CITY OF GREENFIELD
PLANNING COMMISSION SPECIAL MEETING
April 6, 2021 @ 6:00 P.M.
Attendance and Public Comment Changes Due to COVID-19
The Greenfield Planning Commission will be conducting a special meeting on April 6, 2021.
Given the current Shelter-in-Place Order covering Monterey County and the Social Distance
Guidelines issued by Federal, State, and Local Authorities, the City has implemented the
followingchanges for attendance and public comment.
ATTENDANCE BY THE GENERAL PUBLIC
The Planning Commission meeting to be held on April 6, 2021 at 6:00 p.m. will only be
accessible online. The meeting may be viewed through the following options:
•
•

Facebook Live: https://www.facebook.com/GreenfieldCA/
Zoom Meeting:
Please click the link below to join the Zoom meeting:
https://us02web.zoom.us/j/82812122238?pwd=ejRMOVdmcFJaRHZQbzFwMmpzbXR5
QT09
Meeting ID: 828 1212 2238
Passcode: 5UYMd4

The City will also provide links to these viewing options on the City’s website and on
its Facebook page. Unfortunately, physical attendance by the public cannot be
accommodatedgiven the current circumstances and the need to ensure the health and
safety of the PlanningCommission, City staff, and the public as a whole.
PUBLIC COMMENTS AND PUBLIC HEARINGS
All public comments, including general public comments, comments on a particular item on
theagenda, or comments during a public hearing, can be made by e-mail or through the
Zoom videoconferencing platform. Please be aware that any public comments made,
including your name, may become public information. Additional instructions for making
public comments canbe found below.
Comments by E-mail
Public comments made by e-mail must be submitted to the following e-mail address:
Planning@ci.greenfield.ca.us. In the subject line of the e-mail, please state your name and the
item you are commenting on. If you wish to submit a public comment on more than one
agenda item, please send a separate e-email for each item you are commenting on. Please be
aware that any public comments received that do not specify a particular agenda item will be
read aloud during the general public comment portion of the agenda.

For general public comments, all public comments must be received by e-mail no later than
6:00 p.m. on the date of the hearing. For public comment on a public hearing item, all public
comments must be received by the close of the public hearing. Comments received by the
applicable deadline for submitting e-mail comments will be read aloud by a staff member
during the agenda item or public hearing, provided that such comments may be read within the
normal three (3) minutes allotted to each speaker. Any portion of your comment extending past
three (3)minutes may not be read aloud due to time restrictions. If a comment is received by
the City after the applicable deadline for e-mail comments, efforts will be made to read your
comment into the record. However, staff cannot guarantee that written comments received after
the applicable deadline will be read. All written comments that are not read into the record will
be made part of the meeting minutes, provided that such comments are received prior to the end
of the Planning Commission meeting.
Comments by Zoom Videoconferencing
To make a public comment by Zoom videoconferencing, please be aware of the following
rules:
o
o
o
o
o
o
o

This is an official Planning Commission meeting
This meeting is being monitored
This meeting is being streamed live on other platforms
This meeting is being recorded.
This meeting will follow the agenda which can be found on the City website
Citizens viewing this meeting will be on “mute” until granted to speak.
Those wishing to speak should “raise their hand,” and the meeting host will
unmute you at the appropriate time.

Please be aware that comments made by Zoom videoconferencing shall be limited to three
(3) minutes per speaker. Additional information regarding Zoom videoconferencing and
use of theZoom videoconferencing platform may be found at https://zoom.us/.
The City thanks you for your cooperation in advance. Our community’s health and safety is
ourhighest priority.

City of Greenfield
Greenfield Civic Center
599 El Camino Real
Greenfield, CA 93927

Planning Commission
Special Meeting Agenda
April 6, 2021
6:00 P.M.
CHAIR STEPHANIE GARCIA
VICE CHAIR TINA MARTINEZ
COMMISSIONER ERNEST GALLARDO
COMMISSIONER ROBERT URQUIDES
COMMISSIONER CYNTHIA ZAVALA

AGENDA & ORDER OF BUSINESS
A. CALL TO ORDER
B. ROLL CALL
C. PLEDGE OF ALLEGIANCE
D. PUBLIC COMMENTS FROM THE AUDIENCE REGARDING ITEMS NOT
ON THE AGENDA
E. CONSENT AGENDA
No items

F. PUBLIC HEARINGS
1.

Consideration of a Conditional Use Permit Application to Permit a
Change in the Alcoholic Beverage Control License from an On-Sale
Wine and Beer License (Type 41) to a General On-Sale License (Type
47) for El Rinconcito Restaurant, Located at 246 El Camino Real, APN
024-032-018 (Page 5)
a.

Staff Report

b.

Open/Close Public Hearing

c.

Planning Commission Discussion

d. Action

2.

Design Review and Conditional Use Permit to Allow a New Gas
Station with Convenience Store, Drive-Thru, and Off-Site Alcohol Sales
Located at the Southeast Corner of Walnut Avenue and El Paseo Way,
APN: 109-114-003 (Page 16 )
a.

Staff Report

b.

Open/Close Public Hearing

c.

Planning Commission Discussion

d. Action

G. OTHER BUSINESS
1.

Transmittal of 2020 Annual Progress Report on Housing Element
Implementation (Page 47 )
a.

Staff Report

b.

Open/Close Public Comments

c.

Planning Commission Discussion

H. COMMENTS FROM PLANNING COMMISSION AND STAFF
I.

ADJOURNMENT

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

DATE:

April 1, 2021

AGENDA DATE:

April 6, 2021

TO:

Planning Commissioners

PREPARED BY:

Shaveta Sharma, Contract Planner

TITLE:

CONSIDERATION OF A CONDITIONAL USE PERMIT
APPLICATION TO PERMIT A CHANGE IN THE
ALCOHOLIC BEVERAGE CONTROL LICENSE FROM
AN ON-SALE WINE AND BEER LICENSE (TYPE 41) TO
A GENERAL ON SALE LICENSE (TYPE 47) FOR EL
RINCONITO RESTAURANT, LOCATED AT 246 EL
CAMINO REAL, APN 024-032-018

AUTHORITY AND PROCEDURES
Zoning Ordinance: A Conditional Use Permit (CUP) is a quasi-judicial and shall be granted only
when the Planning Commission determines that the proposed use or activity is consistent with the
General Plan and all applicable provisions of Title 17.16 of the City’s Municipal Code.
Furthermore, Section 17.26.040 of the City’s Municipal Code allows alcoholic beverage sales in
the C-R, Retail Business district subject to issuance of a CUP.
BACKGROUND
The owner of El Rinconcito, a restaurant located at 246 El Camino Real, is requesting a permit for
on-site general alcohol sales. The types of alcoholic beverage sales allowed at a restaurant, bar, or
store are regulated by the State Department of Alcoholic Beverage Control (ABC) through
issuance of a specific alcoholic beverage sales license or type. Prior to granting any license, the
State ABC requires that any applicable permits from the local jurisdiction be obtained. As a part
of the State licensing process, ABC staff refer the license application to the local jurisdiction for
zoning review and clearance. This allows local agency staff to identify and address potential issues
with permitting alcoholic beverage sales from this location.
El Rinconcito has maintained a State ABC on-site beer and wine license for an eatery (Type 41)
since 2018, and also has secured a (Type 58) license for catering purposes. The Type 58 license
(Catering License) would be retained, and the Type 41 license (On-Site Sales of Beer and Wine Eating Place) would be replaced with a Type 47 license (On-Site General Sales - Eating Place).
The restaurant’s current hours of operation are 9:00 AM to 9:00 PM Monday thru Thursday, 9:00
1
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AM to 12:00 AM Friday thru Saturday, 8:00 AM to 9:00 PM Sunday and no change in the hours
of operation are proposed.
Pursuant to the City’s Zoning Ordinance, the sale of alcoholic beverages in the Commercial Retail
Zone requires a CUP. El Rinconcito has operated at this location for nearly 20 years and currently
has valid Type 41 and Type 58 licenses allowing for on-site sales of beer and wine and for
catering, respectively. The requested change in license type to a Type 47 would consequently
require the issuance of a new CUP.
Figure 1: Location Map

PROJECT SITE

PROJECT ANALYSIS
The proposed CUP application for a Type 47 complies with applicable zoning regulations and
development standards adopted by the City. As noted above, no change to the restaurant’s existing
hours of operation is requested, and a Condition of Approval has been included to state the allowed
hours and days of operation. The application was routed to City Departments, including the Police
Department, for review. No objections to the requested change in license were noted.
CEQA
The proposed change in alcoholic beverage sales licensing is exempt from CEQA pursuant to
Section 15301 of the State CEQA Guidelines, which exempts existing facilities from further
environmental review when no or negligible expansion of use would result. El Rinconcito restaurant
is existing and already serves alcoholic beverages. The restaurant would continue to be subject to
all applicable City and State ABC regulations.
RECOMMENDATION
It is recommended that the Planning Commission approve the CUP request to allow general on-site
sales of alcoholic beverages.
2
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ALTERNATIVES
1. Recommend denial of the project. Deny the project based on findings of inconsistency with
State law, the General Plan, Zoning Regulations and/or other pertinent City standards.
2. Recommend approval of the project with revisions and/or additions, deletions, or revisions
to the project’s conditions of approval.
I MOVE THAT THE PLANNING COMMISSION

