and will continue to be mitigated through implementation of project-
specific mitigation measures over time.

Conclusion

Site conditions have remained essentially the same since certification of the prior EIR, and existing
mitigation measures remain applicable. The Scheid East Industrial parcel, not part of the prior EIR
analysis, contains site conditions similar to the rest of the properties, and all mitigation will also
apply to this site.

The biological resources evaluation is in no way affected by the Wiliamson Act cancellation and
exchange process, nor by the minor subdivision to be processed by the County. These actions
serve to maintain certain property in agricultural use, which has no effect on biological resources
or habitat values.
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3.5 CULTURAL RESOURCES
Current Environmental Setting

As cultivated farmland with limited structures or improvements, site conditions with respect to
cultural resources remain essentially unchanged from 2006 as documented in the cultural
resources evaluation.

Comparative Analysis
The prior EIR identified the following cultural resource impacts associated with the project:

¢ Impact 3.5-1 Undiscovered Prehistoric Resources, Historic Resources, and Human Remains
(potentially significant)

e Impact 3.5-2 Potential Impacts to Paleontological Resources (potentially significant)
e Impact 3.5-3 Cumulative Impacts to Cultural Resources (less than significant)

The prior EIR found that the proposed annexation would have a negligible effect on cultural
resources, as the land has been actively farmed for decades and highly disturbed by intensive
farming practices. Existing structures, including a single-family residence and commercial
structures, were not identified as holding historic significance based on the prior analysis. Based
on past studies conducted in the city in the vicinity, cultural resource values on disturbed land
have been low. The Scheid East Industrial parcel, not part of the previous evaluation, is also
intensively farmed and can be considered to have a similarly low cultural sensitivity, including for
paleontology. No components of the current proposal change the conclusions in the prior EIR,
and all mitigation measures remain applicable.

Conclusion

Due to continued farming operations since 2006, site conditions, potential impacts, and adopted
mitigation strategies remain essentially the same. Mitigation in the prior EIR required work stoppage
and evaluation of any resources encountered during construction, including implementation of
on-site mitigation if this occurs. No further mitigation is required.

Other actions necessary for this project, including the Wiliamson Act cancellation and exchange
process and the County minor subdivision, are not affected by cultural resource issues. Establishing
permanent conservation easements will not physically impact the affected parcels compared to
existing conditions.

3.6 GEOLOGY, SOILS, AND GEOLOGIC HAZARDS
Current Environmental Setting
Of all the physical conditions present at the project site, geologic conditions remain the most

stable and unchanged. The geologic units, topography, seismic information, and soil conditions
are essentially the same as documented in the prior EIR.
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Comparative Analysis

The prior EIR identified the following significant impacts related to geological conditions or
hazards:

Impact 3.6-1 Potential Exposure to Seismic Ground Shaking (potentially significant)

Impact 3.6-2 Seismic Ground Failure/Liquefaction (less than significant)

Impact 3.6-3 Soil Erosion/Loss of Topsoil (potentially significant)

Impact 3.6-4 Potential for Expansive Soils (potentially significant)

Impact 3.6-5 Corrosive Soils (potentially significant)

A detailed geotechnical analysis was conducted for APN 221-011-017, which identified several of
the local soil characteristics in the immediate area. To address seismic ground shaking, expansive
soils, and corrosive soils, the prior EIR required implementing the recommendations of the
geotechnical study (for APN 221-011-017) and preparation of similar detailed reports for the other
parcels. These requirements and mitigation remain in effect for the current proposal.

Since the residential subdivision is likely to be the first phase of development and is proposing
specific plans, the applicant is required, as part of the tentative and final map and building design
and permitting processes, to prepare and submit a geotechnical investigation and soils report
that provide design-level recommendations specific to the site. Assuming soil conditions are similar
to those on APN 221-011-017, specific recommendations are to be expected regarding
foundation design, use of materials to withstand corrosivity, and similar recommendations typical
of residential development.

The project currently proposed does not introduce any new or intensified land uses that were not
previously analyzed. The Scheid East Industrial parcel north of the Franscioni parcel, which was not
included in the prior EIR project description, has the same fundamental geologic and soil
characteristics as the surrounding properties. Similarly, the minor subdivision to be processed by
the County and the Wililamson Act contract cancellation and exchange process will not create
any physical environmental impacts compared to those analyzed in the prior EIR.

Conclusion

Because geologic and soil conditions are essentially unchanged, and because the project’s
geotechnical and soil investigations do and will set forth specific development standards specific
to development on individual parcels, the environmental effects of the proposal have been
effectively evaluated and mitigated. No additional mitigation is required; however, site-specific
investigations are still required prior to the approval of physical site development and issuance of
building permits. The Wiliamson Act cancellation and exchange process and County minor
subdivision will have no impact on existing geologic conditions, nor will these actions cause any
new impacts, as the resulting land uses will remain the same.
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3.7 SITE HAZARDS AND HAZARDOUS MATERIALS
Current Environmental Setting

Twining Laboratories completed two separate Phase | Environmental Site Assessments (ESAS) in
October 2005 for parcels 221-011-017 (Franscioni) and -068 (Scheid West). Each ESA analyzed the
subject property for recognized environmental conditions in accordance with standard criteria.
Based on field reviews of the subject parcels, the site conditions with respect to hazards and
hazardous materials have remained essentially the same with no significant changes to site
improvements or introduction of new hazardous conditions. As such, the reports and analysis in
the prior EIR remain applicable to the site. The remaining parcels, as well as the Scheid East
Industrial parcel, continue to be reviewed at the programmatic level, as no site-specific
development is proposed at this time.

Comparative Analysis

The prior EIR identified the following impacts related to site hazards and hazardous materials:
e Impact 3.7-1 Construction-Related Hazards (less than significant)
e Impact 3.7-2 Exposure to Residual Pesticides and Hydrocarbons (potentially significant)
e Impact 3.7-3 Exposure to Hazardous Substances (potentially significant)

e Impact3.7-4 Future On-Site Industrial and Highway Commercial Uses (potentially
significant)

e Impact 3.7-5 Cumulative Risk of Exposure to Hazardous Materials (less than significant)

Based on information in prior reports, pesticides and other agricultural chemicals have been
applied to the agricultural parcels for decades and residual concentrations of these chemicals
likely remain in the soil today. This is also the case for the Scheid East Industrial parcel, which was
not part of the prior EIR. The prior EIR included specific recommendations for the subject parcels
to ensure any residual pesticides and hydrocarbons are effectively identified and remediated
prior to site development. Mitigation measure MM 3.7-2 is updated as follows in response to the
current proposal:

MM 3.7-2 As part of the application submittal for subsequent site development plans
within the project area, each project applicant shall have a qualified
professional conduct a Phase Il Soil Investigation. (For parcels 221-011-071, -070,
and -018, both a Phase | and Phase Il will be required). The Phase Il ESA shall
assess whether soils on the project site were contaminated by storage or use of
hazardous chemicals including pesticides.

The Phase Il study shall also ensure that the oil well on APN 221-011-017 was
capped and abandoned consistent with current reguirements Federal, State
and local requirements. To the extent that soil contamination is detected
during the Phase Il Investigation, the applicant shall develop a remediation
program in _consultation with the California Department of Toxic Substances
Control to address any identified contamination hazard, if present. The
approved remediation program shall be prepared and submitted prior to

approval of final maps as-a-componentofspecific developmentapplications.
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The applicant shall demonstrate compliance with the recommendations and
remedial measures as part of final improvement plans.

The potential for presence and exposure to existing hazardous substances on the subject parcels
(specifically 221-011-017 and -068) was documented in the prior EIR. Mitigation measure MM 3.7-2
(above) and mitigation measure MM 3.7-3 provide specific recommendations for remediation,
demolition, and well abandonment. These measures remain applicable and in effect.

With respect to future land uses, it is possible that future development may result in industrial uses
which use hazardous materials in their daily operations. These potential effects are fully addressed
by mitigation measures MM 3.7-4a and 3.7-4b, which are also applicable to the Scheid East
Industrial parcel.

Conclusion

Due to continued farming operations on the subject parcels since 2006, site conditions, potential
impacts, and adopted mitigation strategies remain essentially the same as previously
documented. Mitigation in the prior EIR (as modified by this SEIR) requires qualified Phase Il ESAs
for all development plans, the removal of all contaminants and contaminant sources, sufficient
environmental review for future industrial uses, and all on-site handling and storage of hazardous
materials to take place in accordance with all county and state health requirements. This
mitigation remains applicable to the current proposal, and no further mitigation is required.

Related project actions such as the Willamson Act cancellation and exchange process and the
County minor subdivision in no way affect the environmental analysis. Continuing existing
agricultural operations and creating permanent conservation easements on the affected parcels
will not create new hazardous conditions.

3.8 HYDROLOGY AND WATER QUALITY
Current Environmental Setting

As cultivated farmland with limited structures or improvements, site conditions with respect to
hydrology and water quality remain essentially unchanged from 2006. No significant
improvements or alterations to drainage patterns have occurred, and the 100-year flood zone
remains safely to the east along the Salinas River. The Scheid West parcel is served by an existing
drainage swale that flows to US 101 and then into an existing retention basin located on the east
side of the highway. The drainage from the eastern parcels, including the Scheid East Industrial
parcel, either surface flows to the Salinas River or is collected in swales and directed toward an
earthen basin located in the center of the Franscioni parcel.

Comparative Analysis

The prior EIR identified the following potentially significant hydrology and water quality impacts
associated with the original proposal:

e Impact 3.8-1 Alteration of Drainage Patterns/Increased Stormwater Runoff (potentially
significant)

e Impact 3.8-2 Flood/Inundation Hazards (less than significant)

e Impact 3.8-3 Construction Water Quality (potentially significant)
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e Impact 3.8-4 Urban Non-Point Source Pollution (potentially significant)
e Impact 3.8-5 Cumulative Impacts (less than significant)

The prior EIR found that, with the required mitigation measures, the proposed annexation would
have a less than significant effect on hydrological and water quality resources. Compared to the
project as analyzed in the prior EIR, the Scheid West parcel would have fewer dwelling units and
therefore less coverage of impervious surface. On the east side of US 101, the addition of the
Scheid East Industrial parcel will increase the development potential and also the amount of
impervious surface in that location. This increase in site coverage and total area of development
will incrementally increase the runoff estimates for this portion of the project area. Alterations to
drainage patterns and additional grading and erosion potential are a consequence of this larger
potential development footprint.

The prior EIR, similar to this SEIR, addressed the east-side parcels at a programmatic level. As such,
the mitigation measures are prescriptive and require that drainage facilities perform according to
acceptable performance standards and are consistent with all applicable local and state permits
and engineering standards. The primary method of drainage control and non-point source water
quality is the construction of a series of detention basins and swales that serve to capture,
percolate, and filter urban runoff based on the ultimate development plans. This mitigation
remains applicable to the current proposal to address forecast increases in runoff volumes. The
mitigation measures effectively apply to parcels east and west of US 101.

The same conclusion can be reached regarding construction water quality and urban non-point
source pollution. The overall industrial footprint is now larger compared to the previous evaluation;
however, the programmatic mitigation measures (MM 3.8-1a through 3.8-1c) address water
quality, as well as quantity, at a programmatic level of detail.

Conclusion

Due to continued farming operations since 2006, site conditions, potential impacts, and adopted
mitigation strategies remain essentially the same at a programmatic level of analysis. Mitigation
measures in the prior EIR required the applicant to provide detailed drainage plans that will
adequately accommodate any additional runoff from the site(s) and that basin plans be
designed to handle runoff volumes and avoid adding additional runoff to the drainage facilities
at US 101. Retention basins are to be designed to provide additional recreational benefits for the
City. The project(s) will be subject to a National Pollutant Discharge Elimination System (NPDES)
General Permit, will be required to prepare and implement a stormwater pollution prevention plan
(SWPPP), and will comply with all current standards and regulations as required by the City of
Greenfield and the State Water Resources Control Board. All drainage and erosion control plans
will incorporate measures to ensure that eroded or exposed soils are maintained on-site and
mitigate potential water quality impacts. No further mitigation is required. In addition, the
Williamson Act cancellation and exchange process and the County minor subdivision will not
affect drainage patterns, flooding or water quality, as these actions do not change existing land
uses and result in the continuation of existing agricultural practices.
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3.9 LAND USE AND PLANNING
Current Environmental Setting

The pattern, intensity, and general uses of land on the subject parcels and surrounding territory
have not significantly changed since certification of the prior EIR. What has changed, however,
are the policy and boundary approvals by the City, County, and LAFCO that affect how and
where land is annexed into the City of Greenfield.

In 2006, the City proposed a modification to its overall citywide Sphere of Influence (SOI)
boundary, which included the South End parcels. The ultimate SOl was adopted by LAFCO in 2007.
As identified in the project description (Section 2.0) and again in this SEIR subsection 3.2
(Agricultural Resources), the Greater Greenfield Memorandum of Agreement (MOU) was
executed in June 2013. These documents guide the future direction of planned growth in the city
and include all of the South End subject parcels. In addition, Monterey County LAFCO policies
and procedures relating to annexations and reorganization were updated in February 2013.

While the City of Greenfield’s General Plan has only seen minor updates since the 2006 General
Plan Amendment to include the South End properties, the County of Monterey adopted its
comprehensive General Plan update in 2010. The County’s General Plan is relevant with respect
to the annexation and the minor subdivision required for the project.

Comparative Analysis

The prior EIR identified the following impacts related to land use, with one potentially significant
impact:

e Impact 3.9-1 Conflict with Goals and Policies Adopted to Avoid or Mitigate Environmental
Effects (less than significant)

e Impact 3.9-2 Effects Upon an Established Community (less than significant)
e Impact 3.9-3 Conflict with Surrounding Uses (potentially significant)
e Impact 3.9-4 Cumulative Land Use Impacts (less than significant)

Although physical land use compatibility was addressed in sections specific to agricultural
resources, the prior EIR required that future annexation include the smaller NH3 Service Company
parcel to avoid creating an island of county land. The current annexation proposal includes both
the NH3 and the L.A. Hearne parcels, as well as state and county rights-of-way as necessary, to
avoid this condition. This mitigation has been satisfied by the current proposal.

The Scheid East Industrial parcel was included in the environmental analysis of the City’s 2005
General Plan. This parcel is separated from existing residential uses to the north by EIm Avenue
and an existing light industrial zoning district. The heavy industrial land uses allowed in this location
by the 2005 General Plan are subject to General Plan policies such as Policy 2.1.12, which requires
buffering techniques between differing land uses that abut one another. Site-specific proposals in
this area may require additional environmental review when specific applications are submitted.
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With respect to policy consistency, the proposal remains consistent with the City’s General Plan as
analyzed throughout the prior EIR. In fact, the prior South End SOl Amendment and General Plan
Amendment project amended the General Plan to accommodate the South End territory. The
General Plan consistency analysis remains adequate.

In response to the MOA and updated LAFCO policy and procedures, Appendix B to this SEIR
includes a thorough (draft) consistency analysis measuring the proposal against current policy
guidance. The analysis concludes that the proposal is consistent with both the MOA and current
LAFCO policy.

The County of Monterey General Plan was updated in 2010. The only aspect of the County’s
updated General Plan relevant to the proposed annexation is Land Use Policy 2.17, which supports
annexations that are consistent with the County General Plan policies, including (1) directing city
growth away from the highest quality farmlands; (2) providing adequate buffers along developing
agricultural urban interfaces; and (3) mitigating impacts to county infrastructure. There are no
specific policies in the updated document that conflict in land use policy with implementation of
the project. The project and all related actions, including the Wiliamson Act cancellation and
exchange process and minor subdivision, are not in conflict with County policy and will not
negatively impact county infrastructure such as roads and service systems. The City of Greenfield
and project sponsors will be required to improve such systems as necessary to meet City
performance standards.

Conclusion

Based on the prior and updated consistency analysis, review of environmental and land use
conditions in the field and related land use compatibility findings relative to the urban/agricultural
interface, and the project’s incorporation of parcels to avoid creation of a county island, the
project’s land use impacts remain less than significant.

3.10 NoOISE
Current Environmental Setting

The primary source of community noise within the city continues to be roadway noise. Other
sources of noise include noise from agricultural operations and stationary noise sources such as
schools. Compared to the analysis in the prior EIR, very little has changed in the existing community
noise environment. The subject parcels continue to be farmed. As mobile noise sources (traffic)
are the predominant source of noise, this EIR has identified changes in traffic volumes. Based on
the traffic report prepared (see subsection 3.11), overall traffic volumes on US 101 are comparable
to 2006 conditions. US 101 is the main source of noise in the vicinity.

The addition of the Scheid East Industrial parcel into the current proposal warrants an update of
the existing conditions. Established residential uses (a motel) are located adjacent to this parcel
across ElIm Avenue. With the exception of the motel, all other land uses along the north side of EIm
Avenue are light industrial. Because residential use is considered a “sensitive receptor,” this SEIR
includes this area in the scope of evaluation since that parcel is designated for future heavy
industrial use, as proposed by the project and as designated in the City’s General Plan.
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Comparative Analysis

The prior EIR identified the following noise impacts associated with ultimate development of the
annexation area:

e Impact 3.10-1 Construction Noise (potentially significant)

Impact 3.10-2 Long-Term Increase in Stationary-Source Noise (potentially significant)

Impact 3.10-3 Increase in Traffic (Mobile) Noise Levels (less than significant)

Impact 3.10-4 Noise Levels at Proposed Noise-Sensitive Land Uses (potentially significant)

Impact 3.10-5 Cumulative Traffic Noise (less than significant)

With respect to construction noise, the prior EIR included specific measures addressing
construction times and equipment management. The EIR also included a temporary barrier to limit
impacts adjacent to the existing schools. Because these measures address construction noise at
the programmatic level on the east side of US 101, as well as at the project-specific level for the
Scheid West parcel, the measures remain applicable to the current proposal. There are no
changes in the project that warrant further or additional mitigation related to construction noise.

Similarly, for future stationary noise sources associated with developed land, the prior EIR required
that refined acoustical analysis and specific performance standards be employed based on the
type of use proposed and specific locations. At this programmatic level of detail for land uses east
of US 101, this requirement remains relevant and applicable to the annexation area, including the
Scheid East Industrial parcel.

For mobile (traffic) noise levels, the prior EIR found that noise impacts would be less than significant
to existing land uses. This is because existing sensitive land uses—residential areas and schools—
are located at a sufficient distance from EI Camino Real and US 101 that changes in traffic
volumes will not significantly change the noise environment in these locations. Based on the traffic
information prepared for this SEIR, this remains the case. The Scheid East Industrial parcel assumes
44 additional acres of heavy industrial south of EIm Avenue east of US 101, which could generate
additional industrial traffic. However, this additional traffic is assumed in the traffic report, and
existing mitigation measures affect all potential increases in noise levels including on roadways in
the vicinity.

In terms of potential impacts to future sensitive land uses (the new residential subdivision west of
US 101), the prior EIR required noise barriers to reduce noise levels generated from area roadways
and nearby schools, based on predicted noise levels. These batrriers are required along El Camino
Real and along the boundary with the schools. These measures remain valid and applicable to
the current proposal. No additional noise mitigation is warranted, as the prior EIR fully addresses
noise impacts to this future subdivision.

Related project actions such as the Wiliamson Act cancellation and exchange process and the
County’s minor subdivision are not sensitive to the noise environment, and will not cause any
additional impacts compared to those previously identified as resulting land uses will remain
unchanged. No specific analysis or mitigation is required for these actions related to noise
impacts.
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Conclusion
Based on the current project description and comparative changes in predicted traffic volumes
between the prior EIR and the current traffic report, changes in noise levels from mobile sources
will remain essentially the same compared to the previous analysis. Additional vehicle trips will be
generated by the Scheid East Industrial parcel; however, the residential subdivision will have 180
fewer units than previously assumed. The existing mitigation measures that require site-specific
analyses for commercial and industrial uses remain applicable to all parcels east of US 101.
Similarly, existing mitigation is in place to fully mitigate noise on future sensitive receptors (new
homes) west of the highway. The current proposal does not significantly change these conditions,
and no further mitigation is warranted.
3.11 TRAFFIC AND CIRCULATION
Current Environmental Setting
The previous (2005) traffic study for this project quantified existing roadway conditions as of that
time period. Due to a significant slowing of economic conditions and very limited new
construction in Greenfield over several years, existing traffic conditions and volumes are
considered similar to conditions as previously documented (Hatch Mott MacDonald, 2015). The
roadway network in Greenfield operates at acceptable levels of service, although the 2005
General Plan acknowledges that future buildout of the city will require new and expanded
roadway facilities.
Comparative Analysis
The prior EIR analyzed the following impacts related to traffic and circulation:

¢ Impact 3.11-1 El Camino Espinosa Overpass/High School Driveway (significant)

e Impact 3.11-2 Highway 101 NB Ramps/Patricia Lane/El Camino real Intersection
(significant)

e Impact 3.11-3 Highway 101 (less than significant)

e Impact 3.11-4 Intersection LOS at Full General Plan Buildout (significant)

¢ Impact 3.11-5 Roadway Segment LOS at Full General Plan Buildout (significant)
e Impact 3.11-6 Roadway Network Expansion

e Impact 3.11-7 Highway 101 Volumes with Full General Plan Buildout (significant)
e Impact 3.11-8 Parking Capacity (less than significant)

e Impact 3.11-9 Pedestrian and Bicycle Facilities (potentially significant)

e Impact 3.11-10 Transit System (less than significant)

e Impact 3.11-11 Secondary Effects from Project Improvements (potentially significant)
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To reiterate the analysis approach, the purpose of this SEIR is to provide a relative comparison of
predicted impacts from the project as studied in 2005, to the project currently proposed. Based
on the refinement and reduction of intensity of land uses currently proposed, Hatch Mott
MacDonald (June 2016) updated the trip generation for the current proposal to understand and
quantify these differences. The updated trip generation information is included as Appendix E.

Under Background Plus Interim Project Traffic conditions, which represent background conditions
plus Phase | of the project, the original project caused impacts at specific intersection facilities
near the El Camino Real and Espinosa Road intersection with US 101 ramps (Impacts 3.11-1 and
3.11-2). The mitigation measures identified required specific widening, striping, and signalization
improvements at these locations. The prior project was estimated to generate up to 39,436 daily
trips, while the current proposal is estimated to generate only 15,165 daily trips, or a reduction of
62 percent. The primary reasons for this reduction include fewer residential units, a significant
reduction in commercial square footage assumed, and the lower trip generation rates for
warehousing within the industrial designation. The original EIR, by contrast, programmatically
assumed full buildout of every acre of land at maximum site coverage. Practically and
economically, such a scenario does not represent a realistic development scenario. At this time,
the conservative mitigation requirements will still apply unless proven otherwise.

In the General Plan Buildout/Project Buildout scenario (cumulative impact analysis), the project
was predicted to exacerbate and contribute to a series of intersection and segment impacts
caused by the overall growth of the City of Greenfield (Impacts 3.11-4 through 3.11-7). To mitigate
the project’s impacts, measures have been established that require a new interchange at US 101
and Espinosa Road (once traffic trips warrant the improvement) and a fair share contribution
toward a series of planned improvements to 15 intersections throughout the city. The latter would
be paid through the payment of City and Transportation Agency for Monterey County (TAMC)
transportation impact fees. These improvements and payment of fees would reduce impacts to
a less than significant level. These requirements will remain in place for the current proposal.

Under cumulative conditions, impacts would also occur to the mainline section of US 101 between
Thorne Road and Oak Avenue. As levels of service would be below LOS C, and no impact is in
place to address freeway improvements, this impact was and remains a significant unavoidable
consequence of the proposal until proven otherwise.

Mitigation measures identified to address pedestrian and bicycle facilities will also remain in place,
despite the reduction in project-generated trips resulting from the current proposal.

Conclusion

The project as currently proposed is estimated to result in 24,271 fewer dalily trips compared to
previous estimates in 2005-2006. However, the mitigation measures previously identified will remain
in place, since the majority of the measures either require a proportionate share of financial
contribution and/or are only triggered as warranted by traffic conditions and trip generation. If
the project as currently proposed does not trigger a specific improvement, it will only be
responsible for its fair share contribution. For these reasons, the project will result in similar physical
impacts to the environment related to traffic and circulation.

The Scheid East Industrial parcel was identified in the City’s General Plan and General Plan EIR,
and continues a pattern of low-intensity industrial in the eastern portion of the city that will not
raise new or more severe impacts to the roadway network. Similarly, the WAEEP and the minor
subdivision to preserve the 51.6 acres will not change traffic patterns in any way.

South End Annexation City of Greenfield
Draft Supplemental Environmental Impact Report July 2016
3-30
153



3.0 ANALYSIS

3.12 PUBLIC SERVICES AND UTILITIES
Current Environmental Setting
The public services section of the previously certified EIR analyzed water supply and distribution,
wastewater collection and treatment, utilities, governmental facilities, student generation and
schools, solid waste service, and park and recreation needs. The project site is located in the
services areas of the City of Greenfield Police Department (police), the Greenfield Fire Protection
District (fire), the Pacific Gas & Electric Company (electricity and natural gas), AT&T
(telecommunications), Charter Communications (cable television), the Greenfield Union School
District and the South Monterey County Joint Union High School District (schools), the Salinas Valley
Solid Waste Authority (solid waste disposal), and the City of Greenfield Public Works Department
(parks and recreation).
Comparative Analysis
The prior EIR analyzed the following impacts related to public services and facilities:

Impact 3.12-1 Potable Water Demand (less than significant)

Impact 3.12-2 Potable Water Delivery (potentially significant)

Impact 3.12-3 Wastewater Collection and Treatment (potentially significant)

Impact 3.12-4 Law Enforcement Services (less than significant)

Impact 3.12-5 Fire Services (less than significant)

Impact 3.12-6 Electric, Natural Gas, Telephone, and Cable Services (potentially significant)

Impact 3.12-7 Schools (less than significant)

Impact 3.12-8 Solid Waste Services (less than significant)

Impact 3.12-9 Parks and Recreation (potentially significant)

Impact 3.12-10 Groundwater Usage and Distribution (cumulative - less than significant)

Impact 3.12-11 Wastewater Treatment Facility (cumulative - less than significant)
Regarding potable water demand, development, and distribution, the project as currently
proposed would require substantially less water than the project as previously analyzed. Based on
Table 2-2 (Project Description), the development assumptions for the project have been
substantially reduced. Highway commercial square footage has been reduced by 76 percent,
industrial/warehouse use is similar, and residential units have been reduced by 55 percent. Similar
to the findings in the prior EIR, water demand for the project would be less than significant given
the current groundwater supplies, pumping capacity, and distribution systems maintained by the

City. In terms of delivery, existing mitigation measures remain applicable, which require developers
to fund and/or construct system expansions.
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Similar to water system expansion, the City’s wastewater treatment and disposal system is scalable
to accommodate increases in demand over time. The City is currently updating its water and
wastewater infrastructure master plans, which will provide additional demand data and system
planning. Because the South End properties have been previously included in the City’s SOI, all
land use assumptions will be included in the City’s infrastructure planning documents. No
additional physical environmental impacts will occur compared to those analyzed in the prior EIR.

Population-based systems such as fire protection, police services, parks and recreation, and
schools would be reduced with the current proposal. With 149 new residential units (compared to
329 previously), the anticipated population of the area would decrease accordingly. The less than
significant findings of the prior EIR remain unchanged. All existing impact fee programs will apply
to the current proposal to fund incremental increases and demand on public service systems.

Conclusion

The project is consistent with the prior proposal, assumes substantially reduced square footage of
commercial use, and is consistent with the City’s General Plan in terms of land use and direction
of growth. Compared to the prior proposal (and the prior EIR), the reduction of 180 single-family
homes significantly reduces population-based service demands, particularly on the south side of
Greenfield. The addition of the Scheid East Industrial parcel represents an incremental increase in
demands for these 44 acres of heavy industrial use; however, this use was included and analyzed
in the City’s General Plan land use pattern, and total industrial/warehouse assumptions are similar
to the prior proposal. Mitigation measures in the prior EIR require that water, wastewater, and other
backbone infrastructure systems be funded through development. The conclusions of the prior EIR
remain unchanged, and the project as proposed will have no greater impact on public services
than previously analyzed.

Similarly, the project’s related actions—the Wiliamson Act contract cancellation and exchange
and the minor subdivision—will have no direct or indirect impact on public services, as these
actions will not result in physical changes to the environment over existing conditions.

3.13 GREENHOUSE GAS EMISSIONS
Current Environmental Setting

There is scientific consensus that the contribution of greenhouse gas (GHG) emissions into the
atmosphere is resulting in the change of the global climate. The global average temperature is
expected to increase relative to the 1986-2005 period by 0.3 to 4.8 degrees Celsius (°C) (0.5-8.6
degrees Fahrenheit [°F]) by the end of the 21st century (2081-2100), depending on future GHG
emission scenarios (IPCC 2014). According to the California Natural Resources Agency (2012),
temperatures in California are projected to increase 2.7°F above 2000 averages by 2050 and,
depending on emission levels, 4.1-8.6°F by 2100. Physical conditions beyond average
temperatures could be indirectly affected by the accumulation of GHG emissions. For example,
changes in weather patterns resulting from increases in global average temperature are
expected to result in a decreased volume of precipitation falling as snow in California and an
overall reduction in snowpack in the Sierra Nevada. The Global Warming Solutions Act, also known
as Assembly Bill (AB) 32, is a legal mandate requiring that statewide GHG emissions be reduced to
1990 levels by 2020. In addition, two Executive Orders, California Executive Order 5-03-05 (2005)
and California Executive Order B-30-15 (2015), highlight GHG emissions reduction targets, though
such targets have not been adopted by the State and remain only a goal of the Executive Orders.
Specifically, Executive Order 5-03-05 seeks to achieve a reduction of GHG emissions of 80 percent
below 1990 levels by 2050 and Executive Order B-30-15 seeks to achieve a reduction of GHG
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emissions of 40 percent below 1990 levels by 2030. Technically, a governor’s Executive Order does
not have the effect of new law but can only reinforce existing laws. For instance, as a result of the
AB 32 legislation, the State’s 2020 reduction target is backed by the adopted AB 32 Scoping Plan,
which provides a specific regulatory framework of requirements for achieving the 2020 reduction
target. The State-led GHG reduction measures, such as the Low Carbon Fuel Standard and the
Renewables Portfolio Standard, are largely driven by the AB 32 Scoping Plan. Executive Orders S-
03-05 and B-30-15 do not have any such framework and therefore provide no emissions reduction
mechanisms that can be applied to the analysis of land use projects for the purpose of meaningful
emissions estimates. As a result of Executive Orders B-30-15 and 5-03-05, new legislation is proposed
to establish post-2020 GHG reduction goals; however, no action on the legislation has been taken
as of this writing (April 2016).

Comparative Analysis

GHG emissions associated with the proposed project would occur over the short term from
construction activities, consisting primarily of emissions from equipment exhaust. There would also
be long-term regional emissions associated with new vehicular trips, stationary source emissions
such as natural gas used for heating, and indirect source emissions such as electricity usage for
lighting.

The South End SOI Final EIR was certified in August 2006 and does not evaluate the effects of GHG
emissions generation. At the time of approval of the EIR, the issue of contribution of GHG emissions
to climate change was a prominent issue of concern. On March 18, 2010, amendments to the
State CEQA Guidelines took effect which set forth requirements for the analysis of GHG emissions
under CEQA. Since the South End SOI Final EIR has already been approved, the determination of
whether GHG emissions and climate change needs to be analyzed for this specific development
is governed by the law on supplemental or subsequent EIRs (Public Resources Code Section 21166
and CEQA Guidelines Sections 15162 and 15163). GHG emissions and climate change are not
required to be analyzed under those standards unless they constitute “new information of
substantial importance, which was not known and could not have been known at the time” the
South End SOI Final EIR was approved (CEQA Guidelines Section 15162(a)(3)).

The issue of GHG emissions and climate change impacts is not new information that was not
known or could not have been known at the time of the approval of the previous EIR. The issue of
climate change and GHG emissions was widely known prior to the EIR’s approval. The United
Nations Framework Convention on Climate Change was established in 1992. The regulation of
GHG emissions to reduce climate change impacts was extensively debated and analyzed
throughout the early 1990s. The studies and analyses of this issue resulted in the adoption of the
Kyoto Protocol in 1997.

As is clear from documents in the administrative record, the fact that GHG emissions could have
a significant adverse environmental impact was known at the time the South End SOI Final EIR was
approved in 2006. Consistent with the statutory language, the courts have repeatedly held that
new information that “was known” or “could have been known with the exercise of reasonable
diligence” at the time of the EIR certification does not trigger the supplemental EIR standard.
(Citizens for Responsible Equitable Environmental Development v. City of San Diego (2011) 196
Cal.App.4th 515, 532 (*CREED II”); ALARM, supra, 12 Cal.App.4th at 1800-1803.) In particular, the
courts have held that information on GHG emissions could have been known as early as 1994 and
therefore do not trigger the new information standard under Section 21166 for EIRs certified after
that date (CREED II, supra, 196 Cal.App.4th at 530-532 [Impact from GHGs not new information
for EIR certified in 1994.]). Since the South End SOI Final EIR was approved in 2006, CREED Il is
dispositive and establishes that no review of this environmental issue is required for this project.
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(See also Concerned Dublin Citizens v. City of Dublin (2013) 214 Cal. App. 4th 1301—the potential
effects of GHG emissions were known and could have been addressed in conjunction with the
approval of the South End SOI Final EIR in 2006.)

Therefore, the impact of GHG emissions on climate change was known at the time of adoption
of the South End SOI Final EIR in 2006. Therefore, under CEQA standards, it is not new information
that requires analysis in a supplemental EIR or negative declaration. No supplemental
environmental analysis of the project’s impacts on this issue is required under CEQA. Nonetheless,
for purposes of full disclosure, a GHG analysis of the proposed project has been provided.

As with the original project, the subject of the previously certified EIR, construction and operation
of the proposed project would generate GHG emissions, with the majority of energy consumption
and associated generation of GHG emissions occurring during the project’s operation (as
opposed to during its construction). During construction, GHGs would be emitted through the
operation of construction equipment and from worker and vendor vehicles, each of which
typically uses fossil-based fuels to operate. The combustion of fossil-based fuels creates GHG
emissions such as carbon dioxide (CO2), methane (CHs), and nitrous oxide (N20). Furthermore,
CHais emitted during the fueling of heavy equipment. Operational activities associated with urban
development results in emissions of COz, CHs4, and N20 from the following primary sources: area
source emissions (e.g., fireplaces and landscape equipment); energy source emissions (e.g.,
indirect emissions from power generation); mobile source emissions (e.g., project traffic); solid
waste (e.g., hauling and anaerobic breakdown); and water supply, treatment, and distribution
(e.g., energy used to convey, treat, and distribute water and wastewater).

The resultant GHG emissions of the proposed project were calculated by Michael Baker
International using the California Emissions Estimator Model (CalEEMod), version 2013.2.2,
computer program (see Appendix D). CalEEMod is a statewide land use emissions computer
model designed to provide a uniform platform for the use of government agencies, land use
planners, and environmental professionals. The project operational carbon dioxide equivalent
(CO2e) emissions resulting from the proposed project are identified in Table 3.13-1.

TABLE 3.13-1
PROJECT GREENHOUSE GAS EMISSIONS — PROJECT OPERATION (METRIC TONS PER YEAR)

Emissions Source CO2ze
Construction Amortized over 30 Years' 367
Area Source (landscaping, hearth) 228
Energy? 7,410
Mobile? 28,338
Waste 1,474
Water and Wastewater 1,025
Total 38,476

Source: CalEEMod version 2013.2.2. See Appendix D for emission model outputs.
Notes:

I+ Projected CO2e emissions from construction activities have been quantified and amortized over the life of the project (30 years).
The amortized construction emissions are added to the annual average operational emissions.

2. Emissions projections account for PG&E’s projected (2020) CO: emission intensity factor of 368.08 pounds of CO2 per megawatt
of energy generated.

3. Emissions projections are based on the trip generation rate of 39,436 average daily trips per Higgins Associates.
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As shown, the proposed project would result in 38,476 metric tons of GHG emissions. Thresholds of
significance illustrate the extent of an impact and are a basis from which to determine the
appropriate definition of “negligible” GHG emissions. Significance thresholds for GHG emissions
resulting from land use development projects have not been established in Monterey County. In
the absence of any GHG emissions significance thresholds, the project is compared to the
Association of Monterey Bay Area Governments (AMBAG) Metropolitan Transportation Plan/
Sustainable Communities Strategy (MTP/SCS) (2014), which establishes an overall GHG target for
the project region consistent with both the target date of Assembly Bill (AB) 32 (2020) and the post-
2020 GHG reduction goals of Executive Order S-03-05 (2005) and Executive Order B-30-15 (2015).

As identified in Table 3.13-1, mobile-source emissions are the most potent contributor of GHG
emissions associated with the proposed project. AMBAG was tasked by the California Air
Resources Board (CARB) to achieve no net increase in mobile-source GHG emissions compared
to 2005 vehicle emissions by 2020 and a 5 percent per capita reduction by 2035, which CARB
confirmed the project region would not only achieve but surpass by implementing its MTP/SCS
(CARB 2014). While the GHG reduction targets contained in the MTP/SCS cannot be directly
translated to an all-encompassing threshold given it is geared toward GHG emissions from
transportation only, GHG emissions resulting from project-related transportation sources are the
most potent source of emissions. Therefore, project comparison to the MTP/SCS is an appropriate
indicator of whether the proposed annexation would inhibit the GHG reduction goals
promulgated by the state. The MTP/SCS contains GHG-reducing programs, including multimodal
transportation investments such as bus rapid transit, commuter rail, active transportation strategies
(e.g., bikeways and sidewalks), transportation demand management strategies, transportation
systems management, highway improvements (interchange improvements, high-occupancy
vehicle lanes), arterial improvements, goods movement strategies, aviation and airport ground
accessimprovements, and operations and maintenance to the existing multimodal transportation
system. AMBAG’s MTP/SCS identifies that land use strategies which focus new housing and job
growth in areas served by high quality transit and other opportunity areas would be consistent
with a land use development pattern that supports and complements the proposed
transportation network, which emphasizes system preservation, active transportation, and
transportation demand management measures.

The 2014 MTP/SCS incorporates local land use projections and circulation networks from the cities’
and counties’ general plans. The projected regional development pattern, including location of
land uses and residential densities in local general plans, when integrated with the proposed
regional transportation network identified in the 2014 MTP/SCS, would reduce per capita vehicular
travel-related GHG emissions and achieve the GHG reduction per capita targets for the AMBAG
region.

