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EXHIBIT No. 08

Case Number: COA 2017 - 012
CONDITIONS OF APPROVAL

NOTICE TO PROJECT APPLICANT

In accordance with the provisions of Government Code Section 66020{d){1), the imposition

PART A - PROJECT INFORMATION
1.

S

Assessor's Parcel No(s):
Job Address:

Street Location:

Existing Zoning:
Planned Land Use:

Plan Area:
Project Description:

of fees, dedication, reservations or exactions for

.I % this project are subject to protest by the project

applicant at the time of approval or conditional
approval of the development or within 90 days
after the date of imposition of fees, dedications,
reservation, or exactions imposed on the
development project.

This notice does not apply to those fees,
dedications, reservations, or exactions which were
previously imposed and duly noticed; or, where no
notice was previously required under the
provisions of Government Code Section
66020(d)(1) in effect before January 1, 1997.

026-521-040 and 026-521-008

(No current address assigned; see diagram, above, for location})
North of San Antonio Drive and East of Metz Road

PD / SP (Planned Development / Specific Plan)

General Plan: LI (Light Industrial); East Ranch Business Park
Specific Plan: M-(1)

East Ranch Business Park Specific Plan (‘ERBP SP")

Conditional Use Permit 2016-012 (CUP) requests to develop two
parcels located on San Antonio Drive East of Metz Road as
generally depicted in the attached diagram, below. The prcjected
development is on approximately 7.6 acres and includes 10 new
structures; two will be used for Medical Cannabis {nursery) and
eight will be used for Medical Cannabis Cultivation. The City has
required the project to also be designed so that, if necessary, it may
be readily subdivided into 10 parcels from the existing two parcels
without changes to the project as proposed by the CUP.

PART B — GENERAL CONDITIONS AND REQUIREMENTS

An environmental assessmentfinitial study was conducted and resulted in a Finding of
Consistency to the previously prepared Mitigated Negative Declaration for the amendment of the
City's Zoning Ordinance and the amendment of East Ranch Business Park Specific Plan
(Ordinances 2016-728, 2016-729 and 2016-730) adopted by the City on September 27, 2016.

01222.0005/381072.1
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The Notice of Intent to adopt a Finding of Consistency was published in the King City Rustler
commencing a 20-day public review and comment period on ending on June 6, 2017. This
project is required to comply with all applicable mitigation from the Mitigated Negative Declaration
and the City of King Municipal Code (including Chapter 17.03 (Medical Cannabis Activity), Title
17 (Zoning), and ordinances regulating noise).

IMPORTANT: PLEASE READ CAREFULLY

Please note that this project may be subject to a variety of discretionary conditions of approval.
These include conditions based on adopted City plans and policies, those determined through
site plan review and environmental assessment essential to mitigate adverse effects on the
environment including the health, safety, and welfare of the community, and recommended
conditions for development that are not essential to health, safety, and welfare, but would on the
whole enhance the project and its relationship to the neighborhood and environment.

In the event you wish to appeal the Planning Commission's decision or discretionary conditions
of approval, you may do so by filing a written appeal wih the Clerk. The appeal shall include a
statement of your interest in or relationship to the subject property, the decision or action
appealed and specific reasons why you believe the decision or action appealed should not be
upheld. Your appeal must be filed within 15 days of the Planning Commission’s decision. Please
refer to City of King Municipal Code Chapter 2.12.050

Approval of this use permit shall be considered null and void in the event of failure by the
applicant and/or the authorized representative, architect, engineer, or designer to disclose and
delineate all facts and information relating to the subject property and the proposed development
including, but not limited to, the following:

1. All existing and proposed improvements including but not limited to buildings and
structures, signs and their uses, trees, walls, driveways, outdoor storage, and open land
use areas on the subject property and all of the preceding which are located on adjoining
property and may encroach on the subject property;

2. All public and private easements, rights-of-way and any actual or potential
prescriptive easements or uses of the subject property; and,

3. Existing and proposed grade differentials between the subject property and adjoining
property zoned or planned for residential use.

Approval of this use permit may become null and void in the event that development is not
completed in accordance with all the conditions and requirements imposed on this use permit and
the Zoning Ordinance. This use permit is granted, and the conditions imposed, based upon the
Applicant Package provided by the applicant. The Applicant Package is material to the issuance
of this use permit. Unless the conditions of approval specifically require operation inconsistent
with the Applicant Package, a new or revised use permit is required if the operation of this
establishment changes or becomes inconsistent with the Applicant Package. Failure to operate
in accordance with the conditions and requirements imposed may result in revocation of the use
permit or any other enforcement remedy available under the faw. The City shall not assume
responsibility for any deletions or omissions resulting from the use permit review process or for
additions or alterations to construction plans not specifically submitted and reviewed and
approved pursuant to this use permit or subsequent amendments or revisions. (Incfude this note
on the site plan.)

No uses of land, buildings, or structures other than those specifically approved pursuant to the
approved site plan shall be permitted. (Include this note on the site plan.)
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Please contact Scott Bruce at 805.439.0617 or via email at scottbruce11@gmail.com if you have
any questions regarding the conditions of approval (COA).

PART C - SPECIFIC CONDITIONS AND REQUIREMENTS
COMMUNITY DEVELOPMENT DEPARTMENT:

1.

Allowed Use: Medical Cannabis (CA Type 3A} and Nursery (CA type 4) uses are
allowed.

Site Development: The existing site is vacant. The project as presented includes ten
{(10) new structures, eight (8) of which will be Cannabis Cultivation, two (2) of which will
be Nursery. Total maximum floor area is 271,000 sf, maximum building coverage will be
49%, maximum impervious area will be 70%. Exterior building changes are limited to
minor repainting. Colors will be as presented. Future painting and exterior maintenance
will conform to Design Standards of the East Ranch Business Park Specific Plan.
Maximum structure height shall be 35’ or as approved by Planning Commission at the
public hearing.. Minor changes to the approved site plan and / or interior changes, which
are determined by the Community Development Director to be substantially in conformity-
with the plans and Application Package as presented, may be granted by the Community
Development Director.

Parking: Parking will conform to the Plan and Application Package as submitted. Gravel
areas around structures may is for use by used by emergency vehicles and solid waste
removal.

Landscaping: Landscaping is required to conform to plans and Application Package as
submitted. Irrigation Plans shall be presented to and approved by Building Official prior to
Landscape Installation. The landscaping and water retention areas shall be maintained in
a healthy condition in perpetuity.

Lighting: Security lighting is is required to be mounted on the structures and on poles in
the parking area not to exceed 30 feet in height. A lighting plan must be approved by the
Director before installation. All new outdoor lighting associated with the use shall be
hooded and directed so as not to shine on public roads, onto surrounding properties or
into the night sky.

Signage: One sign at the project entry has been requested. Signage shall conform to
plans as submitted. Any additional signage shall conform to the requirements of Section
17.03 of the City of King Municipal Code and the requirements of the ERBP SP.
Additional signage may be approved by the Community Development Department and
may be submitted to the Planning Commission at the Director’s discretion.

Fencing: Fencing abutting San Antonio Road and Metz Road shall be wrought iron and
eight (8) in height. All other fences shall be “no climb” chain link, six (6') foot in height with
one foot of barbed wire, to a maximum of seven (7) feet with screening as presented.
Screening material shall be same or equivalent to the material presented to the Planning
Commission. Screening material will be reviewed by Staff with a determination of
condition / requirement for replacement of damaged areas to be presented to Planning
Commission every three (3) years.

Security: Cameras, site access and security personnel shall be as presented in the
Application Package. One camera compatible with the City of King Surveillance System
will be placed at the San Antonio Drive and Metz Road gates.
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9. Power: Current information indicates that PG&E will instail a maximum of four (4) 4,000
amp transformers per lot. One transformer is required per structure. Therefore, a
maximum of four (4} permits for structures may be issued on APN 026-521-008 prior to
the lot being split to accommodate PG&E requirements. Additional permits may be issued
prior to the lot being split if PG&E changes its requirements to allow additional
transformers such that the additional structures may be safely served..

10. City Noise Ordinance: The Project shall comply with the City of King Noise Ordinance,
Zoning Code and General Plan requirements. Post construction / occupancy testing may
be required at City’s discretion

BUILDING AND SAFETY DEPARTMENT: (No application for Building Permit has been
submitted. An application must be submitted after CUP approval and prior to any interior
renovations).

Building Plans: All Planning Commission COA shall be imprinted on plans submitted for
building permits.

1 Scope of Work Description: Scope of work shall conform with that found in the CUP /
Application Package.

2 Sprinklers: Buildings shall be sprinkled.

PUBLIC WORKS DEPARTMENT: (The Applicant should contact Octavio Hurtado, Hanna &
Brunetti 408-842-2173, ghurtado@hannabrunetticom,) to discuss the following COAs as
needed).

1 Scope of Work Description: Grading, utilities, parking and drainage are subject to City
Engineer review and approval. Grading and drainage shall conform to the Storm Water
Pollution Prevention Plan (SWPPP) as presented.

2 Right of Way Improvements: Curb, gutter and sidewalks must be installed along San
Antonio Drive and Metz Road frontages with 2% maximum cross-fall per ADA
requirements {including areas of Driveway Approaches.)

3 Recycled Water Connection: At such time as the irrigation for the landscaped area is
improved or installed, a connection shall be available at the sidewalk, sufficient to access
and utilize the City’s recycled “Purple Pipe” system at such time as it made available.
“‘Purple Pipe” will be located in the San Antonio Drive Right-of-Way. A lateral line to the
subject property will be installed by the City.

4 Subdivision: APN 026-521-008 may be split to comply with PG&E requirements. A
maximum of three lots may be created. Additional subdivision of either APN's 026-521-
040 or D26-521-008 will require a Subdivision (Tract) Map.

5 Joint Access and Utilities: The project as currently proposed includes two (2) lots. All
access will be from San Antonio Drive, exit is permitted onto Metz Road. Water, Sanitary
Sewer and Storm Drain are common infrastructure, used by both lots. The applicant shall
provide proof of joint access / infrastructure agreement, in a form acceptable to the City
Attorney, prior to occupancy of any structures.
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Private Drive Structural Section: The structural section of the private drive shall
conform to the recommendation of a Registered Soils Engineer, licensed in the State of
California,

Private Drive Geometry: Gate locations, queuing space and turning dimensions (at
entry and at right angle turn at northern timits of private drive) shall be submitted to the
City Engineer and Police and Fire and receive approva! from the same.

Grant of Avigation Easement and Release: Before issuance of a building permit, a

Grant of Avigation Easement and Release shall be recorded by the Applicant against the
property within the boundary of the project, substantially in the form provided by the
Deputy City Clerk, if found needed by City Attorney. Revisions to the Grant of Avigation
Easement and Release must be approved by the City Attorney. A reference to the Grant
of Avigation Easement and Release shall be placed in on the final construction plans.

COMMERCIAL CANNABIS PERMIT: New Construction shall comply with and Operations be
subject to full compliance with Section 17.03 of the City of King Municipal Code as amended and
with the Application Package as approved.

A

Regulatory Permit: The project must obtain and maintain a commercial cannabis permit
from the City Manager. Each commercial cannabis permit is in force for the period of one
year. It shall be renewed annually. No operations shall occur without a current permit.

Security Cameras: Security cameras shall be installed in quantity and location per the
Application. Package City of King Police personnel shall have access to the system for
real time review. One camera that is part of the City's City wide system shall be installed
at each driveway access from or exit to the street.

CO2: The Applicant has indicated a desire to review existing Code Regulations related to
CO2 storage. CO2 stored on site shall comply with existing King City Municipal Code as
may be amended.

Alcohol: The Applicant has indicated a desire to review existing Code Regulations
related to Ethanol / Alcohol storage. Ethanol / Alcohol stored on site shall comply with
existing King City Municipal Code as may be amended.

Internal Runoff: All interior runoff from irrigation from the project site shall drain into the
City's Sanitary Sewer system.

Solid Waste: Solid waste disposal from the project site shall be in compliance with
County of Monterey Health Department and Waste Management, Inc. requirements, as
applicable.

Odor Control: Odor shall be controlled per the Regulatory Application Section | and
Section 17.03.210 (i) of the City of King Municipal Code. At the beginning of operations,
applicant shall obtain an inspection from the City for odor not less than once monthly for
a period of no less than three months. In the event that compliance has not been
achieved as determined by the City, mechanical equipment will be reviewed. In the event
that compliance is still not achieved, City Staff may make a recommendation to City
Council per Section 17.03.240 of the City Municipali Code. Odor caused by outdoor
dumpsters will be addressed in a similar manner. Regardless, the project must comply
with the current odor control requirements of the City King Municipal Code until an
amendment takes affect.
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H. Air Quality: Venting of CO2 and / or Ethanol / Alcohol shall be in compliance with
Monterey County Air Resources Board Standards as applicable.

I.  Employee Background Checks: Employees shall be vetted (background checks) to the
satisfaction of the City of King Chief of Police and in compliance with the Regulatory
Application Package and Section 17.03.210 (k) of the City’s Municipal Code. A third party
acceptable to the City shall perform the check. Results will be provided to Applicant, the
City's monitoring consultant and City of King Police Chief. The Police Chief .for a
determination as to satisfaction.

J. Hours of Operation and Employees: The Applicant has indicated that the facility will
potentially be in operation 24 hours a day 7 days a week. A maximum of 15 persons per
structure per structure shift may be employed. On-site parking will be sufficient to cover
overlap periods.

K. Work Permits and Fees: Work Permits shall be required in conformance with Section
17.03.070 (a) of the Municipal Code as may be amended. Fees shall be as set by the
City Council as updated from time to time.

L. Indemnification Agreement: A signed Indemnification Agreement shall be in place prior
to Issuance of the commercial cannabis permit. Such agreement shall be approved by
the City Attorney and conform to the requirements of Section 17.03.160. Said agreement
shall supersede the Hold Harmless and Indemnification Clause attached hereto.

M. Record Keeping: Financial and Product Record for the project shall comply with the
Regulatory Application Package and the requirements of Section 17.03.180.

