AGENDA

REGULAR MEETING OF THE
PLANNING COMMISSION

TUESDAY, JANUARY 16, 2018
6:00 P.M.

Council Chambers, City Hall
212 8. Vanderhurst Avenue, King City, CA

1. CALL TO ORDER

2. ROLL CALL:

Planning Commission Members: Michael Barbree, Margaret Raschella, Ralph
Lee, Vice Chairperson David Mendez, and Chairperson David Nuck

3. FLAG SALUTE

o

PUBLIC COMMENTS

Any person may comment on any item not on the agenda. PLEASE STATE YOUR NAME AND
ADDRESS FOR THE RECORD. Aclion may not be taken on the topic, unless deemed an urgency
matter by a majority vote of the Planning Commission. Topics not considered an urgency matter
might be referred to City staff and placed on a future agenda, by a majority vote of the Flanning
Commission.

5. SELECTION of CHAIR AND VICE CHAIR

Selection of a Chairperson and Vice Chairperson by a vote of the committee for a period of a
year. Per Municipal Code §2.12.020 Appointment, at the first meeting of each calendar year,
the committee shall elect a chairperson and a vice chairperson within its membership, who
shall serve until the first meeting of the following year. A chairperson and vice chairperson
may be elected for successive terms, without restriction as to number.

6. CONSENT AGENDA

All matters listed under the Consent Agenda are consldered routine and ma y be approved by one
action of the Planning Commission, unless any member of the Planning Commission wishes io
remove an item for separate consideration,

A Meeting Minutes of December 18, 2017 Planning Commission Meeting
Recommendation: approve and file.

7. PUBLIC HEARINGS

A Project Name: Sun Street Center
Case No.: CUP 2017-016, AR 2017-005 and VAR 2017-005
Applicant: Anna Fogiia, Sun Street Centers
Location: 637 Broadway Street (APN: 026-092-013-000), 641

Broadway Street and 119 S. Mildred Avenue (APN: 026-
092-014-000), King City, CA. 93930

Consideration: CUP Case No. 2017-016, AR2017-005, and VAR2017-005
for the inpatient and outpatient services proposed for Sun



Recommendation:

Environmental
Determination:

Project Name:
Case No.:
Applicant:
Location:

Consideration:

Recommendation:

Environmental
Determination:

Project Name:
Case No.:
Applicant:

Location:

Street Center at 637 Broadway St, 641 Broadway St., and
119 S. Mildred Ave.

Staff recommends the Planning Commission adopt
Resolution 2018-206 approving CUP2017-016, AR2017-
005 and VAR2017-005 for Sun Street Center to operate
inpatient and outpatient services and remodel and occupy
the existing facilities located on 637 Broadway St., 641
Broadway St., and 119 S. Mildred Ave., King City CA.
93930

Staff has performed a preliminary environmental
assessment of this project and has determined that it falls
within the Class 1 Categorical Exemption set forth in CEQA
Guidelines, section 15301 as this project involves change of
operation of existing structures and involves no expansion
to existing facilittes. The proposed use is simitar in
character to the previous uses which involved retail,
residential and motel uses. The proposed will only involve
tenant improvements to the interior of the existing facilities
and facade improvements including new paint, awnings,
signs, fence, landscaping and re-stripping of the existing
parking lot.

Komfort Court

VAR 2017-004
Joseph Murray, Property Owner
835 Broadway Street, King City, CA 93930

VAR Case No. 2017-004 Variance Request for an eight (8")
foot high fence along the frontage of 935 Broadway St.

Staff recommends the Planning Commission adopt
Resolution 2018-205 approving a Variance Permit for the
construction of an eight (8’) foot high fence along the front-
yard setback of Komfort Court located at 935 Broadway St,
subject to the conditions of approval.

Staff has performed a preliminary environmental
assessment of this project and has determined that it falls
within the Categorical Exemption set forth in CEQA
Guidelines, section 15301 as this involves replacement of a
fence which will not result in any expansion of use or
capacity of the Komfort Court Mobile-Home Park.
Furthermore, Staff has determined that none of the
exceptions to Categorical Exemptions set forth in the CEQA
Guidelines, section 15300.2 apply to this project.

MD BioDesigns

CUP 2017-007
Ron Glantz

1011 Industrial Way, King City, CA.,



Consideration:

Recommendation:

Environmental
Determination:

Project Name:
Case No.:

Applicant:
Location:

Consideration:

Recommendation:

CUP Case No. 2017-007 Cannabis Cultivation (CA TYPE
2A), Manufacturing Level 2 (TYPE 7); and Distribution (CA
TYPE 11) 1011 Industrial Way (APN 026-351-031)

Staff recommends the Planning Commission continue
indefinitely based on applicant's request.

The City previously prepared and certified (September
2016) a Mitigated Negative Declaration (MND) for the
amendment of the City's Zoning Ordinance and the
amendment of the East Ranch Business Park Specific Plan
(ERBP Specific Plan) (Ordinances Nos. 2016-728, 2016-
729 and 2016-730) to allow new land uses in the
Manufacturing Districts (M-1, M-2, M-3) and in the ERBP
Specific Plan. Ordinances Nos. 2017-745 and 746
amended the Municipal Code to allow CA Type 7
Manufacturing and CA Type 11 Distribution.

Staff has conducted an Initial Study related to this proposed
project (CUP Case No. 2017-010) and has determined the
project is fully within the scope of, and consistent with the
prior MND. The Adoption of a Finding of Consistency has
been recommended, per CEQA Guidelines Section 15162
and has been noticed for Public Review.

Boutique Unlimited: Operations Phasing
CUP 2016-014(a) 18

Boutique Unlimited: Mike Ferguson
161 Airport Drive, King City, CA. 93930

CUP Case No.2016-014(a) 18, Amendment to a previously
approved CUP that allowed development of a vacant parcel
of 1.0 acre in size. The approved development will
construct a two-story building of approximately 41,500 sf
with a 20,750-sf footprint. The structure will be used for
Indoor Cannabis Cultivation (CA Type 3A), Nursery (CA
Type 4), Level 2 Manufacturing (CA type 7) Manufacturing
and Distribution (CA Type 11).

This Amendment would identify a streamlined program to
begin limited operations in temporary structures. It also
would describe the scope of proposed streamlined
operations, a time limit for their streamlined operation and
the Conditions of Approval for their initiation and ongoing
use. No expansion of the approved development is
proposed.

Staff recommends the Planning Commission 1) review
Conditional Use Permit Application for Phased Operations,
2) receive public comment; 3) provide Staff with comment
and direction; and 4} continue action on the Amendment

(CUP 2016-014(a}18) to February 6, 2018.



Environmental
Determination:

Project Name:

Case No.:

Applicant:

Location:

Consideration:;

Recommendation:

Environmental
Determination;

King City previously prepared and certified {September
2016) a Mitigated Negative Declaration {MND) for the
amendment of the City's Zoning Ordinance and the
amendment of the East Ranch Business Park Specific Pian
(ERBP Specific Plan) (Ordinances 2016-728, 2016-729 and
2016-730) to allow new land uses in the Manufacturing
Districts (M-1, M-2, M-3) and in the ERBP Specific Plan.
Level 2 Manufacturing CA (Type 2) and Distribution were
allowed in August 2017, (Ordinances 2017-745 and 746},

During the review and decision-making process related to
CUP 2016-014, the City of King conducted an Initial Study
(IS) of the project, determined that the project was fully
within the scope of the prior analysis by the MND and
provided public notice. On December 19, 2017 the Planning
Commission made a of a Finding of Consistency with the
MND per CEQA Guidelines Section 15162. This proposed
Amendment does not add uses or increase development
size, intensity or location and is therefore consistent and in
accord with the Commission’s Finding.

Boutique Unlimited: Commercial Cannabis Nursery (TYPE
4) and Operations Phasing

CUP 2016-008(c)18 (Third Amendment to CUP 2016-008)

Boutique Unlimited: Mike Ferguson

151 Airport Road, APN 026-351-022

CUP 2016-008(c)18, Amendment to a previously approved
CUP that approved renovation of an existing 15,592 square
foot structure. The previously approved uses are Cannabis
Cultivation (CA Type 3A), Level 2 Manufacturing (CA type
7), Distribution (CA Type 11). Previous approval allows a
second floor of 15,572 sf to be added inside the existing
space. It aiso allows expansion to the west to include an
additional 9,508 square feet of floor area in two stories.

This Amendment would allow Nursery Use (CA Type 4)
Use, without changing the size, the exterior of the structure
or the site. It would also identify a streamlined program to
begin limited operations. This Amendment describes the
scope of proposed phased operations, a time limit for their
streamlined operation and the Conditions of Approval for
their initiation and ongoing use.

Staff recommends the Planning Commission 1) review
Conditional Use Permit Application for Phased Operations,
2) receive public comment; 3) provide Staff with comment
and direction; and 4) continue action on the Amendment
(CUP 2016-008(c)18) to February 6, 2018.

The project qualifies as a Class 32 Categorical Exemption
per CEQA Guidelines 15332 (Infili Projects), being
surrounded by urban uses and not having significant
impacts to traffic, noise, air quality or water quality.



Project Name:
Case No.:
Applicant:
Location:

Consideration;

Recommendation:

Environmental
Determination:

Project Name:
Case No.:
Applicant:
Location:

Consideration:

Elite Molecular, LLC: Parking Area and Drainage Revisions
CUP 2017-009(a)18

Elite Molecular: David Bonvillain

101 Airport Drive

CUP 2017-009(a)18, Amendment to a previously approved
CUP that approved renovation of an existing 10,500 square
foot structure to include re-construction of the northern
portion of the structure (2,800 sf). The footprint of the
existing structure does not expand.

This Amendment would amend the proposed parking lot
configuration, paving type, and site drainage. The proposed
Amendment is based on new information regarding the
existing parking lot condition in regard to amount and type
of permeable area.

Staff recommends the Planning Commission 1) review
Conditional Use Permit Application for Phased Operations,
2) receive public comment; 3) provide Staff with comment
and direction; and 4) continue action on the Amendment
(CUP 2017-009(a)18) to February 6, 2018.

The project qualifies as a Class 32 Categorical Exemption
per CEQA Guidelines 15332 (Infill Projects), being
surrounded by urban uses and not having significant
impacts to traffic, noise, air quality or water quality.

King City Cultivation: Operations Phasing
CUP 2017-010(a)18

King City Farms, LLC: Brandon Gesicki
325 Airport Drive,

Amendment to a previously approved CUP that allowed the
Applicant to expand development on a partially developed
parcel. The site is approximately 2.06 acres, approved
development includes approximately 20,000 sf of new
greenhouse structures for Cultivation (CA Type 3B) and a
new addition (2,000 sf) onto the existing 3,000 sf structure
for Level 2 Manufacturing (CA Type 7) and Distribution (CA
Type 11) Uses. New parking, landscaping and fencing will
be part of the project.

This Amendment would identify a phased program to begin
limited operations in the existing structure and in one
temporary manufactured structure on an existing concrete
pad. It ailso would describe the scope of proposed
streamiined operations, a time limit for their streamlined
operation and the Conditions of Approval for their initiation
and ongoing use. No expansion of the approved
development is proposed.



Recommendation:

Environmental
Determination:

8. NON-PUBLIC HEARINGS

None

Staff recommends the Planning Commission 1) review
Conditional Use Permit Application for Phased Operations,
2) receive public comment; 3) provide Staff with comment
and direction; and 4) continue action on the Amendment
(CUP 2017-010(a)18) to February 6, 2018.

King City previously prepared and certified (September
2016) a Mitigated Negative Declaration (MND) for the
amendment of the City’s Zoning Ordinance and the
amendment of the East Ranch Business Park Specific Plan
(ERBP Specific Plan} (Ordinances 2016-728, 2016-729 and
2016-730) to allow new land uses in the Manufacturing
Districts (M-1, M-2, M-3) and in the ERBP Specific Plan.
The Zoning Ordinance was amended to allow Level two
Manufacturing (CA Type 7) and Distribution (CA Type 11) in
August, 2017.

During the review and decision-making process related to
CUP 2017-010, the City of King conducted an initial
study(IS) of the project, determined that the project was
fully within the scope of the prior analysis by the MND and
provided public notice. On December 05, 2017 the Planning
Commission made a Finding of Consistency per CEQA
Guidelines Section 15162. This proposed Amendment does
not add uses or increase development size, intensity or
location and is therefore consistent and in accord with the
Commission’s Finding.

9. PLANNING COMMISSIONER REPORTS

10. DIRECTOR’S REPORT -

11. WRITTEN CORRESPONDENCE

12. ADJOURNMENT

UPCOMING REGULAR MEETINGS

January 2018

January 2r9 6:00 p.m. 2 Planning Commission (Canceled)
January 8t 6:00 p.m. Airport Advisory Commitiee
January gt 6:00 p.m. City Council

January 15t 6:00 p.m. Recreation Commission

January 16t 6:00 p.m. Planning Commission

January 23 6:00 p.m. City Council




February 2018

February 6 6:00 p.m. Planning Commission
February 12t 6:00 p.m. Airport Advisory Committee
February 13t 6:00 p.m. | City Council

February 19t 6:00 p.m. | Recreation Commission
February 20t 6:00 p.m, Planning Commission
February 27t 6:00 p.m. | City Council

ADT: Average dalty trips maxdle by vehides OF parsons in a 24-hour period
ALUC: Airpoit Land Use Commission

ANBAG: The Association of Monterey Bay Area Govemmens. The AMBAG region inchudes Mortirey, San Benfto and Sarta Cuz Counties, and seives as both
afederaly designated Metropolitan Planning Orgarization and Councl of Govemment AMBAG manages the region’s transportation demand model and prepares
regional housing, population and employment forecastthat are utiized Ina variety of regional plans,

APCD: Ar Pollution Conrol District

BMP: Best Management Praciice, Bie Master Plan

CAP: Cimale Action Plan
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CFD: Community Facilles Disirict

COG: Acound of govemment, orreg‘omlwum‘l.isanﬁcuganlzamefmnahgamuﬁiﬁm regional community. It serves the local govemments
by dealngwith Issues that cross poliical boundaries.

CUP: Conditional Use Permit

EIR: Emionmental Impact Report
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FEMA: Federal Emergency Management Agenicy

CGHG: Greenhousa gas

HOME: Home Invesiment Partnesship Act(a federal program o assist heusing forlow and moderaie income houssholds)
HCP: Hehitat Conservation Plan

HCD: State Depariment of Housing & Community Development

HUD: LS. Department of Housing and Urben Development

LID: Low Impact Development (measures o reduce rainwater sunoffimpacis)

LLA: L andscaping and Lighting Distict

LOS: Level of Service (a2 measLrement of raffic effidency used by Caltrans)
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MOU: Memorandurn of Understanding

MND: Mitigarted Negafive Declartion
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Neg Dec: Negalive Dedaration (a CEQA statementthat a projectwil not have a significant effect on the envionment)
NEPA: Naticnal Environmertial Poficy Act
SOI: Sphese of Infiuence.

TAMC: The Transpartaion Agency for Montensy County develops and maintains a mutimodal transpartation system for Monierey County. TAMC consisis of iocal
officials from each anbreydty(12dﬁas)a1dﬁve(5)co‘.|rlysuper\dsorhldstfbb,amec-ql’fd::nﬂrhasfrunsb((ﬁ)p‘ﬂcagemis.
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Planning Commission Minutes
December 19, 2017

1. Call to Order

Chairperson Nuck called the regular meeting of the Planning Commission of the City of King to order at
6:02 p.m.

2. Pledge of Allegiance

Chairperson Nuck led the Commission and audience in the Pledge of Allegiance.

3. Roll Call

Chairperson David Nuck _X_ Vice Chair David Mendez _X_
Michael Barbree _X _Margaret Raschella _X Ralph Lee X

Commissioner Raschelia made a motion to excuse Commissioner Lee, seconded by . Commissioner
Barbree.

Staff present: Community Development, Director Doreen Liberto; Principal Planner, Scott Bruce;
Assistant Planner, Maricruz Aguilar-Navarro; Admin. Asst./Deputy City Clerk, Erica Sonne.

4. Public Comments

None

5. Presentations

None
6. Consent Calendar

All matters listed on the Consent Calendar are considered routine and may be approved by one action of
the Planning Commission, unless any member of the Planning Commission wishes to remove an item for
separate consideration.