The majority of the project site was included in the City’s General Plan and proposed Sphere of
Influence (SOI) boundaries in 2005, and therefore has been anticipated to accommodate mixed-
use development since that time. The City subsequently filed a resolution of application with the
Monterey County Local Agency Formation Commission (LAFCO) to expand the SOI boundary
proposed in the 2005 General Plan. On March 26, 2007, LAFCO approved a comprehensive,
although scaled down, amendment to the City’s SOI. As a result, the project site was considered
as a developing area in the MTP/SCS. This is further evidenced by the fact that the project site is
shown as an area anticipated for urban development in the document, Envisioning the Monterey
Bay Area: A Blueprint for Sustainable Growth and Smart Infrastructure (AMBAG 2011) (referred to
as The Blueprint), which presents a vision for how the region would achieve its GHG reduction
targets. In addition, Figure 4-10b of the MTP/SCS identifies the project area as planned for
Suburban Commercial/Mixed Use. The site is proposed to accommodate a mixed-use land use
scheme. This is consistent with the MTP/SCS goal to invest in safe bicycle and pedestrian routes
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that improve connectivity and access to common destinations, such as connections between
residential areas and schools, employment centers, neighborhood shopping, and transit stops and
stations, supporting efforts throughout the region to improve connectivity (AMBAG 2014). Since
this site is proposed for mixed use, it is expected that people will be able to walk and bike, thus
reducing GHG emissions from cars.

As previously described, the most potent source of GHG emissions associated with land use
development is mobile-source emissions. To quantify the effects of the proposed project on traffic
conditions compared with the original project, subject of the previously certified EIR, Hatch Mott
MacDonald provided a comparison of the project as analyzed in 2006 against the current
project’s trip generation and land use assumptions. According to this analysis, the changes in land
use will result in a net reduction of 133 average daily trips. CalEEMod was used to identify the
quantity of COze reduced due to 133 less daily trips and determined GHG emissions would be
decreased by 158 metric tons under the proposed project as compared with the land uses
originally analyzed in the South End SOI Final EIR in 2006 (see Appendix D). Such reductions in
projected mobile-source GHG emissions are consistent with the primary purpose of the MTP/SCS.

For these reasons, the proposed project is consistent with the 2014 MTP/SCS and its greenhouse
gas reduction targets for Monterey County.

Conclusion

The impact of GHG emissions on climate change was known at the time of adoption of the South
End SOI Final EIR in 2006; therefore, under CEQA standards, it is not new information that requires
analysis in a supplemental EIR or negative declaration. No supplemental environmental analysis
of the project’s impacts on this issue is required under CEQA. Nonetheless, for purposes of full
disclosure, a GHG analysis of the South End Annexation development was prepared. As
demonstrated, the proposed project site has been anticipated for urban development in the form
of Suburban Commercial/Mixed Use by the AMBAG 2014 MTP/SCS and is consistent with the
/MTPSCS goal to invest in safe bicycle and pedestrian routes that improve connectivity and
access to common destinations. Furthermore, the changes in land use between the proposed
project and the original project analyzed in the previous EIR result in a net reduction of 133
average dalily trips and thus a decrease of 158 metric tons of mobile-source GHG emissions. GHG-
related impacts would be less than significant.
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To:

County of Monterey

Resource Management Agency-Planning Department
Attn: Bob Schubert, Senior Planner

168 West Alisal, 2" Floor

Salinas, CA 93901

Re:
Greenfield South End Annexation
File Number REF 16-0049

From:

Agency Name: Monterey County Sheriff’s Office
Contact Person: Donna Galletti

Phone Number: 831-647-7909

E-Mail: gallettid@co.monterey.ca.us

No Comments provided
_X___ Comments noted below
Comments provided in separated letter

COMMENTS:

Since this project area is being annexed from the county to the city limits of
Greenfield, there will be no impact to the public services provided by the
Monterey County Sheriff’s Office.
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South End Annexation Project

City of Greenfield

Response to Comments on the Draft South End Annexation Supplemental Environmental
Impact Report (DSEIR)

Introduction

As prescribed by State CEQA Guidelines Sections 15088 and 15132, the lead agency, the City of
Greenfield, is required to evaluate comments on environmental issues received from persons who have
reviewed the Draft SEIR and to prepare written responses to those comments. This document, together
with the DSEIR (incorporated by reference in accordance with State CEQA Guidelines Section 15150),
will comprise the Final Supplemental Environmental Impact Report (FSEIR) for this project. Pursuant to
the requirements of CEQA, the City of Greenfield must certify the FSEIR as complete and adequate prior
to approval of the project.

The South End Annexation DSEIR was circulated for public review from July 22, 2016, through
September 5, 2016. The City of Greenfield received four letters or pieces of correspondence (attached)
following the public review period. Letters were received from:

e Ohlone/Costanoan-Esselen Nation (Louise J. Miranda Ramirez, Chairperson)

e (California Department of Transportation (Jillian Morales, Transportation Planner, District 5)
e Transportation Agency for Monterey County (Debra Hale, Executive Director, TAMC)

e Monterey County Sheriff’s Office (Donna Galletti, via County of Monterey RMA — Planning)

Response to Comments
A summary of the comments and the City’s responses are provided below.

Ohlone/Costanoan-Esselen Nation

The Ohlone/Costanoan-Esselen Nation (OCEN) objects to all excavation in known cultural lands, even
when they are described as previously disturbed and of no significant archaeological value. OCEN’s
Tribal leadership requests to be provided with archaeological reports/surveys, including subsurface
testing and presence/absence testing. OCEN requests to be included in any mitigation and recovery
programs.

City Response

A cultural resources study was prepared for the 2006 DEIR (PMC, Cultural and Paleontological Resources
Section for the South End EIR, January 2006). That programmatic analysis relied primarily on records
searches and archival research from existing data sources. The EIR recognized that future project
development could result in potentially significant impacts and included mitigation measures in the
event that resources are encountered during construction.

In recognition of heightened sensitivity regarding cultural lands and recent legislation designed to
enhance collaboration and consultation between local government and recognized tribes, the City of
Greenfield has added the following requirement to the project as a condition of approval:

176



COA-25: Prior to grading or ground disturbance for any individual (non-agriculture) project
within the annexation area, the applicant will prepare a site-specific archaeological report to
supplement the 2006 research findings. The report will be provided to the City of Greenfield.
The applicant will also provide the report and initiate consultation with OCEN representatives to
discuss any specific recommendations made by the report.

Caltrans District 5

Caltrans’ comments are summarized as follows: Caltrans supports local development and works with
local jurisdictions on the transportation system; any development within the state right-of-way will
require an encroachment permit; and any new development or intensification of land uses may impact
the US 101 and Espinosa Road interchange, which may require significant improvements at the time of
construction. Adequate setbacks for interchange improvements should be provided.

City Response

The City of Greenfield appreciates District 5’s continued collaboration and coordination with the City
and local project proponents regarding the shared vision of land use and transportation in south
Greenfield. Mitigation measures included in the certified DSEIR are designed to respond to triggers to
operational thresholds to local and state facilities, including the US 101/Espinosa Road interchange.
Because this large land use program will not be constructed at one time, the City will continue to work
with Caltrans regarding the optimal configuration and timing of future interchange improvements.

Transportation Agency for Monterey County (TAMC)

TAMC’s comments are summarized as follows: TAMC supports regional and local impact fees as
mitigation for transportation impacts; TAMC supports Caltrans’ comments that significant
improvements will be required for the US 101/Espinosa Road interchange over time and that
coordination is required for planning the design of such improvements; the SEIR identifies an
unavoidable impact to the US 101 mainline between Thorne Road and Oak Avenue; TAMC encourages
the City to consider bicycle and pedestrian connectivity as a part of final circulation plans; and TAMC
supports the use of roundabouts for intersection control.

City Response

Local and regional impacts fees are required by the City as mitigation for the project’s impacts.

See response to Caltrans District 5 regarding coordinating improvements relative to the US 101/Espinosa
Road interchange. The City also encourages coordination with Caltrans to develop improvement plans
that meet local and regional circulation and design goals.

Regarding mainline US 101 impacts, the volumes of traffic predicted in the 2006 EIR assumed substantial
growth within the city and a much more intensive development scenario than currently envisioned for
the South End annexation area. Although impacts are anticipated to be less severe than originally
predicted, the EIR nonetheless considers the possibility that operations could be constrained on US 101
in the future, as identified in the City’s General Plan. The City will continue to collaborate with Caltrans
for any project or planned improvement that affects the highway system.
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Circulation plans and requirements in Greenfield west of US 101 include provisions for bicycle and
pedestrian connections, particularly between the new (Scheid) residential subdivision and Greenfield
High School. Crossing the highway will occur at existing bridge facilities. As land uses are predominantly
highway commercial and heavy industrial east of the highway, the design and inclusion of bicycle and
pedestrian facilities in this area must consider safety and predicted effectiveness during the design
process. However, Greenfield’s General Plan Circulation Element includes policies supportive of
enhanced bicycle and pedestrian facilities. These measures are reflected in Mitigation Measures 3.11-7a
and -7b, as well as 3.11-9a and -9b.
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MITIGATION MONITORING AND
REPORTING PROGRAM

FOR THE

“SOUTH END” ANNEXATION PROJECT

SCH #2005121035

CITY OF GREENFIELD

Planning & Building Inspection Department
599 El Camino Real

Greenfield, CA 93927

Prepared by:

SEPTEMBER 2016
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MITIGATION MONITORING AND REPORTING PROGRAM

PROGRAM CONTENTS

This mitigation monitoring and reporting program includes a brief discussion of the legal
basis and purpose of the mitigation monitoring and reporting program, a key to
understanding the monitoring matrix, and the mitigation monitoring and reporting matrix
itself.

LEGAL BASIS AND PURPOSE OF THE MITIGATION MONITORING PROGRAM

Public Resource Code (PRC) 21081.6 requires public agencies to adopt mitigation
monitoring or reporting programs whenever certifying an environmental impact report or
mitigated negative declaration. This requirement facilitates implementation of all mitigation
measures adopted through the California Environmental Quality Act (CEQA) process.

The Governor’s Office of Planning and Research advisory publication, Tracking CEQA
Mitigation Measures, provides local governments basic information and practical advice
concerning compliance with mitigation monitoring and reporting programs.
Correspondingly, this document incorporates the suggestions contained within the advisory
publication and from research on similar monitoring programs.

MONITORING MATRIX

The following pages provide a series of tables identifying the mitigation measures proposed
specifically for the proposed project. These mitigation measures are derived from the
certified South End Sphere of Influence Amendment Project Final Environmental Impact
Report (2006), as modified by the South End Annexation Supplemental EIR (June 2016).
The columns within the tables have the following meanings:

Mitigation Measure: Provides the text of the Mitigation Measure identified in the
Environmental Impact Report(s).

Responsible Party: References the person, party or agency (usually the applicant)
responsible for implementation of the required measure.

Monitoring/Reporting By: Identifies whom the monitoring, verification and/or
reporting will be completed by. This is usually one or
more departments within the City of Greenfield, but
may include other responsible agencies.

Timing/Frequency: Identifies at what point in time during review process, permit
process, or phase of the project the measure will be
completed.

Final Clearance These columns will be initialed and dated by the individual

South End Annexation Project
Mitigation Monitoring and Reporting Program

182



MITIGATION MONITORING AND REPORTING PROGRAM

Date: designated to verify adherence to project specific mitigation.

Comments: This column is reserved for any additional explanation or notes
made during compliance monitoring, if necessary.

The Mitigation Measures in the matrix represent the final version of the measures to be
considered by the City Council.

NONCOMPLIANCE

Any person or agency may file a complaint asserting noncompliance with the mitigation
measures associated with the project. The complaint shall be directed to the City of
Greenfield in written form providing specific information on the asserted violation. The
City of Greenfield shall initiate an investigation and determine the validity of the
complaint; if noncompliance with a mitigation measure has occurred, the City shall initiate
appropriate actions to remedy any violation. The complainant shall receive written
confirmation indicating the results of the investigation or the final action corresponding to
the particular noncompliance issue.

South End Annexation Project
Mitigation Monitoring and Reporting Program
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Mitigation R D M eree Responsible Monitoring/Reporting Timing/ CIeFe:rrl:rllce Comments
Number Party Done By Frequency Date
AESTHETICS AND VISUAL RESOURCES
MM 3.1-3 | Prior to approval of final maps for each phase of Applicant City of Greenfield Prior to
development, the project applicant shall prepare and Community Services approval of
submit to the City detailed exterior lighting plans that Department final maps
indicates the location and type of lighting that will be
used. Exterior lighting shall specify type and maker, and
demonstrate a non-intrusive quality (incorporate baffles
and lens cut-offs to direct lighting downward lighting)
while still providing an adequate amount of light for
safety and/or security. Each applicant shall not position
night lighting to illuminate areas beyond the site
boundaries, but shall place lights or install shielded lights
to illuminate only the area of concern.
MM 3.1-4a | Landscape plans shall be submitted for all specific Applicant City of Greenfield In
development proposals within the project site and shall Community Services conjunction
indicate landscape details such as planting plans, plant Department with specific
palettes, and landscape features. Landscape plans shall development
be prepared by a licensed landscape architect, and shall proposals or
include design themes and concepts consistent with the applications
goals of the Gateway Overlay designation. The landscape
criteria shall be reviewed and approved by the City and
incorporated into the final subdivision map(s) and future
site plans for the project.
MM 3.1-4b | Utility lines shall be placed underground as required by | Construction City of Greenfield During
City policy to minimize the visual impacts of man-made Contractor Community Services construction
elements at the project site. The City Engineer shall Department
review and approve the applicant’s utility improvement
plans.
South End Annexation Project
Mitigation Monitoring and Reporting Program
3
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Mitigation
Number

Mitigation Measure

Responsible
Party

Monitoring/Reporting
Done By

Timing/
Frequency

Final
Clearance
Date

Comments

MM 3.1-4c

As a component of individual applications for
development projects within the annexation area,
applicants will submit detailed project design information
to allow the City to make a determination of consistency
with the Gateway Overlay designation. Such information
shall contain detailed site plans, information regarding
the project’s proposed visual amenities, setbacks, signage
and monumentation, additional landscape detail,
proposed architectural schemes, architectural elevations,
and visual simulations from Highway 101.

Applicant

City of Greenfield
Community Services
Department

At
Application

AGRICULTURAL RESOURCES

MM 3.2-2a

The project applicant shall demonstrate adequate land
use separation on all site plans and applications for
subdivision, consistent with the provisions of the MOA.
Residential subdivisions shall demonstrate a 100-foot
minimum land use buffer between the edge of all active
agricultural fields or vineyards and either the rear
property lines of lots or the front facade of residential
structures. Distances comprising the buffer may include
roadway rights of way, easements, landscaping, and
other uninhabited uses, and may be reduced if it can be
demonstrated that a narrower distance will provide
effective separation. Ultimate design and consideration
of setbacks will be subject to review and approval by the
City of Greenfield, pursuant to the City’s Interim
Agricultural Buffer Program, as well as Monterey County
LAFCO, during the formal annexation review process.

Applicant

City of Greenfield
Community Services
Department

County of Monterey (for
51.6 acre minor
subdivision)

At
application
submittal for

individual
subdivisions
or
development
proposals

MM 3.2-2b

Consistent with notification required by Monterey County
as a component of the Right-to-Farm Ordinance, the
applicant shall record a Rightto-Farm notification
statement to run with the title as disclosure and notice in
deeds at the time of transfer or sale of all properties within
2,000 feet of agricultural land, agricultural operations or

Applicant

City of Greenfield
Community Services
Department

Recorded
with Final
Maps

South End Annexation Project
Mitigation Monitoring and Reporting Program
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Mitigation R D M eree Responsible Monitoring/Reporting Timing/ CIeFe:rrl:rllce Comments
Number Party Done By Frequency Date
agricultural processing facilities or operations. The
MM 3.2-2b | statement shall inform any future property owners of the
continuation of agricultural activities in the area and shall
(cont.) . . . A
disclose the potential effects of agricultural activities on
adjacent land uses to future project residents.
MM 3.2-3 | Prior to LAFCQO’s recordation of a Certificate of Applicant City of Greenfield Prior to
Completion for the annexation of the Franscioni property Community Services LAFCO’s
(APN 221-011-017), and prior to approval of any Department recordation
development rights or permits on the property issued by (confirmation) of a
the City, the project applicant shall demonstrate that the County of Monterey, | Certificate of
Williamson Act Easement Exchange Program (WAEEP) LAFCO, Ag Land Trust, Completion
has been successfully completed and that the permanent California DOC for the
agricultural conservation easements have been (to verify as complete) annexation
established or are imminent to the satisfaction of the Y P and prior to
California Department of Conservation, County of approval of
Monterey, and the Monterey County Ag Land Trust any
(formerly the Monterey County Agricultural and development
Historical Land Conservancy). The applicant shall rights or
comply with the requirements set forth in the permits on
Department of Conservation’s Williamson Act Easement the property
Exchange Program and provide adequate evidence, as issued by the
determined by the City Planning Director, that the City
requirements have been met.
Additional acreage to be converted within the project
including the Scheid lands (approximately 138 acres) shall
establish similar permanent agricultural conservation
easements on a minimum 1:1 ratio of farmland converted,
consistent with the MOA. Prior to annexation of Scheid
properties, the Scheid applicants shall demonstrate to the
City and LAFCO that conservation easement contracts are
in place on their 230 acres of proposed mitigation land.
South End Annexation Project
Mitigation Monitoring and Reporting Program
5
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e . . o . . Ay Final
Timing/
Mitigation R D M eree Responsible Monitoring/Reporting 8 Clearance | Comments
Number Party Done By Frequency
Date
MM 3.2-4 | The project applicant(s) will contribute and participate Applicant City of Greenfield At the time
toward any agriculture mitigation fee or similar mitigation Community Services that building
program as adopted and recognized by the City of Department permits are
Greenfield in place at the time that building permits are pulled
pulled.
AIR QUALITY
MM 3.3-1 | Best-available control measures (BACM) shall be Applicant/ City of Greenfield During
required during site preparation and construction of Contractor Community Services Construction
proposed land uses. When tentative subdivision maps Department

are submitted and prior to approval of building permits,
a construction emissions reduction plan (CERP) shall be
prepared, for review by the MBUAPCD, to reduce
construction-generated fugitive and mobile-source
emissions. The MBUAPCD shall be consulted to
determine BACM to be implemented to minimize
impacts to nearby sensitive receptors. Measures to be
included in the CERP prepared for this project, as
currently recommended by the MBUAPCD, include but
are not limited to the following:

Fugitive Dust

a. Water all active construction areas at least twice
daily. Frequency should be based on the type of
operation, soil and wind exposure;

b. Prohibit all grading activities during periods of high
wind (over 15 mph);

c. Apply chemical soil stabilizers on inactive
construction  areas  (disturbed lands  within
construction projects that are unused for at least four
consecutive days);

d. Apply non-toxic binders (e.g., latex acrylic
copolymer) to exposed areas after cut and fill
operations and hydroseed areas;

South End Annexation Project
Mitigation Monitoring and Reporting Program
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Mitigation
Number

Mitigation Measure

Responsible
Party

Monitoring/Reporting
Done By

Timing/
Frequency

Final
Clearance
Date

Comments

MM 3.3-1
(cont.)

e. Cover all trucks hauling soil, sand, and other loose
materials or require all trucks to maintain at least 2
feet of freeboard.

f.  Replant vegetation in disturbed areas as quickly as
possible.

g. Enclose, cover, water twice daily, or apply non-toxic
soil binders to exposed stockpiles, such as dirt, sand,
etc.

h. Sweep daily, with water sweepers, all paved access
roads, parking areas and staging areas at
construction sites.

i. Sweep streets daily, with water sweepers, if visible
soil materials are carried onto adjacent public
streets.

j.  Limit traffic speeds on unpaved roads to 15 mph.

k. Install sandbags or other erosion control measures to
prevent silt runoff to public roadways.

[.  Limit areas of active disturbance to no more than 2.2
acres per day for initial site preparation activities that
involve extensive earth-moving activities (grubbing,
excavation, rough grading), or 8.1 acres per day for
activities that involve minimal earth moving (e.g.,
finish grading).

Mobile / Stationary Source Emissions

m. Diesel equipment used onsite should be year 2003,
or newer, equipped with emission control
technology (e.g., diesel-oxidation catalyst), or use
alternative fuels (e.g., biodiesel) that sufficiently
reduces diesel-exhaust emissions at nearby receptors
to within acceptable levels, as defined by the
MBUAPCD. For equipment retrofitted to operate
with diesel exhaust emissions control technology,

South End Annexation Project
Mitigation Monitoring and Reporting Program
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MM 3.3-1
(cont.)

the CERP shall include verification of installation or
presence of these devices for review by the
MBUAPCD.

n. To the extent feasible, construction equipment shall
not be left idling

0. Limit the pieces of equipment used at any given time

Minimize the use of diesel-powered equipment (i.e.,
wheeled tractor, wheeled dozer)

g. Limit hours of operation for heavy-duty equipment
r.  Undertake project during non-ozone season

s. Stationary equipment shall be placed at the furthest
feasible distance from nearby residences

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

MM 3.3-3

The project applicant shall implement MBUAPCD-
recommended mitigation measures to the extent
practical. Prior to approval of building permits, the
MBUAPCD shall be consulted to determine applicable
measures to be implemented to reduce long-term
operational emissions associated with proposed land
uses. The City of Greenfield will review proposed
tentative maps and improvement plans to identify
emission reduction measures incorporated into the
project. City Staff may recommend additional measures
as practical and feasible. Measures currently
recommended by the MBUAPCD include the following
Commercial and Industrial Uses:

Applicant/
Contractor

City of Greenfield
Community Services
Department

Monterey Bay Unified
Air Pollution Control
District

Demonstrate
on tentative
maps

South End Annexation Project
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Highway Commercial and Industrial Uses:
a. Provide preferential carpool/vanpool parking spaces
b. Implement a parking surcharge for single occupant
vehicles
c. Provide facilities that encourage the use of
alternative transportation sources (e.g., public
transportation, bicycle and pedestrian access), such
as transit bus pullouts shelters, and onsite showers,
lockers and bicycle storage/parking.
d. Provide onsite child care centers
e. Develop park-and-ride lots
f.  Employ a transportation/rideshare coordinator
g. Implement a rideshare program
h. Provide incentives to employees to rideshare or to
take public transportation
i. Implement compressed work schedules
MM 3.3-3 |J- Implement a telecommuting program
(cont)) Residential Uses:
k. Use EPA-certified or gas-fired fireplaces
|. Provide pedestrian sidewalks and bicycle paths that
link to adjacent land uses and external networks
m. Incorporate energy-efficient appliances into
residential uses
All Uses:
n. Orient buildings to minimize heating and cooling
needs
0. Provide shade trees to reduce cooling needs
p. Include energy-efficient lighting systems
South End Annexation Project
Mitigation Monitoring and Reporting Program
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g. Include solar water heaters or centralized water
heating systems

Increase insulation beyond Title 24 requirements to

minimize heating and cooling needs.

BIOLOGICAL RESOURCES

MM 3.4-1

MM 3.4-1
(cont.)

If proposed grading, site preparation, or construction
activities are planned to occur during the nesting seasons
for local avian species (typically March 1* through August
31", the project applicant shall, prior to issuance of
grading or building permits, retain a qualified biologist
approved by the City of Greenfield to conduct a focused
survey for active nests of raptors and migratory birds
within and no less than 100-feet outside project
boundaries, where possible, of the construction area, no
more than 30 days prior to ground disturbance. If an
active nest is located during preconstruction surveys,
USFWS and/or DFG (as appropriate) shall be notified
regarding the status of the nest. Furthermore, construction
activities shall be restricted, as necessary, to avoid
disturbance of the nest until it is abandoned or the
biologist deems disturbance potential to be minimal.
Restrictions may include establishment of exclusion zones
(no ingress of personnel or equipment at a minimum
radius of 100-feet around the nest) or alteration of the
construction schedule. No action is necessary if
construction occurs during the nonbreeding season
(generally September 1 through February 28%).

Applicant/
Qualified
Biologist

City of Greenfield
Community Services
Department

Prior to
issuance of
grading
permits, and
no more
than 30 days
to earthwork

MM 3.4-2

During construction activities the project applicant shall
use ‘best management practices’ to ensure no incidental
take of San Joaquin kit fox occurs during construction or
from project-related activity onsite. The recommended
measures (as outlined in the USFWS Standardized

Applicant/
contractor

City of Greenfield
Community Services
Department

During
construction
activities

10
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MM 3.4-2
(cont.)

Recommendations for Protection of the San Joaquin Kit
Fox Prior to or During Ground Disturbance [June 1999])
include:

a.

Restrict project-related vehicle traffic to established
roads or other designated areas onsite. Vehicles
should observe a 20-mile per hour speed limit in all
project areas (except on paved pre-existing roads
with an established speed limit). Off-road traffic
outside of the designated project areas should be
prohibited;

To the extent possible,
should be minimized;

night-time construction

All excavated, steep-walled holes or trenches more
than two feet deep shall be covered at the close of
each working day by plywood or similar materials or
provided with one or more escape ramps
constructed of earth fill or wooden planks. Before
such holes or trenches are filled, each shall be
thoroughly inspected for trapped animals that should
be allowed to escape before proceeding;

All construction pipes, culverts, or similar structures
with a diameter of 4-inches or greater that are stored
open onsite for one or more nights shall be
thoroughly inspected for animals before the pipe is
subsequently buried, capped, or otherwise used or
moved in any way;

All food-related trash items, such as wrappers, cans,
bottles, and food scraps, shall be disposed of in
closed containers and removed at least once a week
from the project site;

No firearms shall be allowed on the project site

No pets (i.e., dogs, cats, etc.) shall be permitted on-

11
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site;

h. Use of rodenticides and herbicides in project areas
shall be prohibited. If rodent control must be
conducted, zinc phosphide is preferred because of a
proven (and recognized by the USFWS) lower risk to
kit fox.

Furthermore, the applicant shall retain a qualified
biologist to present the importance of following best
management practices to reduce impacts to possible fox
(as well as other sensitive species) during project
implementation. A fact sheet conveying this information
shall be prepared by the biologist and distributed to any
personnel who may enter the project site. Should a kit
fox be found onsite, the biologist shall be notified
immediately in order to outline additional avoidance
measures that should be implemented as well as consult
with regulatory agencies.

CULTURAL RESOURCES

MM 3.5-1a

MM 3.5-1a
(cont.)

Should any previously undisturbed cultural, historic or
archaeological resources be uncovered in the course of
site preparation, clearing or grading activities, all
operations within 150 feet of the find shall be halted
until such time as a qualified professional archaeologist
can be consulted to evaluate the find and recommend
appropriate action. If the find is determined to be
significant, appropriate mitigation measures shall be
formulated and implemented.

Applicant /
Qualified
Archaeologist

City of Greenfield
Planning & Building
Inspection Department

During
construction
activities

MM 3.5-1b

In the event of discovery or recognition of any human
remains in any location other than a dedicated
cemetery, there shall be no further excavation or
disturbance of the site or any nearby area reasonably
suspected to overlie adjacent remains until the coroner

Applicant/
Contractor

City of Greenfield
Community Services
Department

During
grading and
excavation

activities
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of Monterey County has determined whether the
remains are subject to the coroner’s authority. This is in
accordance with Section 7050.5 of the California
Health and Safety Code. If the human remains are of
Native American origin, the coroner must notify the
Native American Heritage Commission within 24 hours
of identification. Pursuant to Section 5097.98 of the
Public Resource Code, the Native American Heritage
Commission will identify a “Native American Most
Likely Descendent” to inspect the site and provide
recommendations for the proper treatment of the
remains and any associated grave goods.

MM 3.5-2

As a condition of project approval if any
paleontological resources (fossils) are discovered during
ground disturbing construction activities, all work in the
immediate vicinity must stop and the City of Greenfield
shall  be immediately notified. A qualified
paleontologist shall be retained to evaluate the finds
and recommend appropriate mitigation measures for
the inadvertently discovered paleontological resources.

Applicant/
Contractor

City of Greenfield
Community Services
Department

During
grading and
excavation

activities

GEOLOGY,

GEOLOGICAL HAZARDS

MM 3.6-1a

All future development within the APN 221-011-017

shall comply with the recommendations identified in the
Geotechnical Report prepared by Twining Laboratories,
October 2005, or as required by any subsequent
geotechnical report. These recommendations include,
but are limited to, the following:

1.

All buildings footings should have a minimum depth
of 18 inches (24 for a two story building) below
rough pad grade or adjacent exterior grade, which
ever is lower.

Additional borings should be performed and data

Applicant

City of Greenfield
Community Services
Department (plan
review)

City Engineer/Public

Works Director (plan
review/adequacy)

Demonstrate
on final
improvemen
t plans
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regarding the proposed structural loads should be
provided in buildings at the proposed site.
Additional  design  level  geotechnical site
investigations are necessary to prepare design level
recommendations and to meet individual tenant
requirements for geotechnical investigations.
All final engineering and improvement plans shall be
prepared in accordance with City of Greenfield standards
and shall be submitted to the City Engineer and Public
Works Director for approval.
MM 3.6-1b | As part of any subsequent application for development of Applicant City of Greenfield Report
APNs 221-011-071, 018 and 221-011-068, the Applicant Community Services submittal
shall submit a Geotechnical Report prepared by a Department with specific
qualified professional for review and approval by the City development
of Greenfield. The geotechnical report shall include /permit
comprehensive geologic, seismic, and/or soils and applications
engineering evaluations. Recommendations of the report Report
and specific construction performance criteria shall be performance
incorporated into the final building plans, subject to criteria to be
review and approval by the Greenfield Building and shown on
Planning Department. final maps
MM 3.6-5 | The project applicant shall obtain laboratory testing to Applicant City of Greenfield Prior to the
determine what corrosion-resistant materials are needed Planning & Building issuance of
for project construction. The applicant shall submit Inspection Department building
evidence of compliance to the City of Greenfield prior to permits
issuance of building permits.
HAZARDS / RISK OF UPSET
MM 3.7-2 | As part of the application submittal for subsequent site Applicant City of Community In
development plans within the project area, each project Services Department conjunction
applicant shall have a qualified engineer conduct a with
Phase Il Soil Investigation. (For parcels 221-011-071 and application
-018, both a Phase | and Phase Il will be required). The submittal
South End Annexation Project
Mitigation Monitoring and Reporting Program
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Phase Il ESA shall assess whether soils on the project site
were contaminated by storage or use of hazardous
chemicals including pesticides.

The Phase Il study shall also ensure that the oil well on
APN 221-011-017 was capped and abandoned consistent
with current Federal, State and local requirements. To
the extent that soil contamination is detected during the
Phase Il Investigation, the applicant shall develop a
remediation program in consultation with the California
Department of Toxic Substances Control to address any
identified contamination hazard, if present. The approved
remediation program shall be prepared and submitted
prior to approval of final maps. The applicant shall
demonstrate compliance with the recommendations and
remedial measures as part of final improvement plans.

MM 3.7-3

MM 3.7-3
(cont.)

During the project review and analysis process for
subsequent site-specific applications, the applicant shall
provide evidence that all contaminants and contaminant
sources have been addressed in a manner that removes
the health hazards from the site in accordance with
applicable regulations. Specifically, the applicant shall
demonstrate that all issues identified through Phase | and
Phase Il ESAs have been addressed through
implementation of the environmental expert’s
recommendations. Specific measures shall include, but
not be limited to the following:

a. All on-site water wells shall be properly abandoned
according to the regulations of the California
Department of Water Resources.

b. Any subsurface pipelines encountered during site
preparation or construction shall be examined by a
qualified professional for the possible presence of
asbestos. If the subsurface pipelines contain

Applicant

City of Greenfield
Community Services
Department

Phase | and
Phase Il
reports: with
application;
Proof of
remediation:
prior to
building
permits
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asbestos, the applicant shall have them removed,
transported and disposed of in accordance with the
local, county and state regulations.

c. Prior to the issuance of a demolition permit and/or
conducting any repair, renovation, or demolition
work on any on-site structures, the project applicant
shall have a qualified professional conduct an
asbestos survey and implement the
recommendations of that survey.

d. Any existing septic tank found on the project site
shall be abandoned in accordance with California
Department of Water Resources guidelines and the
County of Monterey requirements.

e. During excavation or throughout any part of the
development process the project applicants shall
remove and dispose of any additional hazardous
materials and/or petroleum products in accordance
with local, state and federal guidelines.

f.  All areas with stains, leakage or noticeable odors
shall be analyzed for subsurface contamination by a
qualified professional in accordance with MM 3.7-2.

g. The project applicant for development on APN 221-
011-068 shall remove and dispose of the tank
labeled “sulfuric acid” and its contents located on
the western portion of parcel. The tank shall be
removed and disposed of in accordance with local,
state and federal regulations. If there is any
evidence of leakage or staining around the tank the
applicant should have the area analyzed for
contamination by a qualified professional consistent
with MM 3.7-2.

MM 3.7-3 | Prior to the reuse of property containing the 32 soil piles
found on APN 221-011-017, the project applicant shall

South End Annexation Project
Mitigation Monitoring and Reporting Program
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(cont.) have the piles sampled for constituents of concern
during the Phase Il ESA required by MM3.7-2. If the soil
piles are not to be used in the future development of the
project site they should be removed in accordance with
local, state and federal guidelines.
MM 3.7-4a | As part of subsequent project application submittals, Applicant City of Greenfield Prior to
specific industrial and highway commercial users and/or Community Services issuance of
tenants shall be identified. As specific industrial and Department use permits
highway commercial users are proposed and become
known, the environmental review conducted for use
permits and other entitlements shall address the location
and potential impact of such use upon surrounding land
uses. Heavy industry and highway commercial projects
that pose a potential risk to surrounding land uses shall
be located through site planning to minimize land use
conflicts.
MM 3.7-4b | Handling and/or storage of hazardous materials | Commercial City of Greenfield On going
associated with future uses shall take place in | and Industrial Community Services
accordance with the requirements of the Monterey Tenants Department
County Health Department Environmental Health (verification)
Division and the California Department of Toxic Monterey County
Substances Control. Health Department,
South End Annexation Project
Mitigation Monitoring and Reporting Program
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Environmental Health
Division (advisory)
MM 3.7-4b California Department
(cont.) of Toxic Substances
) Control (advisory)
South End Annexation Project
Mitigation Monitoring and Reporting Program
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DRAINAGE

AND WATER QUALITY

MM 3.8-1a

At the time of submittal of subsequent applications to
develop the subject properties, the applicant shall
provide a detailed drainage concept plan that adequately
accommodates increased runoff. On the west side of the
highway, basin plans shall be designed handle residential
runoff and to avoid adding runoff to State drainage
facilities at Highway 101. The City recommends that
basin location be placed at the eastern end of the parcel
to take advantage of existing slope, and to provide
additional separation between residential uses, the
Highway and El Camino Real.

The project applicant for any proposed development
located on the east side of Highway 101 shall also
provide a detailed drainage concept plan which
addresses runoff from the proposed highway commercial
and industrial uses. The drainage concept plans for all
areas shall be designed to contain 100-year storm events
on-site and shall include: detailed hydrologic modeling
that considers land use, existing facilities, soil, and
topographic data; erosion control and best management
practices, descriptions of proposed flood control
facilities; compliance with waste discharge requirements;
phasing and implementation; identification of the entity
that is responsible for facility design and construction,
Clean Water Program compliance, and facility
maintenance. The detailed drainage concept plans shall
be consistent with all current local and State
requirements, and subject to review and approval by the
Public Works Director and City Engineer.

Applicant

City Engineer

In
conjunction
with
submittal of
subsequent
applications

MM 3.8-1b

Where possible the retention basin should be developed
to provide additional recreation benefits for the City; as
such, retention basins over five acres in size shall be

Applicant

City Engineer / Public
Works Department

In
conjunction
with
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designed for multiple uses such as parks and playing fields tentative
when not used for holding water. All tentative maps and map
drainage improvements shall be subject to approval by submittals
the City Engineer and Public Works Director.
MM 3.8-1c | In accordance with current State regulations, all future Applicant City Engineer In
development resulting in grading or excavation, which conjunction
disturbs five acres or more, shall require coverage under with final
the NPDES General Permit. The discharger shall prepare map
and implement a Stormwater Pollution Prevention Plan submittals
(SWPPP) and shall otherwise comply with all standards
and regulations as required by the State Water Resources
Control Board.
MM 3.8-3 All drainage and erosion control plans submitted in Applicant City Engineer In
compliance with MM 3.8-1a through 3.8-1c shall conjunction
incorporate temporary measures effective from October 1 with final
through March 31 that ensure eroded or exposed soils are map
maintained on-site during construction. submittals
LAND USE AND PLANNING
MM 3.9-3 The application for annexation of the Scheid West parcel Applicant City of Greenfield In
shall also include annexation of the “NH3 Service Community Services conjunction
Company” parcel. Department with
application
submittal
NOISE
MM 3.10- | To reduce the effects of construction noise, the applicant Applicant/ City of Greenfield During
1a shall require construction contractors to: Contractor Community Services construction
1. Limit high noise-producing activities to the least Departmgnt /Project activities
noise-sensitive times of day and week (e.g., 7:00 am Applicant(s)
to 6:00 pm, Monday through Friday);
2. locate construction equipment and equipment staging
areas at the furthest distance possible form nearby
South End Annexation Project
Mitigation Monitoring and Reporting Program
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noise sensitive land uses;

3. Properly maintain construction equipment, equipped

with noise-reduction intake and exhaust mufflers and
engine shrouds, in accordance with manufacturers’
recommendations. Equipment engine shrouds shall
be closed during equipment operation; and

4. When not in use, motorized construction equipment

shall not be left idling.

MM 3.10-
1b

During construction activities on APN 221-011-068,
located west of Highway 101, the project applicant shall
have construction contractors place temporary acoustic
barriers (vinyl noise curtains or walls) along the northern
boundary sufficient to shield nearby classrooms from
noise-generating construction activities.

Applicant/
Contractor

City of Greenfield
Community Services
Department

During
construction
activities

MM 3.10-2

MM 3.10-2
(cont.)

Prior to approval of subsequent development
applications, the project applicant shall have site specific
acoustical analyses conducted to determine predicted
noise impacts attributable specifically to the proposed
project, taking into account site-specific conditions (e.g.,
site design, location of structures, specific use, building
characteristics). The acoustical analysis shall evaluate
stationary and mobile source noise attributable to the
proposed uses, exposure of noise-sensitive land uses to
existing noise sources, and quantify project-related
impacts to nearby noise-sensitive land uses, in
comparison to adopted City of Greenfield noise
standards. Mitigation measures shall be identified to
reduce project-related noise impacts at noise-sensitive
receptors. Suggested mitigation measures include, but
are not limited to, the following:

a. Use of increased noise-attenuation measures in

building construction (e.g., dual-pane, sound-rated
windows; mechanical air systems; exterior wall

Applicant

City of Greenfield
Community Services
Department

Prior to the

approval of

subsequent
development
applications
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insulation, etc.);

b. Locating mechanical equipment (e.g., air
conditioning and ventilation systems, pump stations,
etc.) within rear-yard areas and/or provide shielding
from nearby existing and proposed noise-sensitive
land uses;

c. Limit noise-generating  operational  activities
associated with the proposed commercial land uses,
including truck deliveries and the loading and
unloading of materials to daytime hours;

d. Include noise-reduction features (e.g., sound walls,
truck-to-dock seals, increased setback
distances/shielding) in the design of loading docks at
commercial land uses;

e. Construction of sound walls between noise-
generating land uses and neighboring residential
development.

f.  Limit landscape maintenance activities to the least
noise-sensitive daytime hours (e.g., 7 am. to 7
p.m.); and

g. Limit the use of amplified sound systems or public
address systems associated with commercial or
industrial uses to the least noise-sensitive daytime
hours (e.g. 7 a.m. to 7 p.m.).