N. Youth Education Information: Youth Education Information consistent with the
Regulatory Permit Application Package Section Q and Section 17.03.290 (c¢) shall be in
place prior to Issuance of a Regulatory Permit. In the event that the City of King Municipal
Code is amended prior to that time, Youth Education Information shall comply with the
requirements of the Code as updated..
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HOLD HARMLESS AND INDEMNIFICATION CLAUSE:

The applicant agrees, as part of and in connection with each and all the applications and

approvals, to defend, indemnify, and hold harmiess the City of King (“City”} and its elected
officials, officers, contractors, consultants (including Earth Design, Inc., Aleshire & Wynder, LLP
attorneys; and Hanna & Brunetti,), employees and agents from any and all claim(s), action(s), or
proceeding(s) (collectively referred to as ‘proceeding” brought against City or its officers,
contractors, consultants, attorneys, employees, or agents to challenge, attack, set aside, void, or
annul:

a. Any approvals issued in connection with all approvals, actions and applications by
City covered by the conditions of approval and/or mitigation measures; and/or

b. Any action or approvals taken related to the California Environmental Quality Act of
1970, as amended {“CEQA") by City’s advisory agencies, boards or commissions;
appeals boards or commissions; Planning Commission, or City Council. The
applicant’s indemnification is intended to include, but not be limited to, damages, fees
and/or costs awarded against or incurred by City, if any, and costs of suil, claim or
litigation, including without limitation attorneys’ fees and other costs, liabilities and
expenses incurred in connection with such proceeding whether incurred by the
applicant, City, and/or parties initiating or involved in such proceeding.

The applicant agrees to indemnify City and its elected officials, officers, contractors,
consultants, attorneys, employees and agents for all of City's costs, fees, and damages
incurred in enforcing the indemnification provisions of this Agreement.

The applicant agrees to defend, indemnify and hold harmless City, its elected officials,
officers, contractors, consultants, attorneys, employees and agents from and for all costs and
fees incurred in additional investigation or study of, or for supplementing, redrafting, revising,
or amending, any document (including, but not limited to, an environmental impact report,
sphere of influence amendment, annexation, pre-zoning, general plan amendment, specific
plan, vesting tentative tracts, sign applications, variances, conditional use permits,
architectural review, etc.), if made necessary by said proceeding, and if the applicant desires
to pursue such City approvals and/or clearances, after initiation of the proceeding and that
are conditioned on the approval of these documents.

In the event that the applicant is required to defend City in connection with such proceeding,
City shall have and retain the right to approve which approval shall not be unreasonably

withheld, conditioned or delayed:

a. The counsel selected by applicant to so defend City, which approval shall not
be unreasonably withheld, delayed or conditioned:

b. Al significant decisions concerning the manner in which the defense is
conducted, which approval shall not be unreasonably withheld, delayed or
conditioned; and :

Any and all settlements.
Any motions or court documents filed on behalf of the city.
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City shall have and retain the right o have the City attorney defend the City and and
indemnified parts in connection with such proceeding. City shall also have and retain the right
to not participate in the defense, except that City agrees to reasonably cooperate with the
applicant in the defense of the proceeding. If City chooses to have counsel of its own defend
any proceeding where the applicant has already retained counsel to defend City in such
matters, the fees and expenses of the additional counsel selected by City shall be paid by
City. Notwithstanding the immediately preceding sentence, if City's Attorney's Office
participates in the defense, any and all City Attorney, Staff and consultants' actual and
reasonable fees and costs arising from their support of the defense shall be paid by the
applicant.

The applicant's defense and indemnification of City set forth herein shall remain in full force
and effect throughout all stages of litigation including any and all appeals of any lower court
judgments rendered in the proceeding._Notwithstanding the preceding, this obligation to
indemnify shall not apply to any claim to the extent arising from the gross negligence or willful
misconduct of the indemnified party or of any agent, employee or licensee of the indemnified

party.

Conditional Use Condition Agreement:
The conditional use permit is not valid until all Conditions of Approval (“COA”) and mitigated

measures imposed by the Planning Commission are signed for and agreed to by the applicant.

I have received a copy of the conditional use permit conditions of approval and mitigated
measures and agree with them. | understand that if | do not abide by them the Planning
Commission has the authority to revoke my conditional use permit, pursuant to the Municipal
Code. (Reference Municipal Code §17.64.040.).

Applicant Signature: Date:
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RESOLUTION NO. 2017- 178

RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF KING,
APPROVING CONDITIONAL USE PERMIT CASE NO. CUP 2016-012

WHEREAS, on November 15, 2016 King City Cultivation submitted an application to allow Medical
Cannabis Cultivation (CA Type 3A} in eight (8) new structures and Medical Cannabis Nursey (CA
Type 4} in a structure two (2) new structures located north of San Antonio Drive and East of Metz
Road, located in the East Ranch Business Park Specific Plan (ERBPSPY);

WHEREAS, on December 14, 2016 a Letter of Incompleteness was provided by the City and on
May 29, 2017 a formal Letter of Completeness was provided by the City;

WHEREAS, the proposed use is consistent with the General Plan and is allowed in the ERBPSP
with the approval of a Conditional Use Permit (Ordinance 2016-729 September 27, 2016);

WHEREAS, the proposed project conforms to the requirements of Chapter 17.03 of the City of King
Zoning Code;

WHEREAS, an Initial Study was prepared and a Public Notice filed indicating Intent to Find
Consistency with the certified Mitigated Negative Declaration (MND) that was prepared to address
potential cumulative impacts of the September 27, 2016 changes to the Zoning Code;

WHEREAS, the project has been evaluated in relation to the previously prepared MND for the
amendment of the City's Zoning Ordinance and the amendment of ERBPSP (Ordinances 2016-
728, 2016-729 and 2016-730) to allow new land uses in the Manufacturing Districts (M-1, M-2, M-
3) and designation the ERBP Specific Plan. An initial study was prepared for the project, which
determined that the project is fully within the scope of the prior analysis of the MND, such that the
adoption of a Finding of Consistency is warranted,;

WHEREAS, all notices have been provided as required by law;

WHEREAS, the Commission has reviewed the staff report, provided an opportunity for public
testimony, and considered all other relevant information during the duly noticed public hearing on
June 06, 2017; and

WHEREAS, after due consideration of the administrative record, the Commission desires to adopt
a Finding of Consistency with the MND and approve CUP No. 2016-12.

NOwW, THEREFORE, BE IT HEREBY RESOLVED by the Planning Commission of the City of King
as follows:

Section 1: The recitals are true and correct and are incorporated herein as if set forth in full.

Section 2: The City has conducted an initial study of the project and has determined the
project is fully within the scope of the prior analysis of the MND. There is no substantial new
evidence in the record that this project may have additional significant impacts that were not
analyzed in the MND. Additionally, there is no substantial new evidence of potentially significant
off-site impacts or cumulative impacts that were not discussed in the MND, and no potentially
significant adverse effects peculiar to the project. There are no previously identified significant
effects, which as a result of substantial new information which was not known at the time the MND
was adopted, determined to have a more severe adverse impact than discussed in the MND. The
Commission further finds:

a. The General Plan Land Use Map designates this area as LI (Light Industrial) and the City
Zoning Map designates this area as PD / SP {Planned Development / Specific Plan). The East
Ranch Business Park Specific Plan as amended by Ordinance 2016 - 730 specifically allows
the proposed Cannabis Cultivation and Nursery land uses. The subject property Is proposed
to be developed at an intensity and scale that is permitted by the East Ranch Business Park
Specific Plan.
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b. The future development of the subject property will not adversely impact existing City service
systems or the traffic circulation system that serves the subject property beyond those analyzed
by the MND.

¢. There are no unique topographic, seil, or geologic conditions at the site that will be impacted
by this project, and no aspects of this project that will result in impacts to air quality, water
supply or quality, plant life or animal life beyond those analyzed in the MND.

d. There are no hazards or hazardous materials at the site or which would be created by the
project beyond those analyzed by the MND.

€. There is no evidence that the site contains any habitats for wildlife, unique, rare, or endangered
plants or animals, or historic buildings or resources.

f.  All applicable MND mitigation measures from the MND have been applied to this project.

As this project does not fall within any of the categories identified by CEQA Guidelines section
15162, no subsequent environmental review is required. Therefore, the Planning Commission
adopts a Finding of Consistency with the MND

Section 3: The Commission makes the following findings of facts:

1. The purpose of the proposed uses (cultivate cannabis for medical purposes, including
nursery) are in accordance with the description, process and standards provided in the
Application Package as reviewed by Staff and presented at the public hearing.

2. The establishment, operation and maintenance of the use as presented will not be
detrimental to the property, improvements, health, safety, morals and general welfare of
persons in the surrounding area (ERBPSP/neighborhood) and / or the City;

3. The proposed use is consistent with the General Plan Land Use Designation (LI) Light
Industrial and the Uses and Standards of the ERBP and the underlying (M-1) Zoning
District.

4. The proposed uses will be contained within ten (10) new two story structures that include
a total of approximately 271,000 sf of floor area in two story structures. No more than
22,000 sf of plant canopy per structure is permitted.

5. The entire lot will be fenced — existing fencing will be improved and / or replaced and new
screening will be installed.

6. The existing lot is accessed {gated) from one point of entry at Antonio Drive. One exit-only
gate is located at Metz Road.

7. Landscaping will be installed per the Application Package.

8. Structures are allowed to a maximum 35’ in height, as approved by City of King Fire
Department. No significant visual impacts are created.

9. All processes and interior construction/building improvements, security/operating
procedures will be in conformance with the CUP/ Application Package, as submitted and/or
as conditioned (See COA's Exhibit 1: Attached) and with City of King Zoning Code Chapter
17.03 (Medical Cannabis Activity).

10. Power and Water are available and are required to be provided prior to/concurrent with
building construction.

11. The project is required to comply with the City of King Zoning Code and General Plan
requirements for noise per the Conditions of Approval.

Based on the foregoing and evidence in the administrative record, the Commission determines that
the establishment, maintenance or operation of the use applied for will, under the circumstances of
the particular case, will not be detrimental to the health, safety morals, comfort and general welfare
of the persons residing or working in the neighborhood of such proposed use. The Commission
further determines that the use will not will be injurious or detrimental to property and improvements
in the neighborhood or the general welfare of the City. Therefore, the Commission approves
Conditions Use Permit Case No. CUP 2016-012.




Exhibit 9

This resolution was passed and adopted this 06th day of June 2017 by the following vote:

AYES:
NAYS:
ABSENT:
ABSTAIN:

DAVID NUCK, CHAIRPERSON

ATTEST:
ERICA SONNE DEPUTY CITY CLERK




EXHIBIT 10

INITIAL STUDY CHECK LIST (MAY15,2017)

CUP 2016-012

. BACKGROUND INFORMATION

Lead Agency:

Project
Representative /
Owner:

Project Location:

Project, Project
History and
Approved
Mitigated Negative
Declaration
Description:

City of King
King City Cultivation — Rob Baruck

North of San Antonio Drive and East of Metz Road

Project

The Applicant has applied for Conditional Use Permit 2016-012 (CUP} to
deveiop two parcels located on San Antonio Drive East of Metz Road
{APN’s 026-521-040 and 026-521-008) as generally depicted in the
attached diagram, below. The projected development is on approkimately
7.6 acres and includes 10 new structures; two will be used for Medical
Cannabis (nursery) and eight will be used for Medical Cannabis
Cultivation. The City has reguired the project to also be designed so that,
if necessary, it may be readily subdivided into 10 parcels from the existing
two parcels without changes to the project as proposed by the CUP. The
potential for such subdivision has been included in this environmental
assessment as part of the project.

Hore pLan

Hisfory
In 2016, the City of King amended the Zoning Code and the East Ranch

Business Park Specific Plan to allow Medical Cannabis Uses including
Cuitivation (CA Types 2A,2B, 3A,3B) Nursery (CA Type 4}, Manufacturing
{CA Type 6) and Testing (CA Type 8).




10.

Certified MND
Project
Description:

Public Review
Period:

Other Public
Agencies
Requiring
Approval:
Address Where

Written Comments
May be Sent:

Purpose For Initial
Study:

Proposed
Findings:

The potential impacts of these uses, their proposed land use and zoning
designations, development densities and potential locations were
evaluated. As a result of the analysis a Mitigated Negative Declaration
was prepared. It was certified on September 26, 2017

The Certified MND Project Description is attached as Exhibit 1.

20 Days

N/A

City of King

Community Development Department
212 South Vandenhurst Avenue

King City, CA 93930

The purpose for the initial study is to determine whether the findings
needing to be made pursuant to CEQA Guidelines §15162 (Subsequent
EIR and Negative Declaration) can be made in the affirmative.

The City of King is the custodian of the documents and other material that
constitute the record of proceedings upon which this decision is based.
There was a Mitigated Negative Declaration {“MND”) certified by the City
Council on September 26, 2017.

As noted above, the purpose for the initial study is to determine whether
the findings needing to be made pursuant to CEQA Guidelines §15162
(Subsequent EIRs / ND’s) can be made in the affirmative. The City must
determine that on the basis of substantial evidence in the record, one or
more of the following paraphrased findings does not exist:

1. There are no substantial changes to the proposed project that will
require major revisions to the certified MND or increase the severity
of previously identified significant effects;

2. There are no substantial changes due to circumstances under which
the proposed project is undertaken that require modifications to the
certified MND, due to new significant environmental effects or
increase in severity of previous impacts; or

3. There is no new information that was not analyzed in the certified
MND.

Based on the initial study, the above findings of fact can be made and the
Proposed Project will not have the potential to result in significant adverse
environmental impacts. All the mitigation measures adopted in 2016 will
apply. Therefore, the issues associated with the Proposed FProject are
adequately addressed in the 2016 certified MND.




Table 1
Environmentza! impacis

Aesthetics 8. Land Use/Planning
Agricultural Ressources 10. Noise
Air Quality 11. Population/Housing

12. Public Services

13. Recreation

14. Transportation/Circulation

156. Utility/Service Systems

16. Mandatory Findings of
Significance

Biological Resources
Cultural Resources
Geology/Soils
Hazards/Hazardous Materials

e e e Pl B T P

Hydrelogy/Water Quality

lil. ENVIRONMENTAL SETTING

The Proposed Project is located North of San Antonic Drive and East of Metz Road in the East Ranch
Business Park (ERBP). The ERBP is partially developed with industrial and business uses. The Proposed
Project site is currently vacant.

Table 2
Surroundin Land Use (All ERBP SP with underlying L-1 GP Land Use)

North: Light Industrial {CalPine). East: Vacant
. | San Antonio Drive with Light Industrial . .
South: (L.A. Heame) Beyond West: Vacant with DMV beyond

C. ENVIRONMENTAL CHECKLIST

The following checklist indicates the potential level of impact and is abbreviated as follows:

Known
Significant:
Unknown
Potentially
Significant:
Potentially
Significant
and Mitigable:
Not
Significant:
Impact
Reviewed in
Previous
Document:

Known significant environmental impacts.

Unknown potentially significant impacts, which need further review to determine
significance level.

Potentially significant impacts which can be mitigated to less than significant levels.

Impacts that are not considered significant.

Adequate previous analysis exists regarding the issue; further analysis is not required
(§15162 of the State CEQA Guidelines). The following Table includes reference to the
Certified MND and identifies potential impacts as noted in that Document.