A. Approval of Minutes: December 5, 2017

Action: Motion made by Commissioner Mendez to approve minutes of December 5, 2017 with
corrections. Seconded by Commissioner Barbree. Motion carried 4-0.

-

7. Public Hearing items

A, Project Name: MD BioDesigns
Case No.: CUP 2017-007
Applicant: Ron Glantz
Location: 1011 Industrial Way, King City, CA.
Consideration: CUP Case No. 2017-007 Cannabis Cultivation (CA TYPE 2A),

Manufacturing Level 2 (TYPE 7); and Distribution (CA TYPE 11)
1011 Industrial Way (APN 026-351-031)

Recommendation: Staff recommends the Planning Commission continue this item to
January 18, 2018 based on applicant’s request.

PC Regular Meeting December 18, 2017 1



Environmental
Determination;

The City previously prepared and certified (September 2016) a
Mitigated Negative Declaration (MND) for the amendment of the
City's Zoning Ordinance and the amendment of the East Ranch
Business Park Specific Plan (ERBP Specific Plan) (Ordinances
Nos. 2016-728, 2016-729 and 2016-730) to allow new land uses in
the Manufacturing Districts (M-1, M-2, M-3) and in the ERBP
Specific Plan. Ordinances Nos. 2017-745 and 746 amended the
Municipal Code to allow CA Type 7 Manufacturing and CA Type 11
Distribution.

Staff has conducted an Initial Study related to this proposed project
(CUP Case No. 2017-010) and has determined the project is fully
within the scope of, and consistent with the prior MND. The
Adoption of a Finding of Consistency has been recommended, per
CEQA Guidelines Section 15162 and has been noticed for Public
Review,

Principal Planner, Scott Bruce introduced this item going over his power point.

Chair Nuck opened the public hearing, seeing no one come forward, Chair Nuck closed the public

hearing.

Action: Motion made by Commissioner Barbree to continue this item to January 16, 2018 based on
applicant’s request. Seconded by Commissioner Mendez. Motion carried 4-0.

B. Project Name:

Case No.:

Applicant;

Location:

Consideration:

Recommendation:

Environmental
Determination:

PC Regular Meeting December 19, 2017

Boutigue Unlimited

CUP 2016-014

Mike Ferguson

North of 151 Airport Drive, APN 026-521-030

CUP CaseN0.2016-014, Medical Cannabis Manufacturing Level 2
(CA TYPE 7) and Distribution (CA TYPE 11):

Staff recommends the Planning Commission: 1) review Conditional
Use Permit Application, 2) receive public comment, and 3) adopt
the attached Resolution approving Conditionai Use Permit Case No.
2016-014.

The City previously prepared and certified (September 20186) a
Mitigated Negative Declaration (MND) for the amendment of the
City's Zoning Ordinance and the amendment of the East Ranch
Business Park Specific Plan (ERBP Specific Plan) (Ordinance Nos.
2016-728, 2016-729 and 2016-730) to allow new land uses in the
Manufacturing Districts (M-1, M-2, M-3) and in the ERBP Specific
Plan. The Municipal Code was amended in June and August of
2017 to allow Manufacturing Level 2 (CA Type 7 and Distribution
(CA Type 11.)

Staff has conducted an Initial Study related to this proposed project
(CUP Case No. 2016-008) and has determined the project is fully
within the scope of, and consistent with the prior analysis conducted



on the MND. The Adoption of a Finding of Consistency has been
recommended per CEQA Guidelines Section 15162 and has been
noticed for Public Review.

Principal Planner, Scott Bruce introduced this item going thru his power point,

Chair Nuck opened the public hearing, seeing no one come forward,
Chair Nuck closed the public hearing.

Action: Motion made by Commissioner Barbree to adopt the attached Resolution 2017-203 approving
Conditional Use Permit Case No. 2016-014. Seconded by Commissioner Raschelia. Motion carried 4-0.

C. |131rt)aject Name: Boutique Uniimited: Commercial Cannabis Distribution (CA TYPE
Case No.: CUP 2016-008(b)17
Applicant: Mike Ferguson
Location: 151 Airport Road, APN 028-351-022
Consideration: $1L)IP 2016-008(b)17, Commercial Cannabis Distribution (CA TYPE
Recommendation: Staff recommends the Planning Commission: 1) review Conditional

Use Permit Application, 2) receive public comment, and 3) adopt
the attached Resolution approving Conditional Use Permit Case No.
2016-008(b}17.

Environmental

Determination: The project qualifies as a Class 32 Categorical Exemption per
CEQA Guidelines 15332 (Infill Projects), being surrounded by urban
uses and not having significant impacts to traffic, noise, air quality
or water quality.

Principal Planner, Scott Bruce introduced this item going thru his power point.

Chair Nuck opened the public hearing, a gentlemen from the audience ask about the security and if the
police would have to handle it. Scott Bruce stated that the applicants have to have private security and
the police department can monitor the inside of the building with cameras.

Chair Nuck closed the public hearing.

Action: Motion made by Commissioner Raschella to adopt the attached Resolution 2017-204 approving
Conditional Use Permit Case No. 2016-008(b)17. Seconded by Commissioner Barbree. Motion carried 4-
0.

8. Non-Public Hearing Items —

A Project Name: Mee Memorial Hospital Minor Sign Variance
Case No.: SN 2017-008
Applicant; Nigel Hearne, ASAP Signs
Location: 300 Canal Street, King City, CA 93930

PC Regular Meeting December 19, 2017 3



Consideration: Consideration of a minor sign variance application for Mee
Memorial Hospital to instail a 13 feet high freestanding sign located
at 300 Canal Street, King City, CA.

Recommendation: Staff recommends the Planning Commission approve Sign Variance
Application Case No. SN 2017—008 for Mee Memerial Hospital to
install a 13' high freestanding sign at 300 Canal Street, Sbijet to the
attached conditions of approval.

Environmental
Determination: The project qualifies as a Class 1 Categorical Exemption per CEQA
Guidelines 15301 (Existing Facilities)

Assistant Planner, Maricruz Aguilar introduced this item going thru her power point.

Action: Motion made by Commissioner Barbree to approve Sign Variance Application Case No. SN
2017—008 for Mee Memerial Hospital to install a 13’ high freestanding sign at 300 Canal Street, with line
of sight adjustments (Conditional of Approval #7). Subject to the attached conditions of approval.
Seconded by Commissioner Mendez. Motion carried 4-0.

B. Project Name: ARCO
Case No.: SN 2017-010
Applicant: Steve Locke, Sign Designs
Location: 1302 Broadway Circle, King City
Consideration: A Minor Sign Variance Application for Arco Gas Station to Install a

new Cabinet Led Box to Reface the Existing Face of a 15'11” in
Height Freestanding Monument Sign Located at 1302 Broadway
Circle, King City, CA. 93930

Recommendation:  Planning Commission approve Sign Variance Application Case No.
SN 2017-010 for ARCO Gas Station to install a 15'11” tall
freestanding sign at 1302 Broadway Circle, subject to the attached
conditions of approval.

Environmental

Determination: The proposed uses are Categorically Exempt, Class 1, Existing
Facilities, Section 15301, title 14. California Code of Regulations,
CEQA.

Action: Motion made by Commissioner Raschella to approve Sign Variance Application Case No. SN
2017-010 for ARCO Gas Station to install a 15'11" tall freestanding sign at 1302 Broadway Circle, subject
to the attached conditions of approval. Seconded by Commissioner Barbree. Motion carried 4-0.

9. Regular Business- None

10. Planning Commission Report ~

11. Director Reports- Discussion of upcoming requests to streamline portions of previously approved,
Commercial Cannabis related Conditional Use Permits.

Cannabis applicants would like partial uses while getting the buildings up. 325 Airport and 151 Airport are
the applicants.

Steven Beals, Legal Council for Boutique Unlimited, would like to have partial uses to keep their contacts
while they build out. It would be a dispatch center. They would like to figure out a way to do some
manufacturing. They would like to do pods and storage containers as well as office space. This item will

PC Regular Meeting December 18, 2017 4



be brought before Pianning Commission on January 16" provided the applicant gets enough information
to the City for noticing in the paper and addresses for mailings.

Brandon Gesicki, stated that other clients would like to have some of the same requests. They would like
to make some of the money back that they have put out.

12. Written Correspondence- None
13. Adjournment
There being no further business, the Planning Commission meeting was adjourned at 7:10 p.m.

David Nuck Erica Sonne
Planning Commission Chairperson Planning Commission Secretary
City of King City of King

FC Regular Meeting December 19, 2017 5
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ING CITY
k. f‘A/-"Of?NIA
REPORT TO THE PLANNING COMMISSION
DATE: JANUARY 16, 2018
TO: MEMBERS OF THE PLANNING COMMISSION
FROM: DOREEN LIBERTO-BLANCK, AICP, COMMUNITY
DEVELOPMENT DIRECTOR

SUBJECT: CONSIDERATION OF A CONDITIONAL USE PERMIT FOR SUN
STREET CENTERS CASE NO. CUP2017-016/ARCHITECTURAL
REVIEW CASE NO. AR2017-005/VARIANCE PERMIT CASE NO.
-VAR2017-005 LOCATED AT 637 & 641 BROADWAY STREET AND
119 SOUTH MILDRED (APN 026-092-014 & APN 026-092-013)

RECOMMENDATION:

The Planning Commission adopt the attached Resolution approving CUP Case No.
2017-016, AR Case No. 2017-005 and VAR Case No. 2017-005.

BACKGROUND

Since 1968, Sun Street Centers (“SSC”) has been providing comprehensive and
effective services for education, prevention and recovery of alcohol addiction and
drug abuse. Their mission is to prevent alcohol and drug addiction by offering
education, prevention, treatment and recovery to individuals and families regarding
of income level. SSC offers programs in Salinas, Soledad, Marina, and Seaside.
They have a residential program and transitional housing in Salinas. SSC requests
to construct a residential program and outpatient treatment program in King City on
the corner of Broadway Street and South Mildred. It will also serve as one-stop
center providing a variety of support services, which may include counseling, job
placement, housing, legal, youth prevention, and other assistance. SSC is in the
process of purchasing the property which currently contains the Primo Party Supply
Store and the Cinderella Motel.

SSC submitted conditional use permit, architectural review and variance
applications to allow the use of inpatient services, outpatient services, a community
room, on-site manager and sober living house, landscape improvements, exterior
facade enhancements, installation of a new fence/gate re-stripping and
reconfiguration of the parking lot and circulation for the operation of Sun Street
Centers treatment center. The proposed use will occupy existing buildings on both
parcels (APN: 026-092-014-000 and APN: 026-092-013-000) and involve no
expansion to the existing floor area. The properties are zoned Highway Service (“H-



Planning Commission January 16, 2018
Sun Street Centers

CUP2017-016/AR2017-005/VAR2017-005

Page 2 of 21

§”) and have the General Land Use Designation of Highway Service Commercial
("HSC”). The project includes a variance request to install a new six (6') feet in
height fence along the frontage of Broadway Street for the safety and privacy of the
patients. The fence will be screened through installation of new landscaping.

DISCUSSION

S8C is proposing a substance abuse disorder treatment program. Existing buildings,
including an existing commercial building, an existing older motel and an existing
older home, would be renovated and the drive-way off of Broadway closed with that
area landscaped. In general, the buildings will be repainted, awnings and windows
installed and landscaping planted. The applicant proposes to remove one of the
existing sheds to allow a larger outdoor recreational area. (Reference Exhibit 1-
Sheet A1-2.)

The proposal includes the following uses:

* A Residential Program, to treat sixty (60) clients in the inpatient program
per year. The Residential Program will house twenty (20) clients at a
time, ten (10) men and ten (10) women in separate quarters and
programs. The program will be staffed 24/7 with at least two (2) staff
members on duty at all times.

* An Outpatient Treatment Program, to serve at least forty (40) clients a
year.

e Community Center for Outpatient Services, collaborating with four (4)
community partners. There will be three (3) staff members on duty from
8 a.m. to 6 p.m., Monday through Friday.

e A Sober Living Environment consisting of two housing units and
supporting program graduates who need supportive housing as they re-
enter the community.

* A resident manager apartment and full-time manager will be located
above the community center.

While not specifically identified, these uses are similar to those listed in the Highway
Service (“HS”) Zoning District. (Reference Exhibit 2 for detailed Program
Description.)

Exhibit 3 is the site plan identified as A1.1 and dated December 15, 2017 that shows
the locations of the proposed uses and structures. There will be sixteen (16) parking
spaces.
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Sun Street Centers

CUP2017-016/AR2017-005/VAR2047-005

Page 3 of 21

S8C is requesting a variance to allow a six [6'] foot high security fence along a
portion of Broadway Street for the safety and privacy of the patients. The fence will
be screened through installation of new landscaping.

The project wili fulfill one of the key recommendations of the City’'s Comprehensive
Plan to End Youth Viclence. The City Council has approved allocation of matching
funds to assist SSC in obtaining the grant that will fund acquisition and upgrade of
the property. Staff has met with the Police Chief, High School Superintendent and
High School Principal to discuss any potential security concemns. All parties were
supportive of proceeding with the project and felt it will be an important asset to
addressing current community unmet needs and issues. Most of the services
provided can only currently be accessed in Salinas, which means most individuals
in the community that need these support services are not receiving them at this
time.

ENVIRONMENTAL DETERMINATION

Staff has determined that the project falls within the Class 1 Categorical Exemption
set forth in CEQA Guidelines, Section 15301 as it involves change of operation of
existing structures and involves no expansion to existing facilities. The proposed
use is similar in character to the previous uses which involved retail, residential and
motel uses. There will be minor architectural improvements and the addition of
landscaping to improve the appearance of the site. There are no anticipated
significant environmental impacts in the proposed use of the existing site. The
proposed will oniy involve tenant improvements to the interior of the existing facilities
and fagade improvements including new paint, awnings, signs, fence, landscaping
and re-stripping of the existing parking lot.

ALTERNATIVES:
1. Adopt Resolution No. 2018-208, approving the project.
2. Request additional changes be made to the project.

3. Do not adopt Resolution No. 2018-206. If the Planning Commission wishes
to deny the project, identify the reasons for denial, direct staff to prepare a
Resolution for Denial and continue the item to a future meeting.

Exhibits:
Exhibit 1: Findings of Facts
Exhibit 2: Planning Commission Resolution No. 2018-206
Exhibit 3: Conditions of Approval
Exhibit 4: Project Design
Exhibit 5: Proposed Uses of Existing Buildings and Layout
Exhibit 6: Proposed Operation Description
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Submitted by:

Doreen Liberto-Blanck, AICP, Community Development Director

Approved by:

Steven Adams, City Manager
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EXHIBIT 1

Case No.(s): CUP2017-016, AR2017-005 & VAR2017-005
FINDINGS OF FACTS

The purpose for making Findings of Facts to "bridge the analytical gap between the
raw evidence and ultimate decision”. The Municipal Code gives the Planning
Commission (“Commission”) the authority to approve a project so long as the
Commission can make certain findings. Written "findings of fact" are required in
order to support the decision of the hearing body to approve or deny a project.

An Initial Study was prepared for the proposed project. Because there is a potential
for the project to have significant environmental impacts on the environment, based
upon the requirements of the California Environmental Quality Act (“CEQA”) it was
determined that a Mitigated Negative Declaration wouid be prepared. The Mitigated
Negative Declaration is attached to this report.

California Environmental Quality Act (CEQA) Findings of Fact

The project qualifies for a Class 1 Categorical Exemption set forth in CEQA
Guidelines, Section 15301 as it involves change of operation of existing structures
and involves no expansion to existing facilities. The proposed use is similar in
character to the previous uses which involved retail, residential and motel uses.
There will be minor architectural improvements and the addition of landscaping to
improve the appearance of the site. There are no anticipated significant
environmental impacts in the proposed use of the existing site. The proposed will
only involve tenant improvements to the interior of the existing facilities and facade
improvements including new paint, awnings, signs, fence, landscaping and re-
stripping of the existing parking lot. The offices and uses will be monitored by on-
site managers and there are no anticipated significant impacts.