MM 3.10-4 | The project applicant for the residential portion of the Applicant City of Greenfield Demonstrate
project site shall include noise barriers to shield the Community Services on Tentative
planned residential dwelling units proposed for Department Map
construction west of Highway 101. The barriers would
act to shield proposed uses from transportation and non-
transportation noise sources, barriers would likely be
required along eastern boundary of the parcel, parallel to
El Camino Real, and along the property line adjoining

South End Annexation Project
Mitigation Monitoring and Reporting Program
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Greenfield High School. In general, a noise barrier
constructed of sufficient density (approximately 20
kilograms/square meter minimum) can achieve a five
dBA noise level reduction when it is tall enough to break
the line-of-sight from the noise source to the receiver.
Barriers can achieve an approximate 1.5 dBA additional
noise-level reduction for each meter of increased height.
Openings in noise walls for connections to adjoining
land uses or roadways substantially reduce the
effectiveness of barriers. Noise barriers provide no
attenuation for receptors that rise above the barrier, such
as multi-story residential buildings. The specific noise-
reduction features should be implemented in the final
site design for the residential portion of the project.

Implementation of the above mitigation measure along
with MM 3.10-2 would be effective in reducing interior
noise levels of new residential development to less than
significant levels. In addition site planning opportunities
exist at the proposed residential development, to set back
the location of the residential uses from Highway 101 by
possibly placing the storm water detention basin for the
parcel between the Highway and residential uses.

TRAFFIC AND CIRCULATION

MM 3.11-1

The project is responsible for widening and other
improvements at the two-way stop controlled intersection
at the EI Camino Real/Espinosa Overpass/High School
Driveway. The intersection shall be widened to include a
northbound right turn lane and signalization. With these
improvements, the intersection will operate at LOS B. All
improvements are the responsibility of the project, and
shall be complete prior to first occupancy.

Applicant

City of Greenfield
Community Services
Department

Prior to
Occupancy
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MM 3.11-2 | The project is responsible for widening and other Applicant City of Greenfield Prior to
improvements at the intersection of El Camino Real Community Services Occupancy
south/Highway 101 NB Ramps/Patricia Lane. Required Department
improvements include a separate westbound right turn
lane and signalization. The Highway 101 NB on- and off-
ramp shall be lengthened via auxiliary lanes to
accommodate the increase in traffic volumes and to bring
the ramps to Caltrans standards. With these improvements
the intersection will operate at LOS B in the AM peak
hour and LOS C in the PM peak hour. All improvements
are the responsibility of the project, and shall be complete
prior to first occupancy.
MM 3.11- The project shall be responsible for providing a new Applicant City of Community Traffic
4a interchange at Highway 101 and Espinosa Road, Services Department threshold data
including all related ramp improvements, lane Project Applicant (traffic | to be provided
configurations and necessary right of way acquisition as improvement to City with
specified in the Traffic Impact Analysis (Higgins data/warrants) individual
Associates, February 2006). The interchange shall be development
required at such time as traffic trips associated with applications to
project development warrant the improvement. As the determine
interchange is not warranted without the project, the timing triggers
project shall fund the cost of the interchange up front until for specific
such time as reimbursement agreements, bonds, fees or improvements
other shared funding options are put in place by the City Payment of
of Greenfield. development
impact fees/
improvement
costs prior to
building
permits
MM 3.11- The project shall be responsible for fair share contribution Applicant City of Greenfield Payment of
4b toward a series of planned intersection improvements as Community Services traffic impact
identified within the Greenfield General Plan Circulation fees prior to the
South End Annexation Project
Mitigation Monitoring and Reporting Program
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Element. Fifteen intersections, as identified in the Traffic Department issuance of
Impact analysis (Higgins Associates, February 2006) are building
significantly affected by project buildout. The project shall permits
contribute fair share funding toward these intersection
improvements through payment of traffic impact fees prior
to issuance of building permits. If the project triggers these
improvements, the project may also be required to
provide up front funding until such time as
reimbursement agreements, bonds, fees or other shared
funding options are put in place by the City.
MM 3.11-5 | The project shall be responsible for fair share contribution Applicant City of Community Payment of
toward a series of planned intersection improvements as Services Department traffic impact
identified within the Greenfield General Plan Circulation /Project Applicant(s) fees prior to the
Element. Fifteen intersections, as identified in the Traffic issuance of
Impact analysis (Higgins Associates, February 2006) are building
significantly affected by project buildout. The project shall permits
contribute fair share funding toward these intersection
improvements through payment of traffic impact fees prior
to issuance of building permits. If the project triggers these
improvements, the project may also be required to
provide up front funding until such time as
reimbursement agreements, bonds, fees or other shared
funding options are put in place by the City.
MM 3.11- Detailed site planning within the South End SOI area shall Applicant City of Greenfield In conjunction
6a accommodate plans for the expanded roadway network Community Services with
and “loop” connection system. Circulation planning shall Department and application
be conducted in consultation with the Director of Public Director of Public submittal
Works at the time of application submittal, and shall be Works
consistent with the Circulation Element. Any project
requiring the expanded roadways will be required to
dedicate right of way and construct roads to City
standards.
South End Annexation Project
Mitigation Monitoring and Reporting Program
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MITIGATION MONITORING AND REPORTING PROGRAM

Mitigation R D M eree Responsible Monitoring/Reporting Timing/ CIeFe:rrl:rllce Comments
Number Party Done By Frequency Date
MM 3.11- | Prior to the City’s application to LAFCO to amend the Applicant City of Community SOl update is
6b SOI, the project applicant shall contribute a share of the Services Department complete
costs associated with updating the General Plan
Circulation Element, as the update is required as a direct
result of the project. Appropriate share will be
determined by the City of Greenfield.
MM 3.11- | Immediately upon approval of the project by the City of Applicant City of Greenfield Upon approval
6C Greenfield, the applicant shall fund the full cost of Community Services of the project
updating the City’s traffic impact fee program, as the Department
update is required as a direct result of the project.
MM 3.11- | The project applicant(s) shall design and construct Applicant City of Greenfield Show on
7a adequate bicycle facilities including lanes, routes, or Community Services application;
paths in compliance with the Greenfield General Plan Department Implement
and current Zoning Ordinance. The design and location during
of bicycle facilities will be demonstrated as part of future construction
application submittals and subject to review by the City
of Greenfield.
MM 3.11- | Applicants shall construct sidewalks along project Applicant City of Greenfield Show on
7b frontages, entrances, Espinosa Road and along the Community Services application;
interior street of the proposed residential development as Department Implement
required by City standards. Project and subdivision during
design shall emphasize pedestrian connectivity between construction
land uses by utilizing trails and pathways in project
design.
MM 3.11- | The project applicant(s) shall design and construct Applicant City of Greenfield Show on
9a adequate bicycle facilities including lanes, routes, or Community Services application;
paths in compliance with the Greenfield General Plan Department Implement
and current Zoning Ordinance. The design and location during
of bicycle facilities will be demonstrated as part of future construction
application submittals and subject to review by the City
of Greenfield.
South End Annexation Project
Mitigation Monitoring and Reporting Program
26
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MITIGATION MONITORING AND REPORTING PROGRAM

Mitigation R D M eree Responsible Monitoring/Reporting Timing/ CIeFe:rrl:rllce Comments
Number Party Done By Frequency Date
MM 3.11- | Applicants shall construct sidewalks along project Applicant City of Greenfield Show on
9b frontages, entrances, Espinosa Road and along the Community Services application;
interior street of the proposed residential development as Department Implement
required by City standards. Project and subdivision during
design shall emphasize pedestrian connectivity between construction
land uses by utilizing trails and pathways in project
design.
MM 3.11- | As more detailed planning involving specific physical Applicant City of Greenfield In conjunction
11 infrastructure improvements are made available, such Community Services with more
improvements shall undergo additional CEQA review Department detailed
either as stand alone projects or as components of planning
specific development projects. All mitigation as required involving
by that review shall be imposed upon the construction specific
and  implementation of needed infrastructure physical
improvements. infrastructure
improvements
PUBLIC SERVICES AND UTILITIES
MM 3.12-2 | Prior to approval of the first subsequent tentative or Applicant City Engineer Prior to
subdivision map associated with project development, approval of the
the applicant shall provide water system infrastructure first subsequent
plans for the entire project area to the City of Greenfield tentative or
for review an approval. Water system plans shall subdivision
provide detail regarding location, connections, pressure map
and the phased extension of the water system. All water
system plans shall be developed in coordination with the
City. The applicant will be responsible for construction
of system extension, and/ or payment of impact fees as
determined by the City to fund the extension.
Construction of these improvements would result in
typical construction impacts as part of the development
of the proposed project. Those impacts would be
resolved through mitigation of other construction impacts
South End Annexation Project
Mitigation Monitoring and Reporting Program
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MITIGATION MONITORING AND REPORTING PROGRAM

Mitigation R D M eree Responsible Monitoring/Reporting Timing/ CIeFe:IrI:rllce Comments
Number Party Done By Frequency Date
and will be subject to compliance with City regulations.
MM 3.12-3 | The applicant for the first development proposed within Applicant City Engineer In conjunction
the annexation area shall be required to design and with the
construct wastewater collection system improvements to application
adequately serve the entire annexation area, in submittals
accordance  with  City  specifications for such
improvements. These improvements shall be shown on
all subdivision maps and development plans for the
annexation area and shall be submitted to the City
Engineer for review and approval.
Construction of these improvements would result in
typical construction impacts as part of the development
of the proposed project. Those impacts would be
resolved through mitigation of other construction impacts
and will be subject to compliance with City regulations.
MM 3.12-6 | Prior to Final Map approval, the project applicant shall Applicant City of Greenfield Prior to Final
obtain and submit a “will-serve” letter from PG&E. Community Services Map approval
Department
MM 3.12-9 | In accordance with Policy 7.7.2 of the Greenfield Applicant City of Greenfield Demonstrate
General Plan, the project Applicants’ within the Community Services on
proposed annexation area shall cumulatively dedicate at Department development
least 4.46 acres for improved parks and recreation plans
purposes, and shall contribute fees in-lieu of dedicated Pay fees prior
open space, in an amount determined as appropriate by prior to
the City. building
permits
South End Annexation Project
Mitigation Monitoring and Reporting Program
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ATTACHMENT 5 — CONDITIONS OF APPROVAL
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CITY OF GREENFIELD
STANDARD CONDITIONS FOR CONSTRUCTION

GENERAL

1.

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

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

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

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

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

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

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

Conditions of Approval 1
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10.

11.

12.

13.

14.

15.

16.

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

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

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

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

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

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

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

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

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

Conditions of Approval 2
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17.

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

PRIOR TO THE ISSUANCE OF GRADING AND BUILDING PERMITS

18.

19.

20.

21.

22,

23.

24,

The project applicant will prepare a site-specific archaeological report; provide such
report to the City and the Ohlone/Costanoan-Eselen Nation (OCEN); and consult with
OCEN representatives to discuss any specific recommendations made by the report.

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

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

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

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

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

If required by the City, a Street and Drainage Maintenance District (SDMD) shall be
created by the project applicant, subject to approval by the City Attorney and City
Engineer. All costs associated with the creation of the SDMD by the City shall be the
responsibility of the project applicant. The SDMD shall include an escalation clause to
address increases in the future cost of maintenance and replacement. The SDMD shall

Conditions of Approval 3
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25.

26.

217.

28.

29.

30.

31.

address the maintenance and operations of streets, roads and highways; the maintenance
and operation of drainage and flood control facilities and detention basins; and other
maintenance and operation items as may be required by the Public Works Director or
City Engineer. The project applicant shall be responsible for maintaining the items
included within the SDMD during the applicable warranty period(s).

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

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

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

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

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

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

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

Conditions of Approval 4
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32.

33.

34.

35.

36.

37.

38.

39.

40.

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

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

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

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

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

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

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

The project applicant shall prepare a Waste Management Recycling, Material Recovery,
and Diversion Program for review and approval by the Public Works Director and City
Engineer. The program shall include all elements and requirements of chapter 15.24
“Deconstruction, Demolition and Construction Material Recovery and Diversion from
Landfills” of the City of Greenfield Municipal Code.

The project applicant shall prepare an Erosion and Sediment Control Plan for review and
approval by the Public Works Director and City Engineer. The Plan shall include
appropriate site-specific construction site Best Management Practices (BMPs); the

Conditions of Approval 5
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41.

rationale used for selecting BMPs including supporting soil loss calculations, if
necessary; features and facilities to ensure runoff is treated before leaving the site and an
evaluation of the feasibility of storage for later use; list applicable permits directly
associated with the grading activity including, but not limited to, any permits required by
the State Water Board, U.S. Army Corps of Engineers, and California Department of Fish
and Game along with documentation that the required permits have been obtained prior
to commencing any grading activity; and drawings and specifications necessary to
implement the Plan.

If grading shall affect more than one acre, the project applicant shall file a Notice of
Intent (NOI) and submit a Storm Water Pollution and Prevention Plan (SWPPP) to the
Regional Water Quality Control Board (RWQCB). The SWPPP shall be developed in
accordance with the National Pollutant Discharge Elimination System (NPDES) General
Permit for Storm Water Discharges Associated with Construction and Land Disturbance
Activities Order No. 2009-0009-DWQ NPDES No. CAS000002 as amended by Order
No. 2012-0006-DWQ. This shall be accomplished prior to site grading and development.

DURING CONSTRUCTION AND PRIOR TO FINAL BUILDING INSPECTION

42.

43.

44,

45.

46.

47.

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

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

Trash, scrap and debris shall be stored in a container(s) on the construction site.

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

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

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

Conditions of Approval 6

217



48.

49.

50.

51.

52.

53.

54.

55.

56.

57,

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

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

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

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

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

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

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

All public improvements including the installation of landscaping, construction of
detention basins, installation of street improvements, installation of utilities, and
installation of fencing shall be completed to the satisfaction of the Public Works Director
and City Engineer.

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

All grading within the boundaries of the project area shall be done under the direction
and supervision of a soils engineer. Upon completion of all grading, a final soils report
shall be submitted to the Public Works Department by the soils engineer. The report shall

Conditions of Approval 7
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58.

59.

60.

61.

62.

63.

include locations and elevations of field density tests, summaries of field and laboratory
tests, and any other substantiating data developed by the soils engineer.

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

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

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

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

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

When all construction is substantially complete, a temporary certificate of occupancy
may be issued at the discretion of the Building Official. Temporary certificates of
occupancy may be issued, at the discretion of the Building Official, on a building-by-

Conditions of Approval 8
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building basis, or a phase-by-phase basis, thereby allowing phased occupancy of the total
project.

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

Conditions of Approval 9
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City Council Memorandum

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

DATE: October 6, 2016

AGENDA DATE: October 11, 2016

TO: Mayor and City Council

PREPARED BY: Mic Steinmann, Community Services Director

TITLE: DEVELOPMENT AGREEMENT WITH GOLDEN STATE

ALTERNATIVE CARE, INC., FOR MEDICAL
MARIJUANA CULTIVATION AND MANUFACTURING
FACILITIES AT 721 EL CAMINO REAL

AUTHORITY AND PROCEDURES

Development agreements are authorized under chapter 16.37 of the municipal code pursuant to
the authority of State Government Code section 65865 et seq. The purpose of development
agreements is to give certainty to the planning and project development process and to give
assurance to the project applicant that upon approval of the project, the applicant may proceed
with the project in accordance with existing policies, rules, and regulations, and, subject to
conditions of approval, this will strengthen the public planning process, encourage private
participation in comprehensive planning, and reduce the economic costs of development.

Development agreements must be approved by ordinance and the City Council must make a
finding, following public hearing, that the provisions of the development agreement are
consistent with the general plan and any applicable specific plan. (Section 16.37.100) The
Planning Commission is responsible for holding public hearing on a proposed development
agreement and recommending to the City Council that it approve, conditionally approve, or
disapprove the development agreement. (Section 16.37.090)

BACKGROUND AND ANALYSIS

Chapter 5.28 of the municipal code authorizes the issuance by the City Council of medical
marijuana regulatory permits. On June 14, 2016, the City Council approved issuance of medical
marijuana cultivation and manufacturing regulatory permits to Golden State Alternative Care,
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Inc. (located at 721 ElI Camino Real) and Greenfield Organix, Inc., (located at 900 Cherry
Avenue), subject to a number of conditions of approval, including execution of a development
agreement which shall include at a minimum the terms and conditions required by and specified
in the administrative regulations for medical marijuana facilities regulatory permits approved
under City Council Resolution No. 2016-15, and such other terms and conditions as otherwise
required by the City Council during its review and discussion of the development agreement.

On October 4, 2016, the Planning Commission held public hearing on the proposed development
agreement. (A copy of the full Planning Commission staff report, proposed resolution, and
development agreement is attached to this staff report.) After public hearing and discussion,
several commissioners requested additional time to further consider the proposed development
agreement. The Planning Commission then approved a motion to continue final action to a
special meeting to be held on October 13, 2016. The Planning Commission also requested the
City Council defer taking action on the proposed development agreement until after the Planning
Commission has had an opportunity to make an appropriate recommendation that the City
Council approve, conditionally approve, or deny the proposed development agreement.

RECOMMENDATION

It is recommended the City Council postpone taking final action on the proposed development
agreement to the next regularly scheduled City Council meeting, October 25, 2016. However,
since this agenda item includes a noticed public hearing, it is recommended the City Council
open the public hearing and then continue it to the October 25, 2016 meeting date. At the
discretion of the City Council, any members of the public who wish to address the Council on
this matter may be requested to defer their comments to the October 25 continued public hearing.

PROPOSED MOTION

NONE REQUIRED.
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Planning Commission Report

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

DATE: September 21, 2016

AGENDA DATE: October 4, 2016

TO: Planning Commissioners
FROM: Mic Steinmann, Community Services Director
TITLE: RECOMMENDATION THAT THE CITY COUNCIL APPROVE A

DEVELOPMENT AGREEMENT WITH GOLDEN STATE
ALTERNATIVE CARE, INC.,, FOR MEDICAL MARIJUANA
CULTIVATION AND MANUFACTURING FACILITIES AT 721
EL CAMINO REAL

AUTHORITY AND PROCEDURES

Development agreements are authorized under chapter 16.37 of the municipal code pursuant to
the authority of State Government Code section 65865 et seq. The purpose of development
agreements is to give certainty to the planning and project development process and to give
assurance to the project applicant that upon approval of the project, the applicant may proceed
with the project in accordance with existing policies, rules, and regulations, and, subject to
conditions of approval, this will strengthen the public planning process, encourage private
participation in comprehensive planning, and reduce the economic costs of development.

Development agreements must be approved by ordinance and the City Council must make a
finding, following public hearing, that the provisions of the development agreement are
consistent with the general plan and any applicable specific plan. (Section 16.37.100) The
Planning Commission is responsible for holding public hearing on a proposed development
agreement and recommending to the City Council that it approve, conditionally approve, or
disapprove the development agreement. (Section 16.37.090)

BACKGROUND AND ANALYSIS

Chapter 5.28 of the municipal code authorizes the issuance by the City Council of medical
marijuana regulatory permits. On June 14, 2016, the City Council approved issuance of medical
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marijuana cultivation and manufacturing regulatory permits to Golden State Alternative Care,
Inc. (located at 721 ElI Camino Real) and Greenfield Organix, Inc., (located at 900 Cherry
Avenue), subject to a number of conditions of approval, including execution of a development
agreement which shall include at a minimum the terms and conditions required by and specified
in the administrative regulations for medical marijuana facilities regulatory permits approved
under City Council Resolution No. 2016-15, and such other terms and conditions as otherwise
required by the City Council during its review and discussion of the development agreement.

Proposed Development: Golden State Alternative Care will cultivate and manufacture medical
marijuana and products at 721 EI Camino Real on behalf of the patient members and other
cooperative corporations that are members of the Golden State Alternative Care collective.
There will be no direct distribution or sale to the public, qualified members of the Golden State
Alternative Care collective, or their primary caregivers from the Golden State Alternative Care
cultivation and manufacturing facility located in the City. Medical marijuana flower and infused
products will be distributed only to legal dispensaries/collectives not located in the City that are
members of the Golden State Alternative Care collective.

The proposed project is a light industrial/cultivation/nursery/manufacturing development for
medical marijuana cultivation and manufacturing facilities. As currently proposed, development
of the project will begin with the construction of nine greenhouses (2,880 square feet each), six
of which will be dedicated to flowering and three dedicated to vegetative stage. A 30,000 square
foot building will be constructed to house 12,000 square feet of indoor cultivation canopy along
with ancillary process rooms to include drying, curing, trimming, and packaging rooms. This
building will also include an extraction facility and product testing laboratory. This building will
be broken down into two large bloom rooms totaling 6,000 square feet each. There will be a
small area for plant vegetation totaling 3,000 square feet and room for mother plants and cloning
will take up 500 square feet. The rest of the square footage will be dedicated to trimming,
drying, curing, CO, extraction (possibly Butane), testing lab, office space, packaging and
shipping/receiving. Solar power will be considered when building this facility to augment the
power needs to the entire facility. On-site storm water management facilities are required.
Improvements to EI Camino Real will include construction of sidewalks and landscaping along
the street frontage and the undergrounding of utilities.

Conformance with General Plan

The Greenfield General Plan designates the project site as Light Industrial with an Industrial
Park Overlay. This land use designation allows for a broad range of industrial uses such as
processing, packaging, machining, repair, fabricating, distribution, warehouse and storage,
research and development, and similar uses that do not result in significant impacts from noise,
odor, vibration, smoke, or pollutants. These uses should, when possible, be combined in
development projects that incorporate various uses to minimize travel and transport for goods
and services related to and required to support the industrial use, and to help reduce regional
commuter traffic by providing employment opportunities for residents of Greenfield within the
city limits. The proposed project combines processing, packaging, and distribution of finished
and raw products consistent with the uses allowed by the General Plan Light Industrial land use
designation.
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The General Plan encourages infill and intensification of land uses through the reuse or
redevelopment of vacant or underutilized industrial, commercial, and residential sites. The
General Plan encourages development of commercial and industrial uses that are consistent with
the scale and character of surrounding land uses. The proposed project will intensify the use of a
3.6 acre parcel that is currently developed with a residence, several outlying storage facilities,
and the majority of the site is vacant, undeveloped land. The project site is in the City’s northern
light industrial district. Development of similar facilities of the same scale and intensity on other
available parcels in this district is anticipated.

The proposed project is consistent with General Plan policies that call for the recruitment of
businesses, industries, and other employers whose operations are consistent with the City’s long-
term economic development goals. The proposed project provides new jobs to further the City’s
jobs to housing goals. It will also provide a significant source of revenue to the City that will
enable the City to provide services and benefits to the community that it is not currently able to
because of budget limitations and insufficient revenues.

Zoning Code Land Use

The zoning code designation for this property is Light Industrial (I-L). Consistent with the
General Plan, this district is intended for low to medium intensity uses that involve processing,
packaging, machining, repair, fabricating, distribution, warehousing and storage, research and
development, and similar uses. Chapter 5.28 of the municipal code specifically allows medical
marijuana, dispensary, cultivation, and manufacturing facilities in this zoning district. Such uses
are similar to other allowed uses enumerated in table 17.26-1 of section 17.26.040 of the zoning
code and are, therefore, allowed uses in the Light Industrial (I-L) zoning district. As the project
is currently proposed and as it is developed, it will conform with established development
standards for the light industrial district pertaining to lot coverage, setbacks, building heights,
landscaping, resource efficiency, lighting, parking, signage, and noise and odor management.

City Council Findings

On June 14, 2016, when the City Council approved the issuance of medical marijuana regulatory
and conditional use permits for Golden State Alternative Care, Inc., at 721 EI Camino Real, the
City Council made a number of specific findings (see attached staff report and resolutions
adopted by the City Council):

1. That the proposed development of medical marijuana cultivation and manufacturing
facilities at 721 ElI Camino Real in the City of Greenfield is consistent with the General
Plan and applicable provisions of the City of Greenfield Zoning Code, Title 17.

2. That the establishment, maintenance, or operation of the proposed use will not, under the
circumstances of the particular case (location, size, design, and operating characteristics),
be detrimental to the health, safety, peace, morals, comfort, or general welfare of the
public.

3. That all requirements of the California Environmental Quality Act have been met.
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At that same meeting, the City Council also considered a preliminary draft development
agreement and introduced an ordinance approving that agreement. (Note: Since the development
agreement was subsequently modified, its reintroduction at a later date is required.) As part of
that action, the City Council made a number of specific findings:

1. That the development agreement is consistent with the general plan objectives, policies,
land uses, and implementation programs and any other applicable specific plans.

2. That the proposed development agreement is in conformance with the public convenience
and general welfare of persons residing in the immediate area and will not be detrimental
or injurious to property or persons in the general neighborhood or to the general welfare
of the residents of the city as a whole.

3. That the development agreement will promote the orderly development of property or the
preservation of property values.

4, That all requirements of the California Environmental Quality Act have been met.

BUDGET AND FINANCIAL IMPACT

Approving the proposed development agreement for medical marijuana cultivation and
manufacturing facilities will result in significant additional revenue flowing to the City’s general
fund once the proposed medical marijuana cultivation and manufacturing facilities are
operational. At this time it is premature to estimate with certainty the amount of additional
general fund revenue; however, it is anticipated to be significant.

RECOMMENDATION

The proposed development and use of the property at 721 EI Camino Real for medical marijuana
cultivation and manufacturing uses is consistent with the City’s general plan, applicable
provisions of the zoning code, conforms to the requirements of chapter 5.28 of the municipal
code, and will not, under the circumstances of the particular case (location, size, design, and
operating characteristics), be detrimental to the health, safety, peace, morals, comfort, or general
welfare of the public. The Community Services Director, City Manager, and City Attorney have
reviewed and approved the attached development agreement. It is recommended the Planning
Commission adopt the attached resolution recommending the City Council approve the
development agreement and introduce the requisite enabling ordinance.

PROPOSED MOTION

I MOVE TO ADOPT RESOLUTION #2016-14, RECOMMENDING THE CITY
COUNCIL APPROVE THE PROPOSED DEVELOPMENT AGREEMENT WITH
GOLDEN STATE ALTERNATIVE CARE, INC., FOR THE DEVELOPMENT AND
OPERATION OF MEDICAL MARIJUANA CULTIVATION AND MANUFACTURING
FACILITIES AT 721 EL CAMINO REAL
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CITY OF GREENFIELD PLANNING COMMISSION
RESOLUTION No. 2016-14

RECOMMENDATION OF THE CITY OF GREENFIELD PLANNING
COMMISSION THAT THE CITY OF GREENFIELD CITY COUNCIL
APPROVE A DEVELOPMENT AGREEMENT WITH GOLDEN STATE
ALTERNATIVE CARE, INC., FOR DEVELOPMENT AND OPERATION
OF MEDICAL MARIJUANA CULTIVATION AND MANUFACTURING
FACILITIES AT 721 EL CAMINO REAL

WHEREAS, section 65865 of the State of California Government Code provides that
cities may enter into a development agreement with any person having a legal or equitable
interest in real property for the development of property; and

WHEREAS, section 65867.5 of the State of California Government Code provides that
development agreements shall be approved by ordinance; and

WHEREAS, sections 16.37.010 and 17.16.160 of the City of Greenfield Municipal Code
set forth the procedures for approval of development agreements; and

WHEREAS, section 5.28.090 of the City of Greenfield Municipal Code provides that
development agreements may be entered into as a condition of issuance by the City of a
regulatory permit or permits for medical marijuana cultivation and manufacturing facilities
authorized under chapter 5.28 of the City of Greenfield Municipal Code; and

WHEREAS, the City of Greenfield City Council has on June 14, 2016, approved
issuance of regulatory permits for medical marijuana cultivation and manufacturing facilities to
be located at 721 EI Camino Real subject to approval of a development agreement with Golden
State Alternative Care, Inc., and the owner of said property for the establishment and operation
of such facilities; and

WHEREAS, the Community Services Director, City Manager, and City Attorney have
reviewed and approved the proposed development agreement; and

WHEREAS, the proposed development agreement was heard, reviewed, and discussed
by the City of Greenfield Planning Commission at a duly noticed public hearing;

NOW, THEREFORE, BE IT HEREBY RESOLVED, that the City of Greenfield
Planning Commission has considered all written and verbal evidence regarding the proposed
development agreement and makes the following findings:

1. FINDING: That the proposed development agreement is consistent with the general plan

objectives, policies, land uses, and implementation programs and any other applicable
specific plans.
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The proposed medical marijuana cultivation and manufacturing facilities are
allowed uses in the Light Industrial (I-L) zoning district under chapters 5.28 and
17.26 of the City of Greenfield Municipal Code.

The proposed project complies with all commercial development standards for the
Light Industrial (I-L) zoning district set forth in sections 16.20.020 and 17.36.040
of the zoning code, including but not limited to requirements for minimum lot
area, maximum lot coverage, building setbacks, building height limits,
landscaping, resource efficiency, lighting, parking performance standards, and
signage.

The General Plan encourages infill and intensification of land uses through the
reuse or redevelopment of vacant or underutilized industrial, commercial, and
residential sites. It also encourages the redevelopment and reuse of vacant and/or
underutilized commercial buildings. The proposed project utilizes a light
industrial zoned property that is occupied by a residential unit surrounded by a
primarily vacant and under-utilized site for new commercial development.

The General Plan encourages development of commercial and industrial uses that
are consistent with the scale and character of surrounding land uses. The
proposed project will develop multiple greenhouse and manufacturing facilities
that are of the scale and intensity appropriate for a light industrial development
project. The new development will consist of buildings that are of a size and
height similar to adjacent and nearby industrial buildings.

The proposed project is consistent with General Plan policies that call for the
recruitment of businesses, industries, and other employers whose operations are
consistent with the City’s long-term economic development goals. The proposed
project brings a new industry to the City that will provide new jobs to promote
economic development and further the City’s jobs to housing goals. It will also
provide a significant source of revenue to the City that will enable the City to
provide services and benefits to the community that it is not currently able to do
because of budget limitations and insufficient revenues.

FINDING: That the proposed development agreement is in conformance with the public
convenience and general welfare of persons residing in the immediate area and will not
be detrimental or injurious to property or persons in the general neighborhood or to the
general welfare of the residents of the city as a whole.

a.

The proposed medical marijuana cultivation and manufacturing facility is located
in a light industrial zoned district in proximity to other light industrial type uses.

The security and operations plan for the project will provide appropriate security
for the site and the materials and products cultivated, manufactured, stored,
processed, and handled in the facility(ies), including (i) construction of perimeter
security fencing, (ii) installation of a video surveillance system to monitor all
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3.

exterior areas of the property, all site and building entrances and exits, and all
interior spaces of the building, and (iii) controlled access to all site and facility
entrances.

Security guard services will be provided 24 hours a day, 7 days a week.

The facility will not be open to the general public and no direct sales or product
distribution will be made to the general public.

The development agreement includes provisions for public outreach and
education programs to promote the public welfare and operational and security
plans to ensure the facility is operated in a safe and legal manner.

FINDING: That the development agreement will promote the orderly development of
property or the preservation of property values.

a.

The proposed development is infill development that will intensify land uses
through the redevelopment of vacant and underutilized commercial sites.

The proposed medical marijuana cultivation and manufacturing facility is located
in a light industrial zoned district in proximity to other light industrial type uses.

BE IT FURTHER RESOLVED that the City of Greenfield Planning Commission
recommends the City of Greenfield City Council approve the proposed development agreement.

PASSED AND ADOPTED by the Planning Commission of the City of Greenfield, at a
regularly scheduled meeting of the Planning Commission held on the 4™ day of October, 2016,
by the following vote:

AYES, and all in favor, thereof, Commissioners:

NOES, Commissioners:

ABSENT, Commissioners:

Attest:

Drew Tipton, Chairperson
Planning Commission

Desiree Gomez, Secretary
Planning Commission
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THIS DEVELOPMENT AGREEMENT (this “Agreement” or this “Development
Agreement”) is made and entered in the City of Greenfield on this _ day of
, 2016, by and between the City of Greenfield, a Municipal Corporation
(hereafter “City”) and Golden State Alternative Care, Inc., a California Corporation,
(hereafter “Developer”) pursuant to the authority of 88 65864 et seq. of the California
Government Code and Greenfield Municipal Code, Chapter 16.37. City and Developer
are, from time-to-time, individually referred to in this Agreement as a “Party,” and are
collectively referred to as “Parties.”

RECITALS

A. California Government Code 8865864 et seq. (“Development Agreement
Statute”) and Chapter 16.37 of the Greenfield Municipal Code (hereafter “Chapter
16.37") authorize the City to enter into a Development Agreement for the development
of real property with any person having a legal or equitable interest in such property in
order to establish certain development rights in such property.

B. Developer has a leasehold interest in certain real property (“the Property”)
consisting of approximately 3.6 acres of land located at 721 EI Camino Real in the City
of Greenfield, also known as Monterey County APN 109-161-005, and that is more
particularly described in Exhibit A attached hereto and is incorporated herein by
reference. The person or entity with fee title simple to the Property is Second Sun, LLC,
who has provided Developer with permission to build and operate the Project, as
defined in this recital B, upon the Property.

C. Chapter 5.28 of the Greenfield Municipal Code (hereafter “Chapter 5.28%)
establishes a regulatory permit for medical marijuana facilities (“Regulatory Permit”),
and prohibits the operation of a medical marijuana facility without first obtaining such a
permit.

D. Developer proposes to develop the Property to be used for medical
marijuana cultivation and manufacturing (“the Project”).

E. Pursuant to Chapter 5.28, the City Council adopted Resolution No. 2016-
15, creating administrative regulations for the Regulatory Permit (“Administrative
Regulations”).

F. The Project is an allowed use in the Light Industrial (I-L) zoning district,
and the Project complies with all commercial development standard for the Light-
Industrial (I-L) zoning district set forth in sections 16.20.020 and 17.36.040 of the
Greenfield Municipal Code.

G. Developer has applied for, and City has approved, various approvals in
connection with the development of the Project, including issuance of a conditional use
permit (Greenfield Resolution No. 2016-46). All such approvals collectively, together
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with any approvals or permits now or hereafter issued with respect to the Project are
referred to as the “Project Approvals.”

H. City and Developer desire the timely, efficient, orderly and proper
development of the Project.

l. The City Council has found that, among other things, this Development
Agreement is consistent with its General Plan and has been reviewed and evaluated in
accordance with the Development Agreement Statute and Chapter 16.37.

J. City and Developer have reached agreement and desire to express herein
a Development Agreement that shall facilitate development of the Project in
conformance with Chapter 5.28 and subject to conditions set forth herein.

K. Pursuant to Development Agreement Statute, City has agreed that, except
as provided for by this Agreement, the rules, regulations and official policies governing
permitted uses of land, governing density, and governing design, improvement, and
construction standards and specifications, applicable to development of the Property
shall be those rules, regulations, and official policies of the City of Greenfield in force as
of the Approval Date.

L. In addition, the parties intend that this agreement satisfy the requirements
of section 5.28.090, which requires those operating a medical marijuana facility
pursuant to a Regulatory Permit to enter into a “development agreement” setting forth “
the terms and conditions under which the medical marijuana facility will operate that are
in addition to the requirements of this chapter, including, but not limited to, public
outreach and education, community service, payment of fees and other charges as
mutually agreed, and such other terms and conditions that will protect and promote the
public health, safety, and welfare.”

M. On , 2016, the City Council of the City of Greenfield adopted
Ordinance No. __ approving this Development Agreement (“the Approving
Ordinance”). The Approving Ordinance shall take effect on (“the

Approval Date”).

N. In the Approving Ordinance the City Council made findings that all
requirements of the California Environmental Quality Act have been meet.

NOW, THEREFORE, with reference to the foregoing recitals and in consideration
of the mutual promises, obligations and covenants herein contained, City and Developer
agree as follows:
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AGREEMENT

1. Description of Property

1.1. The Property that is the subject of this Agreement is described in Exhibit A
attached hereto.

2. Interest of Developer

2.1. The Developer has a legal interest in the Property in that it is the Lessee
of the property.

3. Relationship of City and Developer

3.1. Itis understood that this Agreement is a contract that has been negotiated
and voluntarily entered into by the City and Developer and that the Developer is not an
agent of the City. The City and Developer hereby renounce the existence of any form of
joint venture or partnership between them, and agree that nothing contained herein or in
any document executed in connection herewith shall be construed as making the City
and Developer joint venturers or partners.

4, Effective Date and Term

4.1. Effective Date. The effective date of this Agreement shall be the
Approval Date.

4.2. Term. The term of this Agreement shall commence on the Effective Date
and extend five (5)years thereafter, unless said term is otherwise terminated or
modified by circumstances set forth in this Agreement.

5. Use of the Property

5.1. Right to Develop. Developer shall have the vested right to develop the
Project on the Property in accordance with the terms and conditions of this Agreement,
the Project Approvals (as and when issued), and any amendments to any of them as
shall, from time to time, be approved pursuant to this Agreement (such amendments
once effective shall become part of the law Developer is vested into without an
additional amendment of this Agreement).

5.1.1. Application of State and Local Requlatory Laws Governing Medical
Marijuana. The operation of medical marijuana facilities is a highly regulated
business activity, and it is subject to various state and local laws and regulation.
This Agreement does not, and the City cannot and does not intend to, give
Developer the vested right to continue its operations without complying with
applicable state and local laws governing its operations. This Agreement only
“vests” those regulations expressly mentioned in Government Code section
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65866. Developer shall be responsible for obtaining all applicable state permits,
approvals and consents, even if the applicable state laws and regulations are
altered following the Effective Date. In addition, Developer shall be responsible
for continuously maintaining its Regulatory Permit. Developer acknowledges and
understands that it has an obligation to annually renew its Regulatory Permit
pursuant to the terms of Greenfield Municipal Code section 5.28.120. Nothing in
this Agreement shall prevent the City from denying or conditionally approving the
renewal of a Regulatory Permit, revoking such permit, pursuant to the terms of
Greenfield Municipal Code section 5.28.120 or its successor, or amending
Chapter 5.28 or its implementing regulations in a manner that would impose
stricter requirements on existing or to-be-issued Regulatory Permits.