. Potential Impact
U ezl [=Sulleesk = Unknown | g1 ficant Not Rew%wed
Significant | Potential And Significant | in Previous
Would the project: Rt Mitigated Document
a Have a substantial adverse effect on a X X
" scenic vista?
Substantially damage scenic resources,
b inciuding but not limited to, trees, rock X
" outcroppings, and historic buildings within X
view of a state scenic highway?
Substantially degrade the existing visual
¢. character or quality of the site and its X X
surroundings?




th Sl S R unknown | SOEES 1 Not | Reviewsd
. STl L Potentlal And Significant | in Previous
Wouid the project: Significant Mitigated Docurnent
Create a new source of substantial light or
d. glare, which would adversely affect day or X X
nighttime views in the area?

Aesthetics Discussion:

The Project Proposes an increase to building height from 30 to 35'. Buildings are set back from San Antonio

Drive by approximately 60 feet and from Metz Road by approximately 40 feet.

piaced at the property line.

A screening fence will be

2. AGRICULTURAL RESOURCES:
In determining whether impacts to agricultural
resources are significant environmental effects, lead Impact
agencies may refer to the California Agricultural Land Unknown S'Tort‘?ﬁ”‘:::t Not Reviewed
Evaluation and Site Assessment Model (1997) Significant | Potental gAnd Significant in
prepared by the Califomia Department of Significant |y cated Previous
Conservation as an optional model to use in Document
assessing impacts on agriculture and farmland
Would the project:
Convert pime farmland, unique farmland, or
farmland of statewide importance, as shown on
a the maps prepared pursuant to the Farmland X X
" Mapping and Monitoring Program of the
Califomia Resources Agency, to non-agricultural
use?
b Conflict with existing zoning for agricultural use, X X
' _oraWilliamson Act contract?
Involve other changes in the existing
c environment, which, due to their location or X X
" nature could result in conversion of farmland, to
non-agricultural use?
Agricultural Resources Discussion: Impacts as discussed in the 2016 ceriified MND analysis.
3. AIR QUALITY . Potential Impact
: nknown Significant Not Reviewed
Significant | Potential And Sianificant n
Significant g Previous
. Mitigated
Would the project: 9 Document
a Conflict with or obstruct implementation of the X X
" applicable air quality plan?
Exposure of sensitive receptors to substantial
b. pollution concentrations (emissions from direct, X X
indirect, mobile and stationary sources)?
Violate any air quality standard or contribute X
c. substantially to an existing or projected air X
guality violation?
Result in a cumulatively considerable net
increase of any criteria pollutant for which the
project region is in non-attainment under an
d. applicabie federal or state ambient air quality X X
standard (including releasing emissions, which
exceed quantitative thresholds for ozone
precursors)?
o Create objectionable smoke, ash, dust or odors X X
~__affecting a substantial number of people?




3. AIR QUALITY

Would the project:

Significant

Unknown
Potential
Significant

Potential
Significant
And
Mitigated

Not
Significant

Impact
Reviewed
in
Previous
Document

f.

Generate greenhouse gas emissions, either
directly or indirectly, that may have a significant
impact on the environment ?

X

Conflict with applicable plan, policy or regulation
adopted for the purpose of reducing the
emissions of greenhouse gases.

Air Quality Discussion: Impacts as discussed in the 2016 certified MND analysis.

4. BIOLOGICAL RESOURCES

Would the project:

Significant

Unknown
Potential
Significant

Potential
Significant
And
Mitigaied

Not
Significant

Impact
Reviewsd
n
Previous
Document

Have a substantial adverse effect, either directly
or through habitat modifications, an any species
identified as a candidate, sensitive, or special
status species in local or regionai plans, policies,
or regulations, or by the California department of
Fish and Game or U.S. Fish and Wildlife
Service?

Have a substantial adverse effect on any
riparian habitat or other sensitive natural
community identified in local or regional plans,
policies, and reguiations or by the Califomia
Department of fish and Game or U.S. Fish and
Wildlife service?

Have a substantial adverse effect on federally
protected wetlands as defined by Section 404 of
the Clean Water Act (including, but not limited
to, marsh, vernal pool, coastal, efc) through
direct removal, filling, hydrological interruption,
or other means?

Interfere substantially with the movement of any
native resident or migratery fish or wildlife
species or with established native resident or
migratory wildlife corridors, or impede the use of
native wildlife nursery sites?

Conflict with any local policies or ordinances
protecting biclogical resources, such as a tree
preservation policy or ordinance?

Conflict with the provisions of an adopted
Habitat Conservation Plan, Natural Community
Conservation Plan, or other approved local,
regional or state habitat conservation plan?

Bioiogical Resources Discussion: Impacts as discussed in the 2016 certified MND analysis.




5. CULTURAL RESOURCES

Would the project:

Significant

Unknown
Potential
Significant

Potential
Significant
And
Mitigated

Not
Significant

Impact
Reviewed
n
Previous
Document

Cause a substantial adverse change in
the significance of a historical resource
as defined in CEQA Guidelines
§15064.5?

X

X

Cause a substantial adverse change in
the significance of an archaeological
resource pursuant to CEQA Guidelines
§15064.57

Directly or indirectly destroy a unique
paleontological resource or site or
unique geologic feature?

Disturb any human remains, including
those interred outside of formal
cemeteries?

X

Cultural Resources Discussion: Impacts as discussed in the 2016 certified MND analysis.

6. GEOLOGY /SOILS

Would the project:

Significant

Unknown
Potential
Signtficant

Potential
Significant
And
Mitigated

Not
Significant
or Not
Applicable

Impact
Reviewed
in
Previous
Document

a.

Expose people or structures to potential
substantial adverse effects, including the risk of
logs, injury, or death involving:

X

Rupture of a known earthquake fault, as
delineated on the most recent Alquist-Priolo
Earthquake Fault Zoning Map issued by the
State Geologist for the are or based on other
substantial evidence of a known fault? (Refer to
Division of Mines and Geclogy Publication 42)

ii)

Strong Seismic ground shaking?

ii)

Seismic-related ground failure, including
liguefaction?

iv)

Landslides?

Result in substantial erosion or the loss of
topsoil?

x| X X

Be located on a geologic unit or soil that is
unstable, or that would become unstable as a
result of the project, and potentially result in on
or off-site landslide, lateral spreading,
subsidence, liquefaction or collapse?

Be located on expansive soil, as defined in
Table 18-1-B of the Uniform Building Code
(1994), creating substantial risks to fife or
property?

Have soils incapable of adequately supporting
the use of septic tanks or altemative wastewater
disposal systems where sewers are not
available for the disposal of wastewater?

Geology/Soils Discussion: Impacts as discussed in the 2016 certified MND analysis.




7. HAZARDS/HAZARDOUS

MATERIALS

Would the project:

Significant

Unknown
Potenhal
Significant

Potential
Significant
And
Mitigated

Not
Significant

Impact
Reviewed
n
Previous
Document

a.

Create a significant hazard to the public or the
environment through the routine transport, use,
or disposa! of hazardous materials?

X

Create a significant hazard to the public or the
environment through reasonably foreseeable
upset and accident conditions involving the
release of hazardous materials into the
environment?

Emit hazardous emissions or handle hazardous
or acutely hazardous materials, substances, or
waste within one-quarter mile of an existing or
proposed school?

Be located on a site that is included on
a list of hazardous materials sites
complied pursuant to Government Code Section
65962.5 and, as a result, would create a
significant hazard to the public or the
environment?

Impair implementation of or physically interfere
with an adopted emergency response plan or
emergency evacuation plan?

Expose people or structures to a significant sk
of loss, injury or death involving wildland fires,
including where wildlands are adjacent to
urbanized areas or where residences are
intermixed with wildlands?

Hazards/Hazardous Materials Discussion: Impacts as discussed in the 2016 certified MND analysis.

8. HYDROLOGY/WATER QUALITY

Would the project:

Significant

Unknown
Potential
Significant

Poiential
Significant
And
Mrigated

Not
Significant

Impact
Reviewed
in
Previous
Document

a.

Violate any water quality standards or waste
discharge requirements? :

X

X

Substantially deplete groundwater supplies or
interfere substantially with groundwater recharge
such that there would be a net deficit in aquifer
volume or a lowering of the local groundwater
table level (e.g., the production rate of pre-
existing nearby wells would drop to a level which
would not support existing land uses or planned
uses for which permits have been granted)?

Substantially alter the existing drainage pattemn
on the site or area, including through the
alteration of the course of a stream or river, in a
manner that would result in substantial erosion
or siltation on or off-site?

Substantially alter the existing drainage pattern
on the site or area, including through the
alteration of the course of a stream or
substantially increase the rate or amount of
surface runoff in 2 manner, which would result in
flooding on- or off-site?




8. HYDROLOGY/WATER QUALITY Potential Impact
Unknown Significant Not Reviewed
Sgnificant | Potential n
Significant o Significant Previous
Would the project: LU Document
Create or contribute runoff water that would
e exceed the capacity of existing or planned X X
* stormwater drainage systems or provide
substantial additional sources of polluted runoff?
. _ Otherwise substantially degrade water quality? X X
Place housing within a 100-year flood hazard
area as mapped on a federal flood hazard X
g boundary or flood insurance rate map or other X
flood hazard delineation map?
h. Expose people or structures to a significant risk X
of loss, injury or death involving flooding, X
including flooding as a result of the failure of a
levee or dam? ‘
i.  Inundation by seiche, tsunami, or mudflow? X X

Hydrology/Water Discussion: Proposed building coverage and impervious area conform to ERBP SP
standards. A SWPPP has been prepared. Impacts as discussed in the 2016 certified MND analysis.

9. LAND USE AND PLANNING Potential Impact
Unknown ] Reviewed
Significant Not
Significant | Potential ) n
) And Significant
Significani Miticated Previous
Would the project: gale Document
a. Physically divide an established community? X X
b.. Conflict with any applicable land use plan,
policy, or regulation of an agency with
jurisdiction over the project (including, but not X
limited to, the general plan, specific ptan, logal X
coastal program, or zoning ordinance) adopted
for the purpose of avoiding or mitigating an
environmental effect?
c. Conflict with any applicable habitat conservation X X
plan or natural community conservation plan?
Land Use and Planning Discussion: Impacts as discussed in the 2016 certified MND analysis.
Potential Impact
10. NOISE Unknown | o ovenda Reviewed
Significant Not
Significant | Potential And Significant n
iact: Significant A Previous
Would the project: Mitigated Eos—
Expose people to, or generate, nolse levels
exceeding established standards in the local X
general plan, coastal plan, noise ordinance or X
other applicable standards of other agencies?
Expose persons fo or generate excessive
b. groundborne vibration or groundborne noise X X
levels?
Cause a substantial permanent increase in
c. ambient noise levels in the project vicinity above X X

levels existing without the project?




10. NOISE

Would the project:

Significant

Unknown
Potential
Significant

Pofential
Significant
And
Mitigated

Not
Significant

impact
Reviewed
in
Previous
Document

Cause a substantial temporary or periodic
d. increase in ambient noise levels in the project
vicinity above levels existing without the project?

X

Noise Djscussion: Impacts as discussed in the 2016 certified MND analysis.

11. POPULATION AND HOUSING

Would the project:

Significant

Unknown
Potential
Significant

Potential
Significant
And
Mitigated

Not
Significant

Impact
Reviewed
in
Pravious
Document

Displace substantial numbers of people,
a. necessitating the construction of replacement
housing elsewhere?

X

Displace substantial numbers of existing
b. housing, necessitating the construction of

replacement housing elsewhere?

Induce substantial growth in an area either
directly {for example, by proposing new homes
and businesses) or indirectly (e.g. through
extension of roads or other infrastructure)?

X

Populations and Housing Discussion: Impacts as discussed in the 2016 certified MND analysis.

12. PUBLIC SERVICES
Would the project result in a substantial adverse
physical impacts associated with the provision of
new or physically altered governmental facilities,
need for new or physically altered govermnmental
facilities, the construction of which could cause
significant environmental impacts, in order to
maintain acceptable service ratios, response
times or other performance objectives for any of
the following public services

Significant

Unknown
Poiential
Significant

Potential
Significant
And
Mitigated

Not
Significant

Impact
Reviewed
n
Previnus
Document

Fire protection?

Police protection?

Schools?

Parks or other recreational facilities?

Water Service System?

= lola]e =

Sewer System?

b Ead Bl Ead kel

Cther governmental services? (poser)

Ea

b I g ibad B bad ol

Public Services Discussion:

Impacts as discussed in the 2016 certified MND analysis.




13.
TRANSPORTATION/CIRCULATION

Would the project:

Significant

Unknown
Potential
Significant

Potential
Significant
And
Mitigated

Not
Significant

Impact
Reviewed
n
Previous
Document

Cause an increase in traffic, which is substantial
in relation to the existing traffic load and capacity
of the street system {i.e. result in a substantial
increase in either the number of vehicle trips, the
volume to capacity ration on roads, or
congestion at iniersections)?

Exceed, either individually or cumulatively, a
b level of service standard established by the
* county congestion management agency for
designated roads or highways?

Result in a change in air traffic patterns,
including either an increass in traffic levels or a
change in location that results in substantial
safety risks?

Substantially increase hazards due to a design
d feature (e.g. limited sight visibility, sharp curves
" or dangerous intersections) or incompatible uses

{e.g. farm equipment)?

e. Resultin inadequate emergency access?

f. Resultin inadequate parking capacity?

Conflicts with adopted policies supporting
g. alternative transportation (e.g. bus tumouts,
bicycle racks)?

Transportation/Circulation Discussion:

Impacts as discussed in the 2016 certified MND analysis.

14. UTILITIES & SERVICE
SYSTEMS

Would the project:

Significant

Unknown
Potential
Significant

Potential
Significant
And
Mitigated

Nat
Significant

Impact
Reviewed
in
Previous
Document

Exceed wastewater freatment requirements of
a. the applicable Regional Water Quality Control
Board?

X

Require or result in the construction of new
water or wastewater treatment facilities or

b. expansion of existing facilities, the construction
of which could cause significant environmental
effects?

Require or result in the construction of new

storm water drainage facilities or expansion of

existing facilities, the construction of which could
cause significant environmental effects?

Have sufficient water supplies available to serve
the project from existing entitlements and
resources, or are new or expanded entittements
needed?

10



Result in a determination by the wastewater

treatment provider, which serves or may serve
e. the project that it has adequate capacity to serve X X

the project’s projected demand in addition to the

provider's existing commitments?
Be served by a landfill with sufficient permitied

f.  capacity to accommodate the project's solid X X
waste disposal needs?
g. Comply with federal, state, and local statutes X X

and regulations related to solid waste?

Utilities & Service Systems Impact Discussion:
Impacts as discussed in the 2016 certified MND analysis.