Conditional Use Permit Findings

a. The proposed project is consistent with the City of King requirements and
provisions of the General Plan and Zoning Ordinance.

b. The proposed project is consistent with the general guidelines of the West
Broadway Master Plan.

¢. The proposed project, based on the evaluation contained in this report and
pursuant to the attached Conditions of Approval, is consistent with the
standards of the Highway Service zoning district.

d. Sun Street Centers, a 501 ¢3 organization in King City, Salinas, Seaside and
Greenfield, assists persons with addictions. The proposal is to convert the
southeast corner of Broadway and Mildred into a treatment center to serve
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the community. The new use will have offices similar to medical or
psychological treatment offices, and on-site overnight stay for those with
addictions.

e. The proposed uses (addiction treatments) are similar in character to medical
and/or psychological and/or psychiatric services that would normally be part
of medical offices and professional offices.

f. Prior to the existing buildings, the site was used historically as a service
station. The applicant has conducted an extensive subsurface soil evaluation
to determine that no significant soil contamination occurred.

Architectural Review Findings

g. The proposal is for exterior architectural enhancements and interior
remodeling for the proposed uses. The application, a CUP, proposes to use
an existing commercial building (previousiy retail type uses) for treatment
offices. An existing motel and an existing house on the same site will be used
for overnight stays for those being treated for addictions. An on-site
managers unit is proposed to manage the site facility.

h. New parking and landscaping is proposed, upgrading the appearance of the
site. No significant floor area additions are proposed. Changes to the site and
buildings are mostly cosmetic.

Variance Findings

i. The installation of a six (6’) foot high security fence along Broadway Street
will only be to screen the residential component of the treatment center. The
fence itself will be screened through installation of new landscaping.

j. The proposed use for the residential component is similar to the previous use
of long term stay in the motel. The project invoives only using the existing
buildings and is not proposing to expand the square footage.

k. The granting of the variance will not be contrary to the intent of this title or to
the public safety, health and welfare. The project consists of improving the
site and allowing for privacy and security fence for the residential treatment
area.

. Due to special conditions or exceptional characteristics of the property, or its
location, the strict application of this title would result in practical difficuities
and unnecessary hardship. The property will only be fencing a small portion
of the facility and is proposed for security and privacy uses. The project
involves removing the entrance from Broadway Street and have only access
off from Mildred Avenue. The fence area will be landscape to be pedestrian
friendly and complement with the landscape area of adjacent properties.
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EXHIBIT 2
RESOLUTION NO. 2018-206

RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF KING,
APPROVING CONDITIONAL USE PERMIT CASE NO. CUP 2017-016, AR 2017-
005 AND VAR 2017-005 FOR A HEALTH FACILITY PROVIDING SERVICES TO

ASSIST THOSE IN THE COMMUNITY FACING ADDICTION LOCATED AT 637
and 641 BROADWAY STREET and 119 S. MILDRED AVENUE, KING CITY,
CALIFORNIA.

WHEREAS, On November 29, 2017, Sun Street Centers, a nonprofit organization,
requested a Conditional Use Permit (“CUP”) Case No. 2017-016 and Architectural Review,
AR 2017-005, and Variance Permit, VAR 2017-005 for a 11,976 square foot treatment
facility, landscaping and sixteen parking spaces which will utilize existing commercial
building, an existing older motel and an existing older home located at 637 and 641
Broadway and 119 S. Mildred Avenue, King City, CA. The use will be similar to a medical
clinic that provides professional services and overnight stays for some clients within the
space currently occupied by a motel. The facility, as described in the Staff Report, is
proposed within the West Broadway Master Plan area. The site is zoned Highway Service
(“H-8”) and is designated Highway Service Commercial (“HSC”) in the General Plan.; and

WHEREAS, On January 16, 2018, the Planning Commission (“Comm:ss:on”)
held a public hearing to consider the proposal of Sun Street Centers; and

WHEREAS, the project, with the provisions to complete some interior remodels and
some exterior improvements to the existing buildings, and provide new landscaping and
remodel the existing parking lot, qualifies for a Class 1 Categorical Exemption of CEQA
consisting of "Existing Facilities,” where the project both individually and cumulatively will
not have a significant negative environmental impact; and

WHEREAS, the Commission reviewed the staff report, accepted public testimony,
and considered all other relevant information during the duly noticed public hearing on
January 16, 2018; and

WHEREAS, the Commission makes the followings findings of facts:

Conditional Use Permit Findings

1. The proposed project is consistent with the City of King requirements and provisions
of the General Plan and Zoning Ordinance.

2. The proposed project is consistent with the general guidelines of the West Broadway
Master Plan.

3. The proposed project, based on the evaluation contained in this report and pursuant
to the attached Conditions of Approval, is consistent with the standards of the
Highway Service zoning district.
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4. Sun Street Centers, a 501 ¢3 organization in King City, Salinas, Seaside and
Greenfield, assists persons with addictions. The proposal is to convert the southeast
corner of Broadway and Mildred into a treatment center to serve the community. The
new use will have offices similar to medical or psychological treatment offices, and
on-site overnight stay for those with addictions.

5. The proposed uses (addiction treatments) are similar in character to medical and/or
psychological and/or psychiatric services that would normally be part of medical
offices and professional offices.

6. Prior to the existing buildings, the site was used historically as a service station. The
applicant has conducted an extensive subsurface soil evaluation to determine that
no significant soil contamination occurred.

Architectural Review Findings

7. The proposal is for exterior architectural enhancements and interior remodeling for
the proposed uses. The application, a CUP, proposes to use an existing commercial
building (previously retail type uses) for treatment offices. An existing motel and an
existing house on the same site will be used for overnight stays for those being
treated for addictions. An on-site managers unit is proposed to manage the site
facility.

8. New parking and landscaping is proposed, upgrading the appearance of the site.
No significant floor area additions are proposed. Changes to the site and buildings
are mostly cosmetic.,

Variance Findings

9. The installation of a six (6") foot high security fence along Broadway Street will only
be to screen the residential component of the treatment center. The fence itself will
be screened through installation of new landscaping.

10. The proposed use for the residential component is similar to the previous use of long
term stay in the motel. The project involves only using the existing buildings and is
not proposing to expand the square footage.

11. The granting of the variance will not be contrary to the intent of this title or to the
public safety, health and welfare. The project consists of improving the site and
allowing for privacy and security fence for the residential treatment area.

12. Due to special conditions or exceptional characteristics of the property, or its location,
the strict application of this title would result in practical difficulties and unnecessary
hardship. The property will oniy be fencing a small portion of the facility and is
proposed for security and privacy uses. The project invoives removing the entrance
from Broadway Street and have only access off from Mildred Avenue. The fence
area will be landscape to be pedestrian friendly and complement with the landscape
area of adjacent properties.
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NOW, THEREFORE, BE IT HEREBY RESOLVED that the Planning Commission
of the City of King approves CUP Case No. CUP 2017-016, AR 2017-005, and VAR 2017-
005, consistent with Exhibits 4 and § and all conditions of approval as presented.

This resolution was passed and adopted this 16" day of January 2018, by the foliowing
vote:

AYES:
NAYS:
ABSENT:
ABSTAIN:

DAVID NUCK, CHAIRPERSON
ATTEST:

ERICA SONNE
SECRETARY TO THE PLANNING COMMISSION
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EXHIBIT 3
CONDITIONS OF APPROVAL

CONDITIONAL USE PERMIT CASE NO. 2017-016, ARCHITECTURAL REVIEW
CASE NO. AR 2017-005 AND VARIANCE PERMIT CASE NO. VAR 2017-005
PLANNING COMMISSION CONDITIONS OF APPROVAL/MITIGATION
MEASURE (SUN STREET CENTERS)

CONDITIONS OF APPROVAL

Community Development Department (The applicant should discuss the
following conditions of approval (“COA*”) with Maricruz Aguilar at 831.386.5916, if
there are any questions):

1. Project Description: This is an approval for a Substance Use Disorder
Treatment Program located at 637 Broadway Street, 641 Broadway Street and
119 South Mildred Street. (Reference Attachment 1 - Full Project
Description.}

The conditional use permit ("CUP"), the architectural review ("AR") and
variance permit (“VAR”) approvals for existing 11,976 square feet of existing
buildings include, but are not limited to:

Uses:

* A Residential Program, to treat sixty (60) clients in the inpatient program
per year. The Residential Program will house twenty (20) clients at a
time, ten (10) men and ten (10) women in separate quarters and
programs. The program will be staffed 24/7 with at ieast two (2) staff
members on duty at all times.

e An Outpatient Treatment Program, to serve at least forty (40) clients a
year.

e Community Center for Outpatient Services, collaborating with four (4)
community partners. There will be three (3) staff members on duty from
8 a.m. to 6 p.m., Monday through Friday.

e A Sober Living Environment consisting of two housing units and
supporting program graduates who need supportive housing as they re-
enter the community.

¢ A resident manager apartment and full-time manager will be located
above the community center.
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¢ Installation of a six (6') foot high fence along Broadway Street to screen
the residential component of the facility.

The project shall be developed in conformance with the site plan, floor plans,
elevations, details, and other applicable submittals as approved by the Planning
Commission (“Commission”) on January 16, 2018, and shown on Attachment
Approval Period: The approval period for this permit shall be in accordance
with the approved drawings and sketches and shall be null and void if not used
within one (1) year from the date of the approval. Then the approval shall
immediately expire and any building permit issued in reliance thereon shall be
deemed cancelled and revoked. Municipal Code §17.64.030 prohibits any time
extensions of the CUP beyond one year from the date of approval. No extension
shall be permitted for the CUP as required by Municipal Code §17.64.030.

2. Development Impact Fees: Prior to final occupancy, the applicant shall meet
with TAMC to determine whether regional traffic impact fees need to be paid.
The City will waive city development impact fees because the project will not
generate additional service needs over the previous uses (a motel, residence,
commercial and office uses).

3. Structural and Design Changes: Installation shall be in substantial

conformance with the plans, conditions of approval presented to and approved
by the Planning Commission in connection with the project. No conditions,
colors, materials, landscaping or architectural features shall be eliminated,
added or modified without Commission review and action, amended CUP, as
applicable. The Community Development Director or her/his representative shall
review plans for substantial conformance with the plans approved by the
Planning Commission. Any major modifications shall require approval of the
Planning Commission.

4. Hold Harmless Clause: 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
International, Hanna & Brunetti, Aleshire & Wynder, attorneys), employees and
agents (including Earth Design International, and Hanna & Brunetti) 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 (including Earth Design Intemational, Aleshire
& Wynder, attorneys, and Hanna & Brunetti) to challenge, attack, set aside, void,
or annul;

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
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Any action and approvals taken to provide related environmental clearance
under 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 applicants
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 suit, 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 (including Earth
Design International, Hanna & Brunetti, Aleshire & Wynder, attorneys) 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 (including Earth Design, Inc., Hanna
& Brunetti, Aleshire & Wynder, attorneys), attomeys, employees and agents
(including Earth Design International, and Hanna & Brunetti) 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 appiicant is required to defend City in connection with such
proceeding, City shall have and retain the right to approve:

e The counsel to so defend City.

» All significant decisions concerning the manner in which the defense is
conducted; and

¢ Any and all settlements.

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
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and all City Attorney, Staff and consultants’ fees and costs shall be paid by
the applicant. in addition, in the event of litigation, the applicant shall pay any
and all City Staff and consultants’ fees and costs.

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.

5. Other County, State and Federal Permits: Prior initiation of the proposed

use, the applicant shall provide copies of any required County, State and Federal
permits or written verification of a waiver of permit requirement.

6. Sign Permit: Before installing any signs on the property, the applicant shall
make a separate application and obtain an approved sign permit by the
Community Development Department. Contact the Community Development
Department regarding application procedures for Sign Permit(s). All signs should
be compatible with the structure and site design relative to color, material, and
placement. This CUP does not provide approvals for any signage. A separate
sign permit application is required for any signage. All signs should be
compatible with the structure and site design relative to color, material, and
placement. The signs shall conform to the requirements under Municipal Code
Chapter 17.55.

7. Itinerant Vendors/Food Service Catering: If catering meals, catering
business(s) are subject to approval of a City Business License Review. A
business license shall be obtained for every person conducting or carrying on
the business of food service and/or catering. Any nuisance on garbage onto the
public street will be subject to enforcement per city ordinances. All food service
shall be kept behind the fence.

8. Bicycle Parking: Prior final occupancy, the applicant shall provide bicycle
racks or other secure bicycle parking to accommodate four (4) bicycles. A bicycle
parking facility may also be a fully enclosed space or locker accessible only to
the owner or operator of the bicycle, which protects the bike from inclement
weather. Specific facilities and location of the racks, shall be to the satisfaction
of the City Engineer and Community Development Department. The rack should
be coated with or constructed of a durable material that prevents rust and
corrosion.

9. Lighting Plan: Prior issuance of final occupancy, lighting plan shall be
submifted for Police Department, Building and Safety Department and
Community Development Department approval. The Lighting Plan shall show
the locations and height of all exterior lighting fixtures. Lighting: All outdoor
lighting shall be hooded and directed so as not to shine on residential
neighborhoods, public roads or surrounding properties. Where appropriate, light-
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emitting diode (“LED”) lighting should be used for external lighting to reduce the
site’s electricity consumption.

10.Landscaping Plan: Prior to final occupancy, final landscape and irrigation
plan shall be submitted for approved by the Community Development
Department as part of the building permit plan. The area on the corner of
Broadway Street and S. Mildred Avenue shall be expanded to provide
landscaping up to the edge of the first parking space. An area shall be
designated in this expanded landscaped space for the potential installation of a
wind sculpture. Prior to final occupancy, approved trees shall be planted as
shown on the site plan. Trees planted at the site shall be at least fifteen (15)
gailon and planted.

Public Works Department (The applicant should discuss the following COA with
contact the Public Works Department at 831.386.5919)

11.Refuse Area: Prior to final occupancy, an amended site plan shall be
submitted to the Community Development Director identifying the location of
garbage/recycling bins and internal circulation for Waste Management to provide
service. Said site plan shall be approved by the City Engineer and Community
Development Director. Trash containers shail be stored within the trash
enclosure at all times, except when being unloaded. The trash enclosure shall
be sized to accommodate trash, recycling, and green waste containers. A trash
storage area shall be identified with bins for trash and recyclables. The storage
area shall be screened from public view.

12. Sidewalk/Public Accessibility: Before issuance of an occupancy permit, an
ADA/CA Title 24 Accessibly compliant walkway and sidewalk shall be installed
from the proposed project to the sidewalk adjacent to the public right-of-way, as
found acceptable by the Public Works Department, City Engineer and Building
and Safety Department. All details and information applicable to this requirement
shall be included on the plans submitted for ADA/CA Title 24 Accessibly review
before application for a building permit. All public sidewalks shall be in existing
or dedicated City right-of-way.

13.Encroachment Permit: Prior to starting street frontage improvements, the
Applicant shall be required to obtain a City of King encroachment permit for all
work in City right of way (e.g., sidewalk, curb, gutter, driveway, roadway, alley).

14. Street Frontage: Prior to issuance of occupancy permit, the applicant shall
show that right-of-way improvements, including curb, gutter, sidewalk, and
existing handicap ramp. The applicant shall make upgrades to comply with ADA
standards along project frontage. This includes making upgrades to sidewalk,
driveways and handicap ramps that do not meet ADA standards, as necessary.
The actual limits shall be reviewed and approved by the City Engineer.
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Building and Safety Department (The applicant should discuss the following COA
with the Building Official at 831.386.5932, if there are any questions.):

15.Building Plans: All COA shall be imprinted on plans submitted for building
permits. Building plans shall comply with the current Title 24 California Building
Standards Codes.

16.Fire Exits: Prior to final occupancy, fire exist plans shall be submitted for
review and approval of the Building and Safety Department and Fire Department.

17. Cafeteria/Kitchen Facility: Prior to final occupancy, the applicant shall
submit to the Building and Safety Department verification that the County Health
Department has reviewed and approved the cafeteria and kitchen facility, if
needed.

18.Demolition Permit: Prior to any demolition, the applicant shall apply for a
demolition plan.

19. Utilities: Prior to final occupancy, the applicant shall provide a recorded
easement running with the land that includes a sun-setting at the time that the
building is demolished with no cost to the city or developer for the re-location of
the utilities.