5.2. Permitted Uses. The permitted uses of the Property, the density and
intensity of use, the maximum height, bulk and size of proposed buildings, provisions for
reservation or dedication of land for public purposes and location and maintenance of
on-site and off-site improvements, location of public utilities (operated by the City) and
other terms and conditions of development applicable to the Property, shall be those set
forth in this Agreement, the Project Approvals and any amendments to this Agreement
or the Project Approval. Although title 17 of the Greenfield Municipal Code does not
specifically identify medical marijuana facilities as allowed uses in any specific zoning
district, Greenfield Municipal Code section 5.28.160 identifies the zoning districts in
which medical marijuana facilities are allowed. Medical marijuana facilities where
cultivation and/or manufacturing occur, without an accompanying dispensary, may only
be located in a light industrial (I-L), heavy industrial(l-H) or agricultural research and
development overly (RDO) zoning district.

6. Applicable Rules, Regulations and Official Policies

6.1. Rules Regarding Permitted Uses. For the term of this Agreement, the
City’s ordinances, resolutions, rules, regulations and official policies governing the
permitted uses of the Property, governing density and intensity of use of the Property
and the maximum height, bulk and size of proposed buildings shall be those in force
and effect on the Effective Date of the Agreement.

6.2. Rules Regarding Design and Construction. Unless otherwise expressly
provided in Section 5 of this Agreement, the ordinances, resolutions, rules, regulations
and official policies governing design, improvement and construction standards and
specifications applicable to the Project shall be those in force and effect at the time of
the applicable discretionary approval, whether the date of that approval is prior to or
after the date of this Agreement. Ordinances, resolutions, rules, regulations and official
policies governing design, improvement and construction standards and specifications
applicable to public improvements to be constructed by Developer shall be those in
force and effect at the time of the applicable discretionary approval, whether date of
approval is prior to or after the date of this Agreement.
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6.3. Uniform Codes Applicable. Unless expressly provided in Section 5 of this
Agreement, the Project shall be constructed in accordance with the provisions of the
Uniform Building, Mechanical, Plumbing, Electrical and Fire Codes and Title 24 of the
California Code of Regulations, relating to Building Standards, in effect at the time of
approval of the appropriate building, grading, or other construction permits for the
Project.

7. Subsequently Enacted Rules and Reqgulations

7.1. New Rules and Regulations. During the term of this Agreement, the City
may apply new or modified ordinances, resolutions, rules, regulations and official
policies of the City to the Property which were not in force and effect on the Effective
Date of this Agreement to ensure that the operation of the Marijuana Operation is
consistent with the protection of the health, safety and welfare of the community and will
not adversely affect the surrounding uses. However, any such new requirements may
not be in conflict with those applicable to the Property as set forth in this Agreement if:
(a) the application of such new or modified ordinances, resolutions, rules, regulations or
official policies would not prevent, impose a substantial financial burden on, or
materially delay development of the Property as contemplated by this Agreement and
the Project Approvals and (b) if such ordinances, resolutions, rules, regulations or
official policies have general applicability.

7.2. Approval of Application. Nothing in this Agreement shall prevent the City
from denying or conditionally approving any subsequent land use permit or
authorization for the Project on the basis of such new or modified ordinances,
resolutions, rules, regulations and policies except that such subsequent actions shall be
subject to any conditions, terms, restrictions, and requirements expressly set forth
herein.

7.3. Moratorium Not Applicable. Notwithstanding anything to the contrary
contained herein, in the event an ordinance, resolution or other measure is enacted,
whether by action of the City, by initiative, referendum, or otherwise, that imposes a
building moratorium, a limit on the rate of development or a voter-approval requirement
which affects the Project on all or any part of the Property, the City agrees that such
ordinance, resolution or other measure shall not apply to the Project, the Property, this
Agreement or the Project Approvals unless the building moratorium is imposed as part
of a declaration of a local emergency or state of emergency as defined in Government
Code § 8558.

8. Fees & Subsequently Enacted or Revised Fees, Assessments and Taxes

8.1. Fees. Developer agrees to pay all permit fees and charges required by
Greenfield Municipal Code section 5.28.089, including but not limited to permit issuance
fees, annual operating fees, amended registration fees, and regulatory renewal fees.
Developer shall pay such fees in an amount determined by the City Council by
resolution.
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8.2. Revised Application Fees. Any existing application, processing, renewal
and registration fees that are revised during the term of this Agreement shall apply to
the Project provided that (1) such fees have general applicability; (2) the application of
such fees to the Property is prospective only; and (3) the application of such fees would
not prevent, impose a substantial financial burden on, or materially delay development
in accordance with this Agreement.

8.3. New Taxes. Any subsequently enacted city-wide taxes shall apply to the
Project provided that: (1) the application of such taxes to the Property is prospective;
and (2) the application of such taxes would not prevent development in accordance with
this Agreement.

8.4. Assessments. Nothing herein shall be construed to relieve the Property
from assessments levied against it by the City pursuant to any statutory procedure for
the assessment of property to pay for infrastructure and/or services which benefit the
Property.

8.5. Vote on Future Assessments and Fees. In the event that any
assessment, fee or charge which is applicable to the Property is subject to Article XIIID
of the Constitution and Developer does not return its ballot, Developer agrees, on behalf
of itself and its successors, that the City may count Developer’'s ballot as affirmatively
voting in favor of such assessment, fee or charge.

9. Community Benefits

9.1. FEee. In exchange for the vested rights provided pursuant to this
Agreement, Developer shall make the contribution required by this paragraph (the
“‘Community Benefits Fee”). Developer expressly agrees that it shall pay the
Community Benefits Fee as long as the Project remains in existence and a marijuana
facility is operating on the Property. The first payment will be due three months after the
first harvest but no later than ten (10) months after the City has issued a Building Permit
for construction of the project as shown in Exhibit B. Such obligation shall survive the
expiration of this Agreement. City and Developer agree that Developer’s will receive a
credit against its obligation to pay the Community Benefits Fee equal to the amount it
pays in the form of a generally applicable tax on marijuana facilities such as the Project.

9.1.1 The amount of the Community Benefits Fee shall be equivalent to
the tax that would be payable were the proposed ordinance imposing a Cannabis
Business Tax that the City Council approved, subject to voter approval, on July
26, 2016 (“the Tax Ordinance”), in effect. The manner of payment of the
Community Benefits Fee, reporting and other particulars governing the payment
shall be as specified in the Tax Ordinance for the tax. The Tax Ordinance
imposes a tax per square foot of canopy space authorized by each Regulatory
Permit. For the purposes of determining the total canopy space authorized by a
Regulatory Permit, cultivation areas that are vertically stacked shall count
individually. For example, if Developer has a cultivation area of 1,000 square feet
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located above another cultivation area of 1,000 square feet, Developer’s total
canopy space shall be 2,000 square feet, even though the total cultivation area
might only occupy 1,000 square feet of ground space.

10. Compliance with Chapter 5.28 of the Greenfield Municipal Code

10.1. Greenfield Municipal Code section 5.28.090 provides as follows:
“Development agreement.

Prior to operating in the city and as a condition of issuance of a regulatory
permit, the operator of each medical marijuana facility shall enter into a
development agreement with the city setting forth the terms and conditions
under which the medical marijuana facility will operate that are in addition
to the requirements of this chapter, including, but not limited to, public
outreach and education, community service, payment of fees and other
charges as mutually agreed, and such other terms and conditions that will
protect and promote the public health, safety, and welfare.”

10.2. The development agreement described in and required by section
5.28.090 is distinct from the voluntary “development agreement” authorized by the
Chapter 16.37 of the Greenfield Municipal Code and Development Agreement Statute ,
into which the City and Developer are entering. Nonetheless, the parties intend to use
this Agreement, and in particular this Section 10 and the items it incorporates, as an
instrument to also satisfy the requirements of section 5.28.090.

10.3. In consideration of the granting of the regulatory permit pursuant to
Chapter 5.28 of the Greenfield Municipal Code, Developer agrees to operate the
medical marijuana facility on the Property pursuant to the terms and conditions set forth
in the operating conditions attached hereto as Exhibit C, and incorporated herein by
reference.

10.4. Developer agrees that its failure to comply with the requirements set out in
Exhibit C shall be grounds for revocation of the Regulatory Permit issued under Chapter
5.28 of the Greenfield Municipal Code, notwithstanding any limits that might otherwise
be imposed under section 5.28.120.C of the Greenfield Municipal Code.

10.5. Developer’'s Regulatory Permit authorizes Developer to cultivate a certain
square footage of canopy space. For the purposes of determining the total canopy
space authorized by a Regulatory Permit, cultivation areas that are vertically stacked
shall count individually. For example, if Developer has a cultivation area of 1,000
square feet located above another cultivation area of 1,000 square feet, Developer’s
total canopy space shall be 2,000 square feet, even though the total cultivation area
might only occupy 1,000 square feet of ground space.
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11. Security Plan

11.1. The issuance of a Regulatory Permit is conditional upon installation of a
security plan described in Section 2 in Exhibit C approved by the Police Chief as shown
in Exhibit D. The security plan shall include, at a minimum and as appropriate,
provisions for video surveillance, perimeter fencing and security, protection of the
building(s) from vehicle intrusion, cash handling procedures, product handling and
storage procedures, visitor procedures, third party contractor security procedures,
employee security procedures, and a professionally monitored alarm system.
Equipment and systems used for video surveillance and building alarms shall be
approved by the City. Developer shall also obtain an assessment of site security by a
qualified security consultant. The Security Plans required by Section 2 of Exhibit C will
not be made public, except when required by law.

12. Odor Control Plan

12.1. The issuance of a Regulatory Permit is conditional upon the marijuana
operator providing a sufficient odor absorbing ventilation and exhaust system so that
odor generated inside the facility that is distinctive to its operation is not detected
outside the premises or anywhere on the adjacent property or public right-of-way. As
such Marijuana Operations must install and maintain the following equipment or any
other equipment which the City determines has the same or better effectiveness: 1) An
exhaust air filtration system with odor control that prevents internal odors from being
emitted externally; or 2) An air system that creates negative pressure between the
medical cannabis facilities’ interior and exterior so the odors generated inside the
medical cannabis facility are not detectable outside the medical cannabis facility.
Developer acknowledges that the level of odor-control equipment and technology
required may increase as new equipment and technology becomes available or
equipment and technology that is presently not feasible due to its expense becomes
less costly.

13. Amendment or Cancellation

13.1. Modification Because of Conflict with State or Federal Laws. In the event
that state or federal laws or regulations enacted after the Effective Date of this
Agreement prevent or preclude compliance with one or more provisions of this
Agreement or require changes in plans, maps or permits approved by the City, the
parties shall meet and confer in good faith in a reasonable attempt to modify this
Agreement to comply with such federal or state law or regulation. Any such amendment
or suspension of the Agreement shall be subject to approval by the City Council in
accordance with Chapter 16.37.

13.2. Amendment by Mutual Consent. This Agreement may be amended in
writing from time to time by mutual consent of the parties hereto and in accordance with
the procedures of State law and Chapter 16.37.
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13.3. Insubstantial Amendments.  Notwithstanding the provisions of the
preceding Section 11.2, any amendments to this Agreement which do not relate to (a)
the term of the Agreement as provided in section 4.2; (b) the permitted uses of the
Property as provided in section 5.2; (c) provisions for “significant” reservation or
dedication of land; (d) conditions, terms, restrictions or requirements for subsequent
discretionary actions; (e) the density or intensity of use of the Project; (f) the maximum
height or size of proposed buildings; or (g) monetary contributions by Developer as
provided in this Agreement, shall not, except to the extent otherwise required by law,
require notice or public hearing before either the Planning Commission or the City
Council before the parties may execute an amendment hereto. The City Manager, or
his or her designee, shall determine whether a reservation or dedication is “significant”.

13.4. Amendment of Project Approvals. Any amendment of Project Approvals
relating to: (a) the permitted use of the Property; (b) provision for reservation or
dedication of land; (c) conditions, terms, restrictions or requirements for subsequent
discretionary actions; (d) the density or intensity of use of the Project; (e) the maximum
height or size of proposed buildings; (f) monetary contributions by the Developer; or ()
public improvements to be constructed by Developer shall require an amendment of this
Agreement. Such amendment shall be limited to those provisions of this Agreement
which are implicated by the amendment of the Project Approval. Any other amendment
of the Project Approvals, or any of them, shall not require amendment of this Agreement
unless the amendment of the Project Approval(s) relates specifically to some provision
of this Agreement.

13.5. Cancellation by Mutual Consent. Except as otherwise permitted herein,
this Agreement may be canceled in whole or in part only by the mutual consent of the
parties or their successors in interest, in accordance with the provisions of Chapter
16.37.

14. Annual Review

14.1. Review Date. The annual review date for this Agreement shall be
between September 15 and October 15, 2017 and thereafter between each September
15 and October 15 during the Term.

14.2. Initiation of Review. The City Manager, or his or her designee, shall
initiate the annual review, as required under section 16.37.140 of the Greenfield
Municipal Code, by giving to Developer thirty (30) days’ written notice that the City
intends to undertake such review. Developer shall provide evidence to the City
Manager, or his or her designee, prior to the hearing on the annual review, as and when
reasonably determined necessary by the City Manager, or his or her designee, to
demonstrate good faith compliance with the provisions of the Agreement. The burden
of proof by substantial evidence of compliance is upon the Developer.
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14.3. Staff Reports. To the extent practical, the City shall deposit in the mail
and fax to Developer a copy of all staff reports, and related exhibits concerning contract
performance at least five (5) days prior to any annual review.

14.4. Costs. Costs reasonably incurred by the City in connection with the
annual review shall be paid by Developer in accordance with the City’s schedule of fees
in effect at the time of review.

15. Default

15.1. Other Remedies Available. Upon the occurrence of an event of default,
the parties may pursue all other remedies at law or in equity which are not otherwise
provided for in this Agreement or in the City’'s regulations governing development
agreements, expressly including the remedy of specific performance of this Agreement.

15.2. Notice and Cure. Upon the occurrence of an event of default by either
party, the nondefaulting party shall serve written notice of such default upon the
defaulting party. If the default is not cured by the defaulting party within thirty (30) days
after service of such notice of default, the nondefaulting party may then commence any
legal or equitable action to enforce its rights under this Agreement; provided, however,
that if the default cannot be cured within such thirty (30) day period, the nondefaulting
party shall refrain from any such legal or equitable action so long as the defaulting party
begins to cure such default within such thirty (30) day period and diligently pursues such
cure to completion. Failure to give notice shall not constitute a waiver of any default.

15.3. No Damages Against City. Notwithstanding anything to the contrary
contained herein, in no event shall damages be awarded against the City upon an event
of default or upon termination of this Agreement.

16. Estoppel Certificate

16.1. Either party may, at any time, and from time to time, request written notice
from the other party requesting such party to certify in writing that, (a) this Agreement is
in full force and effect and a binding obligation of the parties, (b) this Agreement has not
been amended or modified either orally or in writing, or if so amended, identifying the
amendments, and (c) to the knowledge of the certifying party the requesting party is not
in default in the performance of its obligations under this Agreement, or if in default, to
describe therein the nature and amount of any such defaults. A party receiving a
request hereunder shall execute and return such certificate within thirty (30) days
following the receipt thereof, or such longer period as may reasonably be agreed to by
the parties. City Manager of the City shall be authorized to execute any certificate
requested by Developer. Should the party receiving the request not execute and return
such certificate within the applicable period, this shall not be deemed to be a default,
provided that such party shall be deemed to have certified that the statements in
clauses (a) through (c) of this section are true, and any party may rely on such deemed
certification.
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17. Severability

17.1. The unenforceability, invalidity or illegality of any provisions, covenant,
condition or term of this Agreement shall not render the other provisions unenforceable,
invalid or illegal.

18. Attorneys’ Fees and Costs

18.1. If the City or Developer initiates any action at law or in equity to enforce or
interpret the terms and conditions of this Agreement, the prevailing party shall be
entitled to recover reasonable attorneys’ fees and costs in addition to any other relief to
which it may otherwise be entitled. If any person or entity not a party to this Agreement
initiates an action at law or in equity to challenge the validity of any provision of this
Agreement or the Project Approvals, the parties shall cooperate in defending such
action. Developer shall bear its own costs of defense as a real party in interest in any
such action, and shall reimburse the City for all reasonable court costs and attorneys’
fees expended by the City in defense of any such action or other proceeding.

19. Transfers and Assignments

19.1. The Developer shall not transfer, delegate, or assign its interest, rights,
duties, and obligations under this Agreement without the prior written consent of the
City. Any assignment, delegation, or assignment without the prior written City consent of
the other parties to this Agreement shall be null and void. Any transfer, delegation, or
assignment by the Developer as authorized herein shall be effective only if and upon
the party to whom such transfer, delegation, or assignment is made is issued a
Regulatory Permit as required under chapter 5.28 of the City’s municipal code.

20. Agreement Runs with the Land

20.1. All of the provisions, rights, terms, covenants, and obligations contained in
this Agreement shall be binding upon the Parties and their respective heirs, successors
and assignees, representatives, lessees, and all other persons acquiring the Property,
or any portion thereof, or any interest therein, whether by operation of law or in any
manner whatsoever. All of the provisions of this Agreement shall be enforceable as
equitable servitude and shall constitute covenants running with the land pursuant to
applicable laws, including, but not limited to, section 1468 of the Civil Code of the State
of California. Each covenant to do, or refrain from doing, some act on the Property
hereunder, or with respect to any owned property, (a) is for the benefit of such
properties and is a burden upon such properties, (b) runs with such properties, and (c)
is binding upon each party and each successive owner during its ownership of such
properties or any portion thereof, and shall be a benefit to and a burden upon each
party and its property hereunder and each other person succeeding to an interest in
such properties.
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21. Bankruptcy

21.1. The obligations of this Agreement shall not be dischargeable in
bankruptcy.

22. Indemnification

22.1. Developer agrees to indemnify, defend with counsel acceptable to City
and hold harmless the City, and its elected and appointed councils, boards,
commissions, officers, agents, employees, and representatives from any and all claims,
costs (including legal fees and costs) and liabilities of any kind for any personal injury or
property damage which may arise directly or indirectly as a result of any actions or
inactions by the Developer, or any actions or inactions of Developer’s contractors,
subcontractors, agents, or employees in connection with the construction, improvement,
operation, or maintenance of the Project, except to the extent such costs and liabilities
are caused by the sole negligence or willful misconduct of the City.

22.2. Developer agrees to indemnify, defend with counsel acceptable to City
and hold harmless the City, and its elected and appointed councils, boards,
commissions, officers, agents, employees, and representatives from any and all claims,
costs (including legal fees and costs) and liabilities of any kind arising out of or
connected to the Developer’s registration or operation of a medical marijuana facility, or
arising out of or connected to the approval or issuance of any permit, license or
approval by the City for the Project, except to the extent such costs and liabilities are
caused by the sole negligence or willful misconduct of the City. In particular, and
without limiting the generality of the foregoing, Developer agrees that it shall be
responsible for all costs incurred by the City in the event of a third-party challenge to the
validity of this Agreement, the Project Approvals, and/or the associated regulatory
permit(s) for the Project.

23. Insurance

23.1. Public Liability and Property Damage Insurance. During the term of this
Agreement, Developer shall maintain in effect a policy of comprehensive general liability
insurance with a per-occurrence combined single limit of not less than four million
dollars ($4,000,000.00) with a One Hundred Thousand Dollar ($100,000) self-insurance
retention per claim. The policy so maintained by Developer shall name the City as an
additional insured and shall include either a severability of interest clause or cross-
liability endorsement.

23.2. Workers Compensation Insurance. During the term of this Agreement
Developer shall maintain Worker's Compensation insurance for all persons employed
by Developer for work at the Project site. Developer shall require each contractor and
subcontractor similarly to provide Worker's Compensation insurance for its respective
employees. Developer agrees to indemnify the City for any damage resulting from
Developer’s failure to maintain any such insurance.
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23.3. Evidence of Insurance. Prior to City Council approval of this Agreement,
Developer shall furnish the City satisfactory evidence of the insurance required in
Sections 20.1 and 20.2 and evidence that the carrier is required to give the City at least
fifteen days prior written notice of the cancellation or reduction in coverage of a policy.
The insurance shall extend to the City, its elective and appointive boards, commissions,
officers, agents, employees and representatives and to Developer performing work on
the Project.

24. Notices

24.1. All notices required or provided for under this Agreement shall be in
writing. Notices required to be given to the City shall be addressed as follows:

City Manager

City of Greenfield
599 El Camino Real
P.O. Box 127
Greenfield, CA 93927

24.2. Notices required to be given to Developer shall be addressed as follows:

Golden State Alternative Care, Inc.
11301 W. Olympic Boulevard, #542
Los Angeles, CA 90064

Attn.: Mark Putney

24.3. A party may change address by giving notice in writing to the other party
and thereafter all notices shall be addressed and transmitted to the new address.
Notices shall be deemed given and received upon personal delivery, or if mailed, upon
the expiration of 48 hours after being deposited in the United States Mail. Notices may
also be given by overnight courier which shall be deemed given the following day or by
facsimile transmission which shall be deemed given upon verification of receipt.

25. Agreement is Entire Understanding

25.1. This Agreement constitutes the entire understanding and agreement of the
parties.

26. Exhibits

26.1. The following documents are referred to in this Agreement and are
attached hereto and incorporated herein as though set forth in full:

Exhibit A Legal Description of Property
Exhibit B Site and Floor Plan of the Project
Exhibit C Operating Conditions
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Exhibit D Security Plan
Exhibit E Odor Control Plan

27. Counterparts

27.1. This Agreement is executed in three (3) duplicate originals, each of which
is deemed to be an original.

28. Recordation

28.1. The City shall record a copy of this Agreement within ten (10) days
following execution by all parties.

[Execution Page Follows]
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IN WITNESS WHEREOF, the parties hereto have caused this Agreement to be
executed as of the date and year first above written.

CITY DEVELOPER
City of Greenfield Golden State Alternative Care, Inc.
By: By:
City Manager Mark Putney, Director and Manager
Attest:
City Clerk

Approved as to form

City Attorney

2691992.1

(NOTARIZATION ATTACHED)
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Exhibit A

Legal Description of Property

Real property in the County of Monterey, State of California, described as follows:

Lot 297, as said Lot is shown on the Map entitled, “Map of Clark Colony,” filed for
Record July 19, 1905 in the Office of the County Recorder of the County of Monterey,
State of California, in Volume 1 of Maps, Cities and Towns, at Page 64.

Excepting Therefrom that Parcel of 1 acre conveyed by William Koester. et ux., to
Dennis Signorotti, by Deed dated July 2, 1940 and recorded September 18, 1940 in
Volume 634, Official Records of Monterey County, at Page 302.

Also excepting that portion conveyed by William Koester, et ux. to State of California, by
Deed dated November 3, 1939 and recorded December 15, 1939 in Volume 643,
Official Records of Monterey County, at Page 312.

APN: 109-161-005
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Exhibit B

Site and Floor Plan of the Project

Development Agreement — Exhibit C 2
247



Project Data

Proposed Project:

Golden State Alternative Care Building
721 EI Camino Real

Greenfield, CA 93927

Applicant:

Golden State Alternative Care APN:

o Building/Structure : Floor Area

New Building = 30,000 s.f.

Greenhouses 30'X96" EA. = 2880 SF. = 17,280 s.f.
1,900 sf.

400 s.f.

Storage Building =
Security 1 & 2 Building =

3,000 sf.
52,580 s.f.

Existing Residence Building =

o Misc. Structure : Floor Area

200 s.f.
120 sf.
320 sf.

Recycle Waste Enclosure =
Trash Enclosure =

o Area Calculations: Lot Coverage

Proposed Lot Areg =

142,076 £ sf.

Building Coverage = 52,580 s.f. (37%)
31,978 sf.

27,689 s.f.

Impervious Surface =

Landscape =

o _Future Lot Areg = 16,535 s.f.
o Parking Provided:

Std. 9x19 62
Handicap 2
Total = 64

Planni
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17800 Cunha Lane
CA 93807

Tel. 831/663-1418

Fax 831/663-6385
david@djelliott.net

David J. Elliott
& Associates
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ALTERNATIVE CARE

721 El Camino Real
Greenfield, CA 93927
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Use of these plans and specifications is
restricted to the original site for which
they were prepared and publication
thereof is expressly limited to such use.
Reuse, reproduction or publication by
any method in whole or in part is
prohibited. Title to plans and specifi—
cations remain with' the architect, and
visual contact with them constitutes
prima facie evidence of the acceptance
of these restrictions.

Revislons
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Issue Date 04'19'16
Drawn By DJE/CCP
Project Number 1629
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SOUTH EAST PERSPECTIVE VIEW
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Use of these plans and specifications is
restricted to the original site for which
they were prepared and publication
thereof is expressly limited to such use.
Reuse, reproduction or publication by
any method in whole or in part is_
prohibited. Title to plans and_specifi—
cations remain with the architect, and
visual contact with them constitutes
prima facie evidence of the acceptance
of these restrictions.
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EXHIBIT C
Operating Conditions

Developer agrees to comply with the following additional conditions pursuant to
Section 5.3 of the Agreement.

1. Standard Operating Procedures

Developer is a non-profit mutual benefit corporation that shall serve medical marijuana
gualified patient and primary caregiver collective members who shall comply with all
relevant California state laws and local ordinances. See, for example, California’s
Compassionate Use Act (Proposition 215) as codified in Health and Safety Code
811362.5; Senate Bill 420, the Medical Marijuana Program Act (H&S Code §881362.7 to
11362.83); the August 2008 Guidelines for the Security and Non-Diversion of Marijuana
Grown for Medical Use (2008 Attorney General Guidelines); and the newly enacted
Medical Marijuana Regulation and Safety Act that is comprised of Assembly Bill 243,
Assembly Bill 266, and Senate Bill 643 (Bus. & Prof. Code 8§88 19300 et seq.; H&S Code
§ 11362.769-11362.777; Water Code § 13276).

During the term of its Regulatory Permit and the term of this Agreement, Developer
shall lawfully operate in accordance with all State and local laws. Developer shall
employ exemplary operating procedures to comply with State and local laws.
Developer’s facility shall employ safety and security measures as set forth herein for the
safety and security of its employees, as well as other individuals in its neighboring
community.

2. Security Plan

The issuance of a Regulatory Permit is conditional upon approval of the proposed
security plan by the City Police Chief. The security plan shall include, at a minimum and
as appropriate, provisions for video surveillance, perimeter fencing and security,
protection of the building(s) from vehicle intrusion, cash handling procedures, product
handling and storage procedures, visitor procedures, third party contractor security
procedures, employee security procedures, and a professionally monitored alarm
system. Equipment and systems used for video surveillance and building alarms shall
be approved by the City. Developer shall also obtain an assessment of site security by
a qualified security consultant. The Security Plans required by this Section 2 will not be
made public, except when required by law.

Video surveillance shall include, at a minimum, all site and facility entrances and access
points, all spaces accessible by the public, all secured areas of the facility with restricted
access, all interior spaces and rooms where medical marijuana products are handled
and processed, shipping and receiving areas, cash storage areas, and other areas
necessary to protect the safety of employees and the public and to ensure medical
marijuana products are received, handled, stored, packaged, shipped, and distributed in
compliance with applicable local and state laws and regulations. The video surveillance
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system shall be web-based with direct access provided to the City Police Department
for real-time monitoring from the Police Department and through authorized smart
phone devices.

The security system shall also include sensors to detect entry and exit from all secure
areas, panic buttons in appropriate locations, and a professionally monitored alarm
system with glass breakage sensors and motion detectors.

Developer shall employ properly trained and licensed third-party security personnel to
protect the welfare and safety of Developer employees and to ensure public safety to
the neighboring community. Developer shall provide City with specific policies for
training employees regarding security procedures. Developer shall use security
personnel 24 hours, 7 days a week. Security personnel may be armed with the prior
approval of the City Police Chief. Security personnel may be subject to a background
investigation by the City Police Chief. Security personnel shall not be assigned to or
employed at the Developer’s facility without the prior approval by the City Police Chief.

All security personnel shall register and maintain valid registration status with the State
of California Department of Consumer Affairs. At no time shall any security personnel
register with the State at any level that is less than that of a proprietary private security
officer. Proof of application and registration for all security personnel shall be
maintained by the Developer and shall consist of copies of all relevant documentation
including: application forms, receipts for application fees and live scan fees, and actual
proof of registration.

3. Possession of Firearms

Except for licensed security personnel approved by the City Police Chief, no person
employed by the Developer shall be in possession of any firearm while on the premises
or location without having first obtained a license from the appropriate state or local
agency authorizing the person to be in possession of such firearm. Every such person
in possession of a firearm while on the premises or location must provide the City
Manager and the City Police Chief with the following at least ten days prior to bringing
the firearm onto the premises:

i) A copy of the license issued to the person by the appropriate state or local
agency authorizing him or her to possess such firearm;

i) A copy of his or her law enforcement identification (if he or she is employed
by a law enforcement agency);

iii) A copy of his or her California driver's license or California identification card;
and

iv) Any other information reasonably required by the City Police Chief to show
that the individual is in compliance with the provisions of all laws regarding the
possession and use of a firearm.
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4. Identification Display

Each owner, manager, employee, and individual member engaged in the cultivation,
processing, manufacturing, distribution, or transporting of medical marijuana shall at all
times while engaged in the duties of his or her position wear in plain sight, on his or her
person and at chest level, a valid identification badge, issued by the City Police Chief
and containing such information, including a suitable photograph, as the City Police
Chief may require. No owner, manager, employee, or individual member engaged in the
cultivation, processing, manufacturing, distribution, or transporting of medical marijuana
shall engage in any activities on behalf of Developer with which he or she is employee,
without first obtaining a valid identification badge. Identification badges shall expire one
year after issuance. Application for renewed identification badges shall be filed with the
City Police Chief no later than thirty days prior to the expiration of the current
identification badge. ldentification badges shall be the property of the City and shall be
immediately collected by the Developer and provided to the City Police Chief within
twenty-four hours of their expiration, or within twenty-four hours of the termination of the
employment.

5. Procedures for Inventory Control to Prevent Non-Medical Diversion of Medical
Marijuana

Only employees who receive clearance from the City Police Chief shall be permitted to
enter Developer’s facility. Each employee shall have to meet a criminal background
investigation conducted by the City Police Department or such other person or entity
designated by the City Manager, which at a minimum shall include a LiveScan criminal
history check.

Developer's membership rules shall seek to prevent the diversion of medical marijuana
for non-medical uses by implementing strict policies and practices, to maintain tight
controls on inventory and donations and/or cost reimbursements received.

Developer’'s collective agreement shall prohibit the use of medical marijuana by its
employees at its facility, in the neighborhood vicinity of its facility, and/or while driving.

Developer shall take all necessary and reasonable steps to prevent the distribution of
any of its medical cannabis products to minors; prevent revenue from the sale or
distribution of its medical cannabis and/or infused products from going to criminal
enterprises, gangs and cartels; prevent the diversion of marijuana from California to any
other state; prevent state-authorized marijuana activity from being used as a cover or
pretext for the trafficking of other illegal drugs or other illegal activity; prevent violence
and the use of firearms in the cultivation, manufacture and distribution of marijuana;
discourage and educate against drugged driving and the exacerbation of other adverse
public health consequences associated with marijuana use; disavow growing marijuana
on public lands that creates attendant public safety and environmental dangers posed
by such illegal uses; and discourage and educate against marijuana possession or use
on federal property. The Developer shall provide City with a Non-Diversion of Marijuana
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Grown for Medical Use Plan documenting the steps Developer will take to satisfy the
requirements of this Section.

6. Control and Testing

Developer shall utilize quality control measures and testing to ensure only the highest
quality of medical marijuana and infused products shall be produced. For the purpose
of testing, Developer shall use a licensed testing laboratory that has adopted a standard
operating procedure using methods consistent with general requirements for the
competence of testing and calibration activities, including sampling, using standard
methods established by the International Organization for Standardization, specifically
ISO/IEC 17020 and ISO/IEC 17025 to test medical cannabis and medical cannabis
products that are approved by an accrediting body that is a signatory to the International
Laboratory Accreditation Cooperation Mutual Recognition Arrangement prior to
distribution to its patient collective membership affiliates. Inspection and testing shall be
conducted by the approved testing lab off-site. All other testing standards and
procedures shall be in accordance with applicable State law and regulations.

All medical marijuana products shall undergo a quality assurance review prior to
distribution to Developer’s patient collective affiliates in order to ascertain its quantity
and content. Inventory procedures shall be utilized for tracking and taxing purposes by
the state. Developer shall employ an efficient record-keeping system to make
transparent its financing, testing, and adverse effect recording, as well as recall
procedures. Developer shall employ an efficient record-keeping system that shall reflect
its financing, testing, and adverse effect recording and product recall procedures.
Developer shall provide City with a written plan explaining how it will satisfy the
requirements of this Section 6.

7. Packaging of Medical Marijuana and Infused Products

All Developer’'s medical marijuana products shall be packaged and labeled as required
by section 19347 of the California Business and Professions Code and applicable
requirements and regulations issued by the State pursuant thereto. In addition to those
packaging and labeling requirements, and packaging and labeling requirements set
forth in the Developer’'s Regulatory Permit application, as amended or supplemented, all
medical marijuana products shall be packaged in an opaque childproof container which
shall contain a label or be accompanied by a leaflet or inset that states, at a minimum:

I. The name, address and telephone number of the medical marijuana
dispensary facility to which the medical marijuana product is distributed, sold, or
transferred,

il. The amount of medical marijuana in the container; and

iii. The date the medical marijuana was transferred to a medical marijuana
dispensary facility.
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Developer intends to produce infused products and shall secure any approval from the
County of Monterey Health Department required for manufacturing and handling such
products. Developer’s infused products shall not be produced, manufactured, stored or
packaged in private homes. All Developer’'s medical marijuana infused products shall be
individually wrapped at the original point of preparation.

8. Point of Sale Tracking System

Developer shall maintain an inventory control and reporting system that accurately
documents the location of medicinal marijuana products from inception through
distribution, including descriptions, weight, and quantity. The inventory control and
reporting system shall comply with the track and trace program required by section
19335 of the California Business and Professions Code and regulations issued therein.

Developer shall employ an electronic point of donation/sale system approved by the
City, such as BioTrack THC, MJ Freeway, or similar system for all point of
donations/sales tracking from seed or inception to product distribution to other licensed
medical marijuana dispensary facilities. Such approved system shall track all Developer
medical marijuana products, each edible, harvested flower, and/or manufactured
concentrate, as well as gross sales (by weight and sale). BioTrack THC, MJ Freeway,
or similar system shall have the capacity to produce historical transactional data in
accordance with the City’s requirements.

9. Record Keeping

Developer shall maintain records for all dispensed medical marijuana and/or infused
products. Developer shall comply with all records-keeping responsibilities that are set
forth in section 5.28.220 of the Greenfield Municipal Code, including complete and up-
to-date records regarding the amount of medical marijuana cultivated, produced,
manufactured, harvested, stored, or packaged at Developer’s facility.

10. Processing, Handling, Storing, and Distribution of Medical Marijuana and Related
Products

Medical marijuana cultivation, handling, storing, and processing shall be concealed from
public view at all stages of growth and processing, and there shall be no exterior
evidence of cultivation or processing occurring at the premises from a public right-of-
way or from an adjacent parcel. Medical marijuana cultivation, handling, storing,
processing, or distribution shall not create offensive odors; create excessive dust, heat,
noise, smoke, traffic, or other impacts that are disturbing to people of normal sensitivity
residing or present on adjacent or nearby property or areas open to the public; or be
hazardous due to use or storage of materials, processes, products, or wastes.

Developer shall store its medical marijuana and/or medical marijuana products in a
locked safe room with T-card identification access for management only. The safe room
shall be constructed of fire-rate walls with numerous cameras installed to view all
entries and exits from the safe room, as well as all other activities performed within
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Developer’s facility. Developer shall not conduct outdoor operations except as related to
lawful delivery and transportation of medical marijuana and infused products.
Developer shall not store medical marijuana or related products in its delivery vehicle
outside normal operating hours of the facility.

Medical marijuana products shall be sold or distributed only to licensed dispensaries in
California. Excess or contaminated product shall be securely stored on-site until it is
properly disposed. Disposal may include composting, incineration, land-fill disposal
through the local waste management hauler, or other disposal methodology in
accordance with state and county health and safety codes and regulations.

11. Description of Banking Plan

Developer shall seek to open a bank account under the name of the Developer or its
associated management company to provide transparency for funds received,
operational costs, including payroll, tax payments to the state and federal governments,
among others. Should a bank account not be forthcoming, Developer shall purchase
and install safes to secure all daily funds received from its collective membership or
other lawful cooperative corporation to which its products are sold, transferred, or
distributed. If Developer successfully opens a bank account, it shall make provisions for
Developer collective members or other lawful cooperative corporations to implement
debit and credit card transactions. Developer shall not accept personal or corporate
checks.

12. Transportation Plan

Developer shall comply with all local and state law regarding transportation, including
the rules governing delivery service. Developer shall retain a list of names and cellular
contact numbers for all employees engaged in transportation of medical marijuana
products and provide it to the City Police Department, keeping the list current and up to
date.

All Developer employees engaged in transportation of medical marijuana products shall
carry a copy of the dispensary's current license authorizing the delivery of medical
marijuana and/or related products, along with the employee's government-issued
identification. The Developer employee engaged in transportation shall be
instructed to present his/her license and identification upon request to state and local
law enforcement and other employees of regulatory authorities. The licensee shall
maintain a physical copy of the delivery request and shall make it available upon
request of the City and its police officers. The delivery request documentation shall
comply with state and federal law regarding the protection of confidential medical
information (HIPPA). The licensed dispensary requesting the delivery shall maintain a
copy of the delivery request and shall make it available, upon request, to the City and its
law enforcement officers.

Developer shall keep complete and up-to-date records documenting each transfer of
medical marijuana to other lawful cooperative corporations, including the amount
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provided, the form or product category in which the medical marijuana was provided,
the date and time provided, the name of the employee making the transfer, the name
and address of the other lawful cooperative corporation to whom delivery is made, and
the amount of any related donation or other monetary transaction.

13. Community Relations

i Public Outreach and Education Program

Developer shall create an effective public outreach to City of Greenfield’s
community, including but not limited to outreach and interface with public and
private schools, youth organizations, religious organizations, health care
providers, drug abuse treatment providers, and mental health and drug
counseling providers.

Developer shall coordinate and cooperate with the City and other medical
marijuana Developers located within the City of Greenfield in the establishment
and implementation of appropriate public outreach and education programs. The
public outreach and education programs shall be approved by the City.

ii. Community Benefits Program

Developer shall coordinate and cooperate with the City and other medical
marijuana Developers located within the City of Greenfield in the establishment,
implementation, and funding of a community benefits program which could
include such items as new community recreation facilities, expansion and/or
improvement to existing facilities or other physical improvements that provide a
benefit to the community, support of holiday and special community events, and
support of local public service and special districts and organizations. This
community benefits program may be implemented by a foundation or other
association of medical marijuana Developers issued regulatory permits by the
City.