INFORMATION SOURCES:

A. County/City/Federal Departments Consulted:
R | v PRC

B. General Plan

Land Use Elements

Housing Element Conservation Element
Circulation Element Noise Element
Seismic Safety/Safety Element Land Use

Economic Development

C. Zoning Ordinance & Specific Plan
X Specific Plan and Zoning
v East Ranch Business Park Specific Plan I Y | Title 17, Section 17.03
D. Project Plans
¥ Site Plans and CUP Submittal
E. Other Sources of Information ‘
Field Work/Site Visit Ag. Preserve Maps
\ Calculations Flood Control Maps
Other studies, reports (e .g.,
B environmental decuments)
¥ Certified MND September 2018
v Traffic Study w' Topographic maps
Records Soils Maps/Reports
Grading Plans Plant maps
v Elevations/architectural renderings Archaeological maps and reports
Published geological maps (Others)
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EXHIBIT 1

lll. PROJECT DESCRIPTION

In January, 2016, the City of King (or “City”) approved several modifications to : 1) the
General Industrial (“M-1” and “M-2") zoning designations; 2) the East Ranch Business Park
Specific Plan (“ERBP-SP”), and 3) changed the M-1 zoning in the ERBP-SP to Planned
Development District (“PD”). These zoning changes allowed, through the approval and
issuance of Conditional Use Permits (“CUP’s”), the cultivation of medical cannabis. At that
time, the City also prepared an Imitial Study (“IS”)} and Mitigated Negative Declaration
(“MND”) which examined the potential environmental impacts of these proposed actions.
The areas zoned M-1 and the ERBP-SP are located in the northeast corner of the City near the
Mesa del Rey Airport. The areas zoned M-2 are located east of the airport and near the corner
of First Street and Lonoak Road.

Table 1, Zoning Breakdowns, provides a listing of the various zoned parcels noted above.

TABLE 1
ZONING BREAKDOWNS

Parcel Zoning Acres Location

East Ranch Business Park

Specific Plan (ERBP-SP) SpecificPlan 107  Northeast corner of the City

Areas Adjacent to ERBP M-1 20  Adjacent to and northeast
Of ERBP

Adjacent to Mesa del Rey Airport M-2 40  Adjacent to Mesa del Rey
Airport

First Street and Lonoak Road M-2 20 Northeast of the
Intersection of First Street And Lonoak
Road

12




These approved zoning modifications establish a mechanism for local level regulation allowing
the cultivation of medical cannabis within buildings and/or greenhouse structures at locations
approved by the City with a Conditional Use Permit. These approved zoning modifications,
which became effective in February 2016, allow the commercial cultivation of medical
cannabis on a large scale basis. All other commercial cannabis activity, including but not
limited to cultivation (other than cultivation allowed by these zoning regulations) delivery,
dispensaries, distribution, manufacturing or transporting (other than to transport cultivated
product outside of the jurisdictional boundaries of the City) are strictly prohibited. These
approved zoning regulations do not apply to nor allow the personal cultivation and/or use of
cannabis nor the sale of such products within the City.

B. Project Characteristics
1. Zoning Code Amendments

Since the approval of the zoning modifications noted above, the City has proposed
amendments to various zoning ordinances, including City Ordinance Section 17.03 (general
cannabis discussions), Section s 17.30.020 and 17.31.020 governing the M-1 and M-2 zoning
designations and the ordinance governing the East Ranch Business Park. These additional
zoning code amendments are intended to more specifically design and regulate any proposed
facilities associated with medical cannabis cultivation, manufacturing and testing. Listed
below are the various categories (or types) of facilities that will require permits from the City.

Type 2A  All Artificial Light Structures, maximum 10,000 s.f.
Type 2B Mixed Light Structure, maximum 10,000 s.f.

Type 3A  All Artificial Light Structure, maximum 22,000 s.f.
Type 3B Mixed Light Structure, maximum 22,000 s.f.

Type 4 Nursery
Type 6 Manufacturing

Type 8 Testing
2. Future Development of Medical Cannabis Growing Facilities

The City has not received any development applications at this time for medical
cannabis growing facilities. In order to fully assess the potential environmental impacts
associated with the proposed zoning code additions/amendments, the City has estimated the
nature and extent of additional medical cannabis growing facilities. This estimate of future
medical cannabis growing facilities within the City, as listed below, is intended to provide the
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basis for the maximum probable (“worst-case”) assessments of potential impacts of the
cumulative development of these facilities within this document.

* 4 Type 2A (all artificial light) greenhouse buildings (10,000 square foot
plant canopy within a 13,000 square foot structure)

e 13 Type 2B {mixed light) greenhouse buildings

(10,000 square foot plant canopy within a 13,000 square foot structure)

s 8 Type 3A (all artificial light) greenhouse  buildings

(22,000 square foot plant canopy within a 28,000 to 30,000 square foot structure)

e 34 Type 3B (mixed light) greenhouse buildings (22,000 square foot plant

canopy within a 28,000 to 30,000 square foot structure)

e 6 Manufacturing Facilities

4 Nurseries (25,000 s.£. )

4 Security Offices

6 Plantonics Stores and Storage Facilities

4 Executive and Administrative Offices

{Note: The Type 2A and 3A greenhouse buildings are allowed pursuant to
the previously approved (January, 2016) zoning modifications discussed
above but are included in order to provide the maximum probable
(“worst-case”) assessments of potential project impacts).

Type 2 greenhouse structures will cover a total of 13,000 square feet. Of this total, 10,000
square feet will be devoted to cannabis growing areas. Type 3 greenhouse structures will cover
a total of 28,000 to 30,000 square feet. Of this total, 22,000 square feet will be devoted to
cannabis growing areas. An additional 3,000 square feet in Type 2 greenhouses and an
additional 6,000 to 8,000 square feet in Type 3 structures which will be devoted to the
following functions: 1) trimming room, 2) drying room, 3) watering and mixing station, and 4)
office space, bathrooms and employee break area. In addition, Type 2 greenhouses will have
approximately 9,000 square feet devoted to exterior landscaping and parking while Type 3
greenhouses will have approximately 12,000 to 15,000 square feet devoted to exterior
landscaping and parking. The greenhouse buildings will have glass roofs and side walls
consisting of solid materials (i.e. brick, metal, wood, etc.) in order to provide security and
eliminate a potential attractive nuisance.

Lighting will be provided by natural sunlight and/or artificial lighting. Artificial lighting will
utilize energy efficient lighting systems with a finely tuned light spectrum which promotes the
highest possible plant production rates. Type 2 greenhouses will have approximately 400 lights
while Type 3 greenhouses will have 880 lights and Type 4 nurseries will have 1,000 lights.
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Power use is primarily associated with lighting and cooling of the greenhouse structures. It is
estimated that the total maximum electrical load for lighting the entire proposed future
development of medical cannabis facilities is 53,760 amperes. The total maximum electrical
load for air conditioning the entire proposed future development of medical cannabis facilities
is 81,468 amperes. This results in a total maximum electrical load for the entire proposed
future development of medical cannabis facilities of 135,228 amperes.

It is estimated that future project development will require a total of 193,890 gailons of water
per day or 70,769,920 gallons (or 217 acre-feet) per year. This water will be used for
cultivation in greenhouses and propagation in nursery facilities. Water demand is estimated to
total approximately 20 million gallons (or 62 acre-feet) per year within the first year (2017) of
operations and approximately 44 million gallons (or 135.5 acre-feet) by the year 2020. It is
estimated that future project development will generate a total of 16,393 gallons (or 16.4
MGD) of wastewater per day or 5,983,528 gallons (or 5.98 MGD) of wastewater per year.
This wastewater will contain a variety of nutrients typically found in commercial nursery
facilities. Wastewater generation is estimated to total approximately 1.80 million gallons per
year within the first year (2017) of operations and approximately 3.78 million gallons per year
by the year 2020.

It is estimated that the development of all future medical cannabis growing facilities will
generate a total 3,720 vehicle trips per day. Vehicle trip generation is estimated to total 1,114
vehicle trips per day within the first year (2017) of operations and 2,316 vehicle trips per day
the year 2020.

This Initial Study/Mitigated Negative Declaration has been prepared in a manner which
provides complete and adequate California Environmental Quality Act (CEQA) coverage for
all actions and approvals associated with the proposed project as currently described herein.
However, this Initial Study/Mitigated Negative Declaration may not be the final
environmental document for the proposed project. In the event that future development
applications for the commercial cultivation of medical cannabis contain specific design or
operational elements not addressed by this Initial Study, additional, more detailed
environmental documentation may be necessary at that time. When applications for individual
projects are submitted, they will be subject to additional environmental review by the City in
order to 1) determine the nature and extent of any potentially significant impacts not addressed
in this document and 2) insure that the individual project does not exceed the maximum
development levels and cumulative impacts identified in this analysis. These individual
projects will be approved by the City through the approval and issuance of Conditional Use
Permits (“CUP’s”).
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Cng,

L INTRODUCTION AND PURPOSE

referred to herein as “the City”) as Lead Agency for this environmentzl document, has
the responsibflity for determining whether or not to approve the proposed project.

As part of their decision-making process, the City is required to review and consider
the potential environmental effects that could result from the proposed project
Together with the technical analyses applicable to this project and any other
documents incorporated by reference, this analysis will serve as the nitial
environmenta) review for the proposed project. This review is required by the
California Environmental Quality Act of 1970 (CEQA) as amended (Public Resources
Code Section 21000 et. seq.} and the State CEQA Guidelines as well as Guidelines for
the Implementation of CEQA adopted by the City.

The City is preparing this Initial Study to assist in their consideration as to whether
to prepare a Negative Declaration, a Mitigated Negative Declaration or an
Environmental Impact Report {(EIR) for this proposed project.

evidence, in light of the whole record before the agency, that the project may have a
significant effect on the environment.” Section 15064 (&) (1) states "if there is
substantial evidence, in light of the whole record before a Jead agency, that a project
may have a significant effect on the environment, the agency shall prepare a Draft
EIR." The determination as to which document is appropriate in this situation will be
based upon the information and analyses contained in this Initial Study in
combination with any other documents incorporated by reference.

This Initial Study/Mitigated Negative Declaration has been prepared in a manner
which provides complete and adequate California Environmental Quality Act (CEQA)
coverage for all actions and approvals associated with the proposed project as
currently described herein {See Section I11. Project Description). However, this Initial
Study/Mitigated Negative Declaration may not be the final environmental document
for the proposed project. In the event that future development applications for the

elements not addressed by this Initial Study, additional, more detailed environmental
documentation may be hecessary at that time. When applications for individual
projects are submitted, they will be subject to additional environmental review by the
City in order to 1) determine the nature and extent of any potentially significant
impacts not addressed in this document and 2} ensure that the individual project does
not exceed the maximum development levels and cumulative impacts identified in
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this analysis. These individual projects will be approved by the City through the
approval and issuance of Conditional Use Permits ("CUP’s").

This approach, known as “tiering”, is addressed in Sections 15152 and 15385 of the
State CEQA Guidelines. These sections state that tiering refers to the use of an
analysis of general issues contained in a broad environmental document within a
later, more detailed environmental document. These guidelines further state that
tiering is appropriate when the sequence of analyses for a proposed preject is from
an environmental document prepared for a general plan, policy or program to a
document for another, more detailed plan, policy or program of lesser scope or to a
site specific project. In this case, the previously approved (January, 2016)
modifications to various zoning designations represents the "broader” program and
environmental document while the current project proposal refiected in this
document is considered a more detailed analysis of potential impacts associated with
the proposed commercial cultivation, manufacturing and testing of medical cannabis.
This analysis also provides an indication of the maximum prebable “worst case”
impacts of full development of medical cannabis cultivation facilities throughput the
City. Subsequent environmental documents may also be required for future
development applications in order to address environmental issues with specific
design or operational elements associated with these more detailed proposals.

This Initial Study/Mitigated Negative Declaration begins with Section L. Introduction
and Purpose, which provides an introductory discussion of the purpose and scope of
the document. Section I1. Summary/Mitigation Monitoring Program summarizes the
potential impacts and propesed mitigation measures. This section also contains the
State-mandated Mitigation Monitoring Program (pursuant to AB3180). Section IIL.
Project Description provides a detailed description of the proposed commercial
cultivation of medical cannabis. Section IV. Environmental Setting provides an
overview description of existing environmental conditions within and in the vicinity
of the project site.

Section V. Environmental Evaluation contains the environmental checklist required
by Section 15063({d)(3) of the State CEQA Guidelines. This checklist is intended to
determine the nature and extent of various environmental effects of the proposed
project followed by an explanation to justify the determination. In many instances,
project impacts are identified as “not significant” The summary discussion following
the checklist item provides the basis for this determination. Checklistitemsidentified
as “potentially significant and mitigated”, “unknown potential significant’ or
*significant” are discussed within Section V. Environmental Evaluation. Section VL

provides the required Mandatory Findings of Significance pursuant to CEQA Section
15065. Section VIi. Environmental Determination makes the final determination as to
whether an EIR, Negative Declaration or Mitigated Negative Declaration is
appropriate.  Section VIIL Certification provides the required Lead Agency

Certification Statement.
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* my

other technical studies as noted within this Initial Study are hereby incorporated by
reference,

Section 15151 of the State CEQA Guidelines states that :

“AnEIR [or any other environmental document] should be prepared with
a sufficient degree of analysis to provide decision makers with

takes account of environmental tonsequences. An evaluation of the
environmental effects of a proposed project need not be exhaustive, but
the sufficiency of an EIR [or any other environmental document] is to be
reviewed in the light of what is reasonably feasible, The courts have
looked net for perfection but for adequacy, completeness, and a good
faith effort at full disclosure.*

required mitigation measures associated withi the proposed project. In accordance
with Section 15021. of the State CEQA Guidelines, this document is intended to enable
the City, as Lead Agency, to fully evaluate these environmental impacts and mitigation
measures in their consideration of the proposed project. The Lead Agency has an
obligation to balance potential adverse effects of the project againsta variety.of public
objectives, including economic, environmental and socia] factors, in determining
whether the project is acceptable and approved for construction and operation.

Pursuant to California Public Resources Code 21082.1, the City has independently
reviewed and analyzed the information contained in this Initial Study/Mitigated
Negative Declaration prior to its consideration and certification. The conclusions and
discussions contained herein reflect the independent judgment of the City of King
relative to that information at the time of publication.
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i1, SUMMARYLMITIGATIGN MONITQMNG PRBGRAM
1. Aesthetics

Impacts: The proposed future development of medical cannabis cultivation,
manufacturing and testing facilities will involve the construction of greenhouse
structures which will range in size from approximately 13.000 to 30,000 square feet.
The greenhouse buildings will have glass roofs and sidewalls consisting of solid
materials (i.e, brick, metal, woed, etc.).

In addition, other structures necessary to house manufacturing facilities, security
offices, storage facilities and administrative offices will also be constructed.

Al structures and other project facilities will be subject to'the City’s design standards
applicable to the M-1 and M-2 zoning or the East Ranch Business Park. These
proposed facilities will also be visually compatible with the existing industrial and
commercial uses in adjacent areas.