20.Building and Fire Inspections: The Building Official and Fire Chief can make
inspections at any time without prior notice.

Fire Department (The applicant should discuss the following COA with George
Young, Fire Chief at 831.385.3343, if there are any questions.):

21. Automated Fire Suppression System: Concurrent with the building permit
application, the applicant shall submit automated fire suppression system plans

to the Building and Safety Department for review and approved by the City
Engineer, Building and Safety Department and Fire Department.

22. Rapid Entry Knox Box: Prior to certificate of occupancy, a Knox Box system
shall be installed in an accessible location approved by the Fire Chief.

Police Department (The applicant should discuss the following COA with the Police
Chief at 831. 385.5944, if there are any questions):

23.Security Plan: Prior to final occupancy, the applicant shall submit a security
plan for the Police Chief's consideration.

24.Caretakers and On-Site Safety: A full-time on-site caretaker shall continuously
monitor the uses and occupants at the site and shall provide direction for any
needed actions to ensure safety of occupants, patients, and neighbors to the
facility. A safety plan for operations and safety of patients, office workers, and
neighbors shall be prepared and approved by the City, prior to issuance of
occupancy permits. The safety plan shall include measures to ensure quiet
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operations, security for patients and residents of the facility as well as safety
measures for neighbors as may be deemed appropriate by the Police Chief and
Community Development Director.

Miscellaneous Conditions of Approval
24.Landscape and Irrigation Plans: At the time of building permit submittal,

25.

28.

the applicant shall submit a Final landscape and irrigation system design to the
Community Development Department for final sign-off by the Community
Development Director and City Engineer. Landscaping will utilize water-
conserving drought resistant plants that will function as screening and enhance
the building appearance and include a water conserving automatic irrigation
system to be approved by the Director. Plans shall indicate methods of planting,
sizes of initial landscape materials, ground covers, durable mulch cover and
other details of landscaping. Irrigation water shall not overthrow onto walks,
common areas, or onto any architectural walls.

a. Runoff: The site plan shall address all runoff in conformance with current
storm water regulations. All runoff shall be directed to approved new
landscaping areas and shall be designed to properly address pollution control.
Landscape areas shall be designed by both the project engineer and
landscape designer to incorporate bioremediation measures that will ensure
that one-hundred (100%) percent of the runoff from the building and paved
areas will infilirate though a plant and soil medium that provides for
bioremediation of any poliutants in the runoff and upper soil layer. (Discuss
this condition with the City Engineer, if any questions.)

Screening of Roof and Ground Equipment: At the time of building permit
submittal, the applicant shall submit plans showing the methods of screening
of roof-mounted and ground mounted equipment such as, but not limited to air
conditioning and other equipment. Site and roof-mounted equipment shall be
painted and screened from adjacent public street visibility and shall coordinate
with architectural features of the building. Well maintained satellite dishes may
be left unpainted. These details must appear on elevations submitted for
architectural review. Ground mounted equipment should be screened by walls
or effectively by landscaping. (Discuss with the Community Development
Department, if any questions.)

Fences and Gates: At the time of the building permit submittal, a fence
and gate detail plan shall be submitted for review and approval by the
Community Development Department, Fire Department and Police Department.
Prior to the issuance of the building permit, the fence and gate details shall
be made in conformance with any conditions or modifications as deemed
necessary by the Community Development Department, Fire Department and
police Department.
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27. Stamped Concrete: A strip of stamped and stained concrete shall be installed
on the property in front of the entrances. Prior to issuance of a building
permit, a design for the driveway entrances shall be submitted for review and
approval by the Community Development Department and Public Works
Department.

Conditional Use Permit Agreement:

The conditional use permit is not valid until all conditions of approval ("COA"} and mitigation
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 COA and mitigation 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’s Signature Date:




Planning Commission January 16, 2018
Sun Street Centers

CUP2017-016/AR2017-005/VAR2017-005

Page 18 of 21

Exhibit 4

Project Design

BROADWAY 8T,

Y e T

g

8 AT
Fi I

s H




Planning Commission January 16, 2018
Sun Street Centers

CUP2017-016/AR2017-005/VAR2017-005

Page 19 of 21

Exhibit 5

Proposed Uses of Existing Buildings and Layout

Mildred Ave.
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Exhibit 6

Proposed Operation

Procgram Description, Sun Street Centers
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NEW TREATMENT ¢ COMMUNITY CENTER FOR:

SUN STREET CENTERS

637 £ 641 BROADWAY STREET, AND 119 S. MILDRED STREET

KING CITY, CA 93430
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ZONING:  H-S (HIGHWAY SERVICES DISTRICT)
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Program Description, Sun Street Centers

Sun Street Centers Substance Use Disorder Treatment Program is a Social Model Program
founded in 1968 by Martin and Nancy Dodd. The Overriding Principal is; one alcoholic/addict
helping another. Counselors assist participants with the “Four Basics;” (1) We don’t drink or
use, (2) We go to meetings and get a sponsor, (3) We get a job or have a reliabie means of
support, (4) we pay our own way.

The Residential Program will be licensed by the Department of Health Care Services for the
State of California with a goal to treat 60 clients in the inpatient program a year. Applicants can
be seif-referred, referred by police, probation or parole, behavioral health, a health care
provider; or other agency or individial. Candidates must be 18 years old or older, and an
assessment is conducted to determine the apbropriateness for sacial-model treatment services.
Individual needing a higher level of care and/or medical detoxification are referred to an
appropriate agency or hospital. Because Sun Street Centers are family oriented, and as such,
registered sex offenders are inappropriate for our services and referred to Monterey County
Behavioral Health for further evaluation and referral. -

The Residential Program will house 20 clients at a time, 10 men and 10 women who will be
involved in separate programs. They will be admitted with an average stay of 45 days and are
expected to participate between 30 days to 90 days. The residential program will have at least 2
staff members on duty at all times, 24 hours a day, 7 days a week. There will be 3 kitchen and
communal dining facilities, meeting rooms, a recreational area and counseling offices. The.
Primary focus is on developing lasting recovery skills through the formation and use of recovery,
community. All staff are trained in trauma informed care and act as advisors and role models.
We address all life domains with a variety of tools, including but not limited to, assessment
treatment planning, education, process groups, exit planning and referral services. Residents
have an elected Resident Council, which serves as a governing body, which, in conjunction with
staff, is empowered to make positive changes

The current “motel” will house the residence program for men and women. Each program will
accommodate up to 10 participants for a total of no more than 20 residential clients at any
time. The program will be staffed around the clock, every day, (24/7) with at least 2 staff on
duty at any time with up to 4 staff during the day. We will have 4 parking spaces allocated for
staff on the property.

The Outpatient Treatment Program is also committed to providing person-centered care
delivered through an array of services and interventions to include, but not limited to;
screening, intake, assessment, individualized treatment planning, individual counseling, group
counseling, case management, crisis intervention, client education, referral services, and

consultation with other profes_siqnéls. RE @ E Y E
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Program Description, Sun Street Centers

The objective is the same as residential, that of a sober life, with the client achieving long term
recovery. The difference is the client lives in the community and comes to the center for their
services in an outpatient setting. We hope to serve at least 40 clients a year.

The current “Party Supply Store,” will be turned into a community Center for Outpatient
Services and will include four community partners. One will be a Monterey County Public

‘Defender. The 'second, Motivating Individual Leadership for Public Advancement, (MILPA} is a

purpose-oriented, mission driven collective committed to transforming organizations,
institutions, and systems by advocating for inner and social transformation that will be the
primary contact for referrals. The third is California Rural Legal Assistance, (CRLA) and will help
with housing and job issues, and the fourth is Turning Point, and agency committed to assist
with the integration of clients back into society. There will be 3 staff members on duty from
8:00 AM to 6:00 PM, Monday through Friday, closed on weekends. There will be 8 visitor.
parking spaces on the property including handicap access.

The Sober Living Environment will be the duplex in the back of the property with two housing
units, for graduates of the program who need supportive housing as they re-enter the
community. There will also be a resident manager apartment to house a resident manager,
located above the community center. This staff member a former client in recovery, will assist
with the upkeep and maintenance of the facility. There will be 4 parking spaces allocated for
those residents.

Bob Brunson, Clinical Director for Recovery Services, South County: November 21, 2017
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KING CITY
C AL I F O R N T A
ltem No. 7 (B)
REPORT TO THE PLANNING CONMMISSION
DATE: JANUARY 16, 2018
TO: HONORABLE CHAIR AND MEMBERS OF THE PLANNING
COMMISSION
FROM: DOREEN LIBERTO, AICP, MDR, COMMUNITY DEVELOPMENT
DIRECTOR -
BY: MARICRUZ AGUILAR, ASSISTANT PLANNER
RE: CONSIDERATION OF A VARIANCE PERMIT FOR

INSTALLATION OF AN EIGHT (8') FOOT HIGH FENCE ALONG
THE FRONT YARD SETBACK OF KOMFORT COURT LOCATED
AT 935 BROADWAY STREET, KING CITY, CA. (CASE NO.
VAR2017-004)

RECOMMENDATION:

It is recommended Planning Commission adopt Resolution No. 2018-205, which
approves a Variance Permit request by Joseph Murray, Property Owner of
Komfort Court (Application Case No. VAR2017-004) for installation of an eight
(8') foot high fence along the front yard setback of 935 Broadway Street, King
City.

BACKGROUND:

On December 21, 2017, Joseph Murray, Property Owner (“Applicant”),
submitted an application for a variance request to increase the height of the
existing fence along the frontage of Komfort Court located at 935 Broadway
Street. The existing wooden fence is approximately six (6') feet high. It is
unknown how long the existing fence has been there. Building Permit Archives
show very minimal information and identifies two archive permits one issued in
1966 and one from 1968 for a fence. The archive list does not identify height,
placement nor material information.

The installation of a new fence at this location came about through the PG&E
Community Pipeline Safety Initiative which identified this area as needing to be
evaluated. A PG&E gas pipeline runs underneath and is with proximity to the
location of this existing fence at Komfort Court. Over the past months there has



been a collaborated effort between PG&E, City and Property Owner to work
together in resolving this encroachment and installation of a new fence.

DISCUSSION:

The property is split zoned with approximately the front half zoned nghway
Service (“H-8”) and the approx. rear half zoned Planned e
Development (“P-D”). The property is within the Medium
Density Residential/Mobilehome Park (“MDR/MHP”)

General Plan Land Use Designation. '

The proposed fence is to be located within the Highway
Service Commercial area of the property. Per Municipal
Code §17.26.090 Fences-Walls in the H-S zone allows a
three (3) foot high fence when located adjacent to any
access into a public street. The Applicant’s request is to .

obtain a variance permit to increase the height of the fence |- /. Land
to eight (8') feet high and place it within the front yard L MDR/ Use
setback in proximity to the placement of the existing fence | p- 4 ?gﬂﬁ‘:ﬁﬁ Map
line. ’?9,1,0 '

G A=)
In light of the heavy traffic along this intersection between I [

Broadway Street and Franciscan Way the installation of a higher fence along the
frontage will serve as a privacy fence for the residents in Komfort Court. The cost
and installation is proposed to be made by PG&E which will assure that it is
placed proper distances away from the PG&E gas pipeline.

The Project Review Committee (“PRC”) composed of city department heads has
reviewed and commented on the project. Below are some of the major comments
from the PRC;

1. Building Permit: Prior to installation a building permit will be required
for the installation of an eight (8') foot high fence. (Reference COA No. 6.)

2. Line-of-Sight Distance Analysis: At the time of building permit

submittal and prior to final of building permit, PG&E will coordinate
with City Engineer for approval! of line-of-sight distance analysis of the new
fence near the driveways and installation of red curb to improve the line-
of-sight. (Reference COA No. 10.)

3. Fence/Wall Paint: Prior to final of building permit, the side fence/wall
along Franciscan Way shall be painted to match the new fence proposed
along Broadway Street frontage. The new paint shall be of an anti-graffiti
coat or graffiti resistant to serve as a preventative measure. (Reference
COA No. 7.)




4. Landscaping; At the time of building permit submittal and prior to
issuance of a building permit, PG&E and the Applicant shall work
together to submit a landscaping plan for the replacement of the trees
being removed. Prior to issuance of the building permit, the
landscaping plan shall be reviewed and approved by the Community
Development Director. (Reference COA No. 4.)

5. Address Number: The site has no identification signs and no address
number posting. It is recommended to include the address number on the
fence facing Broadway Street to assist emergency responders in
identifying the property. (Reference COA No. 9.) Prior to installing any
signage (e.g. identification signage or directional signage) the Applicant
shall contact the Community Development Department for code standards
for signs. (Reference COA No. 5.)

ANALYSIS:

Landscaping

PG&E will need to remove five (5) magnolia trees from the property. PG&E has
no plans to replace those trees, however, the PRC has reviewed this and
commented that removal of the trees do have a visual impact and have
conditioned the project to plant replacement trees and/or additional landscaping
to soften the view of a fence/wall along the comer of Broadway Street and
Franciscan Way. A condition has been placed for a landscaping plan to be
submitted at the time of building permit submittal and obtain Community
Development Director approval prior to issuance of the building permit
{Reference COA No. 4.)

Height Figure 1

The proposed fence height is

eight (8') foot high and made K
of vinyl. The fence materials
are prefabricated to order and
consist of interlocking pickets (=== —] 1 |« .Chaels
as shown on Figure 1 below.

As mentioned above, the H-S | =~

M
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zone allows a three (3') foot

high fence when located ’
adjacent to any access into a / mmmem
public street.

Design A SRR
] |
The proposed design includes _/

premanufactured posts and



pickets that are interlocking and will have a lattice end on top of the fence pickets
as shown in Figure 1 and 2. The PRC has added a condition to have the fence
along Franciscan Way painted by the Applicant/PG&E to match the new fence
along Broadway Street. (Reference COA No. 7.)

Figure 2 Figure 3
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Findings of Fact

Per Municipal Code §17.62.010 applications for variances from the strict
application of the terms of this title may be made and variances granted when the
following circumstances are found to apply:

(1) Any variance granted shall be subject to such conditions as will assure that
the adjustment thereby authorized shall not constitute a grant of special privilege
inconsistent with the limitations upon other properties in the vicinity and district in
which the subject property is situated.

The proposed fence will be used to screen and provide privacy to the
residents of the mobile-home park. The proposed fence will be placed in a
location clear from the PG&E gas pipeline. The proposed will include
renovating the existing landscape area which will benefit the residents and
enhance the appearance of the neighborhood.

(2) Because of special circumstances applicable to subject property, including
size, shape, topography, location or surroundings, the strict application of the
zoning ordinance is found to deprive subject property of privileges enjoyed by
other properties in the vicinity and under identical zone classification.

The mobile-home park property is limited in space where the fence can be
relocated and PG&E will be installing the fence to make sure it is properly
relocated away from the gas pipeline.



Advantages

The new fence will not be obstructing the PG&E gas pipeline. The property will
benefit from installation of a new fence, new paint and new landscaping.

Disadvantages

There are no known disadvantages.
PUBLIC NOTIFICATION AND INPUT:

A public hearing notice was published in the King City Rustler newspaper on
January 3, 2018 and notices mailed to property owners within three-hundred foot
(300°) radius of the project site notifying of this evening’s public hearing and
invited to voice any concerns on this application. The public hearing will be
conducted on January 16, 2018.

ENVIRONMENTAL DETERMINATION:

Staff has performed a preliminary environmental assessment of this project and
has determined that it falls within the Categorical Exemption set forth in CEQA
Guidelines, section 15301 as this involves replacement of a fence which will not
result in any expansion of use or capacity of the Komfort Court Mobile-Home
Park. Furthermore, Staff has determined that nohe of the exceptions to
Categorical Exemptions set forth in the CEQA Guidelines, section 15300.2 apply
to this project.

COST ANALYSIS:

As part of the colfaboration efforts with PG&E and the Property Owner, the City is
covering the cost for review and processing of the application.