The City and the public shall participate in the decision-making process for
identifying and prioritizing community needs and benefits, and identifying
appropriate projects to be funded by the entity implementing this community
benefits program. All projects under the community benefits program must be
approved by the City.

iii. Designation of Persons Responsible for Community Relations

At the time of this Agreement, Developer’'s general manager, Mark Putney, shall
be responsible for community inquiries and complaints and on site during normal
business hours.
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iv. Interface with City of Greenfield Police Department

Developer's general manager, Mark Putney, shall interface with the City Police
Department to ensure its operation is in compliance with local and state laws and
regulations.

V. Local Recruitment, Hiring and Training Programs

Developer is committed to making a good-faith effort to recruit, hire, and train
local residents for employment by the Developer. A good-faith effort means the
Developer shall take the following or similar actions to recruit and employee local
residents: 1) Contact local recruitment sources to identify qualified individuals
who are local residents, 2) Advertise for qualified local residents in trade papers
and newspapers of general circulation in the area, and 3) Develop a written plan
to recruit and employee local residents as a part of the its workforce.

Developer shall also seek local companies to serve as its general contractor and
subcontractors needed for construction and build-out improvements of the
Developer's medical marijuana facilities. Additionally, local companies shall be
sought to employ as licensed security guards needed once Developer’s facility is
opened, as well as for ancillary services needed.

14. Safety Plan

In addition to all other requirements described in this Exhibit, Developer shall provide
City with a Safety Plan that describes the fire prevention, suppression, HVAC and alarm
systems the facility will have in place. The Safety Plan shall include an assessment of
the facility’s fire safety by a qualified fire prevention and suppression consultant
considering all possible fire, hazardous material, and inhalation issues and threats, and
shall describe the written and physical mechanisms in place to deal with each specific
situation.

15. Business Plan

Developer shall provide City with a Business Plan that includes a description of day-to-
day operations of the Project (in accordance with the GMC Section 5.28.200), including
but not limited to a description of how the Project will conform too local and state law in
accordance with Greenfield Municipal Code Sections 5.28.050, 5.28.140, 5.28.160,
5.28.170, 5.28.180 5.28.190 and 5.28.200, and the California Attorney General’s
Guidelines for the Security and Non-Diversion of Marijuana Grown for Medical Use. The
Business Plan shall also contain a schedule for beginning operation of the Project,
including a narrative outlining any proposed construction and improvements, and a
timeline for completion. The Business Plan shall include, at a minimum, a budget for
construction, operation, maintenance, employee compensation, equipment costs, utility
costs, and other operation costs and shall demonstrate sufficient capital in place to pay
startup costs and at least three months of operating costs, as well as a description of
the sources and uses of funds.
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The Business Plan shall also contain a plan for at least three years of operations to
address how the Project, including its exterior areas and surrounding public areas, will
be managed, so as to avoid becoming a nuisance or impacting neighbors and the
surrounding community.

In addition, Developer shall provide City with proof of capitalization, in the form of
documentation of cash or other liquid assets on hand and Letters of Credit or other
equivalent assets.

16. Employment Requirements

Developer shall adhere to heightened pay and benefits standards and practices,
including recognition of the collective bargaining rights of employees, providing
compensation to and opportunities for continuing education and training of employees,
and providing a living wage to all employees.
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EXHIBIT D

Security Plan
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URETSKY SECURITY

201 Calle Del Oaks, Suite D, Del Rey Oaks, CA 93940
Ph# (831) 324-0687 / Fax (831) 372-3051
P.P.O. License #16659 / P.l. License #22453

SECURITY PLAN

FOR

Golden State Alternative Care, Inc.

261




L. INTRODUCTION .....ccoiiiiiiiiii et 3
II. FACILITY SECURITY ..ottt 4
A. PHYSICAL BUILDING ..ctiriiisessssssssssssssssssss s ssssssssssssssssssssssssssssssssssssssssssssssssssssssssasssssssssssssssssssasssssassssssanes 4
B. ELECTRONIC SECURITY SYSTEM...cciiiiinsssessssssssssssssssssssssssssssssssssssssssssssssssssssssssssssssssssssssssssssssness 8
C. ALARM TESTING ovotuursssssesssssssssssssssssssssssssssssssssssssssssssessssssssssssssssssssssssssssssassssbassssssssssssssssssssssss s spasssssassssssasssssanins 11
II. POLICES & PROCEDURES FOR FACILITY SECURITY ....cocoooviiiiiiiiiiiccccec 12
A. INCIDENT MANAGEMENT AND EMERGENCY RESPONSE .....oovsvvuuressssssssssssssssssssssssssssssssssssssssssssssssssssssssssssssass 12
B. OUTSIDE PARTNERSHIPS: LIAISING WITH COMMUNITY AND LOCAL LAW ENFORCEMENT ....coovvrerusnssssanens 13
C. CLOSING PROCEDURES wuccvtuumsssusssssssssssssssssssssssssssssssssssssssssssassssssssssssasssssssssssssssssssssesssassssssssssssassssssassssssssssssasssssanans 13
D. PREVENTING ON-SITE CONSUMPTION w.ccouumresusmsssssessssssssssssssssssssssssssssssssssssssssssssssssssssssssssssssssssssssssssssssssssssssssasnes 13
IV. SECURITY OPERATIONS .......coiiiiiiiiccc e 16
A. BUSINESS HOURS....otiimrstsssssssssssssssss s i sssssssssssssss s sssssssss s ssssssssbas s ssassssssas st s sbasssssaasssssassssssssssssasssssans 17
B. WORKFORCE SECURITY wccvutuusssssssssssssssssssssssssssssssssssssesssssssssssssssssssssssssssssssssssssssssssssssssssssssssssssssssssssassssssssssssassssssannes 17
C. INVENTORY SECURITY wouevruuesssssssssssssssssssssssssssssssssssssssssssssssssssssssssssssssasssssssssssssssssssssssssasssssssssssssssassssansssasssssssssasssssas 18
2

262



SECURITY PLAN

This is the written Security Plan for Golden State Alternative Care, Inc. (GSAC). This
plan addresses and meets the Requirements of Chapter 5.28. Subsection D-3 “Security
Plan” of the City of Greenfield municipal code (Medical Marijuana Ordinance) and the
Greenfield Police Department.

. INTRODUCTION

GSAC understands the added security challenges of medical marijuana facilities and that
appropriate security measures are of paramount importance. To that end, GSAC has taken
extensive measures to have professionally vetted policies, procedures, and systems in
place to provide comprehensive protection, not only for our physical plant and inventory,
but also for employees, patients, vendors, other visitors and the surrounding community.
Our security will meet or exceed the Police Department’s and City’s requirements set
forth.

The security and safety of the GSAC’s member/patients, staff, administration and
surrounding public, is crucial to the operational goal of providing medicinal marijuana
within a safe and healthy environment.

GSAC has selected Uretsky Security (“Security Agent”) as the agent in charge of
security. Uretsky Security has been providing fully licensed, trained, and professional
security throughout the Monterey County for more than 15 years. Uretsky Security was
founded by Bill Uretsky, who retired as a Lieutenant from the Carmel Police Department
after more than 25 years in law enforcement. Uretsky Security has been in business for
over 16 years and is a full service security company, supplying uniformed armed and
unarmed licensed security personnel. Each security guard is fully licensed by the Bureau
of Security & Investigative Services and under goes to 40 hours of training before being
assigned a post.

GSAC will, at all times, have one or more designated Manager(s) (“Security Manager”)
as GSAC’s agent in charge of security.

The Security Agent and Security Manager will have oversight responsibility for the
implementation of this plan. As the person responsible for implementation, Bill Uretsky
also will serve as a liaison with the executive staff, board, and law enforcement. In
addition, Bill Uretsky will have oversight responsibility to review and update this
Security Plan on a regular basis to ensure our continued compliance with the security
aspects to all applicable laws of the State of California and the Medical Marijuana
Ordinance.
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With the leadership of our Security Agent, GSAC is developing a state-of the-art plan
that takes advantage of the security industry’s best practices and most up-to-date
technology, ensuring that its cultivation facility, manufacturing facility and dispensary
operate at the highest level of security preparedness.

GSAC and Bill Uretsky have reached out to and have been working with the City’s local
law enforcement officials to enlist their input and cooperation in the development of our
security procedures. The goal is for our plan to meet or exceed current standards for
policing and securing this type of facility.

Our Security Plan is divided into three components: Facility Security. Policies and
Procedures, and Operations Security. The preventive measures adopted in these
components will minimize our security exposure, protecting the public, our patients, and
our staff. GSAC also is confident that should there be any breach of security, our
comprehensive response capabilities will ensure the incident is quickly detected,
contained, and resolved at the appropriate response level.

Il. FACILITY SECURITY

GSAC has been approved for a cultivation and manufacturing facility at 721 El Camino
Real and is proposing a cultivation facility and dispensary on 4 separate but contiguous
parcels at 799 El Camino Real. The objectives of the Security Plan are as follows:

e Reduce the likelihood of security breaches

e Trigger an immediate response in the event of a breach

e Control access to the facility, limiting it to authorized and properly identified

personnel

A. PHYSICAL BUILDING

1. Location and Building Specifications
The physical address of our facility will be 721 El Camino Real and 799 El Camino Real.

The proposed facility is located in a light industrial complex area that includes
manufacturing and industrial businesses. Located on a large lot within a secured fence,
the facility has numerous intrinsic security features and is easily converted to high-
security use. The facility does not adjoin high-use public areas or high traffic
intersections, is set back more than 30 feet from the E1 Camino Real, has secure means of
ingress and egress, is located in a light industrial complex, is not accessible to foot traffic,
is in an area of low vehicular traffic, is in an area with little or no non-commercial traffic,
is not located near any schools, freeways, residential housing, or places of worship.

There is one entrance and one side exit and three roll-up steel doors for deliveries for the
facility. Car access also will be limited. The windows do not open.

The facility has entrances and exits and also a metal gate fence to deter unauthorized
access.
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The site plan shows the entire structure of the facility, including the street(s), parking
lot(s), other tenants within the facility, and any other entities that physically border the
facility.

Areas where medical marijuana will be kept or handled have no external doors or
windows and can be accessed only from within the facility. All main access point door
hinges will be equipped with hinge-pin-locking screws to increase security. This
configuration yields optimal conditions for surveillance. These existing design elements
will not only make unauthorized access extremely unlikely, they will also discourage any
theft attempts.

Floor Plan

A floor plan of the facility shows the location of (1) All entrances and exits; (2) The
location of any windows, skylights, and roof hatches; (3) The location of all cameras,
and their field of view; (4) The location of all alarm inputs (door contacts, motion
detectors, duress/hold up devices) and alarm sirens; (5) The location of the digital video
recorder and alarm control panel; and (6) Restricted and public areas.

Lighting

Statistics show that crimes are less likely to occur in well lit areas, because a well lit
property is an excellent deterrent. Security lighting is one of the most practical and
effective ways to prevent crime in or around commercial facilities.

The main objectives of our security lighting system at the facility are to illuminate dark
areas and detect and recognize movement in the protected area. The best vision with
outdoor lighting is obtained from downward directed and shielded security lighting that is
constantly on, supplemented with instant-on lighting triggered by motion detectors.

GSAC will add external security lighting, including high spot lights to both facilities.
Each facility and all walkways of each facility will be well illuminated to maximize
visibility. Lighting will be operated automatically by a photo-sensor, ensuring that
lighting will at all times be optimal for video capture.

Exterior lighting on the Facility and parking area lighting for the Facility will be balanced
and will not result in a glare on adjoining properties, will complement the security
systems described above to ensure that all areas of the GSAC are visible, and will provide
increased lighting at all entrances to the Facility. The exterior lighting will be turned on
from dusk to dawn.

No medical marijuana, or any product containing medical marijuana, or paraphernalia
will be visible from the exterior of the Facility.

GSAC will add external security lighting as appropriate.
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4. Guards/ lIdentification

Security personnel will perform security functions and keep records of having performed
routine regular inspections of all security systems, barriers, gates, doors, and locks,
immediately reporting any malfunctioning or compromised security feature to the
Security Manager. Any incidents qualifying as irregular or suspicious will be handled
immediately.

GSAC will employ Security Personnel subject to the following requirements:

e All Security Personnel will register and maintain valid registration status with the
State of California’s Department of Consumer Affairs. At no time will there be any
Security Personnel registered with the State at any level that is less than that of a
proprietary private security officer.

e Proof of application and registration for all Security Personnel will be maintained by
GSAC and will consist of copies of all relevant documentation including: application
forms, receipts for application fees and live scan fees, and actual proof of registration.

e While on duty, all Security Personnel will have a nameplate containing the Security
Personnel’s full name and the word “SECURITY” printed in bold, capital letters.
The nameplate will be exhibited prominently on the clothing, at chest level, and will
be visible and easily read at all times. The nameplate will be a minimum of two
inches (2") high and four inches (4") wide, with the required information printed in
capital letters, at least three-fourths inches (?4”) high and in a contrasting color.

e As an alternative to a nameplate, the Security Personnel’s name and the word
“SECURITY” may be embroidered on the Security Personnel’s outermost garment
with the required information meeting the above specifications and located at chest
level.

Security Personnel/Security Guard will be present and on duty at the Facility during its
hours of operation.

The Security Personnel/Security Guard will provide security inside the Facility, along the
outside perimeter of the Facility, at parking sites immediately adjacent to the Facility and
used by members of GSAC, and at sidewalks adjacent to the Facility.

Once each facility is operational, GSAC will employ Uretsky Security, a private
company that will provide security guards. Uniformed armed and unarmed security
personnel will be on site monitoring the facility during hours of operation. All security
personnel will be thoroughly screened, trained, and strictly to ensure they are of the
highest capability.

During operating hours, GSAC will have 2 on-site security guards at the facility entrance.
After hours GSAC will have 1 on-site security guard at the facility.
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Security personnel will perform and keep records of having performed routine regular
inspections of all security systems, barriers, gates, doors, and locks, immediately
reporting any malfunctioning or compromised security feature to the Security Agent.
Any incidents qualifying as irregular or suspicious will be handled immediately.

Perimeter Security

GSAC will secure the perimeter of our cultivation facilities to prevent unauthorized
intrusion. With our cultivation facility, GSAC plans to use one or more of the following
critical elements to secure the perimeter of our building: security fencing, security guards,
and electronic surveillance (round-the-clock manned or alarmed camera surveillance and
electronic intrusion detection).

The Facility proposes fencing around the entire perimeter with gate entries. Any new
fencing will be installed in such a way that no gaps will be left between the fencing and
areas where it butts up against the building or yard. The security of any perimeter fencing
will be checked by guards daily.

The perimeter of each building will be secured by video surveillance and adequate
outside security lighting.

Motion detectors will monitor the inside of all exterior doors and windows. These
are separate sensors from our video camera motion detectors.

Access Conditions for Staff and Non-Staff Business Associates

At the facility location, all staff and business associates will park in the common parking
spots in front and in the rear of the building. The personnel will use the front entrance to
access the facility. At the facility, there will be parking spaces inside the secured
perimeter for employees and vendors. All staff will need keycards and electronic pass
codes to access both facilities, including restricted areas within the facility (see below for
details on keypad systems).

Non-staff business associates are all those, such as vendors and contractors, who do
business with GSAC but are not employees or directors. To access restricted areas of
either facility, non-staff business associates will need to be admitted by appropriate
staff and must be accompanied by a staff member at all times.

All persons working for or doing business with us will need a company-issued
permanent identification card or temporary identification tag to be able to enter
restricted areas. Staff will receive these upon hire.

Once the reason for their visit is confirmed, vendors and contractors will receive
temporary identification tags at the reception window before being allowed to enter

the dispensary or cultivation rooms under staff escort.

GSAC will require that ID cards and tags be visibly worn by all staff and non-staff at
all times within the facility.
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Qualified Patient and Primary Caregiver Access

Guidelines for qualified patient and primary caregiver access are provided in GSAC’s
Business and Operations Plan for the Dispensary.

Non-Patient Public Access

Persons other than management, employees, volunteers, vendors, contractors, and
patients and their caregivers may from time to time have legitimate reasons to visit our
facility. These include:

e Law enforcement

e Political officials and government administrators,

e Medical, health, and social service professionals, and
e The media.

Besides staff, no one other than law enforcement may enter the restricted areas of our
facility unless their visit has been approved by management, they have been issued and
are wearing a temporary facility identification tag authorizing their entry into restricted
areas, and they are accompanied at all times by a staff member who has been specifically
authorized to bring them into access-restricted areas.

Internal Access-Point Control

Movement within each area of the facility will be tightly controlled. All main access
doors, doors to the cultivation rooms will require keycards and electronic pass codes. In
addition, patients and caregivers will not be allowed in from the waiting room of the
dispensary as described above unless they have been verified as qualified patients or
caregivers.  Only permitted employees will be allowed to enter into the cultivation
facility.

. ELECTRONIC SECURITY SYSTEM

GSAC will install a comprehensive electronic security system with video
surveillance/recording capability, third-party monitoring, intrusion detection, and panic
buttons.

Video Surveillance

The Facility will be equipped with, and at all times be monitored (24/7) by, a web-based
closed-circuit television for security purposes. The camera and recording system will be
of adequate quality, color rendition and resolution to allow the ready identification of any
individual committing a crime anywhere on or adjacent to the Facility. The system will
be fully functional prior to processing or cultivating of medical marijuana at the Facility,
should that occur.

The recordings of the monitoring will be maintained for a period of not less than thirty
(30) days and will be made available and accessible to the Chief of Police and any other
City official charged with enforcing the provisions of the Greenfield Municipal Code.
The recordings will be made available immediately upon request for review and copying,
without the need for a search warrant, subpoena or court order. GSAC will also provide
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the Chief of Police with access to on-site web-based video surveillance to monitor
remotely at any time without a warrant, subpoena or court order. The Police Department
will be notified 72 hours in advance of any planned security system maintenance that will
result in any stoppage of the continuous recording.

GSAC will employ state-of-the art external and internal Advidia Cameras up to 6
megapixel resolution Standard H.264 video compression with high compression ratio.
Progressive scan CMOS, Includes Hi-PoE injector. High Speed PTZ with 30x Optical
Zoom WDR and auto/manual day & night switch. Weather Proof Rating: IP66 Video
Insight VMS Software license included. This is sufficient to allow facial identification of
anyone in or nearing the facility. All cameras are equipped with motion detection and
will have infrared technology for low light conditions, capable of identifying activity at
night or in unlit rooms. Our IP camera system with digital NVR (Network Video
Recorder) recorder includes:

P-240 Advidia P-240 2.4 MP, Full HD at up to 30 fps H.264 and 30x zoom

The Advidia P-240 is a powerful PTZ 2.4 MP, Full HD at up to 30 fps H.264 and 30x
zoom, offers the best clarity and precise maneuvering capabilities with pinpoint and focus
in on any detail. With an IP 66 rating, the P-240 works best in outdoors monitoring large,
busy spaces like parking lots. (See attached Technical Specifications).

A-65 bullet camera is a 6 megapixel camera with built in IR.

The A-65 is ideal for areas such as parking lots and outdoor applications where more
pixels per foot are required. Remote zoom and focus (See attached Technical
Specifications).

A-44-1R V2 Dome Camera

The A-44 IR V2 indoor dome is a great camera for hallways and classrooms. This video
surveillance camera has a 2 megapixel sensor and remote focus. With 2-way audio, the
A-44 TR V2 can be used in a variety of scenarios. (See attached Technical
Specifications).

External video surveillance will cover all areas of possible ingress and egress. Internal
video surveillance will cover the waiting room, reception office, the dispensary room,
cultivation rooms, and processing rooms. This covers all areas where marijuana is
present or handled, including all point-of-sale locations, and all means of access to such
areas. Video surveillance will cover external and internal areas 24/7.

Dell® PowerEdge R730xd Rack Server with Video Insight Enterprise VMS (Video
Management Software):

VIDEOINSIGHT

A Panasonic Company

2 x Intel® Xeon® Processor E5-2603 v3 1.6 HGZ, 15M Cache Preloaded Network Video
Recorder 2U Rack. Video Insight NVR comes pre-loaded, activated and tested with the
full Video Insight Software Suite. http://www.video-insight.com/ (See attached
Technical Specifications).

269



ACCESS CONTROL CONNECTION (ACC)

ACC is a full service IT and security camera systems company serving the Monterey
County area for over 20 years. ACC prides itself on professional installations and service
of security cameras, video surveillance cameras and access control systems. ACC’s
professional and knowledgeable security camera systems staff will assist you in
providing affordable security camera systems, commercial security camera systems and
video surveillance installations.

Third-Party Monitoring

GSAC anticipates contracting with ACC & Uretsky Security to help deter, detect, and
document security events at each facility. ACC & Uretsky Security will monitor for fire
and for security breach of doors or windows. Trained professionals from their monitoring
centers will be able to access our security surveillance system at all times, and will report
and document any suspicious activity. Our internal security personnel will work with
[vendor] to establish guidelines for what entails suspicious activity and to ensure
regulatory compliance.

e There will be triggers around the facility to alert our monitoring team of a possible
intrusion or unauthorized access. Triggers can be:

Motion-sensor surveillance cameras
Motion-sensor laser beams

Unauthorized electronic access

O O O O

Security and fire alarms

ACC 1s a full service IT and security camera systems company serving the Monterey
County area for over 20 years. We pride ourselves on professional installations & service
of security cameras, video surveillance cameras and access control systems. Our
professional and knowledgeable security camera systems staff will assist you in
providing affordable security camera systems, commercial security camera systems and
video surveillance installations.

Intrusion and Motion Detection

Our alarm system will have motion detectors and glass breakage sensors covering
entryways and exits, hallways, cultivation rooms, storage rooms, and windows.

Motion detectors will be utilized to monitor the interior side of all exterior windows and
doors. (These are separate from our video camera motion detectors.)

Centrally monitored Fire and Burglar Alarm System
The Facility will comply with all local fire code requirements.

The Facility will have a centrally monitored fire and burglar alarm system. This system
will be fully functional at all times and prior to processing or cultivating medical
marijuana at the Facility, should that occur.
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At a minimum, this alarm will cover the perimeter of the Facility and will focus on those
areas where medical marijuana is grown, produced, harvested, stored, packaged or
dispensed.

This alarm system will be monitored by a professional alarm company at all times.
This alarm system will be routinely inspected to insure that they are functioning properly.

We shall install, maintain, and use a professionally monitored robbery and burglary alarm
system; which meet the following requirements:

e The control panel shall be a UL listed burglar alarm control panel,

e The system shall report to a UL listed central monitoring station;

e A test signal shall be transmitted to the central station every twenty-four (24)
hours;

e At a minimum, the system shall provide coverage of all facility entrances and
exits, rooms with exterior windows, rooms with exterior walls or walls shared
with other facility tenants, roof hatches, skylights, and storage room(s) that
contain safe(s);

e The system shall include at least one (1) holdup alarm for staff use; and

e The system shall be inspected and all devices tested annually by a qualified alarm
vendor.

. Alarm Testing

A test signal will be transmitted to the central station every twenty-four (24) hours.
The alarm system will provide coverage of the facility ingress/egress points, the
exterior windows, offices, production areas, storage areas, cashiering areas and the
product safe. The system will include at least one (1) holdup alarm for staff use.
Finally, the system shall be inspected and all devices tested annually.

Panic Buttons and Internal Communications
Panic buttons will be installed.

There will be incoming phone lines and active telephone handsets with intercom
capability: reception office, dispensary room, medical director’s office, and the
miscellaneous business office. Phones will be VOIP via broadband ISP.

Fire Security

The facility will comply with all local fire code requirements. The facility will have fire
sprinkler systems. In addition, all rooms in each facility will be equipped with smoke
detectors. ABC rated fire extinguishers are present in the facility.

Maintenance and Testing

All security-related systems will be routinely inspected to insure that they are functioning
properly. This includes:

e Video surveillance equipment
11
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e Third-party monitoring equipment and connections
e Alarm systems

e Sensors

e Electrical connections

e Motion detectors

e Smoke detectors

¢ Panic buttons

e Phone connections

¢ Information storage and backup systems

e Electrical backup systems

The Security Agent will be responsible for ensuring that such inspections take place
at reasonable intervals. We will promptly implement all necessary repairs to ensure
continuous proper functioning of the security system. Inspection results and maintenance
records will be securely kept for review by the Department and appropriate oversight
authorities.

I11. POLICES & PROCEDURES FOR FACILITY SECURITY

A. Incident Management and Emergency Response
We understand that smooth operations require well-laid contingency plans and a staff
well-trained in their execution. Under the leadership of our Security Agent and with
input from appropriate. Local agencies and enforcement authorities, GSAC will develop
a comprehensive Emergency Response Plan.

The Emergency Response Plan will include contingencies for non-security related
emergencies such as medical emergencies, bomb threats, fires, explosions, chemical
release, and weather-related disasters to ensure an appropriate and orderly response. This
will prevent non-security related emergencies from becoming aggravated security
emergencies as well. Emergency procedures and emergency contact numbers will be
provided in writing to all employees and posted prominently in all areas of the facility.

We will also develop a comprehensive set of guidelines for dealing with security threats.
All staff will learn and be drilled in these procedures to ensure they are adequately
prepared for emergencies. Preparedness means all staff members:

e Know how to assess emerging situations to determine the type and level of threat
they may pose;

e Know how to respond to different kinds of security threats;

e Know which types of situations warrant the activation of panic buttons; and

12
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e Know how to proceed when a security alarm goes off or a panic buttons has been
activated.

If a security breach is found to constitute an actual emergency, authorities will be notified
as required. We will then follow the emergency response procedures it will establish in
cooperation with local law enforcement authorities for smoothly bringing the situation
under their control.

Procedures will be revised and updated as necessary. They will be reviewed at least one
every twelve months. We will invite local law enforcement to offer their input on up-to-
date security threat analysis and contingency planning.

. Outside Partnerships: Liaising with Community and Local Law Enforcement

Local law enforcement and neighbors in close proximity to our facilities will have the
name of one or more contact persons on our staff whom they can notify day or night in
case there is a problem impacting them or that they feel may impact us.

We will periodically reach out to neighbors to ensure that there are no unreported
problems of this sort.

We also will reach out to local law enforcement to develop a professional working
relationship and a coherent contingency plan for incidents that require a law enforcement
involvement at our facility. Local law enforcement officials will be invited on-site to
discuss and evaluate potential security risks, vulnerabilities, and to assist in the
development or enhancement of our current security program.

. Closing Procedures

After the close of business each day, GSAC closing procedures require that the alarms be
set by the two (2) or more individuals who will all exit at the same time. At the close of
each business day, our personnel will insure that all rooms are locked, the processed
medical marijuana and medical marijuana is secure and that the security alarms are set:

1. All exterior doors and interior rooms are locked.
2. The medical marijuana products are secured in the safe.

3. That the security alarms are set.

. Preventing On-Site Consumption

GSAC shall not permit the consumption of medical marijuana at the registered premises
in any form. All medical marijuana will be kept in a closed container that shall not be
opened on the premises. Any medical marijuana or marijuana paraphernalia that shows
evidence of the medical marijuana having been consumed or partially consumed will be
reported to the Department and/or local Police Department. Smoke detectors will be
installed at the Facility and routine monitor surveillance will be implemented to prevent
the use of medical marijuana on the registered premises.

13
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1. Suspicious Activity and Loitering

Staff will be trained to identify and respond appropriately to all levels of suspicious
activity. Loitering will not be tolerated. Patients will be advised orally at their first visit
of our no loitering policy as well as be given a patient handbook in which they are shown
the policy in writing. Noncompliance will result first in a warning, then in a suspension
of purchasing privileges at our facility. Loitering by non-patients will result first in a
warning from our staff or security guard, and then in notification of local law
enforcement.

2. Ingress/ Egress / Access
GSAC will secure the perimeter of the Facility to prevent unauthorized intrusion.

Windows and roof hatches of the Facility will be secured from the inside with bars so as
to prevent unauthorized entry. The bars will be equipped with latches that may be
released quickly from the inside to allow an exit in the event of an emergency. The
windows and roof hatches will be in compliance with all applicable building provisions
in the Greenfield Municipal Code.

Exterior doors to the Facility will remain locked from the outside to prevent an
unauthorized ingress to the facility. Ingress will be allowed by means of a remote release
operated from within the GSAC. In all cases, doors will remain operable from the inside
to allow egress without the use of a key or special knowledge. Access-controlled egress
doors will comply with Section 1008.1.3.4 of the California Building Code.

Members, not including personnel, will enter the Facility through the GSAC’s front
entrance into a safety area. This safety area in law enforcement is sometimes called a
“Sally Port.” Entrance into the areas where medical marijuana is kept must be
authorized. Members, not including personnel, must provide proper documentation in
order to leave the Sally Port and enter into other areas of the Facility.

Persons other than management, employees, volunteers, vendors, contractors, and
members may, from time to time, have legitimate reasons to visit our facility; such
persons: may include: law enforcement, political officials government administrators,
medical, health, and social service professionals, and the media.

Besides the GSAC’s management, employees, volunteers, vendors, contractors, and
members, no one, other than law enforcement or City agents, may enter the restricted
areas of the facility unless management has approved their visit. Movement within the
Facility will be tightly controlled and regulated.

No cultivation of Medical Marijuana at the Facility will be visible from any public or
other private property, nor will Medical Marijuana or any product containing Medical

Marijuana be visible from the exterior of the Facility.

All areas devoted to the cultivation of medical marijuana at the Facility will be secured
and separated from public access, by locked interior doors and any other security

14
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measures necessary to prevent an unauthorized entry.

Preventing Theft & Non-Diversion
To prevent diversion of medical marijuana we will take the following measures:

1. Any personnel that are aware of any such theft or diversion will result in immediate
termination and reporting the incident to both the Department and the Police
Department.

2. All medical marijuana while growing will be maintained in a secure and locked room
that is accessible only to authorized persons. Medical Marijuana that has been
processed but not delivered to an authorized dispensary will be in a compliant safe.

3. No individuals who are not authorized to be on the premises will be allowed access
thereby reducing the threat of theft or diversion of medical marijuana.

4. At the time of each purchase, GSAC will verify the status of the registered dispensary
and/or medical marijuana patient in good standing with the Department.

5. Have the dispensary and/or medical marijuana patient agree not to distribute cannabis
to non-patients;

6. Have the dispensary and/or medical marijuana patient agree not to use the cannabis
for other than medical purposes;

7. Maintain dispensary and/or medical marijuana patient records on site or have them
reasonably available in a secure filing cabinet;

8. Track when dispensary and/or medical marijuana patient licenses and/or permits
expire;

9. Enforce conditions of purchasing by excluding those who are caught diverting
cannabis for non-medical use;

10. Monitor transactions and program controls to see if a dispensary and/or medical
marijuana patient is purchasing more than should be reasonable.

11. Implementing our state-of-the-art supply chain tracking system that follows every
plant from seedling to sale to prevent shrinkage within the cultivation facility. Each
plant has a barcode and if it is missing we will know that a serial number is
unaccounted for;

12. Compare average yields of plants, whereby if plants in particular areas are yielding
less end product we can alert Security to a possible concern; and

13. Obtain delivery confirmations for each package delivered to dispensaries from
authorized transportation personnel, and log that information with our record keeping
system.

Since regular inventory and supply chain tracking is crucial to preventing diversion,
inventory will be manually performed every day by a background-checked employee to
verify the accuracy of our computerized inventory management system.
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We believe that by having strict guidelines aimed at preventing diversion, and creating an
inventory tracking system that allows us to follow each plant from seedling to sale, we
will be able to create a closed loop system and effectively mitigate risks of theft and
diversion.

4. Incident Log

GSAC will maintain an incident log for a period of seven (7) years with reports of
incidents that triggered an alarm. Such reports shall be made available to the Department
during any inspection of the facility. We will notify the Department by electronic means
within twenty-four (24) hours of any incident in which a theft, burglary, robbery, or break
in occurred, whether or not items were actually removed from the facility. Our facility
manager shall follow up the initial notice with a written report describing in detail the
factual circumstances surrounding the incident and include an inventory of all stolen
items, if applicable. The incident log will be kept in a safe, secured filing cabinet.

5. Weapons

No person will be allowed to be in possession of any firearm while in the Facility,
without having first obtained a license from the appropriate state or local agency
authorizing the person to be in possession of such firecarms. Persons in possession of a
firearm while on the premises of the GSAC must provide the City Manager and the Chief
of Police, ten (10) days before bringing the firearm onto the Premises, with the following:

e A copy of the license issued to the person by the appropriate state or local
agency authorizing him or her to possess such firearms.

e A copy of his or her law enforcement identification (if he or she is employed by
a law enforcement agency.

e A copy of his / her California Driver’s License or Identification Card.

IV. SECURITY OPERATIONS

Employees will be tested on training content and must pass the test by their third attempt
in order to remain employed. All staff will also go through periodic refresher seminars,
as well as new training on any policy updates or changes in procedure. All emergency
procedures will be rehearsed in periodic drills.

In addition to training and periodic drills, all employees will receive official Company
reference material, written in plain English and presented in an easy-to-use outline
format, explaining all our operational, safety, and security policies and protocols. In
developing our official safety and security policies, we will consult with local law
enforcement. We will also work with local police to develop effective ongoing employee
training seminars and practices. Especially in developing our policies and training
procedures on crime prevention and security threat response, we will seek the
involvement of local law enforcement.
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A. Business Hours
Our cultivation and manufacturing facility shall not be open to the public. The facility
will operate twenty-four (24) hours a day, seven (7) days per week. Deliveries will occur
between the hours of 9:00 AM and 5:00 PM Monday through Friday. We shall permit
only a registered director, officer, member, incorporator, agent, manager, employee, or
government or law enforcement official on the registered premises of the cultivationor
manufacturing facility.

The hours of operation for the dispensary will be 9:00 AM to 7:00 PM, Sunday through
Saturday. During these hours patients, caregivers and visitors will be verified and
accepted.

Shipment receiving will be 10:00 AM to 5:00 PM, Monday through Friday.

Vending hours will be 10:00 AM to 2:00 PM, Monday through Friday.

B. Workforce Security

1. Staffing Structure and Current Employee Roster
A breakdown of the positions by title and job description is found in the Staffing Plan.

2. Background Checks

All employees shall be subject to a Fingerprint-Based Criminal History Records Check
by the Police Department prior to their employment. The fingerprint check will include
all employees, volunteers, principals, directors, and board members. We will also
perform background checks on any contractors or vendors who regularly work within the
facility or will be employed there for an extended time. Copies of any public records
obtained through the background check process will be provided to the individual
concerned. To ensure transparency, the entire background checking process will be
conducted by a third-party.

We will not employ anyone who has been convicted of a felony except for the purposes
of the Medical Marijuana Program as an “excluded felony offense.” Also, we elect not to
engage any contractors or vendors who would have access on a regular basis or for an
extended time to restricted areas of our facility if they have been convicted of any
excluded felony offenses.

An accurate and up-to-date employee list shall be maintained on the premises and shall
be made available to the Chief of Police upon request. The employee list shall include the
full name, residence address, telephone number, date of birth, social security number, and
date of hire of each employee. The Chief of Police shall be notified within twenty-four
(24) hours after discovering any of the following:

« Significant discrepancies identified during inventory.

« Diversion, theft, loss, or any criminal activity involving the facility or its
operations, or any agent, officer, or employee of the business.
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e The loss or unauthorized alteration of records related to Medical Marijuana or
employees or agents of the business.

» Any other breach of security.

3. Training and Drills

Security and emergency response training is only part of the comprehensive training
required for all employees. Training will also cover:

e Medical marijuana laws and regulations,

Patient privacy, confidentiality, and secure electronic record keeping,

Procedures for patient reception and registration,

Procedures for product sales, and

Personal safety, fire safety, and crime prevention.

4. Personnel Records

GSAC will maintain personnel records for each employee, agent, or volunteer. These
personnel records will be maintained for a period of at least six months past the end of
the individual’s affiliation with us. These records will include:

e Application

e Documentation of all required training,

e A signed statement from the individual indicating the date, time, and place that he
or she received training and the topics discussed, including the name and title of
the presenters.

e Record of any disciplinary action taken against employee at any time during
employment.

5. Limited Cash Operation

Cash payments will be directly deposited into a drop slot safe, limiting the amount of
cash circulating at the dispensary. The money will be removed from the safe and counted
daily in a locked room. Access to the dispensary will be limited to employees during all
safe transfers. Two employees are required to be present during this time. The cash will
then proceed to the appropriate bank in a locked container each day. Access to the
container will require both an electronic keypad password and a pass-code.

C. Inventory Security

1. Sale

The inventory tracking and control system associates every product sold with a single
transaction, a single patient or caregiver, and a single dispensary agent. All sales take
place under camera surveillance that captures inventory movement as well as the faces
and identifying features of the patient (or designated caregiver) making the purchase and
the dispensary agent making the sale. See our Inventory Control Plan for details on our
inventory tracking system.
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2. Storage

All harvested medical marijuana will be stored in high-security fire-proof safes.
Inventory will be removed from the storage safes only for the purpose of immediate
transport or immediate sale. Our fireproof safes are will be waterproof from fire hoses
and sprinklers and have all steel construction, inside and outside. Our storage safes will
represent top quality for safety and fire protection. The storage area shall have a
volumetric intrusion detection device(s) installed and connected to the facility intrusion
detection system. The safe shall be a UL listed burglar-proof safe with a minimum rating
of TL-30. Safes weighing less than seven hundred fifty pounds (750 Ib.) shall be installed
in a steel clad concrete block or otherwise securely anchored to a fixed part of the facility
structure.

3. Visibility
Medical marijuana or paraphernalia will not be visible from any public or other property
not owned by us.

4. Transport
GSAC does not plan to deliver medical marijuana to dispensaries.

All drivers with incoming products or supplies will be required to be in contact with our
facility at the origination of the transport process. We will keep all transportation
documents computerized and ready for inspection, and will have appropriate commercial
liability insurance that covers travel.

Loading at the facility will also take place under the supervision of a security personnel
or an authorized employee.

For information on our inventory tracking system, see our Inventory Control Plan.

5. Disposal of Unused or Surplus Medical Marijuana

We intend to dispose of unused or surplus medical marijuana and its by-products by
incinerating. All unused or surplus medical marijuana and its by-products shall be
weighed and documented and recorded on a form.

We shall report any stolen or lost medical marijuana by filing a police report by calling
911 or in person with the Police Department where our registered business resides either
in person or in writing within twenty-four (24) hours of becoming aware of the theft or
loss.

6. Record Keeping

We will keep records complying with local, state, and federal laws and regulations
regarding patient records, inventory records, and transportation records. Transport agents
will carry with them a copy of the transport authorization and control data (the “transit
slip””) during transport of medical marijuana. All inventory control records and records of
inventory transfer, transport, and delivery will be kept for five years and made available
to the Department and authorities on request.
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7.