PROPOSED MOTION:
ADOPT RESOLUTION
COMMISSION OF THE
CONDITIONAL USE
BEVERAGE SALES AT

I MOVE THAT THE PLANNING COMMISSION
NO. 2021-___ A RESOLUTION OF THE PLANNING
CITY OF THE CITY OF GREENFIELD APPROVING A
PERMIT FOR ON-SITE GENERAL ALCOHOLIC
246 EL CAMINO REAL

Attachments:
1. Resolution 2021-___
a. Conditions of Approval
2. Application
3. Staff PowerPoint Presentation
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Attachment 1
CITY OF GREENFIELD
PLANNING COMMISSION
RESOLUTION NO.2021-___
RESOLUTION OF THE PLANNING COMMISSION APRROVING
CONDITIONAL USE PERMIT FOR ON-SITE GENERAL
ALCOHOLIC BEVERAGE SALES AT 246 EL CAMINO REAL
APN: 024-032-018
WHEREAS, an application for on-site general alcoholic beverage sales (ABC License Type
47) at 246 El Camino Real, APN 024-032-018, has been submitted to the City of Greenfield; and
WHEREAS, Section 23790 of the California Business and Professions Code prohibits the
State Department of Alcoholic Beverage Control from issuing a retail liquor license contrary to a
local zoning ordinance, including the issuance of a conditional use permit when required by the
zoning ordinance; and
WHEREAS, Section 17.26.040 of the City’s Municipal Code allows alcoholic beverage
sales in the C-R, Retail Business district subject to issuance of a conditional use permit; and
WHEREAS, Section 17.26.060 of the City’s Municipal Code designates the Planning
Commission as the approving authority of issuance of conditional use permits; and
WHEREAS, conditional use permits are quasi-judicial and shall be granted only when the
Planning Commission determines that the proposed use or activity (1) is consistent with the General
Plan and all applicable provisions of Chapter 17.16 of the City’s Municipal Code; and
WHEREAS, the Planning Commission is required to decide that public convenience or
necessity would be served by the issuance of an Alcohol Beverage Control License at the business
location; and
WHEREAS, the conditional use permit request was heard by the Planning Commission at a
duly-noticed public hearing on April 6, 2021;
WHEREAS, the Planning Commission has considered all written and verbal evidence
regarding the conditional use permit application at the public hearing and finds the application
consistent with the requirements of Chapter 17.16 and Chapter 17.26 regarding the proposed request:
1.

FINDING: That the proposed use is consistent with the General Plan and all applicable
provisions of Chapter 17.16 of the City’s Municipal Code.
(a)

The proposed location at 246 El Camino Real is in the Downtown Commercial land
use designation and in the C-R, Retail Business, zoning district of the City of
Greenfield; and

(b)

Alcoholic beverage sales are an allowed use in the C-R, Retail Business, district
subject to issuance of a conditional use permit.
4
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2.

FINDING: That the establishment, maintenance or operation of on-site general alcoholic
beverage sales at a restaurant located at 246 El Camino Real 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.
(a)

The location, size, design, or operating characteristics of El Rinconcito restaurant
do not present any identifiable adverse impacts on the health, safety, peace, morals,
comfort, or general welfare of the public.

(b)

Due to the location and the availability of a broad range of food items, including
alcoholic beverages, the sale of said beverages will serve a public convenience need
as well as serve the public’s necessity.

(c)

The conditions of approval for issuance of a conditional use permit will impose
restrictions on sales and enhanced safety measures that will protect the public
health, safety, and welfare.

NOW, THEREFORE, BE IT FURTHER RESOLVED, that the Planning Commission
hereby grants approval of the Conditional Use Permit at 246 El Camino Real, APN: 0243-032-018,
this resolution, as subject to the project’s conditions of approval, included as Exhibit A to this
resolution.
PASSED AND ADOPTED by the Planning Commission of the City of Greenfield, at a
regularly scheduled meeting of the Planning Commission held on the 6th day of April 2021, by the
following vote:
AYES, and all in favor, therefore, Commissioners:
NOES, Commissioners:
ABSENT, Commissioners:
Stephanie Garcia, Chairperson
Attest:

Paul Mugan, Planning Commission Secretary

5
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EXHIBIT A
CONDITIONS OF APPROVAL
Conditional Use Permit No. 2021-___
General On-Site Alcoholic Beverage Sale
El Rinconcito Restaurant
246 El Camino Real, APN: 024-032-018
Project Description: Conditional Use Permit for on-site beer, wine and liquor (general) alcoholic
beverage sales at a restaurant operated under the name El Rinconcito, located at 246 El Camino
Real.
GENERAL
1.

This Conditional Use Permit (CUP) was approved by the City of Greenfield Planning
Commission by Resolution 2021-___ on April 6, 2021.

2.

This CUP shall not be effective until the State Department of Alcoholic Beverage Control
issues an On-Site General Liquor License, Type 47 to El Rinconcito for a restaurant
operation at 246 El Camino Real in the City of Greenfield.

3.

This CUP shall run with the land and shall not be transferrable to another location or
address.

4.

This CUP shall expire if the State Department of Alcoholic Beverage Control denies the
applicant’s on-site general liquor license application, or at any time after approval revokes
or suspends said license.

5.

The use shall be conducted in compliance with all appropriate state, federal and local laws
and regulations.

6.

The hours of operation of the restaurant shall be limited to Monday thru Thursday 9:00 AM
to 9:00 PM, Friday and Saturday 9:00 AM to 12:00 AM, and Sunday 8:00 AM to 9:00 PM.

7.

The business shall comply with the City’s signage regulations in Chapter 17.62 of the City’s
Municipal Code, and in particular Section 17.62.030 of the regarding window signage.

8.

To the extent feasible, any on-site security camera system will be integrated and
coordinated with the surveillance system installed by the Greenfield Police Department.

9.

This CUP may be revoked by the Planning Commission upon finding by the Planning
Commission that the General alcoholic beverage sales at the grocery and consumer goods
retail store at that specified location (1) is or has become a public nuisance, (2) is detrimental
to the public health, safety, or welfare, or (3) the holder of this CUP has violated any of the
terms or conditions hereof.

10.

This Conditional Use Permit for a Type 47 ABC license will expire on April 3, 2023, unless
the Type 47 license has been obtained from ABC.
6
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ACKNOWLEDGEMENT AND ACCEPTANCE
This Conditional Use Permit is hereby accepted upon the express terms and conditions hereof. The
undersigned hereby acknowledges the approved terms and conditions, and agrees to conform to
and comply with said terms and conditions of approval of this permit.

Owner, El Rinconcito

Date

7
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Attachment 2

12

4/1/2021

Attachment 3

El Rinconcito Restaurant
Conditional Use Permit

Greenfield Planning Commission
April 6, 2021

PROJECT DESCRIPTION
• The existing Restaurant, El Rinconcito, has operated at this location
for nearly 20 years and currently has valid Type 41 and Type 58
licenses allowing for on‐site sales of beer and wine and for catering,
respectively.
• The requested change in license type to a Type 47 would
consequently require the issuance of a new CUP.
• Pursuant to the City’s Zoning Ordinance, the sale of alcoholic
beverages in the Commercial Retail Zone requires a CUP

13
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PROJECT LOCATION
PROJECT SITE

PROJECT BACKGROUND
• Hours of Operation are:
9:00 AM to 9:00 PM Monday thru Thursday
9:00 AM to 12:00 AM Friday thru Saturday
8:00 AM to 9:00 PM Sunday
Application was reviewed by all City departments, including the Police
Department, and has been approved with standard conditions for liquor
sales

14
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STAFF RECOMMENDATION
Once the Public Hearing is completed and the Planning Commission
has completed its deliberations, it is recommended that:
The Planning Commission adopt Resolution No. 2021‐___ granting
approval for the conditional use permit for on‐site general alcoholic
beverage sales at 246 El Camino Real

15
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Planning Commission Memo
599 El Camino Real Greenfield CA 93937 831-674-5591
www.ci.greenfield.ca.us

DATE:

April 6, 2021

AGENDA DATE:

April 2, 2021

TO:

Planning Commissioners

PREPARED BY:

Shaveta Sharma, Contract Planner

TITLE:

DESIGN REVIEW AND CONDITIONAL USE PERMIT TO
ALLOW FOR A NEW GAS STATION, WITH
CONVENIENCE STORE AND DRIVE-THRU, AND OFFSITE ALCOHOL SALES LOCATED AT THE SOUTHEAST
CORNER OF WALNUT AVENUE AND EL PASEO WAY,
APN: 109-114-003