None of the proposed structures or other project facilities will have a substantial
adverse effect upon any scenic vistas or scenic resources nor will they degrade the
visual character or quality of the site or its surroundings.

Lighting within the greenhouses will be provided by natural sunlight and/or artificial
lighting systems. All lighting shall be directed downward and oriented in a manner
to mitigate potential light and glare impacts upon surreunding areas.

Mitigation M .

1-1 - All proposed project structures and facilities shall be subject to the City’s design
standards applicable to the M-1 and M-2 zoning or the East Ranch Business Park.

1-2 -As part of the Conditional Use Permit application process, the project applicant
shall submit to the City for review and approval a Lighting Plan which describes all
proposed interior and exterior lighting and provides feasible methods by which all

light is directed downward which prevents substantial light and glare impacts to
adjacent areas.

Implemeptation Responsibility: Applicant/Owner/Developer of future individual
projects

Manitoring Agency:.. City of King

Timing: Prior to the issuance of Conditional Use Permit
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2. Agricultural Resources

Impacts: Areas designated for future development of medical cannabis cultivation,
manufacturing and testing facilities are either developed or highly disturbed and do

covered by a Williamson Act contract nor will they result in any conversion of existing
farmland to non-agricultural use.

Mitigation Megsures: Given the lack of botentially significant impacts to agricultural

resources, no mitigation measares are required.
3. Alr Quality

Impacts; The proposed future development of medicsl cannabis cultivation,
manufacturing and testing facilities will generate additional motor vehicle trips

The proposed future development of medical cannabis cultivation, manufacturing
and testing facilities will not generate greenhouse gas emissions, either directly or
indirectly, that may have a significant impact on the environment nor will they
conflict with any applicable plan, policy or regulation adopted for the purpose of
reducing the emissions of greenhouse gases,

Medical cannabis cultivation, manufacturing and testing facilities have the potential
to generate odors that can become a source of complaints from local residents
adjacent to the facility. The high degree of humidity and moisture required for the
cultivation and production of medica] cannabis can result in the generation of mold.

Mitigation Megsures:

5-1 - All proposed project structures and facilities shall be subject to permit
conditions that monitor and prevent the production of odors outside of the building
as well as the monitoring and prevention of mold within and near the buildings by

filtering odors that may otherwise escape from the subject facilities,
i ibility: Applimnt/0wner/Developer of future individual
projects

Monitoring Agency: City of King
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Timing: Prior to the issuance of Conditional Use Permit

4. Biological Resources

¢ Areas designated for future development of medical cannabis cultivation,
manufacturing and testing facilities are either developed or highly disturbed and do
not include areas containing any rare or endangered plant or animal species. These
proposed future uses will, therefore, not result in any modification to sensitive
biological habitats nor will they impact any species identified as a candidate, sensitive
or special status species. No significant impacts to existing riparian habitats or other
sensitive natural communities, Federally protected wetlands, or established
migratory wildlife corridors are anticipated. Future project facilities will not conflict
with any local policies or ordinances protecting biological resources or provisions of
any approved local, regional or state habitat conservation plan.

urgs: - Given the Jack of potentially significant impacts to biological
resources, no mitigation measures are required.

5. Cultural Resources

Impacts: Areas designated for future development of medical cannabis cultivation,
manufacturing and testing facllities are either highly developed or highly disturbed
and do not contain any known archaeological sites, paleontological resources or
historical structures. However, significant archaeological, paleontological or historic
resources may be discovered during project grading or construction. In that event,
these resources will either be excavated or protected in a manner consistent with all
applicable State and Jocal laws, and all work will be halted and the resources will be
evaluated by a qualified professional.

Mitigation Measures:

E.1 - In the event of an accidental discovery or recognition of any human remains,
archaeological resources, paleontelogical resources or historical resources on the
project site, if said resources are found during excavation or construction, work will
be halted at a minimum of 30 feet from the find and the area will be staked off. There
chall be no further excavation or disturbance of the site orany nearby areareasonably
suspected to overlie cultural - resources, paleontological resources, historical
resources or, in the case of adjacent human remains until the coroner of Monterey
County is contacted to determine that no investigation of the cause of death is
required. If the coroner determines the remains to be Native American, the coroner
shall contact the Native American Heritage Commission within 24 hours. A qualified
professional (to be hired by the applicant and accepted by the City) in cultural
resources, paleontological resources or historical resources shall evaluate the
resources discovered at the site and provide recommendations for disposition of
those resources. In the case of human remains, the Native American Heritage

6
IS / MND August 2016




Commission shall identify the person or persons it believes to be the most likely
descendent ("MLD") from the deceased Native American. The MLD may then make
recommendations to the landowner or the person responsible for the excavation
work, for means of treating or disposing of, with appropriate dignity, the human
remains and associated grave goods as provided in Public Resources Code Section
5097.98. The landowner or it’s authorized representative shall rebury the Native
American human remains and associated grave goods with appropriate dignity on the
property in a location not subject to further disturbance if: a) the Native American
Heritage Commissfon is unable to identlfy a MLD or the MLD failed to make a
recommendation within 24 hours after being notified by the commission; b) the
descendent identified fails to make a recommendation; or ¢) the landowner or it's
authorized representative rejects the recommendation of the descendent, and the
mediation by the Native American Heritage Commission fails to provide measures
acceptable to the landowner.

5-2 ~ Pursuant to CEQA requirements, mitigation measures shall be required in the
event that unique archaeological resources are not preserved in place or notleftin an
undisturbed state, The project applicant shall provide a guarantee to the City, as Lead

project on any unique archaeological resources. In determining payment, the City
shall give due consideration to the in-kind value of profect design or expenditures
that are intended to permit any or all archaeological resources or California Native
American culturally significant sites to be preserved in place orleft in an undisturbed
state. When a final decision is made to carTy out or approve the project, the City shall,
if necessary, reduce the specified mitigation measures to those which can be funded
with the money guaranteed by the project applicant plus the money voluntarily
gnaranteed by any other person or persons for those mitigation purposes. In order to
allow time for interested persons to provide funding, a final decision to carry out or
approve a project shall not occur sooner than sixty (60) days after completion of any
required environmental documentation Pursuant to applicable CEQA requirements.

5-3 - Excavation as mitigation shall be restricted to those parts of the unique
archaeological resource that would be damaged or destroyed by the project

i : Applicant/Owner/Developer of fiture individual
project

Monitoring Agency: City of King

Iiming: During grading or construction of future individual projects
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6. Geology/Sells

Impacts: The proposed future development of medical cannabis cultivation,
manufacturing and testing facilities is not expected to significantly affect the geologic
and soils conditions found in areas designated for these proposed future uses. Future
project facilities are not expected to expose people or structures to substantial
geologic risks due to rupture of a known earthquake fault, strong seismic ground
shaking or sei$mic related ground failure. Given the relatively flat topography of
areas designated for these future uses, litte in the way of substantial erosion or
exposure to unstable or expansive soils are expected to occur.

Mitigation Mé )

6-1 - All future structures will be required to meet the requirements of the applicable
criteria contained in the City Building Code.

Implementation Responsibility: Applicant/Owner/Developer of future individual
projects

Monitoring Agency: Gty of King
Timing: Prior to or during grading or construction of future individual projects
7. Hazards/Hazardous Materials

Impacts: Areas designated for future development of medical cannabis cultivation,
manufacturing and testing facilities currently contain nine identified subsurface sites
that are contaminated. These known contaminated sites as well as any unknown
contaminated locations will require subsurface investigations in order to determine
the need for remediation measures.

The proposed future development of medical cannabis cultivation, manufacturing
and testing facilities will not utilize or transport any hazardous materials which are
capable of creating a significant hazard to the public or the environment. These
proposed future uses will not impair implementation of or physically interfere with
an adopted emergency response plan or emergency evacuation plan and will not
expose people or structures to significant risk of loss, injury or death involving
wildfires.

Mitigotion Measures:
7-1 - In the event that subsurface contamination is discovered in the review or
construction phase of a project, work shall cease and the contamination shall be

remediated in a manner acceptable to California Environmental Protection Agency
and the California State Water Resources Control Board.
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The Environstor Geotracker system can identify sites and determine what measures,
if any, are required to mitigate subsurface contamination,

Implementqtion Responsibiliry: Applicant/Owner/Developer of future individual

projects

Monitoring Agency: City of King

Liming: Prior to or during grading or construction of future individual projects

8. Hydrology/Water Quality
Impacts:

The proposed future development of medical cannabis cultivation, manufacturing
and testing facilities will involve grading and construction of greenhouse structures
which will range in size from approximately 13.000 to 30,000 Square feet. In
addition, other structures necessary to house manufacturing facilities, security
offices, storage facilities and administrative offices will also be constructed

or structures to significant loss, injury or death involving flooding. Future project
facilities will not be exposed to inundation due to a seiche, tsunami or mudfiow,

8-1 - Development shall minimjze stormwater runoff by implementing one or more
of the following site design measures identified by the Regional Water Quality Control
Board:

(1) Direct roof runoff into cisterns or rain barrels for reuse:
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(2) Direct roof runoff onto vegetated areas safely away from
building foundations and footings, consistent with California
Building Code;

{3) Direct runoff from sidewalks, walkways, and/or patios onto

vegetated areas safely away from building foundations and
footings, consistent with the City Bullding Code;

(4) Direct runoff from driveways and/or uncovered parking lots
onto vegetated areas safely away from building foundations and
footings, consistent with City Building Code;

(5) Construct bike lanes, driveways, uncovered parking lats,
sidewalks, walkways, and patios with permeable surfaces;

(6) The directing of runoff to bioretention basins and
(7) Other similar measures as identified by the City Engineer.

Implementation Responsibility: Applicant/Owner/Developer of future individual
projects

Monitoring Agency: City of King

Timing: Prior to the issuance of Conditional Use Permit

9. Land Use/Planning

Impacts: The proposed future development of medical cannabis cultivation,
manufacturing and testing facilities will not divide an established community. Asa
result of the previously-approved (January, 2016) modifications to the City Zoning
Code (see Section Il Project Description) and the currently proposed Zoning Code
Additicnal Amendments, these proposed future uses will not conflict with any
applicable land use plans, policies or regulations adopted by the City or any other
agency that has jurisdiction over the areas designated for future project facilities nor
will they conflict with any applicable habitat conservation plan or natural community
conservation plan.

Mitigation Megsures: Given the lack of potentially significant land use and planning
impacts, no mitigation measures are required.

10. Noise

Impacts: The proposed future development of medical cannabis cultivation,
manufacturing and testing facilities will generate construction noise which would
impact surrounding areas. Construction noise represents a short-term impact on
ambient noise levels. The primary source of construction noise is heavy equipment,
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including trenching equipment, trucks, graders, bulldozers, concrete mixers and
portable generators that can reach high levels. The peak noise level for most of the
heavy equipment that will be used during project construction is 70 to 95 dBAata

83 dBA. At400 feet, the peak noise levels range from 52 to 77 dBA. These noise Jevels
are based upon worst-case conditions. Typically, construction-related noise Jevels

near the construction site will be less.

M im' m Meﬂﬂ[@in

10-1 - All project construction activities shall comply with the City Noise Ordinance
which limits the hours of noise-generating construction activities,

Implementation Responsibility: Applicant/Owner/Developer of future individual

projects

Monitoring 4gency: City of King

Ziming: During grading or construction of future individual projects

11. Population and Housing

Impacts: The proposed future development of medical cannabis cultivation,
manufacturing and testing facilitjes is estimated to require a total of 1,860 employees,

estimate without knowing the number of future employees that cwrrently reside in
the area and the number of employees that will be new residents, Employees from
outside the area are expected to create additional housing demand. However, this
potential impact is offset by the benefits of providing employment for a significant
number of local residents. Future development of proposed project facilities is not
expected to result in any displacement of population or existing housing in the area.

Mitigation Megsures: Given the lack of potentially significant population and housing
impacts, no mitigation measures are required.
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12. Public Services

Impactss The proposed future development of medical cannabis cultvation
manufacturing and testing facilities is estimated to require a total of 1,860 employees.
As previously noted, this employee generation will likely generate demand for
housing within or adjacent to King City. This additional housing demand, the extent
of which is difficult to accurately estimate, will likely result in an incremental increase
in demand for fire and police protection services as well as an indirect increase in
demand for schools, parks, or other governmental facilities.

According to FEMA and the U.S, Fire Administration, indoor medical cannabis
growing facilities pose safety risks for fire and emergency personnel due to the
potential for inhalation of chemical fumes or the ignition of flammable materials in
the event of a fire., '

The cultivation of medical cannabis within buildings will require a significant amount
of electrical power in order to suppott the cultivation cperations. The two primary
sources of energy demand are lighting and air conditioning. Greenhouses will either
utilize mixed lighting (a combination of sunlight and artificial lighting) or all artificial
lighting. It is estimated that the total maximum electrical load for lighting the entire
proposed future development of medical cannabis growing facllities is 53,760
amperes. The total maximum electrical oad for air conditioning the entire proposed
future development of medical cannabis growing facilities is 81,468 amperes. This
results in a total maximum electrical load for the entire proposed future development
of medical cannabis growing facilities of 135,228 amperes. According to thefr
representatives, Pacific Gas & Electric has recently completed major upgrade work
on the transmission lines into King City and has upgraded the King City substation.
They have further indicated that with these improvements, P.G. & E should have
available capacity to accommodate future growth in the area.

Mitipation Measures:

12-1 - As part of the Conditional Use Permit application process, the project applicant
shall submit to the City for review and approval site plans that address and reduce
where feasible safety risks for fire and emergency personnel.

12-2 - As part of the Conditiona) Use Permit application process, the project applicant
shall submit to the City of review and approval a Lighting Plan which includes the use
of low energy lighting systems and other energy conserving methods.

12-3 - As part of the Conditional Use Permit application process, the project applicant
shall submit to the City for review and approval a Power Plan which indicates
projected power demands of the project, identifies the source of power and provides
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evidence of adequate availability of power supply and snfficient infrastructure to
supply the project.

Implementation Responsibility: Applicant/Owner/Developer of future individual

projects

Monitoring Agency: City of King
Ziming: Prior to the issuance of Conditional Use Permit
13. Recreation

enough demand that would require the construction or expansion of existing
recreation facilities and the provision of additional recreation services,

Mitigation Measyres: Given the lack of potentially significant impacts to recreation
facilities, no mitigation measures are required.