Exhibit(s):

Exhibit 1: Findings of Fact

Exhibit 2: Conditions of Approval

Exhibit 3: Resolution No. 2018-205

Exhibit 4. Photo Simulation of the proposed fence provided by PG&E.
Exhibit 5: Manufacture Specifications of proposed fence and material

Prepared by: M aKlLKUZ #6 UL%

Maricruz Aguilar-Navarro, Assistant Planner

Approved by: ‘Qt ‘)S TR _rDbeQf\ \A:\OJ?/(@
Doreen Liberto, AICP, MDR, ACR, Community Development
Director




EXHIBIT 1
FINDINGS OF FACT
VARIANCE PERMIT CASE NO. 2017-004

The purpose for making Findings of Facts to "bridge the analytical gap between
the raw evidence and ultimate decision". The Municipal Code gives the Planning
Commission (“Commission*) the authority to approve a project so long as the
Commission can make certain findings. Written "findings of fact” are required in
order to support the decision of the hearing body to approve or deny a project.

California Environmental Quality Act {CEQA) Findings of Fact

The project qualifies for a Class 1 Categorical Exemption set forth in CEQA
Guidelines, Section 15301 as it involves an accessory fence replacement and
involves no expansion to existing facilities. The proposed relocation of the fence
is part of the PG&E Community Pipeline Safety Initiative. There will be some
removal and replacement of trees and the addition of new landscaping to
improve the appearance of the site. There are no anticipated significant
environmental impacts in the proposed use of the existing site.

Variance Findings:

The decision to approve or deny a variance application must be based on
findings established by Municipal Code §17.62.030 and in compliance with
California State law (Government Code §65906).

Municipal Code §17.62.030 Findings of Fact and Gov. Code 65906.

(1) The granting of the variance will not be contrary to the intent of this title or
to the public safety, health and welfare. The project consists of improving
the safety by removing the existing fence away from the PG&E gas
pipeline. The placement of the new fence is subject to review and approval
by the City Engineer for line-of-sight distance analysis.

(2) Due to special conditions or exceptional characteristics of the property, or
its location, the strict application of this title would result in practical
difficulties and unnecessary hardship. The property is situated within a
heavy commercial intersection on the corner of Broadway Street and
Franciscan Way. The use is a residential use within a commercial corridor.

(3) The granting of the variance will not be contrary to the intent of this title or
to the public safety, health and welfare. The project consists of replacement
of an existing fence and will not add any additional uses to the property or
expand the use.



(4) Due to special conditions or exceptional characteristics of the property, or
its location, the strict application of this title would result in practical
difficulties and unnecessary hardship. The Komfort Court Mobile-Home
Park is the only property within the city’'s General Plan L.and Use Map to be
designated Medium Density Residential/Mobilehome Park (“MDR/MHP?”)
and it is located along a busy intersection between Broadway Street and
Canal Street. The property is predominantly surrounded by commercial
uses and is a residential use along a commercial zoned street. The fence
will allow for more privacy to the residents within the park. PG&E will
coordinate with City Engineer to verify that the placement of the wall will not
interfere with line-of-sight.



EXHIBIT 2

CONDITIONS OF APPROVAL
VARIANCE PERMIT CASE NO. 2017-004
(KOMFORT COURT 935 BROADWAY STREET, KING CITY, CA)

CONDITIONS OF APPROVAL

Community Development Department (The applicant should discuss the
following conditions of approval (“COA”) with Maricruz Aguilar at 831.386.5916,
if there are any questions):

1. Project Description: This is an approval for an eight (8") foot high fence
along the front yard setback of Komfort Court, 935 Broadway Street, King
City, CA

The project shall be developed in conformance with the site pian, floor plans,
elevations, details, and other applicable submittals as approved by the
Planning Commission (“Commission®) on January 16, 2018, and shown on
Attachment and subject to the conditions of approval.

Approval Period: The approval period for this permit shail be in accordance
with the approved drawings and sketches and shall be null and void if not
used within one (1) year from the date of the approval. Then the approval
shall immediately expire and any building permit issued in reliance thereon
shall be deemed cancelled and revoked. Municipal Code §17.64.030 prohibits
any time extensions of the Variance beyond one year from the date of
approval. No extension shall be permitted for the Variance as required by
Municipal Code §17.64.030.

2. Structural _and Design Changes: Installation shall be in substantial
conformance with the plans, conditions of approval presented to and
approved by the Planning Commission in connection with the project. No
conditions, colors, materials, landscaping or architectural features shall be
eliminated, added or modified without Commission review and action,
amended CUP, as applicable. The Community Development Director or
her/his representative shall review plans for substantial conformance with the
plans approved by the Planning Commission. Any major modifications shall
require approval of the Planning Commission.

3. 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 harmless the City of King (“City”) and its elected
officials, officers, contractors, consultants (including Earth Design
International, Hanna & Brunetti, Aleshire & Wynder, attorneys), employees
and agents (including Earth Design International, and Hanna & Brunetti) 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 (including Earth Design International,
Aleshire & Wynder, attorneys, and Hanna & Brunetti) to chailenge, attack, set
aside, void, or annul:




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

Any action and approvals taken to provide related environmental ciearance
under 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 suit, 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 (including Earth
Design International, Hanna & Brunetti, Aleshire & Wynder, attorneys) 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 (including Earth Design,
Inc., Hanna & Brunetti, Aleshire & Wynder, attorneys), attorneys, employees
and agents (including Earth Design International, and Hanna & Brunetti) 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:

* The counsel to so defend City.

* All significant decisions concemning the manner in which the defense is
conducted; and '

o Any and all settlements.

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’ fees and
costs shall be paid by the applicant. In addition, in the event of litigation,
the applicant shall pay any and all City Staff and consultants’ fees and
costs.

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.

Landscaping: At the time of building permit submittal, PG&E and the
applicant shall work together to submit a landscaping plan for the
replacement of the trees being removed. Prior to issuance of the building
permit, the landscaping plan shall be reviewed and approved by the
Community Development Director.

Sign_Permit: Before installing any signs on the property, the applicant
shall obtain an approved sign permit from the Community Development
Department. All signs should be compatible with the structure and site design
relative to color, material, and placement. The signs shall conform to the
requirements under Municipal Code Chapter 17.55.

Building and Safety Department (The applicant should discuss the following
COA with the Building Official at 831.386.5915, if there are any questions. ):

6.

Building Permit: A building permit will be required for the instailation of
the fence, the Applicant will be required to submit for a building permit with
the Building & Safety Department.

Fence/Wall Paint: Prior to final of building permit, the side fence/wall
along Franciscan Way shall be painted to match the new fence proposed
along Broadway Street frontage. The new paint shall be of an anti-graffiti coat
or graffiti resistant to serve as a preventative measure.

Address Number: Prior to final of building permit, PG&E and/or the
applicant shall install the property address number on the fence facing
Broadway Street, and shall be a minimum of six (6”) inches in height to assist
emergency responders.

Public Works Department (The applicant should discuss the following COA with

9.

contact the Public Works Department at 831.386.5919)

Encroachment Permit: Prior to starting street frontage improvements,
the applicant shall be required to obtain a City of King encroachment pemit
for all work in City right-of-way (e.g., sidewalk, curb, gutter, driveway,
roadway, alley).

10. Line-of-Sight Distance Analysis: At the time of building permit submittal

and prior to final of building permit, PG&E to coordinate with the City
Engineer for approval of the placement/location of the fence and installation
of a red curb adjacent to the driveway to improve line-of-sight at ingress and
egress.



Variance Permit Agreement:

The variance permit is not valid until all conditions of approval ("COA") and mitigation
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 COA and mitigation 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's Signature Date:




EXHIBIT 3
RESOLUTION NO. 2018-205

RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF KING,
APPROVING VARIANCE PERMIT CASE NO. VAR 2017-004 FOR AN EIGHT
(8°) FOOT HIGH FENCE ALONG THE FRONTAGE OF BROADWAY STREET

FOR KOMFORT COURT LOCATED AT 935 BROADWAY STREET, KING
CITY, CALIFORNIA.

WHEREAS, On December 21, 2017, Joseph Murry, Property Owner
(“Applicant”) requested a Variance Permit Application (“VAR”) Case No. 2017-
004 for an eight (8’) foot high fence located along Broadway Street frontage of
Komfort Court located at 935 Broadway Street. The site is zoned Highway
Service (“H-8”) and is designated Highway Service Commercial (“HSC”) in the
General Plan; and

WHEREAS, On January 16, 2018, the Pianning Commission
(“Commission”) held a public hearing to consider the proposal of a variance for
Komfort Court; and

WHEREAS, the project, involves replacement of a fence and no
expansion of use or square footage, qualifies for a Class 1 Categorical
Exemption of CEQA consisting of "Existing Facilities," where the project both
individually and cumulatively will not have a significant negative environmental
impact; and

WHEREAS, the Commission reviewed the staff report, accepted public
testimony, and considered all other relevant information during the duly noticed
public hearing on January 16, 2018; and

WHEREAS, the Commission makes the followings findings of facts:

1. The granting of the variance will not be contrary to the intent of this title
or to the public safety, health and welfare, The project consists of
improving the safety by removing the existing fence away from the
PG&E gas pipeline. The placement of the new fence is subject to
review and approval by the City Engineer for line-of-sight distance
analysis.

2. Due to special conditions or exceptional characteristics of the property,
or its location, the strict application of this title would result in practical
difficulties and unnecessary hardship. The property is situated within a
heavy commercial intersection on the corner of Broadway Street and
Franciscan Way. The use is a residential use within a commercial
corridor.

3. The granting of the variance wili not be contrary to the intent of this title
or to the public safety, health and welfare. The project consists of



4.

replacement of an existing fence and will not add any additional uses
to the property or expand the use.

Due to special conditions or exceptional characteristics of the property,
or its location, the strict application of this title would result in practical
difficulties and unnecessary hardship. The Komfort Court Mobile-
Home Park is the only property within the city's General Plan Land
Use Map to be designated Medium Density Residential/Mobilehome
Park (“MDR/MHP”) and it is located along a busy intersection
between Broadway Street and Canal Street. The property is
predominantly surrounded by commercial uses and is a residential
use along a commercial zoned street. The fence will allow for more
privacy to the residents within the park. PG&E will coordinate with the
City Engineer to verify that the placement of the wall will not interfere
with line-of-sight.

NOW, THEREFORE, BE IT HEREBY RESOLVED that the Planning
Commission of the City of King approves VAR Case No. VAR2017-004,
consistent with Exhibits 4 and_5 and all conditions of approval as presented.

This resolution was passed and adopted this 16t day of January 2018, by the
following vote:

AYES:
NAYS:
ABSENT:
ABSTAIN:

DAVID NUCK, CHAIRPERSON

ATTEST.

ERICA SONNE
SECRETARY TO THE PLANNING COMMISSION



EXHIBIT 4

PHOTO SIMULATION
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EXHIBIT 5

MANUFACTURE SPECIFICATIONS
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Item No. 7(C)

REPORT TO THE PLANMING COMMISSION

DATE: JANUARY 16, 2018
TO: HONORABLE CHAIR AND MEMBERS OF THE PLANNING COMMISSION
FROM: DOREEN LIBERTO BLANCK, COMMUNITY DEVELOPMENT DIRECTOR;

BY: SCOTT BRUCE, PRINCIPAL PLANNER

RE: CUP 2017-007, COMMERCIAL CANNABIS CULTIVATION (CA TYPE 2A)
MANUFACTURING LEVEL 2 (CA TYPE 7): 1011 INDUSTRIAL DRIVE APN
026-351-031

RECOMMENDATION:

Staff recommends that the Planning Commission continue the item indefinately. No
additional information, important for project review, has been provided by the Applicant.

BACKGROUND:

In September 2016 the City Council approved an amendment to the City’s Zoning Code
and to the East Ranch Business Park (ERBP) Specific Plan, authorizing expansion of
land uses related to Medical Cannabis. As a result of that action, Indoor Cultivation under
artificial or mixed light, Medical Cannabis Nurseries, Manufacturing and Testing are
allowed in the M-1, M-2 and M-3 Districts and in the ERBP. Since that time, the Code has
been amended twice (June and August 2017) and a number of Permits have been
approved through the CUP and Operations Permits processes. This current application
is for new construction at 1011 Industrial Drive for Cannabis Cultivation (CA Type 2) and
Level 2 Manufacturing (CA Type 7).

The Planning Commission’s primary role in the process is to make a determination
regarding the Conditional Use Permit. Community Development Staff has been tasked
by the City Manager with reviewing and evaluating the Application for Operating Permit
and the Building Department will approve the appropriate building permit.

While not required for the CUP, the Permit Application process provides much
information that informs the CUP process and potentially makes the Commission’s
determination easier and more complete.

As noted above, CUP 2017-007 is a proposal to add to existing development on parcel
located on Industrial Drive (APN 026-351-031) as generally depicted in the attached
diagram, below. The projected development includes Construction of a 69,000sf facility
(one floor, metal building) on a lot of 2.6 ac in size. The lot is currently vacant and is



PLANNING COMMISSION
CUP 2017-008

December 05, 2017

PAGE 2 OF 2

located on the south side of Industrial Way, north of the Mesa del Rey Regional Airport,
in the M-3 AP (Heavy Industrial with Airport Overiay) Zoning District. The proposed indoor
uses include multiple Cannabis Cultivation Permit sites (CA type 2A, 10,000 sf maximum,
each); Level 2 Manufacturing (CA Type 7) and Distribution (CA Type 11) Parking and
landscaping will be part of the new development

pnesise areatnin
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DISCUSSION:

Overview:

Industrial Way is located to the north with Vineyard beyond.
The Airport is located to the south

To the east is Industrial Use
To the west is Industrial Use

Submitted by: “%‘g’ C@m)zw %WQ/

SCOTT BRUCE, PRINCIPAL PLANNER
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Item No. 7(D)

REPORT TO THE PLANNING COMMISSION
DATE: JANUARY 16, 2018
TO: HONORABLE CHAIR AND MEMBERS OF THE PLANNING COMMISSION
FROM: DOREEN LIBERTO BLANCK, COMMUNITY DEVELOPMENT DIRECTOR;
BY: SCOTT BRUCE, PRINCIPAL PLANNER

RE: CUP AMENDMENT 2016-014(a)18; PHASED OPERATIONS - 161
AIRPORT DRIVE (APN 026-521-030)

RECOMMENDATION: ‘

Staff recommends the Planning Commission 1) review Conditional Use Permit
Application for Phased Operations, 2) receive public comment; 3) provide Staff with
comment and direction; and, (4) continue action / decision on the Amendment (CUP
2016-014{a)18) to February 6, 2018.

BACKGROUND:

In September 2016 the City Council approved an amendment to the City’s Zoning Code
and to the East Ranch Business Park (ERBP) Specific Plan, authorizing expansion of
land uses related to Medical Cannabis. As a result of that action, Indoor Cultivation under
artificial or mixed light, Medical Cannabis Nurseries, Manufacturing and Testing are
allowed in the M-1, M-2 and M-3 Districts and in the ERBP. Since that time, the Code has
been amended twice (June and August 2017) and a number of projects have been
processed / permitted through the CUP and Operations Permits processes. This current
application is for a new construction to allow Cannabis Cultivation, Manufacturing (Level
2, CA Type 7) and Distribution {CA Type 11).

On December 19, 2017 the Planning Commission approved CUP 2016-014 which
allowed Cannabis Cultivation (CA Type 3A), Nursery (CA Type 4), Level Two
Manufacturing (CA Type 7) and Distribution (CA Type 11) on this site.

On December 20, 2017 the City issued Operations Permits for the above noted uses.



PLANNING COMMISSION
CUP 2016-014(a)18
January 16, 2018

PAGE 20F 9

DISCUSSION:

The approved development is on approximately 1.0 acres, constructing a new two story
building of approximately 41,500 sf with a 20,750 sf footprint. Impervious area will be
approximately 74% of the lot with landscaping and pervious area approximately 26% of
the lot.

Overview:
The site and the surrounding area are located in the East Ranch Business Park Specific
Plan (ERBP SP). Airport Drive is located to the north with the industrial use and the Airport
Beyond.

¢ To the south is Industrial Use (proposed for Cannabis in an existing structure)

¢ To the east is Industrial Use

¢ To the west is Industrial Use



PLANNING COMMISSION
CUP 2016-014(a)18
January 16, 2018
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The site is partially developed is generally flat, sitting below Airport Drive. An existing
slope bank separates the site from the street. Site access will be from an existing access
easement on the west side of the property. One gated access point will be located at the
southwest corner of the property.