AUTHORITY AND PROCEDURES
The Walnut Avenue Specific Plan and Environmental Impact Report (EIR) were adopted
by the City Council on August 12, 2014. The stated purpose of the specific plan was to
facilitate future development, streamline the California Environmental Quality Act (CEQA)
process, pre-entitle the plan area in a flexible way, and streamline the approval process for
future development in the plan area. The specific plan establishes development standards
for development of the plan area, including land use and design, circulation, public
facilities and services, and permitted and conditionally permitted uses. The specific plan is
also intended to eliminate as many subsequent City approvals as possible by streamlining
the entitlement process and related approval requirements, including zoning standards,
design guidelines, implementation direction, and CEQA compliance. The specific plan
establishes development policies, design guidelines, and zoning standards for the specific
plan area that complement Title 17 of the municipal code.
The conditional use permit and design review provisions are set forth in Sections 17.16.060
and 17.16.070 of the zoning code. There is additional guidance in the form of development
standards and policies in the Walnut Avenue Specific Plan. A conditional use permit is
required for all alcoholic beverage sales. The purpose of a conditional use permit is for the
individual review of uses, typically having unusual site development features or operating
characteristics, to ensure compatibility with surrounding areas and uses.
1
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Design Review is required for residential development, non-residential development, e.g.,
commercial, office, industrial, public/quasi-public, and telecommunications tower
installations, including attached signage and lighting; free-standing signage and lighting;
landscaping; and parking lots, drainage basins and other utility features. The purpose of the
design review process in the Walnut Avenue Specific Plan is “to promote the orderly and
harmonious growth of the Plan Area, to encourage development in keeping with the desired
character of the City and Plan Area; to ensure physical, visual, and functional compatibility
between uses; and to help prevent the depreciation of land values by ensuring proper
attention is given to site and architectural design.”
The Planning Commission is the designated approving authority for conditional use permits
and design review and in consideration of a specific planning application may approve,
conditionally approve, or deny the proposed permits. As part of the conditional use permit
process, the Commission may “impose conditions and/or require performance guarantees
for the Conditional Use Permit to ensure compliance with this Section and other applicable
provisions of the Specific Plan or the Greenfield Municipal Code, and to prevent adverse or
detrimental impacts to public health, safety, or welfare.” Conditional Use Permits may be
granted only when the Planning Commission determines that the proposed use or activity
complies with the following findings:
1. The proposed use is consistent with the General Plan, the Specific Plan, and all
applicable provisions of the Greenfield Municipal Code;
2. The establishment, maintenance or operation of the use applied for meets the
applicable land use compatibility criteria of the Specific Plan; and
3. The establishment, maintenance or operation of the use applied for 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.
As part of the Design Review process, the Planning Commission may require that “the
applicant modify plans in whole or in part and may condition the design review approval to
ensure inclusion of specific design features, use of specific construction materials, and
conformance with all applicable provisions of the Specific Plan.” Design review approval
or any modification thereto may be granted only when the Planning Commission makes the
following findings:
1. Notification of property owners pursuant to Section 17.14.040, “Public Notices,”
has been provided for multi-story construction;
2. The proposed project is consistent with the objectives of the general plan,
complies with applicable zoning regulations, specific plan objectives and
policies, and improvement standards adopted by the City;
2
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3. The proposed architecture, site design, and landscape design are consistent with
the specific plan design guidelines and are suitable for the purposes of the building
and the site and will enhance the character of the neighborhood, Plan Area, and
the community;
4. The development exhibits the Central Coast Industrial architectural theme of one
of the alternate architectural themes. If an alternate architectural theme is used,
the developer illustrates how the massing, detailing, and other aspects of the design
provide a congruency with the Central Coast Industrial architecture;
5. The architecture, including the character, scale and quality of the design,
relationship with the site and other buildings, building materials, colors, screening
of exterior appurtenances, exterior lighting and signing and similar elements
establishes a clear design concept and is compatible with the character of
buildings on adjoining and nearby properties. The plans subject to design review
must establish building elevations, colors, and materials;
6. The design adequately addresses the land use compatibility requirements of the
Specific Plan;
7. The proposed project addresses automobile, truck, transit, bicycle, and pedestrian
circulation, and facilitates site access using alternatives to private automobiles;
transportation modes of circulation; and
8. The proposed project is well integrated with the city’s street network, creates
unique neighborhood environments, employs architectural design that fosters
sense of community, and contributes to a pedestrian oriented environment.
In making findings regarding the compatibility of land uses in making determinations
regarding conditional use permits or design review, the following issues should be
considered, along with any site or project-specific issues that may be identified:
1. Noise or Vibration: Uses, or features of uses, that routinely generate noise audible
off the immediate site (e.g., loading docks, powered equipment, etc.) shall be
located a minimum of 500 feet from the nearest residential property line, unless a
lesser acceptable distance is documented by a noise report;
2. Light or Shadow: Uses that result in direct lighting on adjacent properties,
flashing or moving lights visible at residences, or the casting of shadows on
residential property more than two hours before sunset or after sunrise, are not
compatible with residential uses;
3. Aesthetics: Uses shall be found consistent with the design guidelines;
4. Traffic: Uses with characteristics that could result in high traffic volumes on
residential streets shall include measures to reduce traffic. Traffic compatibility
3
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shall not be based on meeting level of service standards alone, but shall also
consider the appropriateness of project-generated traffic volumes on residential
streets; and
5. Hazards: Uses that emit or store potentially hazardous materials, shall be located
at a sufficient distance, or with adequate shielding from residential uses, to prevent
harm in the event of an accident; a finding of adequacy should be based on adopted
standards, or in the absence of adopted standards, consultation with an appropriate
agency.
The conditional use permit will run with the land. The conditional use permit and design
review approval shall expire and become null and void unless the permits are exercised
through the issuance of a building permit, or is properly extended pursuant to Section
17.18.060 of the Zoning Code.
CEQA
The Walnut Avenue Specific Plan EIR, which was certified by the City Council on August
12, 2014, included CEQA analysis for the specific plan area, including the project site. The
EIR certified by the City Council states that the “land use types and development
intensities included in the specific plan represent the development scenario used as the
basis for analysis of project impacts in this EIR. Future development proposals that modify
the location or intensity of uses described by the specific plan may require further CEQA
review if found to be inconsistent with the objectives, policies, standards, and
implementation measures of the adopted specific plan.”
The proposed project is part of the Walnut Avenue Specific Plan area. The proposed
development does not modify the location or intensity of uses described by the specific
plan. The proposed development is consistent with the level, type, and extent of
commercial/retail development envisioned by the specific plan. It is consistent with the
objectives, policies, standards, and implementation measures of the adopted specific plan.
Development of the project would conform to the mitigation measures set forth in the
adopted Mitigation Monitoring and Reporting Program and the policies incorporated into
the Walnut Avenue Specific Plan. Since the time the EIR was certified and the Mitigation
Monitoring and Reporting Program and Walnut Avenue Specific Plan were adopted, there
have been no new impacts that require further CEQA review. No further environmental
review is required at this time. Furthermore, the scope of the project would be within the
allowances of a Class 3 Categorical Exemption pursuant to Section 15303 of the State
Guidelines for the Implementation of CEQA.
PROJECT DESCRIPTION
The property on which the project will be developed is part of the Walnut Avenue Specific Plan
area and is currently vacant and undeveloped. The area for this project is approximately 1.1 acres
on the northwest corner of a 9.8-acre parcel and is located at the southeast corner of Walnut
Avenue and El Paseo Way (APN: 109-114-003). The applicant, Peter Singh, has submitted an
4
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application for the development of a new gas station and convenience store with a drive-thru and
off-site alcohol sales. The site improvements include a 6,083-square foot convenience store and a
3,100-square foot fueling canopy.
The convenience store includes three quick service restaurants, with a combined drive-thru
service serving the restaurants. The convenience store will include off-sale beer and wine sales,
and a conditional use permit is required for alcoholic beverage sales. An Off-Sale Beer and Wine
License (Type 20) is required from the State of California Department of Alcoholic Beverage
Control (ABC). State ABC will not, however, requires zoning clearance via the appropriate
permit(s) prior to issuing any ABC license. Hence the City’s CUP must be obtained prior to State
ABC issuing any permit.
The site borders Walnut Avenue and El Paseo Way (see Figure 1). Primary vehicular access for
traffic east-bound and west-bound on Walnut Avenue will be from El Paseo Way, a public street
constructed along the western boundary of the 9.8-acre property. Secondary access to the site
will be from an access road along the south side of the project site. The proposed site circulation
allows both right and left turn vehicle movements into the project site from El Paseo Way
driveway along the western boundary of the project area. The secondary access would allow
access into the southeast portion of the project site.
Figure 1 –Location Map