Information Systems Security

Securing Data

Our data and information are as valuable as our products. We will take both ordinary
and extraordinary measures to protect our information systems and keep our data
secure. Ordinary measures are:

e Using virus protection, spam-filtering, and firewalls
e Keeping software and OS updated

e Using passwords and changing them frequently

e Using secure wireless networks

e Restricting web browsing

¢ Initiating frequent and secure data backups

We will limit access to our network by using unique user passwords and by restricting IP
addresses and MAC addresses to specific computers. The use of third party email, web,
and data servers will be avoided. We will provide training on user security procedures.

All data and information from our security system and from our inventory control system
will be secured and encrypted and backed up automatically every night, not only to a
private server on site, but also to a secure, off-site server location. Should there be an
emergency, natural disaster, or criminal breach at our facility, all data remain safe and
remotely accessible on our remote backup server.

Patient Health Information

Just as sensitive and important as our security system data and our inventory tracking
data are our patient records. We take patients’ privacy very seriously. Consequently,
all the safeguards in place to protect and preserve our security data and inventory
control data will also be employed to preserve patient information and prevent any
breach of patient confidentiality, ensuring that the electronic storage, transmission,
and retrieval of patient health information is secure.

Patient records will be stored in a database and encrypted at the OS level. All digital
records will follow HIPAA and PCI regulations and guidelines.
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EXHIBIT E

Odor Control Plan

Development Agreement — Exhibit E 11
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Odor Management Plan

The Odor Management Plan for GSAC addresses and meets the requirements of Chapter
5.28.050 of the City of Greenfield Medical Marijuana Ordinance.

The proposed cultivation of medical cannabis could cause odors. A preliminary evaluation
has been made of possible significant impacts of odors to the environment and mitigation
measures that can be incorporated into the planning, design, and operation of the cultivation
site. The primary purpose of Odor Management Plan is to demonstrate how we will comply
with the applicable environmental laws and regulations pertaining to cultivation facilities.

“Scrubbing” and Treatment of Air

GSAC intends to use a Closed Growing Environment (CGE), or closed loop aeration
system that keeps all environmental conditions contained within a production room, as
opposed to an open aeration system that brings in air from outside at its facilities. In a CGE
setup, each room, where plants are stored or processed, is sealed from the others, bringing in
no outside air. There are no air vents pushing air to the outside or vents pulling air in.

The CGE setup provides the ability to manually control a production room’s environment,
creating ideal plant conditions to foster plant growth, avoid problems associated with an
open aeration setup and sustain our environmental objectives. These enclosed interior
environments are not affected by outside conditions, providing a barrier to contain odor
within our facility and control pests from entering from outside our facility. The ability to
provide plants with an optimal temperature, humidity and CO, levels can have a large impact
on crop yield and quality while minimizing impact to the environment.

Before leaving the production room, the air will run through a series of active carbon filters,
through which odors are “scrubbed” from the air. The air is conditioned with humidifiers,
dehumidifiers and air conditioning.

The treatment of air in a CGE setup also helps avoid odor related security and nuisance
problems. Cannabis produces heavy odors due to evaporation of volatile terpenoids. As
such, in order to have minimal impact to the outside and inside environment and produce
more robust plants, GSAC intends to use this system of air circulation and scrubbing air.
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City Council Memorandum

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

DATE: October 6, 2016

AGENDA DATE: October 11, 2016

TO: Mayor and City Council

PREPARED BY: Mic Steinmann, Community Services Director

TITLE: DEVELOPMENT AGREEMENT WITH GREENFIELD

ORGANIX, INC., FOR MEDICAL MARIJUANA
CULTIVATION AND MANUFACTURING FACILITIES AT
900 CHERRY AVENUE

AUTHORITY AND PROCEDURES

Development agreements are authorized under chapter 16.37 of the municipal code pursuant to
the authority of State Government Code section 65865 et seq. The purpose of development
agreements is to give certainty to the planning and project development process and to give
assurance to the project applicant that upon approval of the project, the applicant may proceed
with the project in accordance with existing policies, rules, and regulations, and, subject to
conditions of approval, this will strengthen the public planning process, encourage private
participation in comprehensive planning, and reduce the economic costs of development.

Development agreements must be approved by ordinance and the City Council must make a
finding, following public hearing, that the provisions of the development agreement are
consistent with the general plan and any applicable specific plan. (Section 16.37.100) The
Planning Commission is responsible for holding public hearing on a proposed development
agreement and recommending to the City Council that it approve, conditionally approve, or
disapprove the development agreement. (Section 16.37.090)

BACKGROUND AND ANALYSIS

Chapter 5.28 of the municipal code authorizes the issuance by the City Council of medical
marijuana regulatory permits. On June 14, 2016, the City Council approved issuance of medical
marijuana cultivation and manufacturing regulatory permits to Golden State Alternative Care,
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Inc. (located at 721 ElI Camino Real) and Greenfield Organix, Inc., (located at 900 Cherry
Avenue), subject to a number of conditions of approval, including execution of a development
agreement which shall include at a minimum the terms and conditions required by and specified
in the administrative regulations for medical marijuana facilities regulatory permits approved
under City Council Resolution No. 2016-15, and such other terms and conditions as otherwise
required by the City Council during its review and discussion of the development agreement.

On October 4, 2016, the Planning Commission held public hearing on the proposed development
agreement. (A copy of the full Planning Commission staff report, proposed resolution, and
development agreement is attached to this staff report.) After public hearing and discussion,
several commissioners requested additional time to further consider the proposed development
agreement. The Planning Commission then approved a motion to continue final action to a
special meeting to be held on October 13, 2016. The Planning Commission also requested the
City Council defer taking action on the proposed development agreement until after the Planning
Commission has had an opportunity to make an appropriate recommendation that the City
Council approve, conditionally approve, or deny the proposed development agreement.

RECOMMENDATION

It is recommended the City Council postpone taking final action on the proposed development
agreement to the next regularly scheduled City Council meeting, October 25, 2016. However,
since this agenda item includes a noticed public hearing, it is recommended the City Council
open the public hearing and then continue it to the October 25, 2016 meeting date. At the
discretion of the City Council, any members of the public who wish to address the Council on
this matter may be requested to defer their comments to the October 25 continued public hearing.

PROPOSED MOTION

NONE REQUIRED.
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Planning Commission Report

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

DATE: September 21, 2016

AGENDA DATE: October 4, 2016

TO: Planning Commissioners
FROM: Mic Steinmann, Community Services Director
TITLE: RECOMMENDATION THAT THE CITY COUNCIL APPROVE A

DEVELOPMENT AGREEMENT WITH GREENFIELD ORGANIX,
INC., FOR MEDICAL MARIJUANA CULTIVATION AND
MANUFACTURING FACILITIES AT 900 CHERRY AVENUE

AUTHORITY AND PROCEDURES

Development agreements are authorized under chapter 16.37 of the municipal code pursuant to
the authority of State Government Code section 65865 et seq. The purpose of development
agreements is to give certainty to the planning and project development process and to give
assurance to the project applicant that upon approval of the project, the applicant may proceed
with the project in accordance with existing policies, rules, and regulations, and, subject to
conditions of approval, this will strengthen the public planning process, encourage private
participation in comprehensive planning, and reduce the economic costs of development.

Development agreements must be approved by ordinance and the City Council must make a
finding, following public hearing, that the provisions of the development agreement are
consistent with the general plan and any applicable specific plan. (Section 16.37.100) The
Planning Commission is responsible for holding public hearing on a proposed development
agreement and recommending to the City Council that it approve, conditionally approve, or
disapprove the development agreement. (Section 16.37.090)

BACKGROUND AND ANALYSIS

Chapter 5.28 of the municipal code authorizes the issuance by the City Council of medical
marijuana regulatory permits. On June 14, 2016, the City Council approved issuance of medical
marijuana cultivation and manufacturing regulatory permits to Greenfield Organix, Inc., (located
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at 900 Cherry Avenue) and Golden State Alternative Care, Inc. (located at 721 EI Camino Real),
subject to a number of conditions of approval, including execution of a development agreement
which shall include at a minimum the terms and conditions required by and specified in the
administrative regulations for medical marijuana facilities regulatory permits approved under
City Council Resolution No. 2016-15, and such other terms and conditions as otherwise required
by the City Council during its review and discussion of the development agreement.

Proposed Development: Greenfield Organix will cultivate and manufacture medical marijuana
and products at 900 Cherry Avenue on behalf of the patient members of the Greenfield Organix
collective and other legal dispensaries/collectives, which at this includes Higher Level of Care of
Carmel, CA and Exhale Med Center of West Hollywood, CA. includes Higher Level of Care of
Carmel, CA and Exhale Med Center of West Hollywood, CA. There will be no direct
distribution or sale to the public, qualified members of the Greenfield Organix collective, or their
primary caregivers from the Greenfield Organix cultivation and manufacturing facility located in
the City. Medical marijuana flower and infused products will be distributed only to legal
dispensaries/collectives not located in the City with which Greenfield Organix has a contractual
relationship.

The proposed project is a light industrial/cultivation/nursery/manufacturing development for
medical marijuana cultivation and manufacturing facilities. As currently proposed, the overall
project will be developed in sequential phases. The first sequence or phase includes renovation
of the existing 884 square foot house for use as a caretaker residence, construction of a 4,000
square foot manufacturing warehouse, and construction of one 10,800 square foot greenhouse.
Phase two includes construction of four 10,800 square foot greenhouses, Cherry Avenue curb,
gutter, and sidewalk improvements, construction of an on-site stormwater detention basin,
installation of water and sanitary sewer lines, undergrounding of utilities, and decommissioning
of the existing septic system. The final construction sequence includes construction of five
additional 10,800 square foot greenhouses. All sequential development should be completed
within eighteen months of initial project approval.

Conformance with General Plan

The Greenfield General Plan designates the project site as Light Industrial with an Industrial
Park Overlay. This land use designation allows for a broad range of industrial uses such as
processing, packaging, machining, repair, fabricating, distribution, warehouse and storage,
research and development, and similar uses that do not result in significant impacts from noise,
odor, vibration, smoke, or pollutants. These uses should, when possible, be combined in
development projects that incorporate various uses to minimize travel and transport for goods
and services related to and required to support the industrial use, and to help reduce regional
commuter traffic by providing employment opportunities for residents of Greenfield within the
city limits. The proposed project combines processing, packaging, and distribution of finished
and raw products consistent with the uses allowed by the General Plan Light Industrial land use
designation.

The General Plan encourages infill and intensification of land uses through the reuse or
redevelopment of vacant or underutilized industrial, commercial, and residential sites. The
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General Plan encourages development of commercial and industrial uses that are consistent with
the scale and character of surrounding land uses. The proposed project will intensify the use of a
4.85 acre parcel that is currently developed with a residence and vacant, undeveloped land. The
project site is in the City’s northern light industrial district. Development of similar facilities of
the same scale and intensity on other available parcels in this district is anticipated.

The proposed project is consistent with General Plan policies that call for the recruitment of
businesses, industries, and other employers whose operations are consistent with the City’s long-
term economic development goals. The proposed project provides new jobs to further the City’s
jobs to housing goals. It will also provide a significant source of revenue to the City that will
enable the City to provide services and benefits to the community that it is not currently able to
because of budget limitations and insufficient revenues.

Zoning Code Land Use

The zoning code designation for this property is Light Industrial (I-L). Consistent with the
General Plan, this district is intended for low to medium intensity uses that involve processing,
packaging, machining, repair, fabricating, distribution, warehousing and storage, research and
development, and similar uses. Chapter 5.28 of the municipal code specifically allows medical
marijuana, dispensary, cultivation, and manufacturing facilities in this zoning district. Such uses
are similar to other allowed uses enumerated in table 17.26-1 of section 17.26.040 of the zoning
code and are, therefore, allowed uses in the Light Industrial (I-L) zoning district. As the project
is currently proposed and as it is developed, it will conform with established development
standards for the light industrial district pertaining to lot coverage, setbacks, building heights,
landscaping, resource efficiency, lighting, parking, signage, and noise and odor management.

City Council Findings

On June 14, 2016, when the City Council approved the issuance of medical marijuana regulatory
and conditional use permits for Greenfield Organix, Inc., at 900 Cherry Avenue, the City Council
made a number of specific findings (see attached staff report and resolutions adopted by the City
Council):

1. That the proposed development of medical marijuana cultivation and manufacturing
facilities at 900 Cherry Avenue in the City of Greenfield is consistent with the General
Plan and applicable provisions of the City of Greenfield Zoning Code, Title 17.

2. That the establishment, maintenance, or operation of the proposed use will not, under the
circumstances of the particular case (location, size, design, and operating characteristics),
be detrimental to the health, safety, peace, morals, comfort, or general welfare of the
public.

3. That all requirements of the California Environmental Quality Act have been met.

At that same meeting, the City Council also considered a preliminary draft development
agreement and introduced an ordinance approving that agreement. (Note: Since the development
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agreement was subsequently modified, its reintroduction at a later date is required.) As part of
that action, the City Council made a number of specific findings:

1. That the development agreement is consistent with the general plan objectives, policies,
land uses, and implementation programs and any other applicable specific plans.

2. That the proposed development agreement is in conformance with the public convenience
and general welfare of persons residing in the immediate area and will not be detrimental
or injurious to property or persons in the general neighborhood or to the general welfare
of the residents of the city as a whole.

3. That the development agreement will promote the orderly development of property or the
preservation of property values.

4, That all requirements of the California Environmental Quality Act have been met.

BUDGET AND FINANCIAL IMPACT

Approving the proposed development agreement for medical marijuana cultivation and
manufacturing facilities will result in significant additional revenue flowing to the City’s general
fund once the proposed medical marijuana cultivation and manufacturing facilities are
operational. At this time it is premature to estimate with certainty the amount of additional
general fund revenue; however, it is anticipated to be significant.

RECOMMENDATION

The proposed development and use of the property at 900 Cherry Avenue for medical marijuana
cultivation and manufacturing uses is consistent with the City’s general plan, applicable
provisions of the zoning code, conforms to the requirements of chapter 5.28 of the municipal
code, and will not, under the circumstances of the particular case (location, size, design, and
operating characteristics), be detrimental to the health, safety, peace, morals, comfort, or general
welfare of the public. The Community Services Director, City Manager, and City Attorney have
reviewed and approved the attached development agreement. It is recommended the Planning
Commission adopt the attached resolution recommending the City Council approve the
development agreement as presented and introduce the requisite enabling ordinance.

PROPOSED MOTION

I MOVE TO ADOPT RESOLUTION #2016-15, RECOMMENDING THE CITY
COUNCIL APPROVE THE PROPOSED DEVELOPMENT AGREEMENT WITH
GREENFIELD ORGANIX, INC., FOR THE DEVELOPMENT AND OPERATION OF
MEDICAL MARIJUANA CULTIVATION AND MANUFACTURING FACILITIES AT
900 CHERRY AVENUE
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CITY OF GREENFIELD PLANNING COMMISSION
RESOLUTION No. 2016-15

RECOMMENDATION OF THE CITY OF GREENFIELD PLANNING
COMMISSION THAT THE CITY OF GREENFIELD CITY COUNCIL
APPROVE A DEVELOPMENT AGREEMENT WITH GREENFIELD
ORGANIX, INC., FOR DEVELOPMENT AND OPERATION OF
MEDICAL MARIJUANA CULTIVATION AND MANUFACTURING
FACILITIES AT 900 CHERRY AVENUE

WHEREAS, section 65865 of the State of California Government Code provides that
cities may enter into a development agreement with any person having a legal or equitable
interest in real property for the development of property; and

WHEREAS, section 65867.5 of the State of California Government Code provides that
development agreements shall be approved by ordinance; and

WHEREAS, sections 16.37.010 and 17.16.160 of the City of Greenfield Municipal Code
set forth the procedures for approval of development agreements; and

WHEREAS, section 5.28.090 of the City of Greenfield Municipal Code provides that
development agreements may be entered into as a condition of issuance by the City of a
regulatory permit or permits for medical marijuana cultivation and manufacturing facilities
authorized under chapter 5.28 of the City of Greenfield Municipal Code; and

WHEREAS, the City of Greenfield City Council has on June 14, 2016, approved
issuance of regulatory permits for medical marijuana cultivation and manufacturing facilities to
be located at 900 Cherry Avenue subject to approval of a development agreement with
Greenfield Organix, Inc., and the owner of said property for the establishment and operation of
such facilities; and

WHEREAS, the Community Services Director, City Manager, and City Attorney have
reviewed and approved the proposed development agreement; and

WHEREAS, the proposed development agreement was heard, reviewed, and discussed
by the City of Greenfield Planning Commission at a duly noticed public hearing;

NOW, THEREFORE, BE IT HEREBY RESOLVED, that the City of Greenfield
Planning Commission has considered all written and verbal evidence regarding the proposed
development agreement and makes the following findings:

1. FINDING: That the proposed development agreement is consistent with the general plan

objectives, policies, land uses, and implementation programs and any other applicable
specific plans.
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The proposed medical marijuana cultivation and manufacturing facilities are
allowed uses in the Light Industrial (I-L) zoning district under chapters 5.28 and
17.26 of the City of Greenfield Municipal Code.

The proposed project complies with all commercial development standards for the
Light Industrial (I-L) zoning district set forth in sections 16.20.020 and 17.36.040
of the zoning code, including but not limited to requirements for minimum lot
area, maximum lot coverage, building setbacks, building height limits,
landscaping, resource efficiency, lighting, parking performance standards, and
signage.

The General Plan encourages infill and intensification of land uses through the
reuse or redevelopment of vacant or underutilized industrial, commercial, and
residential sites. It also encourages the redevelopment and reuse of vacant and/or
underutilized commercial buildings. The proposed project utilizes a light
industrial zoned property that is occupied by a residential unit surrounded by a
primarily vacant and under-utilized site for new commercial development.

The General Plan encourages development of commercial and industrial uses that
are consistent with the scale and character of surrounding land uses. The
proposed project will develop multiple greenhouse and manufacturing facilities
that are of the scale and intensity appropriate for a light industrial development
project. The new development will consist of buildings that are of a size and
height similar to adjacent and nearby industrial buildings.

The proposed project is consistent with General Plan policies that call for the
recruitment of businesses, industries, and other employers whose operations are
consistent with the City’s long-term economic development goals. The proposed
project brings a new industry to the City that will provide new jobs to promote
economic development and further the City’s jobs to housing goals. It will also
provide a significant source of revenue to the City that will enable the City to
provide services and benefits to the community that it is not currently able to do
because of budget limitations and insufficient revenues.

FINDING: That the proposed development agreement is in conformance with the public
convenience and general welfare of persons residing in the immediate area and will not
be detrimental or injurious to property or persons in the general neighborhood or to the
general welfare of the residents of the city as a whole.

a.

The proposed medical marijuana cultivation and manufacturing facility is located
in a light industrial zoned district in proximity to other light industrial type uses.

The security and operations plan for the project will provide appropriate security
for the site and the materials and products cultivated, manufactured, stored,
processed, and handled in the facility(ies), including (i) construction of perimeter
security fencing, (ii) installation of a video surveillance system to monitor all
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3.

exterior areas of the property, all site and building entrances and exits, and all
interior spaces of the building, and (iii) controlled access to all site and facility
entrances.

Security guard services will be provided 24 hours a day, 7 days a week.

The facility will not be open to the general public and no direct sales or product
distribution will be made to the general public.

The development agreement includes provisions for public outreach and
education programs to promote the public welfare and operational and security
plans to ensure the facility is operated in a safe and legal manner.

FINDING: That the development agreement will promote the orderly development of
property or the preservation of property values.

a.

The proposed development is infill development that will intensify land uses
through the redevelopment of vacant and underutilized commercial sites.

The proposed medical marijuana cultivation and manufacturing facility is located
in a light industrial zoned district in proximity to other light industrial type uses.

BE IT FURTHER RESOLVED that the City of Greenfield Planning Commission
recommends the City of Greenfield City Council approve the proposed development agreement.

PASSED AND ADOPTED by the Planning Commission of the City of Greenfield, at a
regularly scheduled meeting of the Planning Commission held on the 4™ day of October, 2016,
by the following vote:

AYES, and all in favor, thereof, Commissioners:

NOES, Commissioners:

ABSENT, Commissioners:

Attest:

Drew Tipton, Chairperson
Planning Commission

Desiree Gomez, Secretary
Planning Commission
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THIS DEVELOPMENT AGREEMENT (this “Agreement” or this “Development
Agreement”) is made and entered in the City of Greenfield on this _ day of
, 2016, by and between the City of Greenfield, a Municipal Corporation
(hereafter “City”) and Greenfield Organix, a California Corporation, (hereafter
“Developer”) pursuant to the authority of 88 65864 et seq. of the California Government
Code and Greenfield Municipal Code, Chapter 16.37. City and Developer are, from
time-to-time, individually referred to in this Agreement as a “Party,” and are collectively
referred to as “Parties.”

RECITALS

A. California Government Code 8865864 et seq. (“Development Agreement
Statute”) and Chapter 16.37 of the Greenfield Municipal Code (hereafter “Chapter
16.37") authorize the City to enter into a Development Agreement for the development
of real property with any person having a legal or equitable interest in such property in
order to establish certain development rights in such property.

B. Developer owns certain real property (“the Property”) consisting of
approximately 4.85 acres of land located at 900 Cherry Avenue in the City of Greenfield,
also known as Monterey County APN 109-162-010, and that is more particularly
described in Exhibit A attached hereto and is incorporated herein by reference.

C. Chapter 5.28 of the Greenfield Municipal Code (hereafter “Chapter 5.28%)
establishes a regulatory permit for medical marijuana facilities (“Regulatory Permit”),
and prohibits the operation of a medical marijuana facility without first obtaining such a
permit.

D. Developer proposes to develop the Property to be used for medical
marijuana cultivation and manufacturing (“the Project”).

E. Pursuant to Chapter 5.28, the City Council adopted Resolution No. 2016-
15, creating administrative regulations for the Regulatory Permit (“Administrative
Regulations”).

F. The Project is an allowed use in the Light Industrial (I-L) zoning district,
and the Project complies with all commercial development standard for the Light-
Industrial (I-L) zoning district set forth in sections 16.20.020 and 17.36.040 of the
Greenfield Municipal Code.

G. Developer has applied for, and City has approved, various approvals in
connection with the development of the Project, including issuance of a conditional use
permit (Greenfield Resolution No. 2016-48). All such approvals collectively, together
with any approvals or permits now or hereafter issued with respect to the Project are
referred to as the “Project Approvals.”
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H. City and Developer desire the timely, efficient, orderly and proper
development of the Project.

l. The City Council has found that, among other things, this Development
Agreement is consistent with its General Plan and has been reviewed and evaluated in
accordance with the Development Agreement Statute and Chapter 16.37.

J. City and Developer have reached agreement and desire to express herein
a Development Agreement that shall facilitate development of the Project in
conformance with Chapter 5.28 and subject to conditions set forth herein.

K. Pursuant to Development Agreement Statute, City has agreed that, except
as provided for by this Agreement, the rules, regulations and official policies governing
permitted uses of land, governing density, and governing design, improvement, and
construction standards and specifications, applicable to development of the Property
shall be those rules, regulations, and official policies of the City of Greenfield in force as
of the Approval Date.

L. In addition, the parties intend that this agreement satisfy the requirements
of section 5.28.090, which requires those operating a medical marijuana facility
pursuant to a Regulatory Permit to enter into a “development agreement” setting forth “
the terms and conditions under which the medical marijuana facility will operate that are
in addition to the requirements of this chapter, including, but not limited to, public
outreach and education, community service, payment of fees and other charges as
mutually agreed, and such other terms and conditions that will protect and promote the
public health, safety, and welfare.”

M. On , 2016, the City Council of the City of Greenfield adopted
Ordinance No. __ approving this Development Agreement (“the Approving
Ordinance”). The Approving Ordinance shall take effect on (“the

Approval Date”).

N. In the Approving Ordinance the City Council made findings that all
requirements of the California Environmental Quality Act have been meet.

NOW, THEREFORE, with reference to the foregoing recitals and in consideration
of the mutual promises, obligations and covenants herein contained, City and Developer
agree as follows:

AGREEMENT

1. Description of Property

1.1. The Property that is the subject of this Agreement is described in Exhibit A
attached hereto.
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2. Interest of Developer

2.1. The Developer has a legal interest in the Property in that it is the Owner of
the property.

3. Relationship of City and Developer

3.1. Itis understood that this Agreement is a contract that has been negotiated
and voluntarily entered into by the City and Developer and that the Developer is not an
agent of the City. The City and Developer hereby renounce the existence of any form of
joint venture or partnership between them, and agree that nothing contained herein or in
any document executed in connection herewith shall be construed as making the City
and Developer joint venturers or partners.

4. Effective Date and Term

4.1. Effective Date. The effective date of this Agreement shall be the
Approval Date.

4.2. Term. The term of this Agreement shall commence on the Effective Date
and extend five (5) years thereafter, unless said term is otherwise terminated or
modified by circumstances set forth in this Agreement.

5. Use of the Property

5.1. Right to Develop. Developer shall have the vested right to develop the
Project on the Property in accordance with the terms and conditions of this Agreement,
the Project Approvals (as and when issued), and any amendments to any of them as
shall, from time to time, be approved pursuant to this Agreement (such amendments
once effective shall become part of the law Developer is vested into without an
additional amendment of this Agreement).

5.1.1. Application of State and Local Reqgulatory Laws Governing Medical
Marijuana. The operation of medical marijuana facilities is a highly regulated
business activity, and it is subject to various state and local laws and regulation.
This Agreement does not, and the City cannot and does not intend to, give
Developer the vested right to continue its operations without complying with
applicable state and local laws governing its operations. This Agreement only
“vests” those regulations expressly mentioned in Government Code section
65866. Developer shall be responsible for obtaining all applicable state permits,
approvals and consents, even if the applicable state laws and regulations are
altered following the Effective Date. In addition, Developer shall be responsible
for continuously maintaining its Regulatory Permit. Developer acknowledges and
understands that it has an obligation to annually renew its Regulatory Permit
pursuant to the terms of Greenfield Municipal Code section 5.28.120. Nothing in
this Agreement shall prevent the City from denying or conditionally approving the
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renewal of a Regulatory Permit, revoking such permit, pursuant to the terms of
Greenfield Municipal Code section 5.28.120 or its successor, or amending
Chapter 5.28 or its implementing regulations in a manner that would impose
stricter requirements on existing or to-be-issued Regulatory Permits.

5.2. Permitted Uses. The permitted uses of the Property, the density and
intensity of use, the maximum height, bulk and size of proposed buildings, provisions for
reservation or dedication of land for public purposes and location and maintenance of
on-site and off-site improvements, location of public utilities (operated by the City) and
other terms and conditions of development applicable to the Property, shall be those set
forth in this Agreement, the Project Approvals and any amendments to this Agreement
or the Project Approval. Although title 17 of the Greenfield Municipal Code does not
specifically identify medical marijuana facilities as allowed uses in any specific zoning
district, Greenfield Municipal Code section 5.28.160 identifies the zoning districts in
which medical marijuana facilities are allowed. Medical marijuana facilities where
cultivation and/or manufacturing occur, without an accompanying dispensary, may only
be located in a light industrial (I-L), heavy industrial(l-H) or agricultural research and
development overly (RDO) zoning district.

6. Applicable Rules, Requlations and Official Policies

6.1. Rules Regarding Permitted Uses. For the term of this Agreement, the
City’s ordinances, resolutions, rules, regulations and official policies governing the
permitted uses of the Property, governing density and intensity of use of the Property
and the maximum height, bulk and size of proposed buildings shall be those in force
and effect on the Effective Date of the Agreement.

6.2. Rules Regarding Design and Construction. Unless otherwise expressly
provided in Section 5 of this Agreement, the ordinances, resolutions, rules, regulations
and official policies governing design, improvement and construction standards and
specifications applicable to the Project shall be those in force and effect at the time of
the applicable discretionary approval, whether the date of that approval is prior to or
after the date of this Agreement. Ordinances, resolutions, rules, regulations and official
policies governing design, improvement and construction standards and specifications
applicable to public improvements to be constructed by Developer shall be those in
force and effect at the time of the applicable discretionary approval, whether date of
approval is prior to or after the date of this Agreement.

6.3. Uniform Codes Applicable. Unless expressly provided in Section 5 of this
Agreement, the Project shall be constructed in accordance with the provisions of the
Uniform Building, Mechanical, Plumbing, Electrical and Fire Codes and Title 24 of the
California Code of Regulations, relating to Building Standards, in effect at the time of
approval of the appropriate building, grading, or other construction permits for the
Project.
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7. Subsequently Enacted Rules and Reqgulations

7.1. New Rules and Regulations. During the term of this Agreement, the City
may apply new or modified ordinances, resolutions, rules, regulations and official
policies of the City to the Property which were not in force and effect on the Effective
Date of this Agreement to ensure that the operation of the Marijuana Operation is
consistent with the protection of the health, safety and welfare of the community and will
not adversely affect the surrounding uses. However, any such new requirements may
not be in conflict with those applicable to the Property as set forth in this Agreement if:
(a) the application of such new or modified ordinances, resolutions, rules, regulations or
official policies would not prevent, impose a substantial financial burden on, or
materially delay development of the Property as contemplated by this Agreement and
the Project Approvals and (b) if such ordinances, resolutions, rules, regulations or
official policies have general applicability.

7.2. Approval of Application. Nothing in this Agreement shall prevent the City
from denying or conditionally approving any subsequent land use permit or
authorization for the Project on the basis of such new or modified ordinances,
resolutions, rules, regulations and policies except that such subsequent actions shall be
subject to any conditions, terms, restrictions, and requirements expressly set forth
herein.

7.3. Moratorium Not Applicable. Notwithstanding anything to the contrary
contained herein, in the event an ordinance, resolution or other measure is enacted,
whether by action of the City, by initiative, referendum, or otherwise, that imposes a
building moratorium, a limit on the rate of development or a voter-approval requirement
which affects the Project on all or any part of the Property, the City agrees that such
ordinance, resolution or other measure shall not apply to the Project, the Property, this
Agreement or the Project Approvals unless the building moratorium is imposed as part
of a declaration of a local emergency or state of emergency as defined in Government
Code § 8558.

8. Fees & Subsequently Enacted or Revised Fees, Assessments and Taxes

8.1. Fees. Developer agrees to pay all permit fees and charges required by
Greenfield Municipal Code section 5.28.089, including but not limited to permit issuance
fees, annual operating fees, amended registration fees, and regulatory renewal fees.
Developer shall pay such fees in an amount determined by the City Council by
resolution.

8.2. Revised Application Fees. Any existing application, processing, renewal
and registration fees that are revised during the term of this Agreement shall apply to
the Project provided that (1) such fees have general applicability; (2) the application of
such fees to the Property is prospective only; and (3) the application of such fees would
not prevent, impose a substantial financial burden on, or materially delay development
in accordance with this Agreement.
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8.3. New Taxes. Any subsequently enacted city-wide taxes shall apply to the
Project provided that: (1) the application of such taxes to the Property is prospective;
and (2) the application of such taxes would not prevent development in accordance with
this Agreement.

8.4. Assessments. Nothing herein shall be construed to relieve the Property
from assessments levied against it by the City pursuant to any statutory procedure for
the assessment of property to pay for infrastructure and/or services which benefit the
Property.

8.5. Vote on Future Assessments and Fees. In the event that any
assessment, fee or charge which is applicable to the Property is subject to Article XIIID
of the Constitution and Developer does not return its ballot, Developer agrees, on behalf
of itself and its successors, that the City may count Developer’'s ballot as affirmatively
voting in favor of such assessment, fee or charge.

9. Community Benefits

9.1. Fee. In exchange for the vested rights provided pursuant to this
Agreement, Developer shall make the contribution required by this paragraph (the
“Community Benefits Fee”). Developer expressly agrees that it shall pay the
Community Benefits Fee as long as the Project remains in existence and a marijuana
facility is operating on the Property. The first payment will be due three months after the
first harvest but no later than ten (10) months after the City has issued a Building Permit
for construction of the project as shown in Exhibit B. Such obligation shall survive the
expiration of this Agreement. City and Developer agree that Developer’s will receive a
credit against its obligation to pay the Community Benefits Fee equal to the amount it
pays in the form of a generally applicable tax on marijuana facilities such as the Project.

9.1.1 The amount of the Community Benefits Fee shall be equivalent to
the tax that would be payable were the proposed ordinance imposing a Cannabis
Business Tax that the City Council approved, subject to voter approval, on July
26, 2016 (“the Tax Ordinance”), in effect. The manner of payment of the
Community Benefits Fee, reporting and other particulars governing the payment
shall be as specified in the Tax Ordinance for the tax. The Tax Ordinance
imposes a tax per square foot of canopy space authorized by each Regulatory
Permit. For the purposes of determining the total canopy space authorized by a
Regulatory Permit, cultivation areas that are vertically stacked shall count
individually. For example, if Developer has a cultivation area of 1,000 square feet
located above another cultivation area of 1,000 square feet, Developer’s total
canopy space shall be 2,000 square feet, even though the total cultivation area
might only occupy 1,000 square feet of ground space.

10. Compliance with Chapter 5.28 of the Greenfield Municipal Code

10.1. Greenfield Municipal Code section 5.28.090 provides as follows:
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“Development agreement.

Prior to operating in the city and as a condition of issuance of a regulatory
permit, the operator of each medical marijuana facility shall enter into a
development agreement with the city setting forth the terms and conditions
under which the medical marijuana facility will operate that are in addition
to the requirements of this chapter, including, but not limited to, public
outreach and education, community service, payment of fees and other
charges as mutually agreed, and such other terms and conditions that will
protect and promote the public health, safety, and welfare.”

10.2. The development agreement described in and required by section
5.28.090 is distinct from the voluntary “development agreement” authorized by the
Chapter 16.37 of the Greenfield Municipal Code and Development Agreement Statute ,
into which the City and Developer are entering. Nonetheless, the parties intend to use
this Agreement, and in particular this Section 10 and the items it incorporates, as an
instrument to also satisfy the requirements of section 5.28.090.

10.3. In consideration of the granting of the regulatory permit pursuant to
Chapter 5.28 of the Greenfield Municipal Code, Developer agrees to operate the
medical marijuana facility on the Property pursuant to the terms and conditions set forth
in the operating conditions attached hereto as Exhibit C, and incorporated herein by
reference.

10.4. Developer agrees that its failure to comply with the requirements set out in
Exhibit C shall be grounds for revocation of the Regulatory Permit issued under Chapter
5.28 of the Greenfield Municipal Code, notwithstanding any limits that might otherwise
be imposed under section 5.28.120.C of the Greenfield Municipal Code.

10.5. Developer’'s Regulatory Permit authorizes Developer to cultivate a certain
square footage of canopy space. For the purposes of determining the total canopy
space authorized by a Regulatory Permit, cultivation areas that are vertically stacked
shall count individually. For example, if Developer has a cultivation area of 1,000
square feet located above another cultivation area of 1,000 square feet, Developer’s
total canopy space shall be 2,000 square feet, even though the total cultivation area
might only occupy 1,000 square feet of ground space.

11. Security Plan

11.1. The issuance of a Regulatory Permit is conditional upon installation of a
security plan described in Section 2 in Exhibit C approved by the Police Chief as shown
in Exhibit D. The security plan shall include, at a minimum and as appropriate,
provisions for video surveillance, perimeter fencing and security, protection of the
building(s) from vehicle intrusion, cash handling procedures, product handling and
storage procedures, visitor procedures, third party contractor security procedures,
employee security procedures, and a professionally monitored alarm system.
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Equipment and systems used for video surveillance and building alarms shall be
approved by the City. Developer shall also obtain an assessment of site security by a
qualified security consultant. The Security Plans required by Section 2 of Exhibit C will
not be made public, except when required by law.

12. Odor Control Plan

12.1. The issuance of a Regulatory Permit is conditional upon the marijuana
operator providing a sufficient odor absorbing ventilation and exhaust system so that
odor generated inside the facility that is distinctive to its operation is not detected
outside the premises or anywhere on the adjacent property or public right-of-way. As
such Marijuana Operations must install and maintain the following equipment or any
other equipment which the City determines has the same or better effectiveness: 1) An
exhaust air filtration system with odor control that prevents internal odors from being
emitted externally; or 2) An air system that creates negative pressure between the
medical cannabis facilities’ interior and exterior so the odors generated inside the
medical cannabis facility are not detectable outside the medical cannabis facility.
Developer acknowledges that the level of odor-control equipment and technology
required may increase as new equipment and technology becomes available or
equipment and technology that is presently not feasible due to its expense becomes
less costly.

13. Amendment or Cancellation

13.1. Modification Because of Conflict with State or Federal Laws. In the event
that state or federal laws or regulations enacted after the Effective Date of this
Agreement prevent or preclude compliance with one or more provisions of this
Agreement or require changes in plans, maps or permits approved by the City, the
parties shall meet and confer in good faith in a reasonable attempt to modify this
Agreement to comply with such federal or state law or regulation. Any such amendment
or suspension of the Agreement shall be subject to approval by the City Council in
accordance with Chapter 16.37.

13.2. Amendment by Mutual Consent. This Agreement may be amended in
writing from time to time by mutual consent of the parties hereto and in accordance with
the procedures of State law and Chapter 16.37.

13.3. Insubstantial Amendments. Notwithstanding the provisions of the
preceding Section 11.2, any amendments to this Agreement which do not relate to (a)
the term of the Agreement as provided in section 4.2; (b) the permitted uses of the
Property as provided in section 5.2; (c) provisions for “significant” reservation or
dedication of land; (d) conditions, terms, restrictions or requirements for subsequent
discretionary actions; (e) the density or intensity of use of the Project; (f) the maximum
height or size of proposed buildings; or (g) monetary contributions by Developer as
provided in this Agreement, shall not, except to the extent otherwise required by law,
require notice or public hearing before either the Planning Commission or the City
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Council before the parties may execute an amendment hereto. The City Manager, or
his or her designee, shall determine whether a reservation or dedication is “significant”.

13.4. Amendment of Project Approvals. Any amendment of Project Approvals
relating to: (a) the permitted use of the Property; (b) provision for reservation or
dedication of land; (c) conditions, terms, restrictions or requirements for subsequent
discretionary actions; (d) the density or intensity of use of the Project; (e) the maximum
height or size of proposed buildings; (f) monetary contributions by the Developer; or (g)
public improvements to be constructed by Developer shall require an amendment of this
Agreement. Such amendment shall be limited to those provisions of this Agreement
which are implicated by the amendment of the Project Approval. Any other amendment
of the Project Approvals, or any of them, shall not require amendment of this Agreement
unless the amendment of the Project Approval(s) relates specifically to some provision
of this Agreement.

13.5. Cancellation by Mutual Consent. Except as otherwise permitted herein,
this Agreement may be canceled in whole or in part only by the mutual consent of the
parties or their successors in interest, in accordance with the provisions of Chapter
16.37.

14. Annual Review

14.1. Review Date. The annual review date for this Agreement shall be
between September 15 and October 15, 2017 and thereafter between each September
15 and October 15 during the Term.