The on-site Manufacturing process will include the preparation of extracts for uses in
items such as tinctures, edibles, topicals and vape cartridges using water, ethanol,
butane, carbon dioxide and other consumer safe solvents. On site processing of raw
materials from others may occur. The Distribution / Transportation Operation will provide
secure transportation services delivering product to these sites and potentially providing
it to other California licensed / permitted businesses.

Site Plan:

As noted above, access to this site / frontage will be along the access easement to the
west. Parking will be to the south with landscaping to the west and east. The equipment
pad (holding mechanical equipment water tanks) will be located on the north side of the
structure. The trash enclosure is proposed for the southeast corner of the site. The
finished elevation of this site will be lower than the site to the south; a retaining wall of a
maximum &’ will separate the two.

Building Setbacks: The building will be set back 40’ from the Airport Drive Right of Way.
The setback to the south will be 48’, to the west 20’ and to the north 20,




PLANNING COMMISSION
CUP 2016-014(a)18
January 16, 2018
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The Current Amendment proposes temporary facilities that allow a phased path to
Distribution and Manufacturing Operations. The Phased Development proposal is
as follows:

» Modular container spaces housed within a temporary fenced area (50° x
62°)(chain link} with a metal roof, The spaces include:
o one pre-fab modular manufacturing / extraction pod (12’x40’)
o one secure storage container for manufactured product (10°x40’)
o one container for distribution storage and packaging (10°x40’)

o one office / security modular space (15°x40°) located outside the
temporary fenced area
See Exhibit 2

No revisions to previously approved improvements to the structure and/ or the site
will occur. To address this proposal a limited number of amendments / additions
to the Conditions of Approval have been prepared. These amendments do not
impact the ultimate result of the currently approved CUP.

CUP Information: See Exhibit 6 for Staff Reports giving Baseline information, from
CUP 2016-008 and 008(a)). Please refer to Exhibit 5 for DRAFT Conditions of
Approval related to this request.

Grading and Drainage:

The ultimate grading concept does not change. Staff recommends that the site be rough
graded per the final site plan. The retaining wall separating the site from the “BU1” site to
the south should be constructed. Over excavation and compaction should occur. The
temporary structure with containers will be placed in the future parking lot.

The applicant has completed a drainage concept and has submitted a SWPPP to the
Regional Water Quality Control Board for review. Prior to Operations of any type the
applicant must show evidence of RWQCB approval and must demonstrate conformance
of the interim operations to / with the approved SWPPP, to satisfaction of the City
Engineer.

Architecture:

This Amendment does not impact size, height or color. See Previous Staff Report for
photos of the existing site. The temporary metal structure roof will be green in color — per
the approved color of the ultimate structure.

Floor Plan and Interior Uses:

This Amendment does not impact the floorplan, approved uses and / or their location
within the structure. For this Phase the temporary metal building will have a floor area of
approximately 3,000 sf and a height of 24',



PLANNING COMMISSION
CUP 2016-014(a)18
January 16, 2018
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A concept site plan for the site and a floor plan for the temporary structure showing the
location of containers and area for shipping / transport / storage have been submitted and
must be reviewed and approved by HdL prior to Operations.

Landscape:

The site will be landscaped per plans as submitted. Drainage plans and SWPPP are being
prepared and will be approved per the conditions of the CUP. No landscaping is proposed
at this time. Note that the proposed Phase 1 parking area sits in the location of the future
landscaping along the western border of the site/

See Exhibit 4.

Access, Parking, Paving:

Access and parking at build-out will not change in location or amount. For this Phase, the
parking area is to be located along the western portion of the site. DG paving has been
proposed for Phase 1 development. See Exhibit 2.

Signage:
The signage program wiil not change. For this Phase signage would be limited to an
address mounted on the structure, for emergency and delivery purposes.

Security:

The Applicant is having a formal Operations and Security Plan prepared per the
Conditions of Approval of the CUP. An armed guard will be present as described in the
CUP approval process. This request will not impact that Plan. For this Phase, containers
will be located inside the temporary structure, as described above. The applicant will
prepare an interim security program (with cameras and lighting) to be reviewed and
approved by HdL.

Fencing:

Fencing as approved in the CUP process will not change and will be in place prior to the
beginning of Phase 1 Operations. Note that the westem boundary is to have &’ wrought
iron — this is the “street frontage” and presentation face of the building. This should be
discussed. Fencing along the western boundary line should be moved onto the property
before Phase 1 operations begin.

Exterior Lighting:
Lighting at buildout will not change. For this Phase lighting will be as approved by HdL
from review of the interim Security Plan.

Cameras: Security cameras at buildout will not change - the final camera plans are
being prepared and will be reviewed / approved by HdL. For this Phase, cameras
and security will be as approved by Hdl. from review of Phase 1 Security Plan. A
concept camera / lighting plan has not yet been prepared.



PLANNING COMMISSION
CUP 2016-014(a)18
January 16, 2018
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Solid Waste:

This amendment does not impact ultimate solid waste production at buildout or the
location of the trash enclosure. The concept site plan for this Phase, shows office space
in the area of the future secure dumpster site. Phase 1 dumpster enclosure should
constructed at the location as approved by HdL.

Water: The amendment does increase water use or impact it in a way not include in the
previous evaluation. However, water is not currently available on-site. It is estimated that
that water can be provided in approximately 2 — 3 months . Staff recommends that no
operations begin until water has been provided.

In a preliminary request, the Applicant has asked that the site be allowed to access the
water located to the south on the BU1 site. This site must operate as a separate, stand-
alone entity.

Water (Landscaped Area): The Applicant is preparing a detailed landscaping plan for
uitimate buildout with irrigation and detailed water analysis in conformance with the State
of California’s Department of Water Resources. This amendment does not impact that
action. No landscaping is proposed for this Phase.

On-site plumbing to access future recycled water (purple pipe) in Airport Drive will be
required as part of the interim landscaping plan. All on site irrigation for landscape and
cultivation will require connection to recycled water at such time as it becomes available.

Sanitary Sewer: The site is not currently served by Sanitary Sewer. The previous
approval directs that no Operations shail occur without connection to Sanitary Sewer.
The City Engineer has received plans for the Sanitary Sewer extension to San Antonio
Drive. Estimated time to connection is 2 -3 months.

In a preliminary request, the Applicant asked that the site be allowed to access the septic
system located to the south on the BU1 site. This site must operate as a separate, stand-
alone entity.

Right of Way Improvements: All required improvements to the Airport Drive Right of
Way should be completed with this Phase of Development

Power. The amendment does increase power use or impact it in a way not include in the
previous evaluation. For this Phase, availability of power must be shown before
Operations may occur,

Volatile Substances / Solvents:

Storage safety and use processes at build-out will not be impacted. This Phasing Plan
includes Manufacturing. A use, quantity and storage plan will be required — to be
approved by Police and Fire.



PLANNING COMMISSION
CUP 2016-014(a)18
January 16, 2018
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Operations Permit Related Information:

Boutique Unlimited seeks to accelerate the process to begin those Operations / Uses that
were approved by CUP 2016-014. On December 20, 2017, Conditioned Operations
Permits were issued for Cultivation, Nursery, Manufacturing and Distribution Uses.

Employee Traffic:

Employee Traffic at buildout will not be impacted. For this Phase, the number of
employees is estimated at 2-4 persons with 2 shifts for Manufacturing and 2-4 persons
with 2 shifts for distribution. 6 parking spaces are required to accommodate this number
of employees.

Shipping and Transport:

This amendment does not impact procedures or quantity of product in / product out at
buildout. For this Phase a plan for interim operations with estimated quantities of product
and Security protocols (physical and electronic) must be prepared and reviewed /
approved by HdL prior to Operations.

Odor Control:
This Amendment does not impact the approved Odor Control Program. Uses in this
Phase must conform to the requirements of the Municipal Code.

Volatile Substances:

This Amendment does not impact storage of or processing with volatiles. For this Phase
a plan for types, use, storage and disposal must be provided and approved by Fire prior
to beginning Manufacturing Operations.

Security:

An armed guard will be on site at all a times. Visitor and Operations protocols for the
ultimate development will not change an will be implemented with this Phase. A security
plan for this Phase, the site and structure will be reviewed / approved by HdL prior to
beginning any Operations. The Chief of Police will have the opportunity to comment.

Employee Vetting:

No person under 21 years of age will be employed on this site. The employee vetting
process (as described in the CUP and Amendments) is being finalized at this time and
the approved process will be used for this Phase. Employee work permits as described
in the Municipal Code and the Application Package must be in place prior to Operations.

Employee Training:
This Amendment does not impact employee training procedures.

Product Diversion and Inventory Control:

This Amendment does not impact product diversion prevention as addressed by the
previous approval. The product Diversion / Inventory Control Pian must be reviewed and
approved by HdL prior to beginning of Operations in this Phase.



PLANNING COMMISSION
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Quality Control: This Amendment does not impact quality control as addressed by the
previous approval. The Quality Control Plan must be reviewed and approved by HdL prior
to Operations

Compliance with Evolving State and Local Regulations: The applicant’s operating
procedures will comply with State and local regulations. The applicant engages a team of
lawyers, community relations staff and industry advisors to assist with governance,
compliance, legal adherence and updates to laws and regulations. In addition, the
Applicant must execute the City’s required Indemnification Agreement.

ENVIRONMENTAL COMPLIANCE:

King City previously prepared and certified (September 2016) a Mitigated Negative
Declaration (MND) for the amendment of the City’s Zoning Ordinance and the
amendment of the East Ranch Business Park Specific Plan (ERBP Specific Plan)
(Ordinances 2016-728, 2016-729 and 2016-730) to allow new land uses in the
Manufacturing Districts (M-1, M-2, M-3) and in the ERBP Specific Plan. Ordinances 2017-
745 and 746 amended the Municipal Code to allow CA Type 7 Manufacturing and CA
Type 11 Distribution.

Staff conducted an Initial Study related CUP 2016-014 and determined that the project to
be within the scope of the prior analysis by the MND. At the public hearing of December
19, 2017 the Planning Commission Adopted a Finding of Consistency as recommended
per CEQA Guidelines Section 15162 and as noticed for Public Review.

This proposed Amendment is limited to Operations evaluated during the CUP 2016-014
review process.

ALTERNATIVES:

Hear the item, invite public comment

Discuss, provide direction to Staff and continue action to February 06, 2018.
Approve the item as presented.

Deny the item. If the Planning Commission wishes to deny the CUP, the item needs
to be continued, directing Staff to return with a Resolution of Denial.

5. Provide alternative direction to Staff.

hwp =
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EXHIBITS:

Site Plan — Original CUP

Site Plan — Phase 1

Modular Unit Examples
Landscape Plans — Original CUP
DRAFT — Conditions of Approval
Previous Staff Reports
Applicant’s Information Package

NN =

Exhibits may be made available for public review at front counter, City of King City
Hall, 212, South Vanderhurst, King City, CA

Submitted by: ’gdagtf@"?&ffi‘ Brueg

SCOTT BRUCE, PRINCIPAL PLANNER

Approved by:

DOREEN LIBERTO-BLANCK, AICP, COMMUNITY DEVELOPMENT
DIRECTOR
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EXHIBIT 1
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EXHIBIT No. 5

Case Number: COA 2016 — 014(a)17
DRAFT: CONDITIONS OF APPROVAL

NOTICE TO PROJECT APPLICANT

In accordance with the provisions of Government Code Section 66020(d)(1), the imposition of fees,
dedication, reservations or exactions for 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.
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PART A - PROJECT INFORMATION: BOUTIQUE UNLIMITED .

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

Street Location:

Existing Zoning:

Planned Land Use:

Plan Area:

N T o

Project Description;

026-521-030

161 Airport Drive

161 Airport Drive

M-1 Light Industrial

General Plan: LI (Light Industrial);

Adjacent to ERBP SP

CUP 2016-014(a)18 is a proposed Amendment to a previously
approved Conditional Use Permit. The Amendment would
Streamline the path to beginning Operations on previously approved
Distribution and Manufacturing uses. The location is 161 Airport
Drive as generally depicted in the attached diagram, below. The site
is approximately 1.0 acres, construction of a new two story building
of approximately 41,500 sf with a 20.750 sf footprint has been
previously approved. Impervious area will be approximately 32,150
sf (74%) area and landscaping will be approximately 11,450 sf, or
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26% of the lot. The proposed Amendment does not impact ultimate
buildout but requests that medular units be located on the site prior
to completion of the structure. Streamiined Operations include
Distribution and Level 2 Manufacturing.

’

PART B — GENERAL CONDITIONS AND REQUIREMENTS

On September 27, 2016 the City Council approved Ordinances 2016- 728, 729 and 730, amending Municipal
Section 17.03 of the Zoning Code to allow Medical Cannabis cultivation, nursery, manufacturing and testing
uses (Types 2A,2B, 3A,3B, 4, 6 and 8.) The M-1, M-2 and M-3 Districts and the East Ranch Business Park
Specific Plan (ERBPSP) were amended at that time to allow the uses in those specific zoning districts

A Mitigated Negative declaration (MND} was also prepared to evaluate potential and cumulative impacts of
the proposed use types. It was approved on September 27, 2016 at the time that the change to the Zoning
Code was approved. In August 2017 Ordinances 2017- 745 and 746 amended the Municipal Code to allow
Manufacturing Level 2 (CA Type 2) and Distribution (CA Type 11).

On December 19, 2017 CUP 2016-014 allowed Cultivation, Nursery, Level 2 Manufacturing and Distribution.

Staff review of the proposed use and its impacts indicates that the use as proposed is consistent with the
evaluation and findings of the previously approved MND with no potentially significant impacts. It is therefore
exempt from additional CEQA review per CEQA Guidelines §15332 (infill development projects).

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 with 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 [SLC1] 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
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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 caonditions 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 law. 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. (Include 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.)

Please contact Scott Bruce via email at scottbruce11@amail.com if you have any questions regarding the
conditions of approval (COA).

GENERAL CONDITIONS:

1. All Conditions of Approval associated with CUP 2016-014, remain in.force unless
specifically amended herein.

2. Additional information regarding the Distribution process, including product tracking,
transfer and storage will be provided fo the satisfaction of the Community Development
Director and Fire and Police chiefs.

3. Construction / Development shall conform to Application Package as presented, to the
satisfaction of the Community Development Director or designee

4. Additional information regarding the use, storage and disposal of solvents / volatiles shall
be provided to the satisfaction of the Community Development Department and the Fire
Chief or Designee.

5. Atime frame for Phase 1 Operations, a plan for construction of the permanent building while
Phase 1 Operations are in place and a plan for removing Phase 1 uses / completing
approved Site Plan shall be provided

All HdL approvals specific to this Phase shall be in place prior to beginning Operations.

A Performance Bond or Letter of Credit, in the amount of $ XXX, to the satisfaction of the
City Attorney and City Manager, shall be provided.

PART C- SPECIFIC CONDITIONS AND REQUIREMENTS
COMMUNITY DEVELOPMENT DEPARTMENT :

1. Allowed Use During Streamlined Operations : Commercial Cannabis, Manufacturing Level 2
(CA Type 7), Distribution {CA Type 11)

2. Development / Construction: The Applicant has requested that modular container spaces be
contained inside a temporary structure on the site. The Applicant also requests one or two modular
offices to be located outside the temporary building. All proposed structures / modulars will be
located as shown on the site plan. Modulars inside the temporary structure are to include:

a. One manufacturing / extraction pod
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b. One secure storage container for pre and post manufactured product

A £

C

c. One or two containers for distribution storage and packaging.
Modulars outside the temporary structure include:
a. One or two modular office spaces.

The proposed structure is a single story 3,000 sf structure consisting of chain link walls and a metal
roof. . It will be accessed from the access easement along the western boundary of the site at the
location indicated on the previously approved site plan. Roof color will be green per previous CUP
Approval

Building Plans and site development plans will be submitted and approved prior beginning of
Operations.

Parking: Parking will conform to the Plan and Application Package as Submitted. Phase 1 parking
will be DG as shown. A drainage plan for Phase 1 will be provided.

Landscaping: 40’ setback shall be along access easement at front of / access to building.
Landscaping wili conform to plans and Application Package as submitted. Additional detail including
water budget to be submitted for Community Development Department approval. Irrigation Plans
shall be presented to and approved by Building Official prior to Landscape Installation. The
landscaping shall be maintained in a healthy condition in perpetuity.