Development
Site

The proposed drive-thru wraps in a counterclockwise direction around the west, south, and east
sides of the convenience store building, with the drive thru entrance near the southern project site
entrance from El Paseo Way. One order window located near the southwest corner of the
building is proposed to serve the restaurants, and after ordering and paying, patrons would park
in the parking lot to await delivery of meals or drinks by restaurant staff. This design allows for
5
20

order-window queuing along the length of the drive-thru and is anticipated to accommodate up to
nine standard size vehicles.
CONFORMANCE WITH GENERAL PLAN AND ZONING CODE
Setback: The Walnut Avenue Specific Plan requires at least a 15-foot setback from Walnut
Avenue. There is no setback requirement along any other property lines. The entire setback
from Walnut Avenue must be a permanent landscape area, which may include walkways.
The fuel canopy is set-back more than 100 feet from Walnut Avenue and the convenience
store is over 200 feet. This site is proposed to be landscaped as required by the specific
plan. The setbacks of the proposed development are in conformance with the requirements
of the specific plan.
Height: The specific plan limits primary building height to 2 stories and 35 feet (3 stories
and 50 feet with elevator and fire department approval). The proposed gasoline station is
single-story with a maximum height of approximately 21 feet 10 inches. This is in
conformance with the requirements of the specific plan.
Landscaping: Per the specific plan, the landscaping requirements of Chapter 17.54 of the
Zoning Code apply to all commercial development within the specific plan areas. Within
the specific plan area, the minimum landscape lot coverage is 15% and a minimum 15-foot
landscape buffer is required along the Walnut Avenue property line. Landscape buffers
along other property lines are not required, except a 10-foot landscape buffer along a
property line abutting residential property. The project site does not and will not border any
residential uses.
The site plan indicates landscaping is proposed along Walnut Avenue, El Paseo Way, and the
along interior private access roadways. Landscaping is also provided adjacent to the
convenience store. For the 35,900-square foot (net) property, a minimum landscape area of
5,385 square feet is required. The proposed site plan exceeds the landscape area
requirements of the specific plan. Final landscape and irrigation plans must be submitted as
part of the plan check process for issuance of a building permit.
Section 17.54.050.C of the Zoning Code requires that landscape islands be provided in any
parking lot with five or more spaces, and that those islands be at a ratio of one island for
every eight spaces, placed at a minimum every ten spaces. The specific plan specifies that
parking lot landscape islands be a minimum of 4 feet in any dimension. The proposed site
plan includes provides for six planter areas over 26 parking stalls, meeting the minimum
required.
Fences and Walls: The specific plan limits the use of fencing or walls only when necessary
to screen storage, trash, utility, or service/loading areas, protect adjacent areas from
unacceptable noise levels, or provide private residential space. The proposed site plan
indicates a wall enclosure only around the trash area. No other fences or walls are proposed.
If additional enclosures for any proposed above-ground equipment are required, the enclosure(s)
would be similar to that around the trash area.
6
21

Resource Efficiency: The resource efficiency standards of Chapter 17.55 of the zoning
code do not apply to nonresidential projects of less than 10,000 square feet. The proposed
project is for a building area of 6,083 square feet. The requirements of Chapter 17.52 do
not, therefore, apply. However, the applicant is encouraged to incorporate into the project
the resource efficiency standards set forth in Section 17.55.030, especially those related to
recycling and diversion, water use efficiency, energy efficiency, and use of postconsumer
recycled construction materials.
Lighting: All new nonresidential development is subject to the outdoor lighting
requirements of the specific plan and those of Chapter 17.56 of the zoning code. At the
time of application for a building permit, the project’s plans and specifications will be
reviewed for conformance with those lighting requirements.
Parking: Parking requirements for the specific plan area are set forth in Chapter 17.58 of
the Zoning Code. For a service station with convenience market, Table 17.58-1 of the
zoning code requires the provision of three on-site parking spaces for the first 1,000 square
feet plus one space per 300 square feet thereafter. For the 6,083-square foot ARCO station
and convenience store, a minimum of 21 parking spaces are required. The proposed site
plan includes a total of 26 parking spaces, including one accessible space and one bus
space. The proposed development exceeds the minimum on-site vehicle parking
requirement; however, the drive-thru operations require additional parking for patrons
waiting for orders, and the adequacy of proposed parking may be a discussion item for the
Planning Commission.
Section 17.58.100 of the Zoning Code requires the provision of bicycle spaces equal to 20%
of the required vehicle spaces, but in no case shall there be fewer than two employee
bicycle spaces and two patron spaces. The proposed site plan does not provide a location
for a bicycle rack for four bicycles. A condition of approval has been included to have the
final construction plans depict the required bicycle parking amenities. Planning staff will
review and approve final site and building plans for provision of the required bicycle racks.
Signage: All signage provided as part of the proposed development shall be in accordance
with the requirements of the specific plan and those of Chapter 17.62 of the Zoning Code.
Signs, including standard franchise signs, must be integrated into the building architecture
and should enhance the building architecture. Signs should not dominate the building
façade. Non-internally lit fin signs, under marquee signs, awning signs, and face mounted
building signs are encouraged. Signs may not be placed at an elevation higher than 90% of
the building height.
As required by Section 17.62.020 of the Zoning Code, all signage for new construction
requires zoning clearance (administrative plan check) by the Planning Director to ensure
compliance with the applicable provisions of Chapter 17.62, and those of the specific plan.
The building elevations submitted as part of this design review application indicate the
exterior building and site signage conforms to the requirements of the specific plan and the
Zoning Code.
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Performance Standards: Chapter 17.60 of the Zoning Code sets forth performance
standards that apply to all zoning districts to ensure that uses and activities occur in a manner
to protect the public health and safety and which do not produce adverse impacts on
surrounding properties or the community at large. The mandatory performance standards
relate to hazardous materials; noise; odor, particulate matter, and air containment;
vibration; and radioactivity, electrical disturbance, or electromagnetic interference. For a
gasoline station, the requirements of section 17.60.020 of the zoning code for hazardous
materials are of particular applicability. During the plan check process, the design of the
fueling station, its underground storage tanks, interconnective piping, and related
equipment and infrastructure will be reviewed by the Building Official and Fire Marshal for
compliance with all applicable state and local design requirements, standards, and permits.
Health, Safety, Peace, Morals, Comfort, or General Welfare of the Public: The
Department of Alcoholic Beverage Control apportions retail alcohol licenses through
census tracts and determines the maximum number of off-sale licenses allowed in each
census tract based on population. The number of licenses allowed under the ABC
allocation formula is merely a guideline for use by local jurisdictions. A local jurisdiction
can allow additional licenses at its discretion.
The applicant shall comply with all ABC rules and regulations for off-sale alcoholic
beverage sales. The proposed conditions of approval will serve to reduce and minimize any
adverse or detrimental community and neighborhood impacts. Those conditions of
approval include provisions for (1) installation of security cameras, (2) successful
completion by the applicant of the LEAD (Licensee Education on Alcohol and Drugs)
training program conducted by the ABC, and (3) authority for the Planning Commission to
revoke the conditional use permit upon finding that the operation of the off-sale general
alcoholic beverage retail store is or has become a public nuisance, is detrimental to the
public health, safety, or welfare, or the holder of the conditional use permit has violated any
of the terms or conditions thereof.
Land Use Compatibility: The specific plan identifies a number of land use compatibility
issues that should be considered in any design review. These include:


Noise or Vibration: Uses, or features of uses, that routinely generate noise audible
off the immediate site (e.g., loading docks, powered equipment, etc.) shall be
located a minimum of 500 feet from the nearest residential property line, unless a
lesser acceptable distance is documented by a noise report.
Analysis: The proposed site is more than 500 feet from the nearest residential
property. No noise issues are expected to occur for the proposed project.



Light or Shadow: Uses that result in direct lighting on adjacent properties,
flashing or moving lights visible at residences, or the casting of shadows on
residential property more than two hours before sunset or after sunrise, are not
compatible with residential uses.
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Analysis: The nearest residential property is more than 500 feet from the
proposed site. There is no compatibility issue.


Aesthetics: Uses shall be found consistent with the design guidelines.
Analysis: The Walnut Avenue Specific Plan established the Central Coast
Industrial architectural theme for the specific plan area. The proposed design is
consistent with and reflective of the preferred Central Coast Industrial
architectural theme. The design includes the use of materials and design features
of an industrial nature: vertical metal siding, standing seam metal canopy,
aluminum storefront door and window systems flush to the façade, manufactured
rock veneer wainscoting, and, varying roof heights. The use of materials and
colors is reflective of the existing development to the west.



Traffic: Uses with characteristics that could result in high traffic volumes on residential
streets shall include measures to reduce traffic. Traffic compatibility shall not be based
on meeting level of service standards alone but shall also consider the appropriateness
of project-generated traffic volumes on residential streets.
Analysis: The project is not located on a residential street and is not anticipated to
result in high traffic volumes on any residential street. Primary access will be
from Walnut Avenue via El Paseo Way. The traffic volumes generated by a
gasoline station with convenience store and drive-thru are consistent with the
traffic volumes anticipated in the specific plan EIR. The mitigation monitoring
and reporting program identified cumulative traffic impacts and identified
appropriate mitigation measures once traffic volumes on residential streets
increased beyond specified levels. The on-site and off-site circulation was reviewed
by the City Engineer, and found to be adequate for the proposed use and location.
Queuing analysis specific to the proposed drive-thru for the restaurant on-site found
that there is sufficient space for eight vehicles to line up at the one order/pay
window for the drive thru. After ordering and payment vehicles will be directed to
one of 12 dedicated parking spaces for curbside delivery of their order. This
operational plan will reduce any potential impacts to off-site traffic circulation.