14.2. Initiation of Review. The City Manager, or his or her designee, shall
initiate the annual review, as required under section 16.37.140 of the Greenfield
Municipal Code, by giving to Developer thirty (30) days’ written notice that the City
intends to undertake such review. Developer shall provide evidence to the City
Manager, or his or her designee, prior to the hearing on the annual review, as and when
reasonably determined necessary by the City Manager, or his or her designee, to
demonstrate good faith compliance with the provisions of the Agreement. The burden
of proof by substantial evidence of compliance is upon the Developer.

14.3. Staff Reports. To the extent practical, the City shall deposit in the mail
and fax to Developer a copy of all staff reports, and related exhibits concerning contract
performance at least five (5) days prior to any annual review.

14.4. Costs. Costs reasonably incurred by the City in connection with the
annual review shall be paid by Developer in accordance with the City’s schedule of fees
in effect at the time of review.
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15. Default

15.1. Other Remedies Available. Upon the occurrence of an event of default,
the parties may pursue all other remedies at law or in equity which are not otherwise
provided for in this Agreement or in the City’s regulations governing development
agreements, expressly including the remedy of specific performance of this Agreement.

15.2. Notice and Cure. Upon the occurrence of an event of default by either
party, the nondefaulting party shall serve written notice of such default upon the
defaulting party. If the default is not cured by the defaulting party within thirty (30) days
after service of such notice of default, the nondefaulting party may then commence any
legal or equitable action to enforce its rights under this Agreement; provided, however,
that if the default cannot be cured within such thirty (30) day period, the nondefaulting
party shall refrain from any such legal or equitable action so long as the defaulting party
begins to cure such default within such thirty (30) day period and diligently pursues such
cure to completion. Failure to give notice shall not constitute a waiver of any default.

15.3. No Damages Against City. Notwithstanding anything to the contrary
contained herein, in no event shall damages be awarded against the City upon an event
of default or upon termination of this Agreement.

16. Estoppel Certificate

16.1. Either party may, at any time, and from time to time, request written notice
from the other party requesting such party to certify in writing that, (a) this Agreement is
in full force and effect and a binding obligation of the parties, (b) this Agreement has not
been amended or modified either orally or in writing, or if so amended, identifying the
amendments, and (c) to the knowledge of the certifying party the requesting party is not
in default in the performance of its obligations under this Agreement, or if in default, to
describe therein the nature and amount of any such defaults. A party receiving a
request hereunder shall execute and return such certificate within thirty (30) days
following the receipt thereof, or such longer period as may reasonably be agreed to by
the parties. City Manager of the City shall be authorized to execute any certificate
requested by Developer. Should the party receiving the request not execute and return
such certificate within the applicable period, this shall not be deemed to be a default,
provided that such party shall be deemed to have certified that the statements in
clauses (a) through (c) of this section are true, and any party may rely on such deemed
certification.

17. Severability

17.1. The unenforceability, invalidity or illegality of any provisions, covenant,
condition or term of this Agreement shall not render the other provisions unenforceable,
invalid or illegal.
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18. Attorneys’ Fees and Costs

18.1. If the City or Developer initiates any action at law or in equity to enforce or
interpret the terms and conditions of this Agreement, the prevailing party shall be
entitled to recover reasonable attorneys’ fees and costs in addition to any other relief to
which it may otherwise be entitled. If any person or entity not a party to this Agreement
initiates an action at law or in equity to challenge the validity of any provision of this
Agreement or the Project Approvals, the parties shall cooperate in defending such
action. Developer shall bear its own costs of defense as a real party in interest in any
such action, and shall reimburse the City for all reasonable court costs and attorneys’
fees expended by the City in defense of any such action or other proceeding.

19. Transfers and Assignments

19.1. The Developer shall not transfer, delegate, or assign its interest, rights,
duties, and obligations under this Agreement without the prior written consent of the
City. Any assignment, delegation, or assignment without the prior written City consent of
the other parties to this Agreement shall be null and void. Any transfer, delegation, or
assignment by the Developer as authorized herein shall be effective only if and upon
the party to whom such transfer, delegation, or assignment is made is issued a
Regulatory Permit as required under chapter 5.28 of the City’s municipal code.

20. Agreement Runs with the Land

20.1. All of the provisions, rights, terms, covenants, and obligations contained in
this Agreement shall be binding upon the Parties and their respective heirs, successors
and assignees, representatives, lessees, and all other persons acquiring the Property,
or any portion thereof, or any interest therein, whether by operation of law or in any
manner whatsoever. All of the provisions of this Agreement shall be enforceable as
equitable servitude and shall constitute covenants running with the land pursuant to
applicable laws, including, but not limited to, section 1468 of the Civil Code of the State
of California. Each covenant to do, or refrain from doing, some act on the Property
hereunder, or with respect to any owned property, (a) is for the benefit of such
properties and is a burden upon such properties, (b) runs with such properties, and (c)
is binding upon each party and each successive owner during its ownership of such
properties or any portion thereof, and shall be a benefit to and a burden upon each
party and its property hereunder and each other person succeeding to an interest in
such properties.

21. Bankruptcy

21.1. The obligations of this Agreement shall not be dischargeable in
bankruptcy.
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22. Indemnification

22.1. Developer agrees to indemnify, defend with counsel acceptable to City
and hold harmless the City, and its elected and appointed councils, boards,
commissions, officers, agents, employees, and representatives from any and all claims,
costs (including legal fees and costs) and liabilities of any kind for any personal injury or
property damage which may arise directly or indirectly as a result of any actions or
inactions by the Developer, or any actions or inactions of Developer’'s contractors,
subcontractors, agents, or employees in connection with the construction, improvement,
operation, or maintenance of the Project, except to the extent such costs and liabilities
are caused by the sole negligence or willful misconduct of the City.

22.2. Developer agrees to indemnify, defend with counsel acceptable to City
and hold harmless the City, and its elected and appointed councils, boards,
commissions, officers, agents, employees, and representatives from any and all claims,
costs (including legal fees and costs) and liabilities of any kind arising out of or
connected to the Developer’s registration or operation of a medical marijuana facility, or
arising out of or connected to the approval or issuance of any permit, license or
approval by the City for the Project, except to the extent such costs and liabilities are
caused by the sole negligence or willful misconduct of the City. In particular, and
without limiting the generality of the foregoing, Developer agrees that it shall be
responsible for all costs incurred by the City in the event of a third-party challenge to the
validity of this Agreement, the Project Approvals, and/or the associated regulatory
permit(s) for the Project.

23. Insurance

23.1. Public Liability and Property Damage Insurance. During the term of this
Agreement, Developer shall maintain in effect a policy of comprehensive general liability
insurance with a per-occurrence combined single limit of not less than four million
dollars ($4,000,000.00) with a One Hundred Thousand Dollar ($100,000) self-insurance
retention per claim. The policy so maintained by Developer shall name the City as an
additional insured and shall include either a severability of interest clause or cross-
liability endorsement.

23.2. Workers Compensation Insurance. During the term of this Agreement
Developer shall maintain Worker's Compensation insurance for all persons employed
by Developer for work at the Project site. Developer shall require each contractor and
subcontractor similarly to provide Worker's Compensation insurance for its respective
employees. Developer agrees to indemnify the City for any damage resulting from
Developer’s failure to maintain any such insurance.

23.3. Evidence of Insurance. Prior to City Council approval of this Agreement,
Developer shall furnish the City satisfactory evidence of the insurance required in
Sections 20.1 and 20.2 and evidence that the carrier is required to give the City at least
fifteen days prior written notice of the cancellation or reduction in coverage of a policy.
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The insurance shall extend to the City, its elective and appointive boards, commissions,
officers, agents, employees and representatives and to Developer performing work on
the Project.

24. Notices

24.1. All notices required or provided for under this Agreement shall be in
writing. Notices required to be given to the City shall be addressed as follows:

City Manager

City of Greenfield
599 El Camino Real
P.O. Box 127
Greenfield, CA 93927

24.2. Notices required to be given to Developer shall be addressed as follows:

Greenfield Organix

26555 Carmel Rancho Blvd., Suite 3
Carmel, CA 93923

Attn.: Salvatore Palma

24.3. A party may change address by giving notice in writing to the other party
and thereafter all notices shall be addressed and transmitted to the new address.
Notices shall be deemed given and received upon personal delivery, or if mailed, upon
the expiration of 48 hours after being deposited in the United States Mail. Notices may
also be given by overnight courier which shall be deemed given the following day or by
facsimile transmission which shall be deemed given upon verification of receipt.

25. Agreement is Entire Understanding

25.1. This Agreement constitutes the entire understanding and agreement of the
parties.

26. Exhibits

26.1. The following documents are referred to in this Agreement and are
attached hereto and incorporated herein as though set forth in full:

Exhibit A Legal Description of Property
Exhibit B Site and Floor Plan of the Project
Exhibit C Operating Conditions

Exhibit D Security Plan

Exhibit E Odor Control Plan
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27. Counterparts

27.1. This Agreement is executed in three (3) duplicate originals, each of which
is deemed to be an original.

28. Recordation

28.1. The City shall record a copy of this Agreement within ten (10) days
following execution by all parties.

[Execution Page Follows]
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IN WITNESS WHEREOF, the parties hereto have caused this Agreement to be
executed as of the date and year first above written.

CITY DEVELOPER
City of Greenfield Greenfield Organix
By: By:
City Manager Salvatore Palma, Owner
Attest:
City Clerk

Approved as to form

City Attorney

2691992.1

(NOTARIZATION ATTACHED)
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Exhibit A

Legal Description of Property

Real property in the County of Monterey, State of California, described as follows:

Lot 260, as said Lot is designated upon that certain Map entitled, “Map of the Clark
Colony, Monterey County, Calif., Surveyed by H. B. Fisher, Surveyor & C.E., 1905,”
filed July 19, 1905 in Volume 1, Maps of “Cities and Towns” at Page 64, in the Office of
the County Recorder of the County of Monterey, State of California.

APN: 109-162-010
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Exhibit B

Site and Floor Plan of the Project
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EXHIBIT C
Operating Conditions

Developer agrees to comply with the following additional conditions pursuant to
Section 5.3 of the Agreement.

1. Standard Operating Procedures

Developer is a non-profit mutual benefit corporation that shall serve medical marijuana
gualified patient and primary caregiver collective members who shall comply with all
relevant California state laws and local ordinances. See, for example, California’s
Compassionate Use Act (Proposition 215) as codified in Health and Safety Code
811362.5; Senate Bill 420, the Medical Marijuana Program Act (H&S Code §881362.7 to
11362.83); the August 2008 Guidelines for the Security and Non-Diversion of Marijuana
Grown for Medical Use (2008 Attorney General Guidelines); and the newly enacted
Medical Marijuana Regulation and Safety Act that is comprised of Assembly Bill 243,
Assembly Bill 266, and Senate Bill 643 (Bus. & Prof. Code 8§88 19300 et seq.; H&S Code
§ 11362.769-11362.777; Water Code § 13276).

During the term of its Regulatory Permit and the term of this Agreement, Developer
shall lawfully operate in accordance with all State and local laws. Developer shall
employ exemplary operating procedures to comply with State and local laws.
Developer’s facility shall employ safety and security measures as set forth herein for the
safety and security of its employees, as well as other individuals in its neighboring
community.

2. Security Plan

The issuance of a Regulatory Permit is conditional upon approval of the proposed
security plan by the City Police Chief. The security plan shall include, at a minimum and
as appropriate, provisions for video surveillance, perimeter fencing and security,
protection of the building(s) from vehicle intrusion, cash handling procedures, product
handling and storage procedures, visitor procedures, third party contractor security
procedures, employee security procedures, and a professionally monitored alarm
system. Equipment and systems used for video surveillance and building alarms shall
be approved by the City. Developer shall also obtain an assessment of site security by
a qualified security consultant. The Security Plans required by this Section 2 will not be
made public, except when required by law.

Video surveillance shall include, at a minimum, all site and facility entrances and access
points, all spaces accessible by the public, all secured areas of the facility with restricted
access, all interior spaces and rooms where medical marijuana products are handled
and processed, shipping and receiving areas, cash storage areas, and other areas
necessary to protect the safety of employees and the public and to ensure medical
marijuana products are received, handled, stored, packaged, shipped, and distributed in
compliance with applicable local and state laws and regulations. The video surveillance
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system shall be web-based with direct access provided to the City Police Department
for real-time monitoring from the Police Department and through authorized smart
phone devices.

The security system shall also include sensors to detect entry and exit from all secure
areas, panic buttons in appropriate locations, and a professionally monitored alarm
system with glass breakage sensors and motion detectors.

Developer shall employ properly trained and licensed third-party security personnel to
protect the welfare and safety of Developer employees and to ensure public safety to
the neighboring community. Developer shall provide City with specific policies for
training employees regarding security procedures. Developer shall use security
personnel 24 hours, 7 days a week. Security personnel may be armed with the prior
approval of the City Police Chief. Security personnel may be subject to a background
investigation by the City Police Chief. Security personnel shall not be assigned to or
employed at the Developer’s facility without the prior approval by the City Police Chief.

All security personnel shall register and maintain valid registration status with the State
of California Department of Consumer Affairs. At no time shall any security personnel
register with the State at any level that is less than that of a proprietary private security
officer. Proof of application and registration for all security personnel shall be
maintained by the Developer and shall consist of copies of all relevant documentation
including: application forms, receipts for application fees and live scan fees, and actual
proof of registration.

3. Possession of Firearms

Except for licensed security personnel approved by the City Police Chief, no person
employed by the Developer shall be in possession of any firearm while on the premises
or location without having first obtained a license from the appropriate state or local
agency authorizing the person to be in possession of such firearm. Every such person
in possession of a firearm while on the premises or location must provide the City
Manager and the City Police Chief with the following at least ten days prior to bringing
the firearm onto the premises:

i) A copy of the license issued to the person by the appropriate state or local
agency authorizing him or her to possess such firearm;

i) A copy of his or her law enforcement identification (if he or she is employed
by a law enforcement agency);

iii) A copy of his or her California driver's license or California identification card;
and

iv) Any other information reasonably required by the City Police Chief to show
that the individual is in compliance with the provisions of all laws regarding the
possession and use of a firearm.
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4. Identification Display

Each owner, manager, employee, and individual member engaged in the cultivation,
processing, manufacturing, distribution, or transporting of medical marijuana shall at all
times while engaged in the duties of his or her position wear in plain sight, on his or her
person and at chest level, a valid identification badge, issued by the City Police Chief
and containing such information, including a suitable photograph, as the City Police
Chief may require. No owner, manager, employee, or individual member engaged in the
cultivation, processing, manufacturing, distribution, or transporting of medical marijuana
shall engage in any activities on behalf of Developer with which he or she is employee,
without first obtaining a valid identification badge. Identification badges shall expire one
year after issuance. Application for renewed identification badges shall be filed with the
City Police Chief no later than thirty days prior to the expiration of the current
identification badge. ldentification badges shall be the property of the City and shall be
immediately collected by the Developer and provided to the City Police Chief within
twenty-four hours of their expiration, or within twenty-four hours of the termination of the
employment.

5. Procedures for Inventory Control to Prevent Non-Medical Diversion of Medical
Marijuana

Only employees who receive clearance from the City Police Chief shall be permitted to
enter Developer’s facility. Each employee shall have to meet a criminal background
investigation conducted by the City Police Department or such other person or entity
designated by the City Manager, which at a minimum shall include a LiveScan criminal
history check.

Developer's membership rules shall seek to prevent the diversion of medical marijuana
for non-medical uses by implementing strict policies and practices, to maintain tight
controls on inventory and donations and/or cost reimbursements received.

Developer’'s collective agreement shall prohibit the use of medical marijuana by its
employees at its facility, in the neighborhood vicinity of its facility, and/or while driving.

Developer shall take all necessary and reasonable steps to prevent the distribution of
any of its medical cannabis products to minors; prevent revenue from the sale or
distribution of its medical cannabis and/or infused products from going to criminal
enterprises, gangs and cartels; prevent the diversion of marijuana from California to any
other state; prevent state-authorized marijuana activity from being used as a cover or
pretext for the trafficking of other illegal drugs or other illegal activity; prevent violence
and the use of firearms in the cultivation, manufacture and distribution of marijuana;
discourage and educate against drugged driving and the exacerbation of other adverse
public health consequences associated with marijuana use; disavow growing marijuana
on public lands that creates attendant public safety and environmental dangers posed
by such illegal uses; and discourage and educate against marijuana possession or use
on federal property. The Developer shall provide City with a Non-Diversion of Marijuana
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Grown for Medical Use Plan documenting the steps Developer will take to satisfy the
requirements of this Section.

6. Control and Testing

Developer shall utilize quality control measures and testing to ensure only the highest
quality of medical marijuana and infused products shall be produced. For the purpose
of testing, Developer shall use a licensed testing laboratory that has adopted a standard
operating procedure using methods consistent with general requirements for the
competence of testing and calibration activities, including sampling, using standard
methods established by the International Organization for Standardization, specifically
ISO/IEC 17020 and ISO/IEC 17025 to test medical cannabis and medical cannabis
products that are approved by an accrediting body that is a signatory to the International
Laboratory Accreditation Cooperation Mutual Recognition Arrangement prior to
distribution to its patient collective membership affiliates. Inspection and testing shall be
conducted by the approved testing lab off-site. All other testing standards and
procedures shall be in accordance with applicable State law and regulations.

All medical marijuana products shall undergo a quality assurance review prior to
distribution to Developer’s patient collective affiliates in order to ascertain its quantity
and content. Inventory procedures shall be utilized for tracking and taxing purposes by
the state. Developer shall employ an efficient record-keeping system to make
transparent its financing, testing, and adverse effect recording, as well as recall
procedures. Developer shall employ an efficient record-keeping system that shall reflect
its financing, testing, and adverse effect recording and product recall procedures.
Developer shall provide City with a written plan explaining how it will satisfy the
requirements of this Section 6.

7. Packaging of Medical Marijuana and Infused Products

All Developer’'s medical marijuana products shall be packaged and labeled as required
by section 19347 of the California Business and Professions Code and applicable
requirements and regulations issued by the State pursuant thereto. In addition to those
packaging and labeling requirements, and packaging and labeling requirements set
forth in the Developer’'s Regulatory Permit application, as amended or supplemented, all
medical marijuana products shall be packaged in an opaque childproof container which
shall contain a label or be accompanied by a leaflet or inset that states, at a minimum:

I. The name, address and telephone number of the medical marijuana
dispensary facility to which the medical marijuana product is distributed, sold, or
transferred,

il. The amount of medical marijuana in the container; and

iii. The date the medical marijuana was transferred to a medical marijuana
dispensary facility.
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Developer intends to produce infused products and shall secure any approval from the
County of Monterey Health Department required for manufacturing and handling such
products. Developer’s infused products shall not be produced, manufactured, stored or
packaged in private homes. All Developer’'s medical marijuana infused products shall be
individually wrapped at the original point of preparation.

8. Point of Sale Tracking System

Developer shall maintain an inventory control and reporting system that accurately
documents the location of medicinal marijuana products from inception through
distribution, including descriptions, weight, and quantity. The inventory control and
reporting system shall comply with the track and trace program required by section
19335 of the California Business and Professions Code and regulations issued therein.

Developer shall employ an electronic point of donation/sale system approved by the
City, such as BioTrack THC, MJ Freeway, or similar system for all point of
donations/sales tracking from seed or inception to product distribution to other licensed
medical marijuana dispensary facilities. Such approved system shall track all Developer
medical marijuana products, each edible, harvested flower, and/or manufactured
concentrate, as well as gross sales (by weight and sale). BioTrack THC, MJ Freeway,
or similar system shall have the capacity to produce historical transactional data in
accordance with the City’s requirements.

9. Record Keeping

Developer shall maintain records for all dispensed medical marijuana and/or infused
products. Developer shall comply with all records-keeping responsibilities that are set
forth in section 5.28.220 of the Greenfield Municipal Code, including complete and up-
to-date records regarding the amount of medical marijuana cultivated, produced,
manufactured, harvested, stored, or packaged at Developer’s facility.

10. Processing, Handling, Storing, and Distribution of Medical Marijuana and Related
Products

Medical marijuana cultivation, handling, storing, and processing shall be concealed from
public view at all stages of growth and processing, and there shall be no exterior
evidence of cultivation or processing occurring at the premises from a public right-of-
way or from an adjacent parcel. Medical marijuana cultivation, handling, storing,
processing, or distribution shall not create offensive odors; create excessive dust, heat,
noise, smoke, traffic, or other impacts that are disturbing to people of normal sensitivity
residing or present on adjacent or nearby property or areas open to the public; or be
hazardous due to use or storage of materials, processes, products, or wastes.

Developer shall store its medical marijuana and/or medical marijuana products in a
locked safe room with T-card identification access for management only. The safe room
shall be constructed of fire-rate walls with numerous cameras installed to view all
entries and exits from the safe room, as well as all other activities performed within
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Developer’s facility. Developer shall not conduct outdoor operations except as related to
lawful delivery and transportation of medical marijuana and infused products.
Developer shall not store medical marijuana or related products in its delivery vehicle
outside normal operating hours of the facility.

Medical marijuana products shall be sold or distributed only to licensed dispensaries in
California. Excess or contaminated product shall be securely stored on-site until it is
properly disposed. Disposal may include composting, incineration, land-fill disposal
through the local waste management hauler, or other disposal methodology in
accordance with state and county health and safety codes and regulations.

11. Description of Banking Plan

Developer shall seek to open a bank account under the name of the Developer or its
associated management company to provide transparency for funds received,
operational costs, including payroll, tax payments to the state and federal governments,
among others. Should a bank account not be forthcoming, Developer shall purchase
and install safes to secure all daily funds received from its collective membership or
other lawful cooperative corporation to which its products are sold, transferred, or
distributed. If Developer successfully opens a bank account, it shall make provisions for
Developer collective members or other lawful cooperative corporations to implement
debit and credit card transactions. Developer shall not accept personal or corporate
checks.

12. Transportation Plan

Developer shall comply with all local and state law regarding transportation, including
the rules governing delivery service. Developer shall retain a list of names and cellular
contact numbers for all employees engaged in transportation of medical marijuana
products and provide it to the City Police Department, keeping the list current and up to
date.

All Developer employees engaged in transportation of medical marijuana products shall
carry a copy of the dispensary's current license authorizing the delivery of medical
marijuana and/or related products, along with the employee's government-issued
identification. The Developer employee engaged in transportation shall be
instructed to present his/her license and identification upon request to state and local
law enforcement and other employees of regulatory authorities. The licensee shall
maintain a physical copy of the delivery request and shall make it available upon
request of the City and its police officers. The delivery request documentation shall
comply with state and federal law regarding the protection of confidential medical
information (HIPPA). The licensed dispensary requesting the delivery shall maintain a
copy of the delivery request and shall make it available, upon request, to the City and its
law enforcement officers.

Developer shall keep complete and up-to-date records documenting each transfer of
medical marijuana to other lawful cooperative corporations, including the amount
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provided, the form or product category in which the medical marijuana was provided,
the date and time provided, the name of the employee making the transfer, the name
and address of the other lawful cooperative corporation to whom delivery is made, and
the amount of any related donation or other monetary transaction.

13. Community Relations

i Public Outreach and Education Program

Developer shall create an effective public outreach to City of Greenfield’s
community, including but not limited to outreach and interface with public and
private schools, youth organizations, religious organizations, health care
providers, drug abuse treatment providers, and mental health and drug
counseling providers.

Developer shall coordinate and cooperate with the City and other medical
marijuana Developers located within the City of Greenfield in the establishment
and implementation of appropriate public outreach and education programs. The
public outreach and education programs shall be approved by the City.

ii. Community Benefits Program

Developer shall coordinate and cooperate with the City and other medical
marijuana Developers located within the City of Greenfield in the establishment,
implementation, and funding of a community benefits program which could
include such items as new community recreation facilities, expansion and/or
improvement to existing facilities or other physical improvements that provide a
benefit to the community, support of holiday and special community events, and
support of local public service and special districts and organizations. This
community benefits program may be implemented by a foundation or other
association of medical marijuana Developers issued regulatory permits by the
City.

The City and the public shall participate in the decision-making process for
identifying and prioritizing community needs and benefits, and identifying
appropriate projects to be funded by the entity implementing this community
benefits program. All projects under the community benefits program must be
approved by the City.

iii. Designation of Persons Responsible for Community Relations

At the time of this Agreement, Developer's general manager, Salvatore Palma,
shall be responsible for community inquiries and complaints and on site during
normal business hours.

iv. Interface with City of Greenfield Police Department
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Developer's general manager, Salvatore Palma, shall interface with the City
Police Department to ensure its operation is in compliance with local and state
laws and regulations.

V. Local Recruitment, Hiring and Training Programs

Developer is committed to making a good-faith effort to recruit, hire, and train
local residents for employment by the Developer. A good-faith effort means the
Developer shall take the following or similar actions to recruit and employee local
residents: 1) Contact local recruitment sources to identify qualified individuals
who are local residents, 2) Advertise for qualified local residents in trade papers
and newspapers of general circulation in the area, and 3) Develop a written plan
to recruit and employee local residents as a part of the its workforce.

Developer shall also seek local companies to serve as its general contractor and
subcontractors needed for construction and build-out improvements of the
Developer's medical marijuana facilities. Additionally, local companies shall be
sought to employ as licensed security guards needed once Developer’s facility is
opened, as well as for ancillary services needed.

14. Safety Plan

In addition to all other requirements described in this Exhibit, Developer shall provide
City with a Safety Plan that describes the fire prevention, suppression, HVAC and alarm
systems the facility will have in place. The Safety Plan shall include an assessment of
the facility’s fire safety by a qualified fire prevention and suppression consultant
considering all possible fire, hazardous material, and inhalation issues and threats, and
shall describe the written and physical mechanisms in place to deal with each specific
situation.

15. Business Plan

Developer shall provide City with a Business Plan that includes a description of day-to-
day operations of the Project (in accordance with the GMC Section 5.28.200), including
but not limited to a description of how the Project will conform too local and state law in
accordance with Greenfield Municipal Code Sections 5.28.050, 5.28.140, 5.28.160,
5.28.170, 5.28.180 5.28.190 and 5.28.200, and the California Attorney General’s
Guidelines for the Security and Non-Diversion of Marijuana Grown for Medical Use. The
Business Plan shall also contain a schedule for beginning operation of the Project,
including a narrative outlining any proposed construction and improvements, and a
timeline for completion. The Business Plan shall include, at a minimum, a budget for
construction, operation, maintenance, employee compensation, equipment costs, utility
costs, and other operation costs and shall demonstrate sufficient capital in place to pay
startup costs and at least three months of operating costs, as well as a description of
the sources and uses of funds.

The Business Plan shall also contain a plan for at least three years of operations to
address how the Project, including its exterior areas and surrounding public areas, will
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be managed, so as to avoid becoming a nuisance or impacting neighbors and the
surrounding community.

In addition, Developer shall provide City with proof of capitalization, in the form of
documentation of cash or other liquid assets on hand and Letters of Credit or other
equivalent assets.

16. Employment Requirements

Developer shall adhere to heightened pay and benefits standards and practices,
including recognition of the collective bargaining rights of employees, providing
compensation to and opportunities for continuing education and training of employees,
and providing a living wage to all employees.

2691992.6
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EXHIBIT D

Security Plan
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SECURITY PLAN — 900 CHERRY AVE.

GREENFIELD ORGANIX

PREPARED FOR

City of Greenfield
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SECURITY PLAN

This is the written Security Plan for Greenfield Organix and Higher Level of Care (“We”,
“Us”, “Our”, “Applicant”). This plan addresses and meets the application requirements of the
[Greenfield Police Department] Medical Cannabis Program Rules and Regulations
(“Department”).

This plan addresses and meets the Requirements of Chapter 5.28. Subsection D-3 “Security
Plan” of the City of Greenfield (hereinafter sometimes referred to as “City”’) Medical
Cannabis Ordinance ("Medical Cannabis Ordinance").

[. INTRODUCTION

We understand that security is of paramount importance. We are keenly aware of the added
security challenges that a business of this nature faces, and we have taken extensive measures
to have professionally-vetted policies, procedures, and systems in place to provide
comprehensive protection, not only for our physical plant and inventory, but also for our
employees and patients. Our security will meet or exceed the Police Department and Cities
requirements set forth.

The security and safety of the Collective's member/patients, staff, administration and
surrounding public, is crucial to the operational goal of providing medicinal cannabis within
a safe and healthy environment.

We have named Uretsky Security PPO -16659 (“Security Agent™) as the dispensary agent in
charge of security. This person has more than 40 years’ experience in the information
security sector. Bill Uretsky (partner) served 24 years with the Carmel Police Department,
retiring as a Lieutenant in 2000. Mr. Uretsky started his Private Security Company in 2001
and has been providing security to schools, banks, gated communities, and private events.
Nick Cina (partner)

We will, at all times, have one or more designated Manager(s) (“Security Manger”) as the
Collective’s agent in charge of security.

The Security Agent will have oversight responsibility for the implementation of this plan. As
the person responsible for implementation, Bill Uretsky & Nick Cina also will serve as a
liaison with the executive staff, board, and law enforcement. In addition, Bill Uretsky &
Nick Cina will have oversight responsibility to review and update this Security Plan on a
regular basis to ensure our continued compliance with the security aspects to all applicable
laws of the State of California and the Medical Cannabis Ordinance.

With the leadership of our Security Agent, we are developing a state-of the-art plan that takes
advantage of the security industry’s best practices and most up-to-date technology, ensuring
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that our cultivation and manufacturing facility operates at the highest level of security
preparedness.

If our application is approved, we will reach out to local law enforcement officials in our
application area to enlist their input and cooperation in the development of our security
procedures. The goal is for our plan to meet or exceed current standards for policing and
securing this type of facility.

Our Security Plan is divided into two components: Facility Security and Operations Security.
The preventive measures adopted in these components will minimize our security exposure,
protecting the public, our patients, and our staff. We also are confident that should there be
any breach of security, our comprehensive response capabilities will ensure the incident is
quickly detected, contained, and resolved at the appropriate response level.

II. FACILITY SECURITY

The Cultivation/Manufacturing facility (“Facility”) are to be located at a single site. The

security at the Facility is designed to reduce the likelithood of security breaches and to trigger
an immediate response in the event of a breach. In addition, it is designed to control access
to the cultivation and manufacturing areas, limiting it to authorize and properly identified
personnel.

The physical address of our Facility will be at 900 Cherry Ave. in Greenfield, California,
which is across the street from the Greenfield Police Department. (Site plan showing the
Facility, including the street(s), parking lot(s) and any other entities that physically border the
Facility are shown in an attachment).

Our proposed facility is located within a Light Industrial use area that includes industrial and
manufacturing businesses.

1.  Physical Building

A. Location and Building Specifications

We have located our Cultivation / Manufacturing facility in a light industrial use
area that includes industrial and manufacturing businesses. The cultivation facility
will include ten 10,800 square foot greenhouses, and the manufacturing lab will
be a 4,000 square foot freestanding building. The Facility will have a secure
means of ingress and egress, and is located in an area of low vehicular traffic. The
Facility has a front entrance/exit that will be guarded by security measures 24
hours a day, 7 days a week. All window and points of ingress and egress on all
structures will be secured will be secured to deter unauthorized access. Car access
also will be limited with fencing

Areas where cannabis will be kept or handled have no external doors or windows
and can be accessed only from within the Facility.
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All main access point door hinges will be equipped with hinge-pin-locking screws
to increase security.

This configuration yields optimal conditions for surveillance. These existing
design elements will not only make unauthorized access extremely unlikely; they
will also discourage any theft attempts.

B. Floor Plan

A floor plan, (developed and approved by the City) of the Facility will detail the
location of:

(1) All entrances and exits to the Facility;

(2) The location of any windows, skylights, and roof hatches;

(3) The location of all cameras, and their field of view;

(4) The location of all alarm inputs (door contacts, motion detectors,
duress/hold up devices) and alarm sirens;

(5) The location of the digital video recorder and alarm control panel.

C. Lighting

Statistics show that crimes are less likely to occur in well-lit areas, because a
well-lighted property is an excellent deterrent against criminals. Security lighting
is one of the most practical and effective ways to prevent crime in or around
commercial facilities.

The main objectives of our security lighting system at the cultivation sites are to
illuminate dark areas and detect and recognize movement in the protected area.
The best vision with outdoor lighting is obtained from downward directed and
shielded security lighting that is constantly on, supplemented with instant-on
lighting triggered by motion detectors.

We will add external security lighting, including high spot lights to both facilities.
Each facility and all walkways of each facility will be well illuminated to
maximize visibility. Lighting will be operated automatically by a photo-sensor,
ensuring that lighting will at all times be optimal for video capture.

Exterior lighting on the Facility and parking area lighting for the Facility will be
balanced and will not result in a glare on adjoining properties, will complement
the security systems described above to ensure that all areas of the facility are
visible, and will provide increased lighting at all entrances to the Facility. The
exterior lighting will be turned on from dusk to dawn.

No medical cannabis, or any product containing medical cannabis, or
paraphernalia will be visible from the exterior of any Facility.

We will add external security lighting as appropriate.
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D. Guards/Identification

Once the facility is operational we will employ Uretsky Security to provide
security guards licensed by the Bureau of Security & Investigative Services
(BSIS). Each guard will have in their possession a guard card issued by the BSIS
indicating they have completed their initial 40 hours of training and additional 20
hours of training each additional year. Training will consist of:

1. Powers to Arrest 10. Driver Safety

2. Weapons of Mass Destruction 11. Supervision

3. Public Relations 12. Radio Procedures

4. Observation & Documentation 13. Courtroom Demeanor

5. Communication 14. Traffic Control / Parking
6. Liability / Legal Aspects 15. Firearms Training

7. Chemical Agents 16. Baton Training

8. Preserving Incident Scene 17. Fire Safety

9. Crowd Control 18. Evacuation Procedures

Uniformed security personnel will be on site monitoring the facility during hours
of operation. All security personnel will be thoroughly screened, trained, and
strictly supervised by our Security Department working in conjunction with
Uretsky Security, to ensure they are of the highest capability. Our internal liaison
for our Security Department will be Salvatore Palma who is one of our Board of
Directors.

Uretsky security will employ Security Personnel subject to the following
requirements:

*  All Security Personnel will register and maintain valid registration status with
the state of California’s Department of Consumer Affairs. At no time will be
any Security Personnel register with the State at any level that is less than that
of a proprietary private security officer.

*  While on duty, all Security Personnel will have a nameplate containing the
Security Personnel’s full name and the word “SECURITY” printed in bold,
capital letters. The nameplate will be exhibited prominently on the clothing,
at chest level, and will be visible and easily read at all times. The nameplate
will be a minimum of two inches (2") high and four inches (4") wide, with the
required information printed in capital letters, at least three-fourths inches
(*+”) high and in a contrasting color.

* As an alternative to a nameplate, the Security Personnel’s name and the word
"SECURITY" may be embroidered on the Security Personnel’s outermost
garment with the required information meeting the above specifications and
located at chest level.

A minimum of one (1) Security Personnel/Security Guard will be present and on
duty at the Facility 24 hours per day, 7 days per week.
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The Security Personnel/Security Guard will provide security inside the Facility,
along the outside perimeter of the Premises, at parking sites immediately adjacent
to the Facility, and at sidewalks adjacent to the Facility.

The Facility will have a single point of entry and exit.

During operating hours, we will have 1 on-site security guard roaming the Facility
and verifying employee credentials. After hours we will have a total of 1 on-site
security guard roaming the exterior of the Facility.

Security personnel will perform and keep records of having performed routine
regular inspections of all security systems, barriers, gates, doors, and locks,
immediately reporting any malfunctioning or compromised security feature to the
Security Agent. Any incidents qualifying as irregular or suspicious will be
handled immediately.

E. Perimeter Security

We will secure the perimeter of our cultivation facilities to prevent unauthorized
intrusion. With our cultivation facility, we plan to use one or more of the
following critical elements to secure the perimeter of our building: security
fencing, security guards, and electronic surveillance (round-the-clock manned or
alarmed camera surveillance and electronic intrusion detection).

The cultivation facility will have six (6) foot metal fencing around the entire
perimeter with a secured entry/exit gate. Any new fencing will be installed in such
a way that no gaps will be left between the fencing and areas where it butts up
against the building or yard. The security of any perimeter fencing will be
checked by guards daily.

The perimeter of each building will be secured by video surveillance and adequate
outside security lighting. In addition, during non-operational hours, all entryways
and exits and all windows will be externally covered by according metal fencing.

Motion detectors will monitor the inside of all exterior doors and windows. These
are separate sensors from our video camera motion detectors.

F. Access Conditions for Staff and Non-Staff Business Associates

At the Facility will be fifty-five (55) parking spaces inside the secured perimeter
for employees and deliveries.

Staff here refers to anyone defined by the Department as a Facility agent: a
principal officer, board member, employee, or volunteer. Non-staff business
associates are all those, such as vendors and contractors, who do business with
our Company but are not Facility agents. To access restricted areas of either
facility, non-staff business associates will need to be admitted by appropriate staff
and must be accompanied by a staff member at all times.
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All persons working for or doing business with us will need a company-issued
permanent identification card or temporary identification tag to be able to enter
restricted areas. Staff will receive these upon hire.

Once the reason for their visit is confirmed, vendors and contractors will receive
temporary identification tags at the reception window before being allowed to
enter the cultivation or manufacturing rooms under staff escort.

We will require that ID cards and tags be visibly worn by all staff and non-staff at
all times within the facility.

G. Non-Patient Public Access

Persons other than management, employees, volunteers, vendors, and contractors
may from time to time have legitimate reasons to visit our facility. These include:

* Law enforcement
* Political officials and government administrators,
* Medical, health, and social service professionals, and

e The media.

Besides Facility agents, no one other than law enforcement may enter the
restricted areas of our facility unless their visit has been approved by
management, they have been issued and are wearing a temporary facility
identification tag authorizing their entry into restricted areas, and they are
accompanied at all times by a staff member who has been specifically authorized
to bring them into access-restricted areas.

H. Internal Access-Point Control

Movement within each area of the facility will be tightly controlled. All main
access doors and doors to the cultivation rooms will be outfitted with electronic
keypad locks. Only permitted employees will be allowed to enter into the
cultivation facility.

Electr onic Security System

We will install a comprehensive electronic security system with video
surveillance/recording capability, third-party monitoring, intrusion detection, and
panic buttons.

A. Video Surveillance

The Facility will be equipped with, and at all times be monitored by, a web-
accessible closed-circuit television for security purposes. The camera and
recording system will be of adequate quality, color rendition and resolution to
allow the ready identification of any individual committing a crime anywhere on
or adjacent to the Facilities premises. The system will be fully functional prior to
processing or cultivating of medical cannabis at the Facility, should that occur.
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The recordings of the monitoring will be maintained for a period of not less than
sixty (60) days and will be made available and accessible to the Chief of Police
and any other City official charged with enforcing the provisions of the
Greenfield Municipal Code. The recordings will be made available immediately
upon request for review and copying, without the need for a search warrant,
subpoena or court order. The Facility will also provide the Chief of Police with
the URL address of any on-site web-based video surveillance to monitor remotely
at any time without a warrant, subpoena or court order.