Lighting: Security Lighting is proposed to be mounted on the structure and on two poles in the
parking area not to exceed 30 feet in height. A lighting plan must be approved 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: No signage has been requested at this time with the exception of property address. Any
additional signage shall conform to the requirements of Section 17.03 of the City of King Zoning
Code. Additional signage may be approved by the Community Development Department and may
be submitted to the Planning Commission at the Director's discretion.

Fencing: New fencing along Airport Drive shall be no climb chain link with screening slats, including
2’ of barbed wire at the top. Angle out. Perimeter fences shall be “no climb” chain link, six (8') foot
in height with barbed wire, to a maximum of eight (8) feet with vertical slats woven into the chain
link. Fencing along access easement to be eight (8') foot wrought iron, curved at the top, angled out.

BUILDING AND SAFETY DEPARTMENT: No application for Building Permit has been submitted. An
application / permit package must be submitted and approved prior to beginning temporary operations.

Building Plans:

1.

All Planning Commission COA shall be imprinted on plans submitted for building permits. An
appiication / permit package must be submitted and approved prior to beginning temporary
construction / development. Package may be submitted concurrently with sewer and water
connection information. '

Scope of Work Description: Scope of work shali clearly identify conform with that found outlined
in the Staff Report.

3. Sprinkiers: Temporary structure will be approved by Fire Marshall

PUBLIC WORKS DEPARTMENT: (The Applicant should contact Octavio Hurtado, Hanna & Brunetti 408-
842-2173, churtado@hannabrunetti.com,) to discuss the following COA as needed).
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Scope of Work Description: Scope of work shall conform with that found in the GUP / Regulatory
Permit Package.

Sidewalk: Sidewalk (to match existing / to satisfaction of City Engineer) will be extended along the
entire Airport Drive frontage.

Drainage: Results of RWQCB SWPPP review and drainage calculations to be submitted to City
Engineer. Final design to satisfaction of City Engineer.

Recycled Water Connection: 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 is made available. All internal
and external irrigation will utilize “Purple Pipe” located in the Airport Drive Right-of-Way.

Recycled Water, Water Quality Assessment: The City may require a future water quality

assessment to evaluate mass loading / nutrient balance, based upon the results of regular, ongoing
analysis.

Sanitary Sewer: Connection to City of King Sanitary Sewer system must be demonstrated to
satisfaction of City Engineer prior to beginning site operations.

Water: Connection to City of King / Cal Water system must be demonstrated to satisfaction of City
Engineer prior to beginning site operations.

Grading: Site must be graded to satisfaction of City Engineer. Modular units / temporary structure
to be placed within the footprint of the future parking lot.

Parking: Area for parking shall be graded to satisfaction of City Engineer. Parking area during
Streamlined Operations shall be DG to satisfaction of City Engineer.

OPERATIONS PERMIT:

Renovations shall comply with and Operations be subject to full compliance with Section 17.03 of the City
of King Zoning Code as amended and the Reguiatory Application Package.

A

Operations Permit: The Regulatory Permits as approved December 19, 2017 by the City Manager
are in force for the period of one year and shall be renewed annually. No operations shall occur
without a current permit. Streamlined Operations, if still operating, require Planning Commission
review and approval prior to issuance of a new Operations Permit.

Security Cameras: Security cameras for the permanent structure shall be installed in quantity and
location per the Regulatory Application. A camera plan for the temporary facilities shall be prepared
and approved by HdL prior to beginning Streamlined Operations.

Security Systems: Security systems shall be revised to address Streamiined Operations, shall
conform to the purpose and intent of those presented in the Application Package, to the satisfaction
of the Chief of Police and the City's Consuitant (HdL).

Solvents: The Applicant has indicated that Butane, CO2 and Ethanol will be used in the extraction
process. Volume, storage techniques, deliveries and safety pre-cautions must identified for
Streamlined Operations to the satisfaction of the City of King Fire and Police Departments in
compliance with Section 17.03.270 (a) and (b)

Solid Waste: Solid waste disposal shall be in compliance with County of Monterey Heaith
Department and Waste Management, Inc. requirements.

Odor Control: Odor shall be controlled per the Regulatory Application Section | and Section
17.03.210 (i) of the City of King Zoning Code. At the beginning of operations City Staff shall inspect
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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, mechanical equipment and the City Code will be reviewed. In
the event that compliance is not achieved, Staff shall make a recommendation to City Council per
Section 17.03.240 of the City Zoning Code. Odor caused by outdoor dumpsters will be addressed
in a similar manner.

. Air Quality: Venting of Solvents, CO2 and / or Ethanol / Alcohol shall be in compliance with
Monterey County Air Resources Board Standards.

. Pesticides and Fertilizers: Not Applicable for Streamlined Operations.

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 Zoning Code. A third party perform the check, that
Party suggested by City's Consultant (HdL) and accepted by Applicant and City of King. Results witll
be provided to Applicant, HdL and City of King Police Chief. Police Chief to verify.

Hours of Operation and Employees: The Applicant has indicated that the facility will be potentially
be in operation 24 hours per day. Shifts of a maximum of approximately XX employees will be on
site during this period. Onsite parking wili be sufficient to cover overlap periods. No persons under
the age of 21 will be allowed on site.

. Work Permits and Fees: Work Permits shall be issued in conformance with Section 17.03.070 (a).
Fees shall be as set by the City Council.

Indemnification Agreement: A signed Indemnification Agreement shall be in place prior to
Issuance of the Regulatory Permit for each use. Such agreements shall be approved by the City
Attorney and conform to the requirements of Section 17.03.160. Said agreements shall prevail over
Hold Harmless and Indemnification Clause attached hereto.

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



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 harmless the City of King (“City”) and its elected officials, officers,
contractors, consultants (including Earth Design International., Aleshire & Wynder, LLP attorneys; Hanna &
Brunetti, Aleshire & Wynder, LLP attorneys), employees and agents (including Earth Design, International,
and Hanna & Brunetti) from any and all claim(s), action(s), or proceeding(s) (coilectively referred to as
‘proceeding’) brought against City or its officers, contractors, consultants, attorneys, employees, or agents
(including Earth Design, Inc, Aleshire & Wynder, LLP, and Hanna & Brunetti) 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 and approvals taken to provide related environmental clearance under 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 suit, 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 suich proceeding.

The applicant agrees to indemnify City and its elected officials, officers, contractors, consultants ,
attorneys, employees and agents (including Earth Design, Inc., Aleshire & Wynder, LLP, Hanna &
Brunetti,) 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 (including Earth Design International, Hanna & Brunetti, Aleshire & Wynder,
LLP attorneys), attorneys, employees and agents {inciuding Earth Design, Inc., and Hanna & Brunetti)
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 andfor
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 fo 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,
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which approval shall not be unreasonably withheld, delayed or conditioned; and

c. Any and all settlements.
d. Any motions or court documents filed on behalf of the cily.

City shall have and retain the right to have the City attorney defend the City and its staff 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 shali 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 (“C0A”} 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. I understand that if I 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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item No. 7(B)

REPORT TO THE PLANNING COMMISSION

DATE: DECEMBER 18, 2017

TO: HONORABLE CHAIR AND MEMBERS OF THE PLANNING COMMISSION

FROM: DOREEN LIBERTO BLANCK, AICP, COMMUNITY DEVELOPMENT
DIRECTOR;

BY: SCOTT BRUCE, PRINCIPAL PLANNER

RE: CUP 2016-014, CANNABIS CULTIVATION (CA TYPE 3A), CANNABIS

NURSERY (CA TYPE 4); MANUFACTURING (TYPE 7); and
TRANSPORTATION / DISTRIBUTION (CA TYPE 11). 151 AIRPORT DRIVE
(APN 026-521-030)

RECOMMENDATION:

Staff recommends the Planning Commission: 1) review the Conditional Use Permit
Application, 2) receive public comment, and 3) adopt the attached Resolution approving
Conditionai Use Permit Case No. 2016-014.

BACKGROUND:

In September 2016, the City Council (Council) approved an amendment to the City’s
Zoning Code and to the East Ranch Business Park (ERBPSP), authorizing expansion of
land uses related to Medical Cannabis. As a result of that action, Indoor Cultivation under
artificial or mixed light, Medical Cannabis Nurseries, Manufacturing and Testing are
allowed in the M-1, M-2 and M-3 Districts and in the ERBPSP. Since that time, the Code
has been amended twice (June and August 2017) and a number of projects have been
processed / permitted through the CUP and Operations Permits processes. This current
application is for a new construction to allow Cannabis Cultivation, Manufacturing (Level
2, CA Type 7) and Distribution (CA Type 11).

The Planning Commission’s (Commission) primary role in the process is to make a
determination regarding the Conditional Use Permit. Community Development
Department Staff has been tasked by the City Manager with reviewing and evaluating the
Application for Operating Permit and the Building Department will approve the appropriate
building permit.
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While not required for the CUP, the Permit Application process provides much information
that informs the CUP process and potentiaily makes the Commission's determination
easier and more complete.

As noted above, CUP 2016-014 is a proposal to develop a parcel located north of and
adjacent to 151 Airport Drive (APN 026-521-030) as generally depicted in the attached
diagram, below.

DISCUSSION: _

The proposed development is on approximately 1.0 acres, constructing a new two-story
building of approximately 41,500 sf with a 20.750 sf footprint. Impervious area will be
approximately 24,800 sf (57%) area and landscaping will be approximately 11,450 sf, or
26% of the lot. Turf blocked parking area will be approximately 7,350 sf. The proposed
structure will be used for Indoor Cultivation (CA Type 3A) which is grown under artificial
light and has a maximum canopy area of 22,000 sf: Level 2 (CA type 7) Manufacturing
and Distribution (CA Type 11).

Overview:
The site and the surrounding area are located. in the ERBPSP. Airport Drive is located to
the north with the industrial use and the Airport Beyond.

¢ To the south is Industrial Use (proposed for Cannabis in an existing structure).

e To the east is Industrial Use.

¢ To the west is Industrial Use.
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The site is partially developed is generally flat, sitting below Airport Drive. An existing
slope bank separates the site from the street. Site access will be from an existing access
easement on the west side of the property. One gated access point will be located at the
southwest comer of the property. The applicant is proposing a two-story structure with
total floor area of approximately 40,000 sf. Uses will include Cannabis Cultivation (CA
Type 3A), Level 2 Manufacturing (CA Type 7) and Distribution (CA Type 11). proposes
new structures for Nursery (CA Type 4) and Cannabis Cultivation. While total allowed
plant canopy space under a future 3B license is limited to 22,000 sf, additional allowed
activities include: harvesting, drying, curing and trimming of cannabis.

The on-site Manufacturing process will include the preparation of extracts for uses in
items such as tinctures, edibles, topicals and vape cartridges using water, ethanol,
butane, carbon dioxide and other consumer safe solvents. On site processing of raw
materials from others may occur. The Distribution / Transportation Operation will provide
secure transportation services delivering product to these sites and potentially providing
it to other California licensed / permitted businesses.

Site Plan:

As noted above, access to this site / frontage will be along the access easement to the
west. A new structure of approximately 40,000sf will be constructed. The total impervious
area (structures, parking and staging) will be approximately 32,160 sf or 74 % of the site.
Pervious area (landscaping) will be approximately 11,448 sf or 26 % of the site.
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Parking will be to the south with landscaping to the west and east. The equipment pad
(holding mechanical equipment water tanks) will be located on the north side of the
structure. The trash enclosure is proposed for the southeast comer of the site. The
finished elevation of this site will be lower than the site to the south: a retaining wall of a
maximum 6’ will separate the two.

Building Setbacks: The building will be set back 40’ from the Airport Drive Right of Way.
The setback to the south will be 48, to the west will be 20’ and to the north will be 20’

CUP Information:

Architecture:

The proposed structure will be of metal standing seam construction. Colors will be
Sherwin Williams: Light Green — SW6162 Ancient Marble and Dark Green — SW7060
Attitude Gray consistent with the structure to the south.

Height: The applicant has requested that the maximum height limited be raised to 38’ to
the ridge line. This request is based on optimum growing conditions and heat dissipation
allowing air to circulate above the lights. Section 17.030.050 of the Municipal Code allows
an increase in height with a Use Permit if the building is sprinkled.

The proposed 38’ limit would put the ridge line approximately 2’ lower than that of the
structure to the south. The difference in grade between finished floor and Airport Drive is
between 20’ and 25’ (Airport Drive rises as it moves north).

See Exhibit 5.

Floor Plan and Interior Uses:

As noted above, maximum canopy space (plant tip to plant tip) for the entire structure will
be 22,000 sf. Cultivation canopy will be approximately 16,850 sf and Nursery canopy will
be approximately 4,875. Any internal runoff will be directed to the City’s Sanitary Sewer.

Flower and Dry rooms, Manufacturing, Distribution and Shipping / Receiving will be
located on the first floor. Flower Rooms, Vegetation / Staging Room, Mother Room and
Propagation Room will be located on the second floor. Please refer to Exhibit 4 for floor
plan / internal uses and Section G for room descriptions.

Landscape:

The site will be landscaped per plans as submitted. The primary landscaped areas will be
along the west side of the property, Airport Drive with a small area to the northeast.
Existing vegetation on the slope bank will remain.

All drainage will be directed to the west, to the Iandsca'ped area for percolation. Final
drainage calculations are being prepared, final design will be to the satisfaction of the City
Engineer.
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A SWPPP is being prepared for submittal to the Regional Water Quality Control Board.
Ultimate implementation of the CUP Site Plan and of the Operating Permit will be subject
to the conditions of Water Board Approval.

Proposed landscaping includes: Carmel Sur and Howard McMinn Manzanita, Century
Plant, Torch Aloe, Desert Spoon. Deer Grass, Indian Hawthorne, Coast Rosemary, Blue
Glow and Fire and Ice Shrubs, Verde Vista ground cover, Little Gem Magnolia See
Exhibit 6.

Grading:
The usable area of the site is generally flat, east to west. Grading will be minimal —
resulting in the estimated movement of less than 1,000 cubic yards of material.

Access, Parking, Paving:
One gated access point is proposed from the access easement bordering the westemn
side of the site. Parking is located at the southside of the structure. See Exhibit 3.

A total of (13) (plus a handicapped space) parking spaces are provided. A minimum of 13
spaces (2 per 3 employees on largest shift but not less than 1 per 3,000 sf of floor area)
are required. Employees on site will be a maximum of 16 per shift with three shifts per
day.

Signage:

Building signage will be limited to address, on-site (if any) will be limited to directional
signage for deliveries and emergency response personnel. Future signage will be
approved per King City Municipal Code. See Exhibit 5

Security:

The applicant is having a formal Operations and Security Plan prepared. A security firm
has been retained to finalize and implement the Security Plan. The Plan provides direction
regarding the amount of security personnel to provide safety; locations of cameras and
protocols for employees; monitoring of parking areas; product tracking, and safety. The
Plan also addresses entrance security. A concept camera location plan has been
provided.

The site will be secured with an armed guard.

Fencing: Fencing along Airport Drive will consist of the existing 6’ of chain link of fence
with slats installed for screening. Two-feet of barbed wire will be placed at the top of the
fence for additional security. An 8’ wrought iron fence, curve outward in the top 2’ will be
located along the western property line. The northern and southem boundaries will be
fenced with no climb chain link with privacy slats and 2’ of barbed wire, angled out.

Exterior Lighting: The parking areas and building exteriors will be illuminated with LED
powered lighting placed to eliminate shadows and / or dark areas. Lights will include
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building mounted and poles. Lighting will be designed to present spread beyond the
property boundaries and / or into the night sky. Poles will not exceed 3¢’ in height.

Cameras: Security cameras with motion sensors and night vision will be mounted on
all exterior doors, perimeter fencing and entry gates. Interior motion / night vision
cameras will be placed per the Application Package concept. The 24/7 surveillance
will be accessible by the City of King Police Department through real time live
access feed. A City of King camera will be placed by applicant at the Industrial
Way gate. The document also proposes internal security camera iocations.