14. Transporiation/Circulation

lmpacts: The proposed future development of medical cannabis cultivation,
manufacturing and testing facilities will generate additional motor vehicle trips
associated with employee travel tg ang from the facilities as well as occasional truck
trips associated with facility operations.

within the first year (2017) of operations and 2,316 vehicle trips per day by the year
2020,

According to the project Traffic Engineer, based on 2 comparison of the "per acre” trip
generation rates, the proposed future development of medical cannabis growing
facilities could generate dajly trips in the range of 40 to 60 daily trips per acre while
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the uses or combination of uses permitted under the current zoning would generate
trips in the range of 51.8 to 61.17 daily trips per acre for lands designated for
industrial uses and as high as 149.79 daily trips per acre for parcels designated for
business park uses. Based on this comparative analysis, the proposed project use
types would involve dafly trip generation rates within the approximate anticipated
range for uses permitted under the City’s current zoning for the subject lands. As such,
traffic generation totals associated the proposed future development of medieal
cannabis growing facilities would not generate any additional traffic -related impacts
upon adjacent roadways or other street and roads in the King City area.

Future project development will be required to meet all access and parking
requirements of the City.

14-1 - As part of the Conditional Use Permit application process, the project applicant

shall submit project plans to the City for review and approval site plans which insure
compliance with all access and parking requirements of the City.

Implementation Responsibility: Applicant/Owner/Developer of future individual
projects

Monitoring Agency: City of King

Timing: Prior to the issuance of Conditional Use Permit

15, Utility/Service Systems

Impacts: The proposed future development of medical cannabis cultivation,
manufacturing and testing facilities at full development in the year 2025 will generate
demand for water as well as additional demand for wastewater treatment services.
It is estimated that future project development will require a total of 193,890 gallons
of water per day or 70,769,920 gallons (or 217 acre-feet) per year. This water will be
used for cultivation in greenhouses and propagation in nursery facilities. Water
demand is estimated to total approximately 20 million gallons (or 62 acre-feet) per
year within the first year (2017} of operations and approximately 44 million gallons
(or 135.5 acre-feet) per year by the year 2020. This use of irrigation water is similar
to other indoor nursery crops. In addition; a minor amount of water will be needed
for exterior landscaping, The California Water Service {or Cal Water) prepared an
Urban Water Management Plan (UWMP) in 2015, Within the UWMP, Cal Water
provided estimates of projected future water use by land use/zoning categories. The
projected estimate for water demand within areas zoned Industrial (without the
proposed project) totaled 72 acre-feet in the year 2020 and 76 acre-feet in the year
2025. Projected project water demands for proposed future development of medical
cannabis growing facilities, therefore, represent a 188% increase in industrial water
demand in 2020 and a 285% increase in 2025. According to well level records, the
groundwater level in the King City area has been relatively consistent over time.
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Itis estimated that future project development will generate a total of 16,393 gallons
(or 16.4 MGD) of wastewater per day or 5,983,528 gallons (or 5.98 MGD) of

approximately 1.80 million gallons per year within the first year (2017) of operations
and approximately 3.78 million gallons per year by the year 2020,

Given this Jevel of monitoring coupled with the anticipated dilution of wastewater
generated by these projects, the City does not anticipate any major issues with
wastewater treatment.

Individual projects will also be required to submit project plans to the City in order
to assess individual project water demands in relation to the available water supplies

individual projects will also be responsible for the extension of public water system
lines to their project facilities,

Mitigation Megsyres:
15-1 - As part of the Conditional Use Permit application process, the projectapplicant
shall submit to the City for review and approval a Water Plan which indicates

supply the project

15-2 - As part of the Conditional Use Permit application process, the project applicant
shall submit site plans to the City for review and approval which indicate projected
wastewater generation of the project, identifies the existing wastewater transmission
and treatment facilities and provides evidence of sufficient wastewater transmission
facilities and treatment capacity to serve the project.

15-3 - The proposed future development of medical cannabis growing facilities shall
be required to extend public water system lines to the project facilities as needed,

bility: Applicant/ Owner/Developer of future individual
projects

Monitoring Agency: City of King

Timing: Prior to the issuance of Conditiona} Use Permit
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II. PROJECT DESCRIPTION

In January, 2016, the City of King {or “City”) approved several modifications to : 1)
the General Industrial ("M-1* and "M-2") zoning designations; 2) the East Ranch
Business Park Specific Plan (“ERBP-SP*), and 3) changed the M-1 zoning in the ERBP-
SP to Planned Development District {"PD”). These zoning changes allowed, through
the approval and issuance of Conditiona) Use Permits (“CUP’s”), the cultivation of
imedical cannahis. At that time, the City also prepared en Initial Study (“IS”) and
Mitigated Negative Declaration ("MND") which examined the potential
environmental impacts of these proposed actions. The areas zoned M-1 and the
ERBP-SP are located in the northeast corner of the City near the Mesa del Rey Airport.
The areas zoned M-2 are located east of the airport and near the corner of First Street
and Lonoak Road.

Table 1, Zoning Breakdowns, provides a listing of the various zoned parcels noted
above.

TABLE 1
ZONING BREAKDOWNS

Parcel Zoning Acres Location

East Ranch Business Park

Specific Plan (ERBP-SF) SpecificPlan 107 Northeast corner of the City

Areas Adjacent to ERBP M-1 20 Adjacentto and northeast
Of ERBP

Adjacent to Mesa del Rey Airport  M-2 40 Adjacent to Mesa del Rey
Airport

First Street and Lonoak Road M-2 20 Northeast of the
Intersection of First Street
And Lonoak Road

These approved zoning modifications establish a mechanism for local level regulation
allowing the cultivation of medical cannabis within buildings and/or greenhouse
structures at locations approved by the City with a Conditional Use-Permit. These
approved zoning modifications, which became effective in February 2016, allow the
commercial cultivation of medical cannabis on a large scale basis. All other
commercial cannabis activity, including but not limjted to cultivation (other than
cultivation allowed by these zoning regulations) delivery, dispensaries, distribution,
manufacturing or transporting (other than to transpert cultivated product outside of
the jurisdictional boundaries of the City) are strictly prohibited. These approved
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zoning regulations do not apply to nor allow the persona] cultivation and/or use of
cannabis nor the sale of such products within the City.

B. Project Characteristics
1 Zoning Code Amendments

Since the approval of the zoning modifications noted above, the City has
Proposed amendments to various zoning ordinances, including City Ordinance
Section 17.03 (general cannabis discussions), Section s 17.30.020 and 17.31.020

Type 2A All Artificial Light Structures, maximum 10,000 sf,
Type 2B Mixed Light Structure, maximum 10,000 sf.

Type 3A All Artificial Light Structure, maximum 22,000 s.f.
Type 3B Mixed Light Structure, maximum 22,000 sf,

Type 4 Nursery

Type 6 Manufacturing

Type 8 Testing

2. Future Development of Medical Cannabis Growing Facilities

The City has not recejved any development applications at this time for
medical cannabis growing facliities. In order to fully assess the potential
environmental impacts associated with the proposed zoning code
additions/amendments, the City has estimated the nature and extent of additional
medical cannabis growing facilities. This estimate of future medical cannabis growing
facilities within the City, as listed below, is intended to provide the basis for the
maximum probable (‘worst-case”) assessments of potential impacts of the
cumulative development of these facilities within this document.

¢ 4Type 2A (all artificia) light) greenhouse buildings (10,000 square foot
plant canopy within a 13,000 square foot structure)

* 13 Type 2B (mixed  light) greenhouse buildings

(10,000 square foot plant canopy within a 13,000 square foot structure)

* 8 Type 3A (all artificial light) greenhouse buildings

(22,000 square foot plant canopy within a 28,000 to 30,000 square foot

structure)

® 34 Type 3B (mixed. light) greenhouse buildings (22,000 square foot

plant canopy within a 28,000 to 30,000 square foot structure)

¢ 6 Manufacturing Facilities

* 4 Nurseries (25,000 sf)
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+ 4 Security Offices
« 6 Plantonics Stores and Storage Facilities
¢ 4 Executive and Administrative Offices

(Note: The Type 2A and 3A greenhouse buildings are allowed
pursuant to the previously approved {January, 2016) zoning
modifications discussed above but are included in order to
provide the maximum probable (“worst-case”) assessments of
potential project impacts).

Type 2 greenhouse structures will cover a total of 13,000 square feet. Of this total,
10,000 square feet will be devoted to cannabis growing areas. Type 3 greenhouse
structures will cover a total of 28,060 to 30,000 square feet. Of this total, 22,000
square feet will be devoted to cannabis growing areas. An additional 3,000 square
feet in Type 2 greenhouses and an additional 6,000 to 8,000 square feet in Type 3
structures which will be devoted to the following functions: 1) trimming room, 2)
drying room, 3} watering and mixing station, and 4) office space, bathrooms and
employee break area. In addition, Type 2 greenhouses will have appraximately 9,000
square feet devoted to exterior landscaping and parking while Type 3 greenhouses
will have approximately 12,000 t0 15,000 square feet devoted to exterior landscaping
and parking. The greenhouse buildings will have glass roofs and side walls consisting
of sclid materials (i.e. brick, metal, wood, etc.) in order to provide security and
eliminate a potential atiractive nuisance.

Lighting will be provided by natural sunlight and/or artificial lighting. Artificial
lighting will utilize energy efficient lighting systems with a finely tuned light spectrum
which promotes the highest possible plant production rates. Type 2 greenhouses will
have approximately 400 lights while Type 3 greenhouses will have 880 lights and
Type 4 nurseries will have 1,000 lights.

Power use is primarily associated with lighting and cooling of the greenhouse
structures. It is estimated that the totz] maximum electrical load for lighting the
entire proposed future development of medical cannabis facilities is 53,760 amperes.
The total maximum electrical load for air conditioning the entire proposed future
development of medical cannabis facilities is 81,468 amperes. This results in a total
maximum electrical load for the entire proposed future development of medical
cannabis facilities of 135,228 amperes.

It is estimated that future project development will require a total of 193,890 gallons
of water per day or 70,769,920 galions (or 217 acre-feet) per year. This water will be
used for cultivation in greenhouses and propagation in nursery facilities. Water
demand is estimated to total approximately 20 million gallons (or 62 acre-feet) per
year within the first year (20:17) of operations and approximately 44 million gallons
{or 135.5 acre-feet) by the year 2020. Itis estimated that future project development
will generate a total of 16,393 gallons (or 16.4 MGD) of wastewater per day or
5,983,528 gallons (or 5.98 MGD) of wastewater per year. This wastewater will
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contain a variety of nutrients typically found in commercial nursery facilities.
Wastewater generation is estimated to total approximately 1.80 million gallons per
year within the first year (2017) of operationsand approximately 3.78 million gallons
Per year by the year 2020.

It is estimated that the development of all future medica] cannabis growing facilities
will generate a total 3,720 vehicle trips per day. Vehicle trip generation is estimated
to total 1,114 vehicle trips per day within the first year (2017) of operations and
2,316 vehicle trips per day the year 2020.

coverage for all actions and approvals associated with the proposed project as
currently described herein, However, this Initial Study/Mitigated Negative
Declaration may not be the final environmental document for the proposed project
In the event that future development applications for the commercial cultivation of
medical cannabis contain specific design or operational elements not addressed by
this Initial Study, additional, more detailed environmental documentation may be

maximum development levels and cumulative impacts identified in this analysis.
These individual projects will be approved by the City through the approval and
issuance of Conditional Use Permits ("Cup’s™,
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IV. EXISTING CONDITIONS

The City of King is located in the southern end of Salinas Vailey along the US Highway
101 approximately in the center of Monterey County. King City is the hub of the
southern part of the agricultural industry of the Salinas Valley. The Salinas Valley is
one of the most productive agricultural valleys in the world, producing many of the
fruits and vegetables consumed throughout the United States. It is also at the
northern edge of the Paso Robles Wine Region. The Highway 101 corridor connects
the San Francisco Bay Area and the Central Coast.

The City is approximately 50 miles southi of the City of Salinas, 150 miles south of San
Francisco, 105 miles south of San Jose, 50 miles north of Paso Robles and 300 miles
north of Los Angeles. The City of King is important for its proximity to Pinnacles
National Park and as the hub of the south Salinas Vailey agricultural center. Itis a
relatively small agriculture-based community located south of the small towns of
Greenfield, Soledad, and Gonzales, other agricuitural communities in the Salinas
Valley.

The topography of the City and surrounding valley is flat alluvial plane between
mountain ranges to the east and west of the City. San Lorenzo Creek and Salinas River
floodplains are a potential hazard, bordering the southwestern portion of the City and
traversing the City in a northeasterly direction to intersect the Salinas River. The City
is located near the border of the Pacific and Continental Plates and is within an area
known to have frequent seismic movement.

The properties covered impacted by the proposed cultivation of medical cannabis are
located in the northeastern and eastern parts of the City. The area affected is partially
developed with industrial and commercial uses, with numerous interspersed vacant
properties. Approximately 75 percent of the area is developed. Surrounding land uses
generally include agricultural uses to the north and east and commercial, industrial
and residential uses to the south and west. The area has an existing street system
providing access to major transportation corridors such as Highway 101. Products
from the cultivated medical cannabis facilities would likely be shipped to processing
facilities located in other areas of the State.
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V. ENVIRONMENTAL EVALUATION

The environmental factors checked below would be potentially affected by the proposed

project, Involving et least one impact that s @ *Significant”, “Unknown Potential

Significant” or “Potential Significant and Mitigatec™ Impact ‘as indicated by the
i

X | 1. Aesthetics ' ' : 0. Land U&aIP_Ianrljjg

1 2. Agricultural Resources X _110. Nolse

X |3 Ar Qual%‘ reenhouse Gas Emissions 11._PopulationHousing

4. Biological Resources X_| 12. Piiblic Services

X_| 5. Culiural Resources 13. Recreation

X _| 6. Geology/Solls X_ 1 14. Transportation/Ciroulation

X | 7. Hazards/Hazardous Materials X |15 Utilty/Service Systems

X_1 8. Hydroiogy/Water Qualiy _ 16. Mandstory Findings of Signfficance
The following checklist indicates the potertial ievel of impact and based upon the following

Unlmown Unknown potentially significant impects, which require further review 1o determine
Potentialty significance level.

Sionificant:

Potentially

Significent and Potentially significant impacis which can be mitigated to lese than significant
levels,

Not Sionificant: Impacis which are not considered significant,

Impact Reviewed Adequate previous analysis exists regarding the issue; further analysls is not
in Previous required due to iering process (Section 21084 of CEQA and Section 15162 of the

previous documents, Where applicable, this box should be checked in-addition to
one Irwlicating significence of the potential environmental impact.

; Skgnfficant | Unknown | Poemial T ot
AESTHETICS kmifica Pgian bl | Sorny | s

Significent M And
Would the project: Hg_m:l

Hmasubelanﬂaiadvemeeﬂ’edonasmnbvish?