Hazards: Uses that emit or store potentially hazardous materials, shall be located
at a sufficient distance, or with adequate shielding from residential uses, to prevent
harm in the event of an accident; a finding of adequacy should be based on adopted
standards, or in the absence of adopted standards, consultation with an appropriate
agency.
Analysis: The proposed fueling station, underground storage tanks, and related
equipment will be constructed to all applicable health and safety building
standards for such facilities. The nearest residential property is more than 500 feet
to the north. In compliance with all applicable building and safety standards, the
fueling station will not pose an unacceptable risk or harm in the event of an
accident.
9
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RECOMMENDATION
The project brought forth is to construct a 6,083-square foot gasoline station with
convenience store on a currently vacant and undeveloped parcel within the Walnut Avenue
Specific Plan area. The proposed project is consistent with the applicable provisions of the
Walnut Avenue Specific Plan and the Zoning Code for development of a gasoline station
within the specific plan area. It is recommended the Planning Commission adopt the
attached resolution approving design review for the proposed gas station and convenience
store within the Walnut Avenue Specific Plan area and issuing a conditional use permit for
alcoholic beverage sales, beer and wine only.
ALTERNATIVES
1. Recommend denial of the Design Review. Deny the project based on findings of
inconsistency with State law, the General Plan, Zoning Regulations and/or other pertinent
City standards.
2. Recommend approval of the Design Review and denial of the Conditional Use Permit.
Deny the project based on findings of inconsistency with State law, the General Plan,
Zoning Regulations and/or other pertinent City standards.
3. Recommend approval of the project with revisions and/or additions to or revisions to the
attached conditions of approval.
PROPOSED MOTION
I MOVE THAT THE PLANNING COMMISSION OF THE CITY OF
GREENFIELD ADOPT RESOLUTIONS NO. 2021-___ AND NO. 2021-___
GRANTING DESIGN REVIEW APPROVAL OF A GAS STATION AND
CONVENIENCE STORE WITHIN THE WALNUT AVENUE SPECIFIC PLAN
AREA AND ISSUING A CONDITIONAL USE PERMIT FOR ALCOHOLIC
BEVERAGE SALES, BEER AND WINE ONLY, SUBJECT TO CONDITIONS OF
APPROVAL INCLUDED IN THE RESPECTIVE RESOLUTIONS.
ATTACHMENTS
1. Planning Commission Resolution No. 2021-__, including
Exhibit A. Conditions of Approval
Exhibit B. Design Review Plan Set
2. Planning Commission Resolution No. 2021-__, including
Exhibit A. Conditions of Approval
3. Staff PowerPoint Presentation
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Attachment 1
CITY OF GREENFIELD
PLANNING COMMISSION
RESOLUTION NO.2021-___
RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF
GREENFIELD GRANTING DESIGN REVIEW APPROVAL FOR THE
CONSTRUCTION OF AN A GASOLINE STATION WITH
CONVENIENCE STORE AND DRIVE THRU LOCATED AT THE
SOUTHEAST CORNER OF WALNUT AVENUE AND EL PASEO WAY,
APN: 109-114-002
WHEREAS, an application for Design Review approval for the development of an gasoline
station with convenience store and drive thru on an undeveloped parcel at the southwest corner of
Walnut Avenue and El Paseo Way within the Walnut Avenue Specific Plan area in the City of
Greenfield has been submitted to the City of Greenfield; and
WHEREAS, the Walnut Avenue Specific Plan and Environmental Impact Report (EIR)
were adopted by the City Council on August 12, 2014; and
WHEREAS, the Walnut Avenue Specific Plan was intended to eliminate as many
subsequent City approvals as possible by streamlining the entitlement process and related approval
requirements, including zoning standards, design guidelines, implementation direction, and CEQA
compliance; and established development policies, design guidelines, and zoning standards for the
specific plan area that supersede Title 17 of the municipal code.
WHEREAS, the Walnut Avenue Specific Plan requires Design Review for all
nonresidential development, including commercial and retail space development; and
WHEREAS, the Walnut Avenue Specific Plan designates the Planning Commission as the
Approving Authority for Design Review; and
WHEREAS, the proposed development is for nonresidential development; and
WHEREAS, the Planning Commission shall approve, conditionally approve, or deny the
proposed design review application in accordance with the requirements of the Walnut Avenue
Specific Plan; and
WHEREAS, the application for the proposed design review was heard by the Planning
Commission at duly-noticed public hearing on April 6, 2021;
NOW, THEREFORE, BE IT HEREBY RESOLVED, that the Planning Commission of the
City of Greenfield has considered all written and verbal evidence regarding this design review at the
public hearing and does hereby:
1. Accept the categorical exemption identified for the project (Section 15303 of the CEQA
guidelines governing construction of small structures in urbanized areas); and
2. Approve said design review for property located at the southeast corner of Walnut Avenue and
El Paseo Way (APN: 109-114-002) in the City of Greenfield, subject to the attached conditions
of approval, included as Exhibit A, and subject to the approved project plans included as
26
Exhibit B.

PASSED AND ADOPTED by the Planning Commission of the City of Greenfield, at a
regularly scheduled meeting of the City Planning Commission held on the 6th day of April 2021,
by the following vote:
AYES, and all in favor, therefore, Commissioners:
NOES, Commissioners:
ABSENT, Commissioners:

Stephanie Garcia, Chairperson
ATTEST:

Paul C. Mugan, Secretary
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PLANNING COMMISSION RESOLUTION NO. 2021-__
EXHIBIT A
CONDITIONS OF
APPROVAL DESIGN
REVIEW
WALNUT TRAVEL CENTER GAS STATION,
CONVENIENCE STORE, AND DRIVE THRU
SOUTHEAST CORNER OF WALNUT AVENUE
AND EL PASEO WAY, APN: 109-114-002
GENERAL
1.

This design review approval is for the property at the southeast corner of Walnut Avenue
and El Paseo Way (APN: 109-114-002) and the following project description.
The property referenced above is approved for the development of a new gas station
and convenience store. The site improvements consist of 6,083 square foot
convenience store, and 3,100 square foot fueling canopy. The convenience store
includes two quick service restaurants, with drive-thru service.
2. The use shall be conducted in compliance with all appropriate Local, State, and Federal
laws and regulations, and in conformance with the approved plans.
3. The issuance of a permit or approval of plans and specifications shall not be construed as
a permit or an approval of any work that violates the Greenfield Municipal Code.
4. Modifications to the project or to the conditions imposed may be considered in accordance
with the City Zoning Ordinance. All revisions shall be submitted to the Building Division
prior to field changes and are to be clouded or otherwise identified on the plans submitted
with the request for modification.
5. Minor plan changes shall be subject to review and approval by the Community
Development Director and/or City Engineer as appropriate, prior to implementation. Major
plan changes may also require review and approval of the Planning Commission and/or
City Council. The Community Development Director shall determine whether review and
approval by the Planning Commission and/or City Council is required.

6.

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 maintained by the applicant in good
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Resolution PC # 2021Exhibit A – Conditions of Approval
health for the life of the project and replaced at the owner’s expense if deemed necessary
by Community Development Department staff.
7.

Final construction plans shall depict the required bicycle parking amenities. A rack
providing a minimum of bicycle spaces shall be required, depicted on the construction plan
set, and installed.
8. All utility easements shall be depicted on the construction plans on file to meet the
requirements of the utility companies and the Director of Public Works and/or City
Engineer.
9. This Design Review shall expire three years from the date of final approval, or on April 6,
2024, and become null and void, unless exercised through the issuance of the associated
Building Permit.