We will employ state-of-the art external and internal cameras, each with a
minimum resolution capacity of 704 x 480 pixels per square inch. This is
sufficient to allow facial identification of anyone in or nearing the facility. All
cameras are equipped with motion detection and will have infrared technology for
low light conditions, capable of identifying activity at night or in unlit rooms. Our
CCTYV camera system with digital recorder includes:

» External video surveillance will cover all areas of possible ingress and egress.
Internal video surveillance will cover the cultivation rooms, and processing
rooms. This covers all areas where cannabis is present or handled and all
means of access to such areas. Video surveillance will cover external and
internal areas 24/7.

* Electrical backup will be provided by a named brand Uninterrupted Power
Supply unit sufficient to supply a minimum of five minutes of backup power
to our cameras and computers. We have both on and off-site storage capacity
of 3TB, enabling us to store at least 60 days of video surveillance recording.
A failure notification system will provide both audible and visible
notifications if there is any failure in the electronic monitoring system.

B. Third-Party Monitoring

We anticipate contracting with ADT to help deter, detect, and document security
events at each facility from a remote location. ADT will monitor for fire and for
security breach of doors or windows. Trained professionals from their monitoring
centers will be able to access our security surveillance system at all times, and
will report and document any suspicious activity. Our internal security personnel
will work with ADT to establish guidelines for what entails suspicious activity
and to ensure regulatory compliance.

There will be triggers around the facility to alert our monitoring team of a
possible intrusion or unauthorized access. Triggers can be:

e Motion-sensor surveillance cameras

* Motion-sensor laser beams
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* Unauthorized electronic access via supervision of system arming/disarming via
individual personnel keypad combinations

* Security and fire alarms with remote central station supervision

ADT is the largest single provider of electronic security services to more than six
million commercial, government and residential customers throughout North
America. Founded in 1874, ADT’s total security solutions include intrusion
detection, fire detection, video surveillance, access control, radio frequency
identification and integrated systems.

C. Intrusion and Motion Detection

Our alarm system will have motion detectors covering entryways and exits,
hallways, cultivation rooms, storage rooms, and windows.

Motion detectors will be utilized to monitor the interior side of all exterior
windows and doors. (These are separate from our video camera motion detectors.)

All active perimeter personnel and overhead doors will be equipped with
magnetic door contacts to detect the opening of a door when the system is armed.
The Vault door will also be contacted to detect opening when the system is
armed.

D. Centrally monitored Fire and Burglar Alarm System
The Facility will comply with all local fire code requirements.

* The Facility will have a centrally monitored fire and burglar alarm system.
This system will be fully functional at all times and prior to processing or
cultivating medical cannabis at the Collective facility, should that occur.

* At a minimum, this alarm will cover the perimeter of the Facility and will
focus on those areas where medical cannabis is grown, produced, harvested,
stored, packaged or dispensed.

* This alarm system will be monitored by a professional alarm company at all
times.

* This alarm system will be routinely inspected to ensure that it is functioning
properly.

*  We shall install, maintain, and use a professionally monitored robbery and
burglary alarm system; which meet the following requirements:

* The control panel shall be a UL listed burglar alarm control panel;
* The system shall report to a UL listed central monitoring station;

* A test signal shall be transmitted to the central station every twenty-four (24)
hours;

* At a minimum, the system shall provide coverage of all facility entrances and
exits, rooms with exterior windows, rooms with exterior walls or walls shared
with other facility tenants, roof hatches, skylights, and storage room(s) that
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contain safe(s);

* The system shall include at least one (1) holdup alarm for staff use; and

* The system shall be inspected and all devices tested annually by a qualified
alarm vendor.

E. Alarm Testing

A test signal will be transmitted to the central station every twenty-four (24)
hours. The alarm system will provide coverage of the facility ingress/egress
points, the exterior windows, offices, production areas, storage areas, cashiering
areas and the product safe. The system will include at least one (1) holdup alarm
for staff use. Finally, the system shall be inspected and all devices tested annually.

F. Panic Buttons and Internal Communications

Panic buttons will be installed by ADT at the Facility and portable emergency
will be available for personnel as required.

There will be three incoming phone lines and three active telephone handsets with
intercom capability: reception office, dispensary room, medical director’s office,
and the miscellaneous business office. Phones will be VOIP via broadband ISP.
The Internet provider will wire the security system equipment to their interface
unit so as to allow full communication of the security system though their
equipment.

G. Fire Security

The Facility will comply with all local fire code requirements. The fire system
design will be reviewed by the Fire Department for permit issue. Requirements of
the Fire Department above the proposed design will be reflected on a Change
Order.

We will use Carlon's Fire Extinguisher Sales & Service, to provide sprinkler
systems for the Manufacturing building. Alarm initiating and supervisory
switches will be connected to the fire alarm system.

Notification appliances will be installed throughout the building. A single manual
pull station will be installed in a continuously occupied area of the building for
access during business hours.

The fire alarm equipment will be an addressable Firelite alarm
control/communicator. Communication to the central monitoring station will be

via dedicated land line with high security cellular/GSM back-up communication.

In addition, all rooms will be equipped with smoke detectors. ABC rated fire
extinguishers will be present in the Manufacturing building and greenhouses.
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III.

H. Maintenance and Testing

All security-related systems will be routinely inspected to ensure that they are
functioning properly. This includes:

* Video surveillance equipment

*  Third-party monitoring equipment and connections
* Alarm systems

* Sensors

* Electrical connections

*  Motion detectors

*  Smoke detectors

* Panic buttons

* Phone connections

* Information storage and backup systems
* Electrical backup systems

The Security Agent will be responsible for ensuring that such inspections take place at
reasonable intervals. We will promptly implement all necessary repairs to ensure
continuous proper functioning of the security system. Inspection results and
maintenance records will be securely kept for review by the Department and
appropriate oversight authorities.

We will be utilizing a solar panel system along with battery backup to ensure that in the
event of a power outage our facility will still have the appropriate power needed to keep
the building secure. This means our electronic access will remain along with our other
systems that we will have in place.

POLICIES & PROCEDURES FOR FACILITY SECURITY

1. Incident Management and Emergency Response

We understand that smooth operations require well-laid contingency plans and a staff
well-trained in their execution. Under the leadership of our Security Agent and with
input from appropriate. Local agencies and enforcement authorities, we will develop a
comprehensive Emergency Response Plan.

The Emergency Response Plan will include contingencies for non-security related
emergencies such as medical emergencies, bomb threats, fires, explosions, chemical
release, and weather-related disasters to ensure an appropriate and orderly response.
This will prevent non-security related emergencies from becoming aggravated security
emergencies as well. Emergency procedures and emergency contact numbers will be
provided in writing to all employees and posted prominently in all areas of the facility.
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We will also develop a comprehensive set of guidelines for dealing with security
threats. All staff will learn and be drilled in these procedures to ensure they are
adequately prepared for emergencies. Preparedness means all staff members:

* Know how to assess emerging situations to determine the type and level of
threat they may pose;

* Know how to respond to different kinds of security threats;
* Know which types of situations warrant the activation of panic buttons; and

* Know how to proceed when a security alarm goes off or a panic buttons has
been activated.

If a security breach is found to constitute an actual emergency, authorities will be
notified as required. We will then follow the emergency response procedures it will
establish in cooperation with local law enforcement authorities for smoothly bringing
the situation under their control.

Procedures will be revised and updated as necessary. They will be reviewed at least
once every twelve months. We will invite local law enforcement to offer their input on
up-to-date security threat analysis and contingency planning.

2. Outside Partnerships: Liaising with Community and Local Law
Enforcement.

Local law enforcement and neighbors in close proximity to our facilities will have the

name of one or more contact persons on our staff whom they can notify day or night in

case there is a problem impacting them or that they feel may impact us.

We will periodically reach out to neighbors to ensure that there are no unreported
problems of this sort.

We also will reach out to local law enforcement to develop a professional working
relationship and a coherent contingency plan for incidents that require a law
enforcement involvement at our facility. Local law enforcement officials will be
invited on-site to discuss and evaluate potential security risks, vulnerabilities, and to
assist in the development or enhancement of our current security program.

3. Closing Procedures

After the cessation of business each day our closing procedures require that the alarms
be set by the two (2) or more individuals who will all exit at the same time. At the close
of each business day, our personnel will insure that all rooms are locked, the processed
medical cannabis and medical cannabis to be disposed is under lock and key in the safe
and that the security alarms are set.

e All exterior doors and interior rooms and cultivation rooms are locked.

* The processed medical cannabis and raw medical cannabis is secured in the
safe.
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* That the security alarms are set.

4.  Safe
The Collective will maintain, at the Facility, a fireproof safe for the storage of all
records and documents required by the Greenfield Municipal Code Chapter 5.28.00.

5. Storage of Cannabis

Medical cannabis will be stored in buildings that are completely enclosed, and in a
locked vault or safe, or other secured storage structure which is bolted to the floor or
structure of the Facility.

6. Preventing On-Site Consumption

We shall not permit the consumption of medical cannabis at the registered premises in
any form. All medical cannabis will be kept in a closed container that shall not be
opened on the premises. Any medical cannabis or cannabis paraphernalia that shows
evidence of the medical cannabis having been consumed or partially consumed will be
reported to the Department and/or local Police Department.

We will place smoke detectors around premises and routinely monitor surveillance to
prevent the use of medical cannabis on the registered premises.

7. Suspicious Activity and Loitering

Staff will be trained to identify and respond appropriately to all levels of suspicious
activity. Loitering will not be tolerated. Loitering by Employees will result in a
warning. Continued Loitering will result is termination. For non-employees, loitering or
suspicious activity will be addressed by our security personnel, then in notification of
local law enforcement.

8. Ingress/Egress/ Access
We will secure the perimeter of the Facility to prevent unauthorized intrusion.

Windows and roof hatches of the Facility will be secured from the inside with bars so
as to prevent unauthorized entry. The bars will be equipped with latches that may be
released quickly from the inside to allow an exit in the event of an emergency. The
windows and roof hatches will be in compliance with all applicable building provisions
in the Greenfield Municipal Code.

Exterior doors to the Facility will remain locked from the outside to prevent an
unauthorized ingress to the facility. Ingress will be allowed by means of a remote
release operated from within the Collective. In all cases, doors will remain operable
from the inside to allow egress without the use of a key or special knowledge. Access-
controlled egress doors will comply with Section 1008.1.3.4 of the California Building
Code.

Persons other than management, employees, volunteers, vendors, contractors, and
members may, from time to time, have legitimate reasons to visit our facility; such
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persons: may include: law enforcement, political officials, government administrators,
medical, health, and social service professionals, and the media.

Besides the Facilities management, employees, vendors, and contractors, no one, other
than law enforcement or City agents, may enter the restricted areas of the Facility
unless management has approved their visit. Movement within the Facility will be
tightly controlled and regulated.

No cultivation of Medical Cannabis at the Facility will be visible with the naked eye
from any public or other private property, nor will Medical Cannabis or any product
containing Medical Cannabis be visible from the exterior of the Facility.

All areas devoted to the cultivation of medical cannabis at the Facility will be secured
and separated from public access, by locked interior doors and any other security
measures necessary to prevent an unauthorized entry.

9.  Preventing Theft & Non-Diversion
To prevent diversion of medical cannabis we will take the following measures:

* Any personnel that are aware of any such theft or diversion will result in
immediate termination and reporting the incident to both the Department and
the Police Department.

* All Medical Cannabis while growing will be maintained in a secure and
locked room that is accessible only to authorized persons. Medical Cannabis
that has been processed but not delivered to an authorized dispensary will be
in a compliant safe.

* No individuals who are not authorized to be on the cultivation facility
premises will be allowed access thereby reducing the threat of theft or
diversion of Medical Cannabis.

* Employees will have lockers and changing areas in the facility. They will
change from their street clothes into uniforms which are void of pockets while
they are on shift. At the completion of a shift, the employees will change from
the work uniform back into their street clothes. All employees are subject to
searching.

* At the time of each delivery, we will verify the status of the registered
dispensary is in good standing with the Department.

* Have the dispensary agree not to distribute cannabis to non-patients;

* Have the dispensary agree not to use the cannabis for other than medical
purposes;

* Track when dispensary licenses and/or permits expire;

* Enforce conditions of purchasing by excluding dispensaries who are caught
diverting cannabis for non-medical use;

* Monitor transactions and program controls to see if a dispensary is purchasing
more than should be reasonable.

* Implementing our state-of-the-art supply chain tracking system that follows
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IV.

every plant from seedling to sale to prevent shrinkage within the cultivation
facility. Each plant has a barcode and if it is missing we will know that a serial
number is unaccounted for;

* Compare average yields of plants, whereby if plants in particular areas are
yielding less end product we can alert Security to a possible concern; and

* Obtain delivery confirmations for each package delivered to dispensaries from
authorized transportation personnel, and log that information with our record
keeping system.

Since regular inventory and supply chain tracking is crucial to preventing diversion,
inventory will be manually performed every day by two background-checked
employees to verify the accuracy of our computerized inventory management system
using BioTrackTHC.

We believe that by having strict guidelines aimed at preventing diversion, and creating
an inventory tracking system that allows us to follow each plant from seedling to sale,
we will be able to create a closed loop system and effectively mitigate risks of theft and
diversion.

10. Incident Log

We will maintain an incident log for a period of seven (7) years with reports of
incidents that triggered an alarm. Such reports shall be made available to the
Department during any inspection of the facility. We will notify the Department by
electronic means within twenty-four (24) hours of any incident in which a theft,
burglary, robbery, or break in occurred, whether or not items were actually removed
from the facility. Our facility manager shall follow up the initial notice with a written
report describing in detail the factual circumstances surrounding the incident and
include an inventory of all stolen items, if applicable. The incident log will be kept in a
safe, secured filing cabinet.

11. Weapons

No person will be allowed to be in possession of any firearm while in the Facility, other
than licensed security personnel. Security Personnel in possession of a firearm will be
contracted only from a licensed bonded security company.

OPERATIONS SECURITY

Employees will be tested on training content and must pass the test by their third
attempt in order to remain employed. All staff will also go through periodic refresher
seminars, as well as new training on any policy updates or changes in procedure. All
emergency procedures will be rehearsed in periodic drills.

In addition to training and periodic drills, all employees will receive official Company
reference material, written in plain English and presented in an easy-to-use outline
format, explaining all our operational, safety, and security policies and protocols. In
developing our official safety and security policies, we will consult with local law
enforcement. We will also work with local police to develop effective ongoing
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employee training seminars and practices. Especially in developing our policies and
training procedures on crime prevention and security threat response, we will seek the
involvement of local law enforcement.

1.  Business Hours

Our Facility shall not be open to the public. In the event that the Facility shares space
with other neighbors, the portion of the building used for cultivating/manufacturing
medical cannabis shall be closed to the public. The Facility will normally operate from
8am-8pm, 7 days per week, but may at times operate outside of these normal business
hours. We shall permit only a registered director, officer, member, incorporator, agent,
manager, employee, or government or law enforcement official on the registered
premises of our Facility.

2. Workforce Security

A. Staffing Structure and Curr ent Employee Roster
We expect to employ at least 39 people at the Facility.

B. Background Checks

We will perform background checks on all employees, volunteers, principals,
directors, and board members. We will also perform background checks on any
contractors or vendors who regularly work within the facility or will be employed
there for an extended time. Copies of any public records obtained through the
background check process will be provided to the individual concerned. To ensure
transparency, the entire background checking process will be conducted by a
third-party.

We will not employ anyone who has been convicted of a felony except for the
purposes of the Medical Cannabis Program as an “excluded felony offense.”
Also, we elect not to engage any contractors or vendors who would have access
on a regular basis or for an extended time to restricted areas of our facility if they
have been convicted of any excluded felony offenses.

3. Training and Drills
Security and emergency response training is only part of the comprehensive training
required for all employees. Training will also cover:

*  Medical cannabis laws and regulations,

*  Secure electronic record keeping,

*  Procedures for product handling, and

»  Personal safety, fire safety, and crime prevention.

4.  Personnel Records

We will maintain personnel records for each employee, or agent. These personnel
records will be maintained for a period of at least six months past the end of the
individual’s affiliation with us. These records will include:
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* Application
* Identification and verification as a qualified patient
* Documentation of all required training,

* A ssigned statement from the individual indicating the date, time, and place
that he or she received training and the topics discussed, including the name
and title of the presenters.

» Sign copy of the Greenfield Organix Employee Policies & Procedures
Handbook

e Performance reviews

* Record of any disciplinary action taken against employee at any time during
employment.

5. Limited Cash Operation

Cash payments will be directly deposited into a drop slot safe, limiting the amount of
cash circulating at the dispensary. The money will be removed from the safe and
counted daily in a locked room. Access to the dispensary will be limited to employees
during all safe transfers. Two employees are required to be present during this time.
The cash will then proceed to the appropriate bank in a locked container each day.
Access to the container will require both an electronic keypad password and a pass-
code.

6. Inventory Security

A. Sale

The inventory tracking and control system associates every product sold. Each
item sold will be distributed to the legal dispensary with whom we have an
executed Cultivation Agreement in place.

All sales take place under camera surveillance that captures inventory movement
as well as faces and identifying features of the individuals involved in the
transaction.

B. Storage

All harvested medical cannabis will be stored in high-security fire-proof safes.
Inventory will be removed from the storage safes only for the purpose of
immediate transport or immediate sale. Our fireproof safes will be waterproof
from fire hoses and sprinklers and have all steel construction, inside and outside.
Our storage safes will represent top quality for safety and fire protection. The
storage area shall have a volumetric intrusion detection device(s) installed and
connected to the facility intrusion detection system. The safe shall be a UL listed
burglar-proof safe with a minimum rating of TL-30. Safes weighing less than
seven hundred fifty pounds (750 Ib.) shall be installed in a steel clad concrete
block or otherwise securely anchored to a fixed part of the facility structure.
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C. \Visibility
Medical Cannabis or paraphernalia will not be visible from any public or other
property not owned by us.

D. Transport

We plan to offer delivery of medical cannabis to dispensaries. To ensure the
security of transport agents and of inventory being transported and to comply with
Department regulations, we have adopted the following procedures described in
this section:

1. Vehicles will not have any medical cannabis identification, and no medicine,
plants, or paraphernalia will be visible.

2. All deliveries from our facility will include the use of trained security or
internal personnel in teams of two. Delivery drivers will be required to
successfully complete our training, how to prevent robberies, protect their lives,

b 2

and stop “car jacking’s.

3. We will consider using a real-time wireless reporting of all deliveries to
monitor delivery, which we believe will help prevent diversion during the
delivery process. It also will allow us to track the location and delivery time of
products.

4. All transport vehicles will be equipped with GPS monitoring and will be
required to update the dispensary upon every completed delivery.

5. All incoming medical cannabis products from other dispensaries will be
accepted at the designated vehicle and placed in a sealed and locked container.
Access to this container will require both an electronic keypad entry and a
physical key. Products remain in the locked transport container during transport.
The incoming container will be removed from the delivery vehicle under the
supervision of a minimum of two employees. The container will only be opened
once it is securely inside the dispensary.

6. Transport agents will be able to engage in two-way communication with the
dispensary during transport in case of emergency.

7. We will require all incoming materials to have a detailed transit slip ready on
arrival and carried throughout the trip. This will include:

* The origination of the items (the names and registry identification numbers of
the releasing dispensary and dispensary agent),

* A description of the products being transported (the type of product, quantity,
and tracking numbers),

* Designated and actual route of transport,

* Name and registry identification number of the transport agent responsible for
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the transport, and

* Date and time of departure and arrival.

Loading at the facility will also take place under the supervision of a minimum of
two employees. All products will be transported from the dispensary to the
vehicle and from the vehicle to the designated drop-off locations in a sealed and
locked container. Access to the container will require both combination input on
an electronic keypad and a physical key.

E. Disposal of Unused or Surplus Medical Cann abis

We intend to dispose of unused or surplus medical cannabis and its by-products
by incinerating or composting. All unused or surplus medical cannabis and its by-
products shall be weighed and documented and recorded on a form.

We shall report any stolen or lost medical cannabis by filing a police report by
calling 911 or in person with the Police District where our registered business
resides either in person or in writing within twenty-four (24) hours of becoming
aware of the theft or loss.

F. Record Keeping

We will keep meticulous records, complying with local, state, and federal laws
and regulations regarding patient records, inventory records, and transportation
records. Transport agents will carry with them a copy of the transport
authorization and control data (the “transit slip”) during transport of medical
cannabis. All inventory control records and records of inventory transfer,
transport, and delivery will be kept for five years and made available to the
Department and authorities on request.

G. Information Systems Security

Our data and information are as valuable as our products. We will take both
ordinary and extraordinary measures to protect our information systems and keep
our data secure. Ordinary measures are:

» Using virus protection, spam-filtering, and firewalls
* Keeping software and OS updated

* Using passwords and changing them frequently

* Using secure wireless networks

* Restricting web browsing

* Initiating frequent and secure data backups

We will limit access to our network by using unique user passwords and by
restricting IP addresses and MAC addresses to specific computers. The use of
third party email, web, and data servers will be avoided. We will provide training
on user security procedures.
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All data and information from our security system and from our inventory control
system will be secured and encrypted and backed up automatically every night,
not only to a private server on site, but also to a secure, off-site server location.
Should there be an emergency, natural disaster, or criminal breach at our facility,
all data remain safe and remotely accessible on our remote backup server.

For data backup we will be using a Capsule on-site and an encrypted FTP for
transfer to secure off-site storage.
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EXHIBIT E

Odor Control Plan

Development Agreement — Exhibit E 0
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ODOR MANAGMENT PLAN

This is the written Odor Management Plan for GREENFIELD ORGANIX (hereinafter sometimes referred to
as “We”, “Us”, “Our”, or “Collective”). This plan addresses and meets the Requirements of Chapter 5.28.020 of the
City of Greenfield (hereinafter sometimes referred to as the "City") Medical Marijuana Ordinance ("Medical Mari-
juana Ordinance").

INTRODUCTION

The proposed cultivation and dispensing of medical cannabis could impact the environment and cause
odors. A preliminary evaluation has been made of possible significant impacts of odors to the environment and
mitigation measures that can be incorporated into the planning, design, and operation of the Collective. The pri-
mary purpose of Odor Management Plan is to demonstrate how the Collective will comply with the applicable en-
vironmental laws and regulations pertaining to the Collective facilities.

SCRUBBING AND TREATMENT OF AIR

The Collective intends to use a Closed Growing Environment (CGE), or closed loop aeration system that
keeps all environmental conditions contained within a production room, as opposed to an open aeration system
that brings in air from outside at its facilities. In a CGE setup, each room, where plants are stored or processed, is
sealed from the others, bringing in no outside air. Contrary to common belief, plants do not need fresh air from
outside to thrive, which explains how plants can survive in places like space stations and space shuttles where air
does not exist.

For Greenfield Organix, the specifications of our CGE include the following:

Odor Neutralization: Greenfield Organix will have an Uvonair 5000 Plus Ozone Generator supplying Ona air neu-
tralizer every 5,000 cubic feet of interior space. The ONA odor neutralizing products consist of complex formula-
tions representing a variety of chemical compounds offering different functionalities, both structural and chemical.
The technology behind ONA was initiated over 25 years ago. The scientist who invented ONA became fascinated
when he observed that terpenes, when diffused into the environment, reduced odors and unwanted emissions.
Inspired by this finding, further evidence showed that the odors were not just masked but permanently removed.
The result was a set of specialized formulations that neutralize a wide spectrum of organic and inorganic odor
problems — effectively, efficiently and permanently. ONA formulations have been scientifically engineered to be
environmentally safe. ONA is manufactured under strict quality controls to ensure a safe and non-toxic product.
The components used to make ONA are generally recognized as safe and have been commonly used in the food
and cosmetics industries with a long history of safety.

Terpenes: Terpenes are widespread in nature, mainly in plants as constituents of essential oils. Many ter-
penes are hydrocarbons, but oxygen-containing compounds such as alcohols, aldehydes or ketones (ter-
penoids) are also found. Their building block is the hydrocarbon isoprene, CH2=C(CH3)-CH=CH21.

e Terpenes have anti-bacterial, antifungal and antiseptic properties.

e Terpenes have oxygenating properties (increases oxygen level).

¢ When diffused into the environment, terpenes have been found to reduce airborne chemicals and
bacteria.

e Terpene characteristics appear to either destroy the odor molecule or convert it to a more acceptable
level.

Mechanisms of Action: There are three mechanisms of action that can occur, based on the chemical and
physical natures of each terpene and active ingredient versus the organic and inorganic volatile com-
pounds.

e Adsorption — All VOCs and odorous compounds have a solubility factor in ONA active ingredients.
This solubility will allow the VOC compound to solubilize itself in the presence of ONA, relative to the
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chemistry of the emission, temperature, pH, and pressure of the environment.

e Absorption — The active molecules in ONA will attract or come into contact with low molecular
weight or volatile compounds (VOC’s). These VOC’s will enter and bond with the ONA active ingredi-
ents to eliminate odors.

e Chemical Reaction (The Pairs Theory) — This involves the permanent bonding of the odorous mole-
cule (VOC) and the ONA active ingredients reactive sites. This mechanism transforms the pollutant in
its basic properties. As a result, odor disappears.

The affinity of the different odorous compounds (VOCs) with ONA is directly relative to their chemical composition
and physical state. For example, a hydrogen sulfite can have a great affinity for certain sites of the ONA active in-
gredient. It can either bond electrostatically, or react in comparison to its relative solubility. This means different
components will be neutralized by one mechanism compared to the other two, or a blend of each of the three. The
bottom line is ONA is not a masking agent but offers a safe, effective way to permanently eliminate odors and
emissions.

Air Purification: Greenfield Organix will use a robust and extensive system of Carbon & HEPA filters to purify the
air within its Closed Growing Environments.

Activated carbon filters are small pieces of carbon, typically in granular or powdered block form, that have been
treated to be extremely porous. It is so cavernous, in fact, that just one gram of activated carbon can easily have a
surface area of 500m2 or higher. Vast surface area enables these carbon filters to adsorb exponentially more con-
taminants and allergens than traditional carbon.

Adsorption is a distinct process where organic compounds in the air or water react chemically with the activated
carbon, which causes them to stick to the filter. The more porous the activated carbon is, the more contaminants it
will capture. These filters are most notably used to remove hazardous compounds in home air purification sys-
tems.

In air purification systems, activated carbon filters are used in conjunction with HEPA filters to trap known aller-
gens and impurities like:

e Dust

e Lint

* Mold spores

* Smoke

¢ Pet hair

e Common household chemicals
¢ Benzene and other VOCs

Carbon filters also help eliminate unpleasant odors so indoor air remains fresh. Used together, activated carbon
and HEPA filters can trap 99.97% of small particles 0.3 microns and higher as well as most larger particles, especial-
ly spores.

Each greenhouse will be equipped with an GrowBright 8” in line fan carbon filter for every 200 cubic feet of grow
canopy. The 8” GrowBright fan is rated at 590 cfm. A CFM of 100 is suitable to exchange the air in 100 cubic feet in
a 5 minute span. Providing 590 cfm capacity per every 200 cubic feet will nearly triple that demand.

Transference Minimization: Air Curtains prevent air, contaminants & odors from moving from one open space to
another. It reduces penetration of insects and unconditioned air into a conditioned space and vice versa by forcing
an air stream over the entire entrance. The air stream layer moves with a velocity and angle such that any air that
tries to penetrate the curtain is entrained. Air curtain effectiveness in preventing infiltration through an entrance
are up to 90% effective.

At each entrance and exit, Greenfield Organix will install an industrial sized air curtain, manufactured by Northern
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Tool and Equipment TPI Variable Speed Air Curtain offering 4,168 CFM keep air/odors from escaping through any
exterior doorways during the extremely brief periods which they are open during operations. Doorways will only
be open for the period that it takes an employee to pass through the doorway.

By integrating a CGE setup into our production processing rooms, it gives us the ability to manually control a pro-
duction room's environment, creating ideal plant conditions to foster plant growth, avoid problems associated
with an open aeration setup and sustain our environmental objectives. A Closed Growing Environment means
there are no air vents pushing air to the outside or vents pulling air in. These enclosed interior environments are
not affected by outside conditions, providing a barrier to contain smell within our facility and control pests from
entering from outside our facility. By being able to provide plants with an optimal temperature, humidity and CO2
levels it can have a large impact on crop yield and quality while minimizing our impact to the environment.

Cultivators who are not using a Closed Growing Environment expose themselves to significant problems. In an
Open Growing Environment setup, to control a growing climate inside of a production room, ventilation fans are
used to introduce fresh air and exhaust warm or humid air, helping control temperature and humidity while also
maintaining minimal levels of CO2. Although this is a common method of climate control for most cultivators, a
significant disadvantage is the outside conditions’ strongly influence the inside conditions. Consequently, it be-
comes difficult to cool a room on a hot day or control humidity on a rainy or humid day, requiring expending addi-
tional resources to preserve necessary plant conditions.

In an open system controlling the right balance of temperature and humidity becomes difficult. For instance, in a
cool, humid climate, the room can be "overcooled" when trying to lower the humidity. The opposite is true in a
hot, humid climate where a room could be over humidified when trying to cool it. Seasonal changes make it diffi-
cult to correctly balance temperature and humidity levels.

Before leaving the production room, the air will run through a series of active carbon filters. The air is conditioned
with humidifiers, dehumidifies and air conditioning.

The treatment of air in a CGE setup also helps avoid odor related security and nuisance problems. Cannabis pro-
duces heavy odors due to evaporation of volatile terpenoids. As such, in order to have minimal impact to the out-
side and inside environment and produce more robust plants, GREENFIELD ORGANIX intends to use this system of
air circulation and scrubbing air.
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City Council Memorandum

599 El Camino Real Greenfield CA 93937 831-6745591
www.ci.greenfield.ca.us

MEMORANDUM: October 7, 2016

AGENDA DATE: October 11, 2016

TO: Mayor and City Council
FROM: Robert Perrault
City Manager
TITLE: SELECTION OF GENERAL CITY RESIDENTS TO THE

MEDICAL MARIJUANA FACILITY REVIEW COMMITTEE

BACKGROUND:

In accordance with the City’s approved application process for approving licenses to operate a
Medical Marijuana Facility in Greenfield the application period closed on September 14, 2016. As a
result of the application process 13 applications were received.

As the Council is aware there is an extensive review process for the applications consisting of
four phases. David McPhearson of HDL will assist the City in completing this process.
Ultimately, in Phase 4, the Council will select the operators to receive licenses based on the
receipt of a recommendation from the Medical Marijuana Facility Committee who will
independently complete a review of the applications in Phase 3.

At the last Council meeting the Council determined the Review Committee should consist of
seven members including the following:

1. The Community Services Director

2. City Manager

3. Police Chief

4. Fire Marshall

5. Planning Commission Chairperson or his designee

6. Clergy Council representative or general City Resident
7. General City Representative.
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City staff has contacted the Clergy Council who will discuss the appointment of a member next
week. The Council needs to determine a process for the selection of the General City
Representative. In the event the Clergy Council chooses not to select a representative then the
Council would need to select a second General City Representative. In staff’s opinion there are
two options available for the Council to consider in selecting public representatives: (1) The
Council could establish a period of approximately two weeks for the solicitation of letters of
interest from residents wishing to serve on the Review Committee with the Council making a
selection of a public member(s) in November, or (2) individual Council members could nominate
a resident to serve on the Committee with nominations to be considered by the entire Council in
November. It should be noted that the selection of the public members should not impede the
overall application review process.

REVIEWED AND RECOMMENDED:

Staff is recommending the Council proceed with the selection of General City Representative(s)
to the Medical Marijuana Facility Review Committee using option number (1) as outlined above.
This selection process would be open to the entire Community and would be very transparent.

POTENTIAL MOTION:

I MOVE TO DIRECT THE CITY MANAGER TO ESTABLISH A TWO WEEK
PERIOD TO SOLICIT LETTERS OF INTEREST FROM CITY RESIDENTS
INTERESTED IN SERVING ON THE MEDICAL MARIJUANA FACILITY REVIEW
COMMITTEE WITH THE LETTERS OF INTEREST TRANSMITTED TO THE CITY
COUNCIL AT A MEETING IN NOVEMBER FOR FINAL SELECTION.
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	Traffic and Circulation Improvements.  Primary access to the project site would be directly from Espinosa Road at a new intersection designed to serve the development.  Right-of-way widths for interior streets would range from 56 to 68 feet.  The stre...
	Conformance with LAFCO Annexation Policy.  The Monterey County Local Agency Formation Commission (LAFCO) controls boundary changes (annexations) for local jurisdictions and special districts in Monterey County, including annexations and amendments to ...
	Gateway Overlay
	Williamson Act Easement Exchange Program and Creation of Permanent Agriculture Easements
	County of Monterey Minor Subdivision
	Permanent and Interim Agricultural Land Use Buffers

	REQUESTED ENTITLEMENTS AND PROJECT APPROVALS
	PLANNING COMMISSION ACTION
	Prezoning Designation Approval.  The requested entitlements include rezoning (prezoning) the subject properties to Single Family Residential (R-L), Highway Commercial (C-H) with Gateway and Mixed Use Overlay (GMO), Heavy Industrial (I-H), and Public a...
	Vesting Tentative Subdivision Map Approval.  The applicant is requesting approval of a Vesting Tentative Subdivision Map for the proposed annexation area that will allow 149 single-family homes, roadways, agricultural buffers, and related neighborhood...
	Annexation Approval.  The proposed project involves the reorganization of the incorporated city limits of Greenfield to include the annexation of approximately 290 acres into the City of Greenfield.  The City must apply for annexation to Monterey Coun...
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	Greenfield Marijuana Facilities Development Agreement -Golden State 9-1-16.pdf
	CITY OF GREENFIELD
	A. California Government Code §§65864 et seq. (“Development Agreement Statute”) and Chapter 16.37 of the Greenfield Municipal Code (hereafter “Chapter 16.37”) authorize the City to enter into a Development Agreement for the development of real propert...
	B. Developer has a leasehold interest in certain real property (“the Property”) consisting of approximately 3.6 acres of land located at 721 El Camino Real in the City of Greenfield, also known as Monterey County APN 109-161-005, and that is more part...
	C. Chapter 5.28 of the Greenfield Municipal Code (hereafter “Chapter 5.28“) establishes a regulatory permit for medical marijuana facilities (“Regulatory Permit”), and prohibits the operation of a medical marijuana facility without first obtaining suc...
	D. Developer proposes to develop the Property to be used for medical marijuana cultivation and manufacturing (“the Project”).
	E. Pursuant to Chapter 5.28, the City Council adopted Resolution No. 2016-15, creating administrative regulations for the Regulatory Permit (“Administrative Regulations”).
	F. The Project is an allowed use in the Light Industrial (I-L) zoning district, and the Project complies with all commercial development standard for the Light-Industrial (I-L) zoning district set forth in sections 16.20.020 and 17.36.040 of the Green...
	G. Developer has applied for, and City has approved, various approvals in connection with the development of the Project, including issuance of a conditional use permit (Greenfield Resolution No. 2016-46).  All such approvals collectively, together wi...
	H. City and Developer desire the timely, efficient, orderly and proper development of the Project.
	I. The City Council has found that, among other things, this Development Agreement is consistent with its General Plan and has been reviewed and evaluated in accordance with the Development Agreement Statute and Chapter 16.37.
	J. City and Developer have reached agreement and desire to express herein a Development Agreement that shall facilitate development of the Project in conformance with Chapter 5.28 and subject to conditions set forth herein.
	K. Pursuant to Development Agreement Statute, City has agreed that, except as provided for by this Agreement, the rules, regulations and official policies governing permitted uses of land, governing density, and governing design, improvement, and cons...
	L. In addition, the parties intend that this agreement satisfy the requirements of section 5.28.090, which requires those operating a medical marijuana facility pursuant to a Regulatory Permit to enter into a “development agreement” setting forth “ th...
	M. On ___________, 2016, the City Council of the City of Greenfield adopted Ordinance No. ___ approving this Development Agreement (“the Approving Ordinance”).  The Approving Ordinance shall take effect on ____________ (“the Approval Date”).
	N. In the Approving Ordinance the City Council made findings that all requirements of the California Environmental Quality Act have been meet.

	Greenfield Marijuana Facilities Development Agreement - Greenfield Organix 9-1-16.pdf
	CITY OF GREENFIELD
	A. California Government Code §§65864 et seq. (“Development Agreement Statute”) and Chapter 16.37 of the Greenfield Municipal Code (hereafter “Chapter 16.37”) authorize the City to enter into a Development Agreement for the development of real propert...
	B. Developer owns certain real property (“the Property”) consisting of approximately 4.85 acres of land located at 900 Cherry Avenue in the City of Greenfield, also known as Monterey County APN 109-162-010, and that is more particularly described in E...
	C. Chapter 5.28 of the Greenfield Municipal Code (hereafter “Chapter 5.28“) establishes a regulatory permit for medical marijuana facilities (“Regulatory Permit”), and prohibits the operation of a medical marijuana facility without first obtaining suc...
	D. Developer proposes to develop the Property to be used for medical marijuana cultivation and manufacturing (“the Project”).
	E. Pursuant to Chapter 5.28, the City Council adopted Resolution No. 2016-15, creating administrative regulations for the Regulatory Permit (“Administrative Regulations”).
	F. The Project is an allowed use in the Light Industrial (I-L) zoning district, and the Project complies with all commercial development standard for the Light-Industrial (I-L) zoning district set forth in sections 16.20.020 and 17.36.040 of the Green...
	G. Developer has applied for, and City has approved, various approvals in connection with the development of the Project, including issuance of a conditional use permit (Greenfield Resolution No. 2016-48).  All such approvals collectively, together wi...
	H. City and Developer desire the timely, efficient, orderly and proper development of the Project.
	I. The City Council has found that, among other things, this Development Agreement is consistent with its General Plan and has been reviewed and evaluated in accordance with the Development Agreement Statute and Chapter 16.37.
	J. City and Developer have reached agreement and desire to express herein a Development Agreement that shall facilitate development of the Project in conformance with Chapter 5.28 and subject to conditions set forth herein.
	K. Pursuant to Development Agreement Statute, City has agreed that, except as provided for by this Agreement, the rules, regulations and official policies governing permitted uses of land, governing density, and governing design, improvement, and cons...
	L. In addition, the parties intend that this agreement satisfy the requirements of section 5.28.090, which requires those operating a medical marijuana facility pursuant to a Regulatory Permit to enter into a “development agreement” setting forth “ th...
	M. On ___________, 2016, the City Council of the City of Greenfield adopted Ordinance No. ___ approving this Development Agreement (“the Approving Ordinance”).  The Approving Ordinance shall take effect on ____________ (“the Approval Date”).
	N. In the Approving Ordinance the City Council made findings that all requirements of the California Environmental Quality Act have been meet.
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