Substantially damage scenic fesources, including but not
limited to, trees, rock » @nd historic buildings X
within view of a state ecsnic h A

Substantially degrade the existing visua! character or
of the slte and Its surround]

Create a new source of substeniial light or giare, which
would adveraely affect day or nighttime views In the
area?
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Impacts: The proposed future development of medical cannabis cultivation,
manufacturing and testing facilities will involve the construction of greenhouse
structures which will range in size from approximately 13,000 to 30,000 square feet.
The greenhouse buildings will have glass roofs and sidewalls consisting of solid
materials (i.e, brick, metal, wood, etc.).

In addition, other structures necessary to house manufacturing facilities, security
offices, storage facilities and administrative offices will also be constructed.

All structures and other project facilities will be subject to the City’s design standards
applicable to the M-1 and M-2 zoning or the East Ranch Business Park. These
proposed facilitles will also be visually compatible with the existing industrial and
commercial uses in adjacent areas.

None of the proposed structures or other project facilities will have a substantial
adverse effect upon any scenic vistas or scenic resources nor will they degrade the
visual character or quality of the site or its surroundings.

Lighting within the greenhouses will be provided by natural sunlight and/or artificial
lighting systems. All lighting shall be directed downward and oriented in a manner
to mitigate potential light and glare impacts upon surrounding areas.

Mitigation Measures:

1-1 - All proposed project structures and facilities shall be subject to the City’s design
standards applicable to the M-1 and M-2 zoning or the East Ranch Business Park.

1-2 -As part of the Conditional Use Permit application process, the project applicant
shall submit to-the City for review and approval a Lighting Plan which describes ail
proposed interior and exterior lighting and provides feasible methods by which all
light is directed downward which prevents substantial light and glare impacts to
adjacent areas.

AGRICULTURAL RESOURCES: Significant | Unknown | Potential Not Impact
Potential | Significant | Significant | Reviewed
Significant And In
In determining whether impacts to agricultural resources Mitigated Previous
are significant environmental effects, lead agencies may Document

refer to tha Caltfornia Agricultural Land Evaluation end
Site Assessmant Model (1687) prepared by the California
Department of Conservation as an optional modet 1o use
in assessing Impacts on agriculture and farmland.

Would the project:
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farmland, unique farmland, or fa

future uses will, therefore, not conflict with any
ct nor will they result in any conversion of existing

covered by a Williamson Act contra
farmland to non-agricultural use,

Mitigation Measures: Given the Jack of

resources, no mitigation measures are

AIR QUALITY/G

Would the project: -

REENHOUSE GAS EMISSIONS

potentially significant impacts to agricultural
required.

| Sigrificant | Unknown

Potenita)l
Siprificant

Significant | Reviewed
Mitigated

Conflict with or obstruct
air quailty ptan?

implementation of the applicable

Emosumarundﬁwmcepmmsmmpm
W(mmmmhmmm%
SOUrCEs

Violate any air quality standand or contbuts.
suhsﬁam_i?allyio an existing or projected air quality
violation

Rasult In a cum
criterla pollitent for which the
attalment under an applicab)
alr quallly standard (includi
excead gquantitative thresholds for oZone I50rS

project region is in non-
le federal or state amblent

oonaiderahlenetlncraasaofany

ng releasing emissions, which

Create objectionable smoke, ash, dust or odors affecting
a substantial number of paople?

Generate greenhouse ges eimissions, elther directly or
indirectly, thet may have a sipnificant impact on the
environmeni?

Impacts: The proposed futyre develop
manufacturing and testing facilities will
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associated with employee travel to and from the facilities as well as occasional truck
trips associated with facility operations. This generation of additional motor vehidle
trips is not expected to conflict with any applicable air quality plans or regulations or
violate any established air quality standards or substantially contribute toa projected
air quality violation. These proposed future uses will nct result in any cumulative net
increase of any pollutant for which the region is in non-attainment.

The proposed future development of medical cannabis cultivation, manufacturing
and testing facilities will not generate greenhouse gas emissions, efther directly or
indirectly, that may have a significant impact on the environment nor will they
conflict with any applicable plan, policy or regulation adopted for the purpose of
reducing the eniissions of greenhouse gases.

Medical cannabis cultivation, manufacturing and testing facilities have the potential
to generate odors that can become 2 source of complaints from Jocal residents
adjacent to the facility. The high degree of humidity and moisture required for the
cultivation and preduction of medical cannabis can result in the generation of mold.

Mitjgation Measures:

3-1 - All proposed project structures and facilities shall be subject to permit
conditions that monitor and prevent the production of odors outside of the building
as well as the monitoring and prevention of mold within and near the buildings by
the inclusion of air filters, recirculation of internal air or other appropriate means of
filtering odors that may otherwise escape from the subject facilities.

BIOLOGICAL RESOURCES . Signihoant | Unknbwn | Poleritisl Not Impect
Potential | Significant | Significant | Reviewad

Significant |  And
Would the projest: Mitigetec e

Have a substantial adverse éffoct, either directly or
through habltat modifications, on any species Identified
a6 a candidate, sensitive, or special status epecles In
Jocal or regional plens, policias, or regulations, or by the X
California Department of Fish and Game or U.S. Fish
and Wilditle Service?

Have a subsiential adverse efiect on any riparian habitat
or other eensitive naturat community identified in local or
regional pians, policies, and reguilations or by the X
Cafifomnia Depariment of Fish and Game or U.S. Fish
and Wildife service?

Have a substantial adverse effect on federafy prolected
wetiands as defined by Section 404 of the Clean Water
Act (including, but not fimited to, mareh, vemal pool, X
coastal, etc) through direct remaval, filling, hydrological

i , or other means?

Interfere substantially with the movement of any native
resident or migratory fish or wildlife species or with

established netive resident or migratory wildfife coridors, ' X
or the use of native wildilfe o sltes?

Docamnent
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Qorrﬂbtvdﬂlanyloealpolidosorordimmes

biologlcal resources,
or ordinance?

Such as a tree preservation policy

man and testing facilities are either developed or highly disturbed and do not
include areas containing any rare or endangered plant or animal specles. These proposed
future uses will, therefore, not result in any modification to sensitive biological habitats nor
will they impact any species identified as a candidate, sensitive or special status specles. No
cant impacts to Tiparian habitats or other sensitive natural communities,
Fédarally protected wetlands, or established migratory wildlife corridors are anticipated.
Future project facilitles will not conflict with any local policies or ordinances p
biological resources or provisions of any approved local, regional or state hahitat
conservation plan,
i : Given the lack of potentially significant impacts to biological resources,
no mitigation measures are required,
. CULTUF ' Significan Not im
6. CULTURAL RESOURCES ignificant gnlmm Pm“r'n N pact
Significent Anc In
Would the project: Mitoated Domnen
Cause a substantial adverse change in the significance
ofahisbﬂulmmoeasdeﬁredmCEQAGulddinee X
Becfion 15064.5? )
Cause a substantial adverss change in the significance
of an a I resource to CEQA
rdla;ologlea1mm pureuant
or a8 Unjue |
e s
Digturb any humen rema , including those intsmred
outeide of forma! cemeteries?

Impacts: Areas designated for future dev
manufacturing and testing facilities are
and do not contain any known archae
historical structures,

ol

However, significant archaeological, paleontologieal or historic resourc

discovered during project gra
either be excavated or
local Jaws, and all work
qualified professional.

ding
will

Mitigation M :

5-1 - In the event of an accidenta) discove

archaeological resources, paleontological

elopment of medical cannabis cultivation,

either highly developed or highly disturbed

ogical sites, Ppaleontological resources or

es may be

or construction, In that event, these resources will
Protected in a manner consistent with all applicable State and
be halted and the resources will be evaluated by a

Ty

res

Or recognition of any human remains,
ources or historical resources on the
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project site, if sald resources are found during excavation or construction, work will
be halted at a minimum of 30 feet from the find and the area will be staked off. There
shall be no further excavation or disturbance of the site or any nearby areareasonably
suspected to overlie cultural resources, paleontological resources, historical
resources or, in the case of adjacent human remains until the coroner of Monterey
County is contacted to determine that no investigation of the cause of death is
required, If the cororer determines the remains to be Native American, the coroner
shall contact the Native American Heritage Commission within 24 hours. A qualified
professional {to be hired by the applicant and accepted by the City) in cultural
resources, paleontological resources or - historical resources shall evaluate the
resources discovered at the site' and provide recommendations for disposition of
those resources. In the case of human remains, the Native American Heritage
Commission shall identify the person or persons it believes to be the most Hkely
descendent ("MLD") from the deceased Native American. The MLD may then make
recommendations to the landowner or the person responsible for the excavation
work, for means of treating or disposing of, with appropriate dignity, the human
remaing and associated grave goods as provided in Public Resources Code Section
5097.98. The landowner or it's authorized representative shall rebury the Native
American human remains and associated grave goods with appropriate dignity on the
property in a location not subject to further disturbance if: a) the Native American
Heritage Commission is unable to identify a MLD or the MLD failed to make a
recommendation within 24 hours after being notified by the commission; b) the
descendent identified fails to make a recommendation;; or ¢) the landowner or it's
authorized representative rejects the recommendation of the descendent, and the
mediation by the Native American Heritage Commission fails to provide measures
acceptable to the landowner.

5.2 - Pursuant to CEQA requirements, mitigation measures shall be required in the
event that unique archaeological resources are not preserved in place or not leftinan
undisturbed state. The project applicant shall provide a guarantee to the City, as Lead
Agency, to pay one half the estimated cost of mitigating the significant effects of the
project on any unique archaeological resources. In determining payment, the City
shall give due consideration to the in-kind value of project design or expenditures
that are intended to permit any or all archaeological resources or California Native
' American culturally significant sites to be preserved in place or leftinan undisturbed
state. When a final decision is made to carry out or approve the project, the City shall,
if necessary, reduce the specified mitigation measures to those which can be funded
with the money guaranteed by the project applicant plus the money voluntarily
guaranteed by any other person or persons for those mitigation purposes. In orderto
allow time for interested persons to provide funding, a final decision to carry out or
approve a project shall not occur sooner than sixty (60) days after completion of any
required environmental documentation pursuant to applicable CEQA requirements.

5-3 - Excavation as mitigation shall be restricted to these parts of the unique
archaeological resource that would be damaged or destroyed by the project
Excavation as mitigation shall not be required for a unigue archaeological resource if
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the City determines that testing or studies already completed have adequately
recovered the sclentifically consequential information from and about the resource,

X S nt | Unkn Potantial | Not Impact
6. { GEOLOGY /SOILS Significa ' “:g Simifoent
Significent |  And or Not In
Would the project: _ . Mitigated | Agplicable {| Previous
8. | Expose people or struotures to potential subetantal
advarse effocts, including the riek of loss, injury, or deeth X

)] Rupm'_repfaknmeamm_ fault, as delineated on
the most recent Alqulst-Priolo Earthquake Fauit Zoning X
MapbmedbyﬂaesmsGaobglatorhuadonom

substantal evidenoe of a known fault (Refer to Division

oanesandGooMPuhlleaﬂon&)
| Strong sefsmic ground shaking?

@): Selsmic-related ground filure, Including liquefaction?
[ D. |
.

Mmmmmsbnorm!omof

E T

BeloeatadonageologtcuMorsolmatbmnwa.or
Mmubmnemmblauammwrﬂ:epmject.

mdpobnﬂanymmlnonoroﬁ-dtahlmﬂde.hteml

subs| llquefaction or coflapse?

d. | Be located on expansive soil, ae defined In Tabls 1815 ‘ X
of the Unifor Builcing Codie (1994), cramting eubetantiel
sks to iife or pre

HaveaonshmbahléofadsquatelywpporlmQﬁaemeof _
aepilchnlsoraltemaﬂvavm_dewabrdispm!mms X
whigre sewers are not avallabls for the disposal of
wastewster?

—_——

Impacts: The proposed future development of medical cannabis cultivation,
manufacturing and testing facilities is not expected to significantly affect the geologic
and soils conditions found in areas designated for these proposed future uses, Puture
project facilities are not expected to expose people or structures to substantial

areas designated for these future uses, little in the way of substantial erosion or
€xposure to unstable or expansive soils are expected to occur,

Mitigation M _

6-1 - All future structures will be required to meet the requirements of the applicable
criteria contained in the City Building Code,

A ' | Significant | Unknown | Foterii] Not impact
7 HAZARDSIHAZARDQUS MATERIALS Significa s N
Sipnificant And In
Woukd the project: - | Mtoated Documet
8. | Create a significant hazard io the public or the
environmant through the routine {ranspori, use, or X
i of hazardous materals?
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Greato, & significant 1azard 10 the public of the

environment through reasonably foreeseable upsst and X
accident cohditions Involving thé release of hazardous
materisls into the environment?
Emit hazardous emlssions or handle hezardous or
haiardous meterials, substances, of waste X

one-quarter mile of an existing or proposed

Be located on a site which is inciuded on a list of
hazardoys materiale sites complled pursuant o
Govemment Code Saclion 65862.5 and, as & result, X
would create a significant hazard to the pubiic or the
environment?

Impair implementation of or physically interfere with an

adopted emergency response plan or emergency X
evacustion plan?
pnopleorshuch:rashasignlﬁeantﬂskuﬂms. X

injury or desth mvolving wildiand fires, including where
wildlands are adjscent to urbanized ereas or where
residences are Intermixed with wildiands?

Impacts: mwmmmdmmmmm
testing’ facilities currently contain nine identified subsurface sites that are
contaminated. These known contaminated sites as well as any unknown
contaminated locations will require subsurface investigations in order to determine
the need for remediation measures. '

The proposed future development of medical cannabis cultivation, manufacturing
and testing facilities will not utilize or transport any hazardous materials which are
capable of creating a significant hazard to the public or the environment. These
proposed future uses will not impair implementation of or physically interfere with
an adopted emergency response plan or emergency evacuation plan and will not
expose people or structures to significant risk of loss, injury or death involving
wildfires.

Mitization M ,

7-1 - In the event that subsurface contamination is discovered in the review or
construction phase of a project, work shall cease and the contamination shall be
remediated in a manner acceptable to California Environmental Protection Agency
and the California State Water Resources Control Board. The Environstor Geotracker
system can identify sites and determine what measures, if any, are required to
mitigate subsurface contamination. '

HYDROLOGYWATER QUALITY Significant | Unknown | Potential
Sipnificant And

Would the project: , Milgeied ;o_':]i;u;i
Viclate any water quality etendards or waste discharge |
requirements? X
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slie or areg, Including through the alteration ofthe .
counaurastraamorﬁvar.lnamnnermwmld X
mullnuhlanﬂalamsbnordhﬂmmoruﬁdha?

@ [en

rade water
Place withina 1 flotd hazerd area ag
e e .
haur:m hate map or other flobd hazard dellneation .
JRapyY

E:posepeoﬂenrmmmas{gnlﬁeammkofbss, X
In; ordmlnvﬂvlngﬂoodhg.hdudhg' flooding as &
mofmefallmofahveaordam?