PRIOR TO THE ISSUANCE OF GRADING AND BUILDING PERMITS
10. The Building Permit submittal set shall include on one or more full size sheets these
conditions of approval and shall reference the associated approving resolution number and
date.
11. The project plans shall include the proposed exterior lighting including a detail of each
fixture and the specifications for each fixture with the Building Permit submittal for City
review and approval.
12. Any proposed signage must be submitted for sign permit approval.
13. The project applicant shall submit the Building Permit application for City review and
approval and shall pay all costs associated with the Design Review and other Planning
permits, the preparation of the Building Permit application, and issuance of the Building
Permit.
14. Provide copies of “as-built” improvement plans for all subdivision improvements.
15. All utilities shall be placed underground. Any associated easements for structures shall be
shown on the construction plans.
16. The use of dust and litter control measures all construction, as well as during construction
of the project shall be required. The measures proposed for use shall be submitted to the
City Engineer for approval. Developer shall provide $5000.00 cash deposit with City to
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Resolution PC # 2021Exhibit A – Conditions of Approval
secure compliance with litter and dust control measures. This deposit shall be made before
any construction or site preparation activity shall be allowed to begin.
DURING CONSTRUCTION AND PRIOR TO FINAL BUILDING INSPECTION
17. Construction activities shall be limited to daylight hours between 7:00 a.m. and 6:00 p.m.
excluding Saturdays, Sundays, and holidays. The developer may request in writing from
the Community Development Director or Public Works Director, as applicable,
authorization for construction activities on other than weekdays. If any extremely loud
noises (noises which exceed the NUC General Performance Standards for noise, section
17.54.030 of the City municipal code) are to occur and are known of beforehand (i.e.,
continuous drilling and/or large earthmoving 24-hour notice shall be given to all neighbors
within 500 feet of the project site, as well as posting a notice on site.
18. The project applicant shall obtain an Encroachment Permit from the Public Works
Department for any work conducted in the public right-of-way. This permit shall be
obtained prior to commencement of any work in the public right-of-way.
19. Trash, scrap and debris shall be stored in a container(s) on the construction site. Bins shall
be provided by the contractor if self-haul, otherwise by Tri-Cities Disposal, the exclusive
trash, scrap, and debris hauler franchisee in the City of Greenfield.
20. No person shall place or maintain a container in the public right-of way without an
Encroachment Permit.
21. 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.
22. 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.
23. 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.
24. 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
3
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Resolution PC # 2021Exhibit A – Conditions of Approval
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.
25. All rubbish and dead vegetation shall be removed from the site prior to final inspection by
the Building Official.
26. 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).

27. 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).
28. All grading within the boundaries of the project area shall be done under the direction and
supervision of a soils engineer. Upon completion of all grading, a final soils report shall be
submitted to the Public Works Department by the soils engineer. The report shall include
locations and elevations of field density tests, summaries of field and laboratory tests, and
any other substantiating data developed by the soils engineer.
29. If, during the course of construction, cultural, archaeological, historical, or paleontological
resources are uncovered at the site (surface or subsurface resources), work shall be halted
immediately within 50 meters (165 feet) of the find until a qualified professional
archaeologist can evaluate it. The Community Development Director or Public Works
Director, as appropriate, and a qualified archaeologist (i.e., an archaeologist registered with
the Society of Professional Archaeologists) shall be immediately contacted by the
responsible individual present on-site. When contacted, the archaeologist shall
immediately visit the site to determine the extent of the resources and to develop proper
mitigation measures required for the discovery, prior to the City authorizing the resumption
of grading activities.
30. 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
4
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Resolution PC # 2021Exhibit A – Conditions of Approval
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.
31. Prepare Lighting and Landscape Maintenance District report for approval by the City
Engineer to cover the maintenance costs of all street frontage landscaping and streetlight
maintenance.
32. Prepare Street and Storm Drain District Maintenance District report for the maintenance of
the street and storm water detention facilities to the satisfaction of the City Engineer.
33. Prepare Landscape WELO documentation to the satisfaction of the Public Works
Department.
34. Complete the inspection and testing for all existing proposed public improvements (water,
sewer, fire hydrants, drainage, streets, curb, gutter sidewalks, streetlights, signage) within
35. A final certificate of occupancy shall not be issued until all punch-list items identified by
the Building Official and Project Planner during the final inspection are complete and
accepted to the satisfaction of the Building Official, final Fire Department approvals have
been received, and all project close-out documents required under any development
agreement, the City Municipal Code, and these conditions of approval have been received
and accepted by the City.
ONGOING OPERATIONAL CONDITIONS
36. All structures and any proposed landscaping, and other improvements shall adhere to the
approved plans, including the final landscape plans and shall be maintained in good
condition as an on-going requirement. Swap out of materials, colors, and landscaping
species shall not occur without prior written City approval. Any deficiencies noted by City
staff shall be addressed within 30 days of written notice of non-compliance by the City.
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Attachment 2
CITY OF GREENFIELD
PLANNING COMMISSION
RESOLUTION NO.2021-___
RESOLUTION OF THE PLANNING COMMISSION APRROVING
CONDITIONAL USE PERMIT FOR OFF-SITE BEER AND WINE
SALES LOCATED AT THE SOUTHEAST CORNER OF WALNUT
AVENUE AND EL PASEO WAY
APN: 109-114-002
WHEREAS, an application for off-site sales of beer and wine (State ABC License Type
20) at the southeast corner of Walnut Avenue and El Paseo Way, APN 109-114-002, has been
submitted to the City of Greenfield; and
WHEREAS, Section 23790 of the California Business and Professions Code prohibits
the State Department of Alcoholic Beverage Control from issuing a retail liquor license contrary
to a local zoning ordinance, including the issuance of a conditional use permit when required
by the zoning ordinance; and
WHEREAS, Section 17.26.040 of the City’s Municipal Code allows alcoholic beverage
sales in the C-R, Retail Business district subject to issuance of a conditional use permit; and
WHEREAS, Section 17.26.060 of the City’s Municipal Code designates the Planning
Commission as the approving authority of issuance of conditional use permits; and
WHEREAS, conditional use permits are quasi-judicial and shall be granted only when
the Planning Commission determines that the proposed use or activity (1) is consistent with the
General Plan and all applicable provisions of Chapter 17.16 of the City’s Municipal Code; and
WHEREAS, the Planning Commission is required to decide that public convenience or
necessity would be served by the issuance of an Alcohol Beverage Control License at the
business location; and
WHEREAS, the conditional use permit request was heard by the Planning Commission at
a duly-noticed public hearing on April 6, 2021;
WHEREAS, the Planning Commission has considered all written and verbal evidence
regarding the conditional use permit application at the public hearing and finds the application
consistent with the requirements of Chapter 17.16 and Chapter 17.26 regarding the proposed
request:
1.

FINDING: That the proposed use is consistent with the General Plan and all applicable
provisions of Chapter 17.16 of the City’s Municipal Code.
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2.

(a)

The proposed location at the southwest corner of Walnut Avenue and El Paseo
Way is in the Specific Plan land use designation and in the WASP, Walnut
Avenue Specific Plan, zoning district of the City of Greenfield; and

(b)

Alcoholic beverage sales are an allowed use in the WASP, Walnut Avenue
Specific Plan, zoning district subject to issuance of a conditional use permit.

FINDING: That the establishment, maintenance or operation of off-site general alcoholic
beverage sales at a convenience store located at the southwest corner of Walnut Avenue and
El Paseo Way 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.
(a)

The location, size, design, or operating characteristics of the proposed convenience
store does not present any identifiable adverse impacts on the health, safety, peace,
morals, comfort, or general welfare of the public.

(b)

Due to the location and the availability of a broad range of food, snack, an nonalcoholic beverage items, including alcoholic beverages, the sale of said beverages
will serve a public convenience need as well as serve the public’s necessity.

(c)

The conditions of approval for issuance of a conditional use permit will impose
restrictions on sales and enhanced safety measures that will protect the public health,
safety, and welfare.

NOW, THEREFORE, BE IT RESOLVED, that the Planning Commission hereby grants
approval of the Conditional Use Permit at the southeast corner of Walnut Avenue and El Paseo Way,
APN: 109-114-002, this resolution, as subject to the project’s conditions of approval, included as
Exhibit A to this resolution.
PASSED AND ADOPTED by the Planning Commission of the City of Greenfield, at a
regularly scheduled meeting of the Planning Commission held on the 6th day of April 2021, by the
following vote:
AYES, and all in favor, therefore, Commissioners:
NOES, Commissioners:
ABSENT, Commissioners:

Stephanie Garcia, Chairperson
ATTEST:
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Paul C. Mugan, Secretary
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PLANNING COMMISSION
RESOLUTION NO. 2021-___
EXHIBIT A
CONDITIONS OF APPROVAL
CONDITIONAL USE PERMIT NO. 2021-___
OFF-SITE ALCOHOLIC BEVERAGE SALES (BEER AND WINE)
SOUTHEAST CORNER OF WALNUT AVENUE
AND EL PASEO WAY, APN: 109-114-002
GENERAL
1.

This Conditional Use Permit (CUP) authorizes off-site beer and wine beverage sales at
a convenience store operated under the name Circle K, located at the southeast corner
of Walnut Avenue and El Paseo Way.

2.

This CUP shall not be effective until the State Department of Alcoholic Beverage
Control issues an Off-Site Beer and Wine License, State ABC Type 20, to Circle K for
a convenience store in the City of Greenfield.

3.

This CUP runs with the land and shall not be transferrable to another location or address.

4.

This CUP shall expire if the State Department of Alcoholic Beverage Control denies the
applicant’s on-site general liquor license application, or at any time after approval
revokes or suspends said license.

5.

The use shall be conducted in compliance with all appropriate state, federal and local
laws and regulations.

6.

The hours of operation for the gas station and convenience store are 24 hours per day,
seven days a week, with the hours of alcohol sales limited to 6:00 am to 12:00 midnight.

7.

All businesses on the site shall comply with the City’s signage regulations in Chapter
17.62 of the City’s Municipal Code, and in particular Section 17.62.030 of the regarding
window signage.

8.

Prior to occupancy, an on-site security camera system will be integrated and coordinated
with the surveillance system installed by the Greenfield Police Department.

9.

Prior to occupancy, the operator shall provide the Project Planner with documentation
of successful completion by the store operator of the LEAD (Licensee Education on
Alcohol and Drugs) training program conducted by the State ABC. Such training shall
be repeated as necessary as determined by State ABC staff, and documentation of
subsequent training completion shall be provided to the Community Development
Director.

1
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10.

This CUP may be revoked by the Planning Commission upon finding by the Planning
Commission that the alcoholic beverage sales at the grocery and consumer goods retail
store at that specified location (1) is or has become a public nuisance, (2) is detrimental
to the public health, safety, or welfare, or (3) the holder of this CUP has violated any of
the terms or conditions hereof.

11.

This Conditional Use Permit for a Type 20 ABC license will expire on April 3, 2023,
unless the Type 20 license has been obtained from ABC.

ACKNOWLEDGEMENT AND ACCEPTANCE
This Conditional Use Permit is hereby accepted upon the express terms and conditions hereof.
The undersigned hereby acknowledges the approved terms and conditions, and agrees to conform
to and comply with said terms and conditions of approval of this permit.

Property Owner

Date

2
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Planning Commission Memo
599 El Camino Real Greenfield CA 93937 831-674-5591
www.ci.greenfield.ca.us

DATE:

April 6, 2021

AGENDA DATE:

April 2, 2021

TO:

Planning Commissioners

PREPARED BY:

Jerry Hittleman, Contract Planner
Paul Mugan, Community Development Director

TITLE:

Transmittal of 2020 Annual Progress Report on Housing Element
Implementation

BACKGROUND AND SUMMARY
California Government Code Section 65400 mandates that cities and counties submit an annual
report on the status of implementation of the jurisdiction’s Housing Element including the
number and affordability level of housing units receiving building permits for the calendar year.
Each jurisdiction is required to file an Annual Progress Report (APR) with the State Department
of Housing and Community Development (HCD) by April 1 of each year. The APR includes a
summary of the local jurisdiction’s progress in meeting its share of regional housing needs and
includes information on housing-related Planning applications filed, Planning permits granted,
and Building Permits granted.
The APR also reports on progress made towards the various programs and policies in the
jurisdiction’s adopted Housing Element.
Attached is the APR for calendar year 2020, which was filed with State HCD, on April 1, 2021.
As noted in the APR, the City continues to make excellent progress on the development of
housing at all levels of affordability and is on track to meet its low-income housing allocation for
the current Regional Housing Needs Allocation (RHNA) planning cycle.
Notable housing projects receiving building permits for this APR reporting period include
several single-family residences in the Vintage Meadows subdivision, the first two of seven
multi-family residential buildings for the Avila Multi-Family residential project, and various
accessory dwelling units.
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No action is required by the Planning Commission. This report is being transmitted as an
informational item. Staff will be available to answer questions on the report from the Planning
Commission, should there be questions.
ATTACHMENT
1. 2020 Annual Progress Report to State Housing and Community Development
Department

2
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Attachment 1

Jurisdiction
Reporting Year

ANNUAL ELEMENT PROGRESS REPORT
Housing Element Implementation

Greenfield
2020

(Jan. 1 - Dec. 31)

Note: "+" indicates an optional field
Cells in grey contain auto-calculation formulas

(CCR Title 25 §6202)

Table A
Housing Development Applications Submitted
Project Identifier

Unit Types

1

Prior APN+

Current APN

Street Address

Date
Application
Submitted
3

2

Project Name+

Local Jurisdiction
Tracking ID+

Unit Category
(SFA,SFD,2 to
4,5+,ADU,MH)

Proposed Units - Affordability by Household Incomes

4

Date
Very LowLowModerate- ModerateApplication Very LowLow-Income
Above
Income Non Income
Income
Income
Total PROPOSED
Submitted Income Deed
Non Deed
ModerateDeed
Deed
Deed
Non Deed
Units by Project
(see
Restricted
Restricted
Income
Restricted Restricted
Restricted Restricted
instructions)

Tenure
R=Renter
O=Owner

0

Summary Row: Start Data Entry Below
Walnut Grove II/III
Oak Terrace

5+
SFD

6

5

R
O

9/1/2020
10/20/2020

0

0

0

0

0

148

148

143
5

143
5

Total
Approved
Units by
Project

Total
Disapproved
Units by
Project

Streamlining

Notes

7

8

9

10

Was APPLICATION
SUBMITTED
Total
Pursuant to GC
DISAPPROVED
65913.4(b)?
Units by Project
(SB 35
Streamlining)

Total
APPROVED
Units by
project

0

0

Notes+

0

No
No
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Jurisdiction
Reporting Year

ANNUAL ELEMENT PROGRESS REPORT
Housing Element Implementation

Greenfield
2020

(Jan. 1 - Dec. 31)

Note: "+" indicates an optional field
Cells in grey contain auto-calculation formulas

(CCR Title 25 §6202)

Table A2
Annual Building Activity Report Summary - New Construction, Entitled, Permits and Completed Units
Project Identifier

Unit Types

1

Prior APN+

Current APN

Street Address

2

Project Name+

Local Jurisdiction
+

Tracking ID

Unit Category
(SFA,SFD,2 to
4,5+,ADU,MH)

Affordability by Household Incomes - Completed Entitlement
4

3

Tenure
R=Renter
O=Owner

Summary Row: Start Data Entry Below

Affordability by Household Incomes - Building Permits

Very LowIncome Non
Deed
Restricted

Very LowIncome Deed
Restricted

0

Low- Income
Deed
Restricted

0

0

5

Low- Income
Non Deed
Restricted

ModerateModerateIncome Deed
Income Non
Restricted Deed Restricted

0

0

0

Above
ModerateIncome

Entitlement
Date Approved

0

7

6

# of Units issued
Entitlements

0

Very LowIncome Deed
Restricted

0

Very LowIncome Non
Deed
Restricted

0

Low- Income
Deed
Restricted

Low- Income
Non Deed
Restricted

0

31

ModerateModerateIncome Deed
Income Non
Restricted Deed Restricted

0

Above
ModerateIncome

6

52

024211005000
223 PINOT AVE
024043031000
239 7TH STREET
024044011000
702 PALM AVE
024401035000 318 ST MATTHEW ST
024153021000 01 LAS MANZANITAS DR
024233009000 1088 PINNACLES AVE
109113003000
525 3RD STREET
109113003000
525 3RD STREET
109223010000
2 13TH ST
109223009000
4 13TH ST
109223008000
6 13TH ST
109223007000
8 13TH ST
109223006000
10 13TH ST
109223044000
53 PRIMROSE WAY
109223077000
54 PRIMROSE WAY
109223045000
55 PRIMROSE WAY
109223078000
52 PRIMROSE WAY
109223079000
50 PRIMROSE WAY
109223046000
57 PRIMROSE WAY
109223047000
59 PRIMROSE WAY
109223048000
61 PRIMROSE WAY
109223049000
63 PRIMROSE WAY
109223003000
16 13TH ST
109223050000
65 PRIMROSE WAY
109223051000
67 PRIMROSE WAY
109223001000
20 13TH ST
109223002000
18 13TH ST
109223054000 1298 SYCAMORE ST
109223053000 1296 SYCAMORE ST
109223075000
56 PRIMROSE WAY
109223076000
58 PRIMROSE WAY
109223054000 1294 SYCAMORE ST
109223055000 1292 SYCAMORE ST
109223056000 1290 SYCAMORE ST
109223057000 1288 SYCAMORE ST
109223058000 1286 SYCAMORE ST
109223059000 1282 SYCAMORE ST
109223060000 1280 SYCAMORE ST

ADU
SFD
ADU
ADU
ADU
SFD
5+
5+
SFD
SFD
SFD
SFD
SFD
SFD
SFD
SFD
SFD
SFD
SFD
SFD
SFD
SFD
SFD
SFD
SFD
SFD
SFD
SFD
SFD
SFD
SFD
SFD
SFD
SFD
SFD
SFD
SFD
SFD

R
O
R
R
R
R
R
R
O
O
O
O
O
O
O
O
O
O
O
O
O
O
O
O
O
O
O
O
O
O
O
O
O
O
O
O
O
O

0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0

1
1
1
1
1
1

109223061000
109223062000
109223063000
109223064000
109223039000
109223080000
109223081000
109223082000
109223073000
109223074000
109223083000
109223084000
109223085000
109223086000
109223071000
109223072000

1278 SYCAMORE ST
1276 SYCAMORE ST
1274 SYCAMORE ST
1272 SYCAMORE ST
1295 MAGNOLIA ST
39 EVERGREEN WAY
41 EVERGREEN WAY
43 EVERGREEN WAY
49 EVERGREEN WAY
47 EVERGREEN WAY
44 EVERGREEN WAY
42 EVERGREEN WAY
40 EVERGREEN WAY
38 EVERGREEN WAY
46 EVERGREEN WAY
48 EVERGREEN WAY