Inundation by geiche, tsunami, or mudfiow? X

Impacis;

The proposed future development of medica] cannabis cultivation, manufacturing
and testing facilities will invoive grading and construction for greenhouse structures
which will range in size from approximately 13,000 to 30,000 square feet. In addition,
other structures necessary to house manufacturing facilities, security offices, storage
facilities and administrative offices will also be constructed

Project grading and construction may potentially impact surface stormwater quality.
Developers are required to meet all measures for stormwater pollution control, waste

systems or otherwise degrade water quality, In addition, future project development
will not place any housing within a 100-year floodplain hazard area Or expose people
or structures to significant loss, injury or death involving floeding, Future project
facilities will not be exposed to inundation due to a seiche, tsunami or mudfiow,
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Mitigation M :

8-1 - Development shall minimize stormwater runoff by implementing one or more
of the following site design measures identified by the Regional Water Quality Control

Board:
(1) Direct roof runoff into cisterns or rain barrels for reuse:
{2) Direct roof runoff onto vegetated areas safely away from
building foundations and footings, consistent with California
Building Code;
(3) Direct runoff from sidewalks, walkways, and/or patios onto
vegetated areas safely away from building foundations and
footings, consistent with the City Building Code;
(4) Direct runoff from driveways and/or uncovered parking lots
onto vegetated areas safely away from building foundations and
footings, consistent with City Building Code;
(5) Construct bike lanes, driveways, uncovered parking lots,
sidewalks, walkways, and patios with permeable surfaces;
(6) The directing of runoff to bioretention basins and
(7) Other similar measures as identified by the City Engineer.
LAND USE AND PLANNING Signflicant | Unknown | Potertial Not Impact
Potential | Significant | Significant | Reviewsd
Significant | _And : Pm&‘
Would the project: S pomm:n
Physically divide an established community?
X
Confiict with any applicable land use plan, policy, or
reguiation of an agency with jurisdiction over the project
(including, but not limited to, the general plan, specific
plan, locai coestal program, of zoning ordinance) ) 4
adopied for the purpose of avolding or mitigating an
environmentsl effect?
Confiict with any applicable habltat conservation plan or
naturs! community coneervation plan? X

Impacts: The proposed future development of medical cannabis cultivation,
manufacturing and testing facilities wili not divide an established community. As a
result of the previously-approved (January, 2016) modifications to the City Zoning
Code (see Section I Project Description) and the currently proposed Zoning Code
Additional Amendments, these proposed future uses will not conflict with any
applicable land use plans, policies or regulations adopted by the City or any other
agency that has jurisdiction over the areas designated for future project facilities nor
will they conflict with any applicable habitat conservation plan or natural community

conservation plan,
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Mitigation Measures: Given the lack of potentially significant land use and planning
impacts, no mitigation Imeasures are required.

10. [NOIS — Sigrificant | Unknown | Polsntal | Tt s
NOISE _ Polanial | Signioant | St | R
Significant |  And - In
Would the project: Document
a. | Expose people to.wgenemte.nohebvehmm X

mbildndahndwdslnmmalgemralpmwasm
mmw:nmwoﬂmwmmndamﬁ

b. E:ponmom‘borgemmmbome X
or firound bome nolse ievels? .

c. cauuasmﬂanﬂdpemmlnmham

nolee levele i the project vicilty above levels extsting : e
without the . :
d. Cmmgmbmnﬁdmmrarynrpsﬁodlclnmaln
amblont nolse levels in the project vicinlty sbove fevels X
endting without the .

Impacts: The proposed future development of medical cannabis cultivation,
manufacturing and testing facilities will generate construction noise which would

including trenching equipment, trucks, graders, bulldozers, concrete mixers and
portable generators that can reach high levels. The peak noise level for most of the

83 dBA. At400 feet, the peak noise levels range from 52 to 77 dBA. These nofse levels
are based upon worst-case conditions, Typically, construction-related noise levels
near the construction site will be less,

Areas designated for futyre development of medical cannabis cultivation,
manufacturing and testing facilities are currently developed with industrial and
commercial facilities and with one exception do not contain any noise sensitive uses,
The sole exception is the 20-acre parcellocated at the northeast intersection of First
Streetand Lonoak Road. Existing residential uses are Jocated within one-quarter mile
of this parce], Awpntmﬁﬂmieaﬁnpmuponﬁuemhwmdﬁvemmbenﬁﬁgamdﬂnangh
compliance with the City Noise Ordinance.
e, H

10-1 - All project construction activities shall comply with the City Noise Ordinance
which limits the hours of noise-generating construction activities.

. P Hicant | Unknown | Polantie] Nnt impact
11. POPULATION AND HOUSING Signl L | Signitiant pa
St M Andaad Pm:r"mus
Would the project: o Do
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Displace substantial numbemofpeople.nemmilm
meconslruuﬂqnofmpleoementhmwlng elsewhere? ° . X

Dispiace substantal numbers of existing housing, ' )
neceseitating the construction of replacement housing X
elsswhera? :

Induce substantial growth In an area either divectly {for
examplp, by proposing new homes and businessas) or

indiractly (e.g. through ¢adension of reads or other X
Infrastructure)?

Impacts: The proposed future development of medical cannabis cultivation,
manufacturing and testing facilities is estimated to require a total of 1,860 employees.
This employee generation will likely generate demand for housing within or adjacent
to the King City area. The extent of this additional demand is difficult to accurately
estimate without knowing the number of future employees that currently reside in
the area and the number of employees that will be new residents, Employees from
outside the area are expected to create additional housing demand. However, this
potential imipact is offset by the benefits of providing employment for a significant
number of local residents. Future development of proposed project facilities is not
expected to result in any displacement of population or existing housing in the area.

Mitigation Measures: Given the lack of potentially significant population and housing
impacts, no mitigation measures are required.

12. PUBLIC SERVICES

Would the project result In & substartial adverse physical
impacts assoclated with the provision of new or physically
altered govemmentsl faciliies, need for new or physically
altered governinental faciiities, the construction of which
could ¢ause significant envirchmental Impacts, in 4rder to
malntain accaptable service ratios, responee times or other
performance objectives for any of the following public
seivices:

nt

Unknown | Polential
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Significant And
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Not
Significant

Impact
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Previous
Document

Fire protection?

b.
c.

Poli¢e protection? X

Schools?

Parks or other recrestional faciites? X

Other governmeanta) services? {Power) X

Impacts; The proposed future development of medical cannabis cultivation,
manufacturing and testing facilities is estimated to require a total of 1,860 employees,
As previously noted, this employee generation will likely generate demand for
housing within or adjacent to King City. This additional housing demand, the extent
of which is difficult to accurately estimate, will likely resultin an incremental increase
in demand for fire and police protection services as well as an indirect increase in
demand for schools, parks, or other governmental facilities.

According to FEMA and the U.S. Fire Administration, indoor medical cannabis
growing facilities pose safety risks for fire and emergency personnel due to the
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potential for inhalation of chemical fumes or the ignition of flammable materjals in
the event of a fire,

Mitigation M _,

12-1 - As part of the Conditional Use Permit application process, the project applicant
shall submit to the City for review and approval site plans that address and reduce
where feasible safety risks for fire and emergency personnel,

12-2 - As part of the Conditional Use Permit application process, the project applicant
shall submit to the City of review and approval a Lighting Plan which includes the use
of low energy lighting systems and other energy conserving methods.

12-3 - As part of the Conditional Use Permit application process, the project applicant
shall submit to the City for review and approval a Power Plan which indicates

[ 13 RECREATI Signiticant | Unknown | Potentil | Not Impact
13. RECREATION | ; s% 8
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lnehndpmq'eaﬁonalfadlﬂesorraquiraﬂaeeonmwnn
ormndonofmomeﬂmalfonlﬂes.mbhmwnave ' X
an adverse | ffect on the environment?
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facilities or services. However, these. proposed future uses will likely generate
additional new employees (an estimated total of 1,860 employees) that will require
housing and an indirect demand for additional recreation facilities within or adjacent
to the King City area, The extent of this additional demand is difficult to accurately
estimate without knowing the number of future employees that currently reside in
the area and the number of employees that will be new residents. Employees from
outside the area are expected to indirectly generate demand for recreation facilities
and services. However, this potential impact is offset by the benefits of providing
employment for a significant number of local residents. Future development of the
proposed project facilities is not expected to result in the substantial physical
deterioration of any existing recreational facilities nor generate enough demand that
would require the construction or expansion of existing recreation facilities and the
provision of additional recreation services.

Mitigation Measures: Given the lack of potentially significant impacts to recreation
facilities, no mitigation measures are required.

14. TRANSPORTATION/CIRCULATION

Would the project:
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Document

Cause an Increass In traffic, which i substantial in
relation to the existing traffic load and capacily of the
strest sysiem (l.e. result in a substantial increase in X
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(e.g. limited sight visibifity, eharp curves or dangerous
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Resulfinl arki eify?

2%

il
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Impacts: The proposed future development of medical cannabis cultivation,
manufacturing and testing facilities will generate additional motor vehicle trips
associated with employee travel to and from the facilities as well as occasional truck
trips associated with facility operations,

It is estimated that future project development will generate a total of 3,720 vehicle
trips per day. Vehicle trip generation is estimated to total 1,114 vehicle trips per day
within the first year (2017) of operations and 2,316 vehicle trips per day by the year
2020,
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5. UTILITIES & SERVICE SYSTEMS Unkhown | Fotential

cannabis growing facilities would Not generate any additional traffic -related impacts
upon adjacent roadways or other street and roads in the King City area.

Future project development will he required to meet all access and parking
requirements of the City.

Mitigation Measures:
14-1- Aspart of the Conditional Use Permit application process, the projectapplicant

shall submit project blans to the City for review and approval site plans which insure
compliance with all access and parking requirements of the City.
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Impacts: The proposed future development of medical cannabis cultivation,
manufacturing and testing facilities at full development in the year 2025 will generate
demand for water as well as additional demand for wastewater treatment services.
It is estimated that future project development will require a total of 193,890 gallons
of water per day or 70,769,920 gallons (or 217 acre-feet) per year. This water will be
ased for cultivation in greenhouses and propagation in nursery facilities. Water
demand is estimated to total approximately 20 million gallons (or 62 acre-feet) per
year within the first year (2017) of operations and approximately 44 million gallons
(or 135.5 acre-feet) per year by the year 2020. This use of irrigation water is simflar
to other indoor nursery crops. In addition, a minor amount of water will be needed
for exterior landscaping. The California Water Service {or Cal Water) prepared an
Urban Water Management Plan (UWMP) in 2015. Within the UWMP, Cal Water
provided estimates of projected future water use by land use/zoning categories. The
projected estimate for water demand within areas zoned Industrial (without the
proposed project) totaled 72 acre-feet in the year 2020 and 76 acre-feet in the year
2025. Projected project water demands for proposed future development of medical
cannahis growing facilities, therefore, represent a 188% increase in industrial water
demand in 2020 and a 285% increase in 2025. According to well level records, the
groundwater level in the King City area has been relatively consistent gver time.

Itis estimated that future project development will generate a total of 16,393 gallons
(or 164 MGD) of wastewater per day or 5,983,528 gallons (or 5.98 MGD) of
wastewater per year. This wastewater will contain a variety of nutrients typically
found in commercial nursery facilities. Wastewater generation is estimated to total
approximately 1.80 million gailons per year within the first year (2017) of operations
and approximately 3.78 million gallons per year by the year 2020.

‘The City Public Works Department has indicated that the chemicals and nutrients
contzined in the wastewater generated by individual projects are common to
wastewater released from other typical wastewater sources. It should also be noted
that the City Public Works Department samples wastewater ona daily basis, provides
samples to a testing laboratory weekly and performs a wastewater audit twice ayear.
Given this level of monitoring coupled with the anticipated dilution of wastewater
generated by these projects, the City does not anticipate any major issues with
wastewater treatment.

Individual projects will also be required to submit project plans to the City in order
to assess individual project water demands in relation to the available water supplies
and infrastructure and individual project wastewater generation in relation to the
existing wastewater transmission and treatment facilities at that time. In addition,
individual projects will also be responsible for the extension of public water system
lines to their project facilities.
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Mitigation Measures:
15-1 - As part of the Conditional Use Permit application process, the project applicant
shall submit to the City for review and approval a Water Plan which indicates

projected water demands of the project, identifies the source of water and provides
evidence of adequate availability of water supply and sufficient infrastructure to

15-2 - As part of the Conditional Use Permit application process, the project applicant
shall submit site plans to the City for review and approval which indicate projected
wastewater generation of the project, identifies the existing wastewater transmission
and treatment facilities and provides evidence of sufficient wastewater transmission
facilities and treatment capacity to serve the project.

15-3 - The proposed future development of medical cannabis growing facilities shall
be required to extend public water system lines to the project facilities as needed.
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b. Construction-related activities of the proposed future medical cannabis growing
facilities have the potential to generate storm-related runoff pollutani;s. These future

propertes.
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¢. The proposed future development of medical cannabis growing facilities could
potentially result in the generation of construction dust and equipment exhaust
emissions and noise will be required to reduce air quality and noise impacts to less
than significant levels.
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VII. ENVIRONMENTAL DETERMINATION

On the basis of the facts contained within this Initial Study:

I find that the proposed project COULD NOT have a significant effect on
the environment and a8 NEGATIVE DECLARATION will be: prepared.

1 find that although the project could have s significant effect on the
cuvircnment, there will not be s significent effect in'this case because the
mitigation measures described in this document have been added to the
project. A NEGATIVE DECLARATION will be prepared.

1 find that the project MAY have a significant effect on the enviropment and
an ENVIRONMENTAL IMPACT REPORT is required.

1 find that the project MAY have a significant effect(s) on the environment,
but at least one effect 1) has been adequately analyzed in an earlier
docament pursuant to applicable lagal standards and 2) has been addressed
by mitigation measures based on an earfier enaiysis. If ihe effectisa
potentially significant impact or potentiadly significent yiless mitigated, an
ENVIRONMENTAL IMPACT REPORT is required, but it st analyze
only the effects that need to be addressed.

1 find that although the proposed project could have a significant effect on
the environment, there WILL NOT be a significant effect in this case
because all potentislly significant effects (a) have been analyzed adequately
in an earlier FIR pursyant to applicable standards and {b) have been avoided
or mitigated pursuant to that earlier FIR, including project revisions or

@> _Méﬁ—

Steven Adams Date

City Manager
City of King
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VII. CERTIFICATION

1 hereby affirm to the best of my knowledge, based on available information
provided to me through specialist’s technical reports, public documents and original
research, analysis and assessments, the statements and information contained
within this environmental document are true and correct to the degree of accuracy
necessary for public disclosure purposes in accordance with Public Resources Code
Section 21003, 21061 and 21100.

> L

Steven Adams ate
City Manager
City of King
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