SFD
SFD
SFD
SFD
SFD
SFD
SFD
SFD
SFD
SFD
SFD
SFD
SFD
SFD
SFD
SFD

O
O
O
O
O
O
O
O
O
O
O
O
O
O
O
O

0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0

1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1

109223033000
109223034000
109223035000
109223036000
109223037000
109223038000

1283 MAGNOLIA ST
1285 MAGNOLIA ST
1287 MAGNOLIA ST
1289 MAGNOLIA ST
1291 MAGNOLIA ST
1293 MAGNOLIA ST

SFD
SFD
SFD
SFD
SFD
SFD

O
O
O
O
O
O

0
0
0
0
0
0

1
1
1
1
1
1

16
15
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
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Jurisdiction

ANNUAL ELEMENT PROGRESS REPORT
Housing Element Implementation

Greenfield

Reporting Year

2020

(Jan. 1 - Dec. 31)

This table is auto-populated once you enter your jurisdiction name and current year data. Past
year information comes from previous APRs.
Please contact HCD if your data is different than the material supplied here

(CCR Title 25 §6202)

Table B
Regional Housing Needs Allocation Progress
Permitted Units Issued by Affordability
1

Income Level

Very Low
Low
Moderate
Above Moderate

Total RHNA

Deed Restricted
Non-Deed Restricted
Deed Restricted
Non-Deed Restricted
Deed Restricted
Non-Deed Restricted

RHNA Allocation
by Income Level

87
57
66
153
363

2

2015

2016

4
27

2017

2018

2019

2020

49
12

14
31

22
3

2

Total Units
56
14
Note: units serving extremely low-income households are included in the very low-income permitted units totals
Cells in grey contain auto-calculation formulas

2021

2022

2023

3

4

Total Units to
Date (all years)

Total Remaining
RHNA by Income
Level

53

34

84

2
7

36

5

6
52

30

2

71

82

72

2

5

89

238

152
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ANNUAL ELEMENT PROGRESS REPORT
Housing Element Implementation
(CCR Title 25 §6202)
Jurisdiction
Reporting Year

Greenfield
2020

(Jan. 1 - Dec. 31)

Table D
Program Implementation Status pursuant to GC Section 65583
Housing Programs Progress Report
Describe progress of all programs including local efforts to remove governmental constraints to the maintenance, improvement, and development of housing as identified in the housing
element.
1

2

3

4

Name of Program
Objective
Provision of Adequate Sites 1. Maintain and annually update the
inventory of residential land resources.
2. Monitor development and other
changes in the inventory to ensure the
City has remaining capacity consistent
with its share of the regional housing
need. 3. Actively participate in the
development of the next RHNA Plan to
better ensure that the allocations are
reflective of the regional and local land
use goals and policies.

Timeframe in H.E
Ongoing on a yearly basis

Status of Program Implementation
The inventory of residential land resources has been monitored on an annual basis.

Rezoning for RHNA

Pursue rezoning by
December 2020 for RHNA
shortfall
Ongoing on a yearly basis

Rezoning is planned to be processed in 2022.

Monitoring of Residential
Capacity (No Net Loss)

Affordable Housing
Incentives

The City will rezone adequate acreage to
accommodate its shortfall of 41 RHNA
units.
The City will monitor the consumption of
residential acreage to ensure an adequate
inventory is available to meet the City's
RHNA obligations. Develop and implement
a formal evaluation procedure pursuant to
Government Code Section 65863.

Continue to work with housing developers Ongoing on a yearly basis
to expand affordable housing opportunities
in the community

Ongoing

Ongoing
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Continue to monitor status of affordable
Preservation of Assisted
housing projects. If projects become at
Housing at Risk of
Converting to Market Rate risk of converting
to market-rate housing, contact nonprofit
housing providers and the Fresno Housing
Authority to
pursue options to preserve the projects.
Zoning Code Amendments Density Bonus; residential care facilities;
farmworker/employee housing;
reasonable accommodations; accessory
(second) dwelling units; single room
occupancy (SRO) housing
Code Enforcement
1. Continue to utilize code enforcement
and substandard abatement processes to
bring substandard housing units and
residential properties into compliance with
city codes.
2. Refer low-income households to the
City’s Housing Rehabilitation Program for
assistance.

Ongoing on a yearly basis

Onging

Amend Zoning Code within Zoning Code Amendments were adoped in 2019 (i.e. density bonus, ADU, and
1 year of Housing Element reasonable accommodations) and will be further modified in 2021 using SB2 funds.
adoption

Ongoing on a yearly basis

Housing Rehabilitation
Program

Assist eight low-income
Continue to pursue funding from state households with
and federal programs to implement the rehabilitation over eight
years.
Housing Rehabilitation Program.

First-Time Homebuyer
Program

Promote available homebuyer resources
on the City website and public counters.

Ongoing

No low-income households rehabilitated in 2020.

1. Assist four households
Funding resources at the state and federal levels are reviewd on an annual basis.
prior to 2023.
Homebuyer resources have not been placed on the City's website or public counters
2. Annually review funding in 2018. Planned for Fall 2021 along with a website update.
resources available at the
state and federal levels and
pursue as appropriate to
provide additional
homebuyer assistance.
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First-Time Homebuyer
Resources

Energy Conservation

Housing Choice Vouchers
(HCV)

Fair Housing

San Joaquin residents have access to
a number of homebuyer assistance
programs offered by the California
Housing Finance Agency (CalHFA):
• Mortgage Credit Certificate (MCC): The
MCC Tax Credit is a federal credit which
can reduce
potential federal income tax liability,
creating additional net spendable income
which borrowers
may use toward their monthly mortgage
payment. This MCC Tax Credit program
may enable first-time
homebuyers to convert a portion of their
annual mortgage interest into a direct
dollar for dollar
tax credit on their U.S. individual income
tax returns.
• CalPLUS Conventional Program: This is
a first mortgage loan insured through
private mortgage
insurance on the conventional market. The
interest rate on the CalPLUS Conventional
is fixed throughout the 30-year term. The
CalPLUS Conventional is combined with a
CalHFA Zero Interest Program (ZIP),
which is a deferred-payment junior loan of
three percent of the first mortgage loan
amount, for down payment assistance.
• CalHFA Conventional Program: This is a
first mortgage loan insured through private
1. Consider incentives to promote green
building techniques and features in 2017.
2. Continue to promote and support
Pacific Gas and Electric Company
programs that provide
energy efficiency rebates for qualifying
energy-efficient upgrades.
3. Expedite review and approval of
alternative energy devices.

1. Promote available
Homebuyer resources have not been promoted on the City's website. Funding
homebuyer resources on
resources are reviewd on an annual basis. Planned to be added with website update
City website and public
in Fall 2021
counters in 2016.
2. Annually review funding
resources available at the
state and federal levels and
pursue as
appropriate to provide
additional homebuyer
assistance.

Consider incentives to
promote green building
techniques and features in
2017.

Green building techniques not promoted or incentivized in 2020.

1. Provide information on the HCV
program on the City website and public
counters. 2. Refer interested households
to the Fresno Housing Authority and
encourage landlords to register their
properties with the Housing Authority for
accepting HCVs.
The City will assist in promoting fair
housing resources available in the region.

Provide information on the
City's website and public
counters in 2016.

Information not on the website or public counters in 2019; planned for Fall 2021 with
website update.

Actively advertise fair
Not adverdised in 2020; City plans to advertise Fair housing resources in 2021.
housing resources at the
public counter, community
service
agencies,
public libraries, and the City
website.
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Jurisdiction

Greenfield

Reporting Year

2020

(Jan. 1 - Dec. 31)

Building Permits Issued by Affordability Summary
Income Level
Current Year
Deed Restricted
0
Very Low
Non-Deed Restricted
0
Deed Restricted
0
Low
Non-Deed Restricted
31
Deed Restricted
0
Moderate
Non-Deed Restricted
6
Above Moderate
Total Units

52
89

Note: Units serving extremely low-income households are included in the very lowincome permitted units totals

Housing Applications Summary
Total Housing Applications Submitted:
Number of Proposed Units in All Applications Received:
Total Housing Units Approved:
Total Housing Units Disapproved:

Use of SB 35 Streamlining Provisions
Number of Applications for Streamlining
Number of Streamlining Applications Approved
Total Developments Approved with Streamlining
Total Units Constructed with Streamlining

Units Constructed - SB 35 Streamlining Permits
Income
Rental
Ownership
Very Low
0
0
Low
0
0
Moderate
0
0
Above Moderate
0
0
Total
0
0

2
148
0
0

0
0
0
0

Total
0
0
0
0
0
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ANNUAL ELEMENT PROGRESS REPORT
Local Early Action Planning (LEAP) Reporting
(CCR Title 25 §6202)
Please update the status of the proposed uses listed in the entity’s application for funding and the corresponding impact on housing within the region or jurisdiction, as applicable, categorized based on the eligible uses specified in Section
50515.02 or 50515.03, as applicable.
Total Award Amount

Task

$

65,000.00 Total award amount is auto-populated based on amounts entered in rows 15-26.
$ Amount Awarded

$ Cumulative Reimbursement
Requested

Task Status

Other
Funding

Notes
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