Solid Waste: One locked dumpster location is located in the southeast corner of the
parking lot. For Cultivation operations, plant waste will be approximately 120 lbs. of
material per day. Manufacturing plant waste will be approximately 70 Ibs. per day. Based
on this volume, total waste from Cultivation will be between 6 and 8 cubic yards per week.
A single dumpster holds 6 cubic yards. Site Plan Exhibit 3.

It is proposed that grow room waste material (leaves, plant tissue, loose media, etc.) will
be disposed of in a green waste container and removed to local composting or plant waste
disposal site, pick-ups will be planned as part of a regular schedule. All non-
biodegradable materials (pots, flats, labels, sticky tags) will be disposed of using standard
trash containers that will be picked up on a regular schedule.

Utilizing the whole cannabis plant for marketabie products, the manufacturing lab will
process all leaves, trimmings, and non-viable flowers. This will ensure that all plant
material being disposed in waste will have all psychoactive and non-psychoactive
cannabis compounds removed. Any plant material that contains substantial levels of
psychoactive compounds that is not commercially viable will be mixed with a minimum of
50% refuse waste and disposed of in the standard waste disposal container. The
dumpster container storage area wiil be locked and under video surveillance.

Application Section J.

Water: The Mitigated Negative Declaration (MND) that resulted from the Initial Study
prepared during evaluation of the Zone Change estimated water use for Cultivation at
2,640 gallons per day (gpd). Water use for Nurseries was estimated at 6,314 gpd.

Water use as indicated by the applicant for this total project will be approximately 5,159
gallons per day (gpd) for Cultivation. Approximately 3,095 gallons will be reclaimed from
dehumidification resulting in total use of approximately 2,064 gallons per day

Manufacturing uses have water use similar to other business/ industrial park uses.
Water (Landscaped Area): The applicant has not yet prepared a detailed landscaping

plan with irrigation and detailed water analysis in conformance with the State of
California’s Department of Water Resources.
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Water conservation measures including drip irrigation, weather or moisture based
controllers, non-invasive/ climate appropriate species and similar will be employed.
Water use for irrigation was not included in the analysis of water use under the previous
MND — outdoor / landscaping water is common for all sites in the ERBPSP/M Districts
regardless of land use.

On-site plumbing to access future recycled water (purple pipe) in Airport Drive will be
required. All on site irrigation for landscape and cuitivation will require connection to
recycled water at such time as it becomes available.

Power: Cultivation: The applicant estimates 2,470 Amps (480v, 3PH) as the 80% power
allocation for lighting and air conditioning {3,200 Amps as the 100% power allocation). A
4,000 Amp upgrade will be required.

Manufacturing Use will be similar to that of Business / Industrial Park office buildings.
Noise: No noise related issues have been identified.

Volatile Substances: Three primary extraction techniques are used: Extraction with n-
Butane; Extraction with Ethanol (alcohol): and, Extraction with Carbon Dioxide (CO2).

LPG Storage and Handling:

An appropriate lockable, ventilated enciosure of metal exterior will be installed for the
outside storage of LP-Gas tanks. This will also have vehicle protection via bollards
around the storage area as well as restriction of public-access via fencing.

LP-Gas will be stored at least 10’ from all building ingress/egress, HVAC intakes, and
sidewalks.

If the outside storage and transfer area of LP-Gas is above the maximum allowable
quantity of flammable gas, it shall be located a minimum of 25 away from other buildings,
building openings, property lines, public streets, and other storage/transfer areas in
accordance with NFPA-58.

Ethanol Storage and Handling:

Storage shall be in approved flammabie liquid cabinet and stored in amounts limited to
the minimum required for operations. If storage volume exceeds the maximum allowabie
quantity, outside storage will be required with the same vehicle and public restriction and
clearance from building openings, HVAC intakes, property lines, and public streets.

CO2 Storage and Handling:

Liquid CO2 will be stored and seismically strapped to the wall of the CO2 extraction
room. There will be 50 Ibs. cylinders that are used for the manufacturing solvents in this
room and transferred by a certified operator that complies with standard operating
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procedures. CO2 extractors take one or two standard bottles, which must be secured per
Compressed Gas Association (CGA) P-1, “Safe Handling of Compressed Gases.”

The applicant has retained Pressure Safety Inspectors, LLC (PSI). They will ensure that
Boutique Unlimited 2 is compliant with all police, fire, city, state, etc. requirements. PSI's
staff is available to communicate directly with all of those departments to answer any
gquestions

All solvents will be stored in locked and seismically secure locations. Ethanol will: be
stored in a locked metal cabinet inside the manufacturing lab.

Specific details regarding the amount/type of gases, location of storage and safety
precautions will be as identified during the building permit process and will be approved
by Police/Fire.

Regulatory Permit Related Information:

The item before the Commission is the consideration of new construction (39,584 sf in
two stories) on a vacant lot adjacent to Airport Drive. Uses in the building will inciude
Cultivation, Nursery, Manufacturing (Level 2) and Distribution. A site plan and floor plan
has been provided. A separate Operations Permit will be required for each use.

The Nursery process will provide the applicant with plants from their own closely
controlled genetic stock. After gaining size / vigor in this environment the plants will move
to a Veg / Staging room to gain size and maturity. They'll then be moved to the Flower
Room to begin producing.

The Cultivation process includes growing, drying, trimming and packaging Cannabis for
shipment to Manufacturers — in this case in-house. Much of the product will go through
the manufacturing / oil producing process on-site. Qils, topicals and edibles (not food
product) will be prepared.

The Manufacturing Operation will process their Cannabis into extracts for use in tinctures,
edibles, topicals, and vape cartridges using water, ethanol, butane, carbon dioxide, and
other consumer-safe solvents.

The Distribution / Transportation Operation will provide secure transportation services to
and from California licensed / permitted businesses.

Employee Traffic:
There will be three shifts per day. The maximum number of employees on any one shift
will be 18. Total number of employees on site per day may reach a maximum of 48.

Standard employee generation rates for an Industrial Use are approximately 61
employees per acre with Business Park rates higher.
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Shipping and Transport: Cannabis bud will be transported from the facility in unmarked
vehicles tracked via GPS. Transactions will be recorded on a manifest with details
regarding the driver, vehicle, weight and / or count of all products. Delivery vehicles will
be loaded inside the structure with cars traps and security personnel present. Cameras
will be placed to record shipping from the faciiity.

Once a month, 4 to 6 pallets of Fertilizers and Cultivation Materials for Cultivation and
Nursery will be delivered by UPS or Fed-Ex truck or secure delivery services.

An estimated maximum of 12 150 Ib. tanks of CO2, ethanol, butane and similar will be
delivered weekly, per the approval of Police and fire. Solvent Pick will remove the used
cannisters once per week.

Two to 4 pallets of packaging supply materials will be delivered 1 time per week via
commercial van or box truck.

Distribution estimates are one in-bound and one out-bound SUV per week.
Manufacturing volume will depend on the market and has not been estimated.
See Application Sections E and F.

Odor Control: Cultivation: The Odor Control Program will operate in conformance with
the requirements of Municipal Code Section 17.03.210 (i). It Includes an exhaust air
filtration system with odor control and a system that creates negative air pressure
between the facility’s interior and exterior. Fans and carbon filters will be used. See
Application Section 1.

Volatile Substances: Three primary extraction techniques are used: Extraction with n-
Butane; Extraction with Ethanol (alcohol): and, Extraction with Carbon Dioxide (CO2),
Amount of gases and location of storage will be more clearly defined during the building
permit process.

The applicant proposes to construct a tab / extraction room built to NFPA Class 1, Division
1 standards. Closed loop extraction will be used to maximum amount possible. Disposal
of volatiles will be to satisfaction of the City’s Fire Consultant.

LP-Gas will be used as the solvent for the closed-loop Butane and Propane extraction
equipment only in the C1D1 extraction room. All LPG will be recollected in the collection
vessel and pressured down before product is removed from the extraction equipment.

Liguid CO2 will be used as a solvent for the closed-loop CO2 extraction equipment only
in a dedicated CO2 extraction room, All CO2 will be recollected in an accumulation vessel
to be reused on future extraction operations.
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Ethanol aicohol is used as a solvent for post-extraction processing and further product
refinement (winterization). This will be introduced to the product that is removed from the
LPG and CO2 extraction equipment, inserted into a spark-resistant freezer and rated for
flammable liquids, filtered, and further refined by rotary evaporation. Rotary evaporation
will take place in a dedicated laboratory fume hood. Rotary evaporation will introduce
heat, vacuum, and agitation to evaporate and recapture the ethanol alcohol.

See Application Section G.

Site Security: The entrance to the site is located to the west, accessed from the access
easement that borders the western side of the site. The gates will be opened by code or
from inside the structure. The facility will be closed to the public and doors and windows
will be designed to minimize views into the structure from the outside.

All staff and guests enter through the entry room. Depending on which department they
are working in, they will be allowed access to either the locker rooms/showers or to the
admin/processing/warehouse. Guests will enter through admin/processing/warehouse

A staffed security room will be located adjacent to the entry at the east side of the structure
to ensure that only desired persons are allowed entry into the facility. The room will feature
a-window that allows security to view the entry room in addition to camera/video support.

Visitors will be accompanied by authorized personnel at all times during their visit.
Persons under the age of 21 will not be aliowed on site. Cameras will be located in each
structure, with placement acceptable to King City Police Department and the City’s
consultant. See Application Section H.

Employee Vetting: No person under 21 years of age will be employed on this site. All
applicants will undergo a pre-employment background screening performed by a third
party as part of the standard interview/application process. As required by King City, the
results of the background check will be sent to the Police Chief of King City, the City's
consultant, and BU-2. Only after approval and confirmation of each individual employee
by the Police Chief and City Consultant, will BU-2 and the employee be able to proceed
with the employment and on-boarding process. Each applicant must sign an employment
agreement prior to commencing employment with BU-2. See Application, Section C.f.

Employee Training: Each employee will receive an orientation on their first day of work
that presents company policies and rules, safety guidelines, and general expectations.
The safety training program will include information about the risks of recreational
cannabis use, as well as specific safety information pertaining to the facility. For example;
safety protocols regarding CO2, HID lighting, high voltage panels, hazardous materials
(fertilizers, pesticides, cleaning products, solvents, etc.).

Employees will also receive more individualized training regarding their specific job
responsibilities. Each position within each department will have a detailed job description



PLANNING COMMISSION
CUP 2016-014

December 19, 2017
PAGE 11 OF 13

that wiil be reviewed and signed by the employee. This document will be filed along with
the employee’s general employment agreement in the employee’s file in the
administrative office. Application Section C.

Product Diversion and Inventory Control:

BU-2 will address diversion issues in the general employee orientation presentation, and
this ‘topic will also be covered in the Company’s employee handbook. Included in this
program, is the proposed plan for a 160-square foot secure vault used for storage of
viable cannabis products. The traceability program will aiso play a key role in assuring
that no material is mishandled or stolen. Guidelines relating to uniforms and acceptable
work attire in various departments will be designed in alignment with this program.
Prevention of diversion of cannabis and related products will be one of the main focuses
of our security program

A major source of inventory control will be the implementation of security protocols and
tightly managing staff members entering and exiting the facility. An increased number of
security cameras will be installed in all areas in which finished product is being stored or
handled. Access to these areas will be extremely limited using access cards. All rooms
containing cannabis products will be maintained with key code access. Access will be
limited to only certain areas for each employee depending on employee’s position.

A regular inventory count schedule will be used to keep a close record of fluctuating
inventory. Each individual plant and each batch/lot will be closely tracked and reviewed,
and any discrepancy will be thoroughly documented and investigated.

Quality Control: All cultivated and processed material will be tested internally and by a
Type 8 laboratory for pesticides, fungus, pests, molds and contaminants. before
distribution to a Dispensary. Extracts shall, at a minimum be tested for concentration,
potency and purity.

if a product were to be called into question the remaining inventory will be quarantined
and all customers notified. All material will be returned.

Source or final products failing to meet the established specifications or any other relevant
quality and safety criteria are rejected, disposed of or re-processed.

See Application, Section C.

Compiiance with Evolving State and Local Regulations: The applicant’s operating
procedures will comply with State and local regulations. The applicant engages a team of
lawyers, community relations staff and industry advisors to assist with governance,
compliance, legal adherence and updates to laws and regulations. In addition, the
applicant has executed the City's required Indemnification Agreement.
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ENVIRONMENTAL COMPLIANCE:

King City previously prepared and certified (September 2016} a Mitigated Negative
Declaration (MND) for the amendment of the City’'s Zoning Ordinance and the
amendment of the East Ranch Business Park Specific Plan (ERBP Specific Plan)
(Ordinances 2016-728, 2016-729 and 2016-730) to allow new land uses in the
Manufacturing Districts (M-1, M-2, M-3) and in the ERBP Specific Pian. Ordinances 2017-
745 and 746 amended the Municipal Code to allow CA Type 7 Manufacturing and CA
Type 11 Distribution.

Staff has conducted an Initial Study related to this proposed project (CUP 2016-01 4) and
has determined the project is fully within the scope of the prior analysis by the MND. The
Adoption of a Finding of Consistency has been recommended per CEQA Guidelines
Section 15162 and has been noticed for Public Review.

ALTERNATIVES:

1. Hear the item, invite public comment and approve the item as presented.

2. Denythe item. If the Planning Commission wishes to deny the CUP, the item needs
to be continued, directing Staff to return with a Resolution of Denial.

3. Provide alternative direction to Staff.



PLANNING COMMISSION
CUP 2016-014

December 19, 2017
PAGE 13 OF 13

EXHIBITS:

1. Site Location

2. Site Photos

3. Site Plan

4. Floor Plans

5. Elevations and Exterior

6. Landscape Plans

7. Height Amendment Discussion
8. Conditions of Approval

9. Resolution 2017 —203

10. Initial Study

Exhibits may be made available for public review at front counter, Cily of King City
Hall, 212, South Vanderhurst, King City, CA

Submitted by: [T
SCOIT B8R INCIPAL PLANNER

Approved by: M@( TR rD{Z\WF‘C.QJ’\ thuf}o

DOREEN LIBERTO-BLANCK, AICP, COMMUNITY DEVELOPMENT
DIRECTOR
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BOUTIQUE UNLIMITED, INC.
"BUZ"

Boutique Unlimited 2 (BU2) requests to increase the building height in order to increase
the height in the cuitivation rooms to 15 feet. This increase would decrease the
operational costs of the operation by reducing the demand of the process mechanical
HVAC equipment. The largest heat generator in the cultivation environment that needs
to be mitigated is the lighting used to grow the crops. The light fixtures are required to
be mounted 36°-48” above the plant canopy. Naturally, the heat wants to rise above the
fixtures but cannot if they are mounted close to the ceiling.

A taller ceiling would create a larger space of air above the light fixtures for the heat to
rise into that would allow for a positive effect of air stratification. If this additional space
is reduced above the light fixtures, this heat would reside at or below the light fixture
level, resulting in a increased plant canopy temperature, increased demand of air
circulation on plant canopy, air conditioning demand being increased to mitigate heat,
and grow lamp degradation due to an inefficient operating temperature.

Conclusion: If the heat is allowed to stay above the light fixtures, the heat demand is
reduced directly on the plant canopy and resulting in decreased operational costs with
HVAC, lamp replacement costs, and encourages uniform crop maturation and value.
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EXHIBIT No. 8

Case Number: COA 2016 - 014
CONDITIONS OF APPROVAL

NOTICE TO PROJECT APPLICANT

In accordance with the provisions of Government Code Section 66020{d)(1), the imposition of fees,
dedication, reservations or exactions for 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 Saction 66020(d){1) in effect before January 1, 1997.
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PART A - PROJECT INFORMATION: BOUTIQUE UNLIMITED .

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

Street Location:

Existing Zoning:

Planned Land Use:

Plan Area;

N R N2

Project Description:

026-521-030

161 Airport Drive

161 Airport Drive

M-1 Light industrial

General Plan: LI (Light industrial);

Adjacent to ERBP SP

CUP 2016-014 is a proposal to develop a parcel at 161 Airport Drive
as generally depicted in the attached diagram, below. The site is
approximately 1.0 acres, construction will be a new two story building
of approximately 41,500 sf with a 20.750 sf footprint. Impervious area
will be approximately 32,150 sf {74%) area and landscaping will be
approximately 11,450 sf, or 26% of the lot. The proposed structure
will be used for Indoor Cultivation (CA Type 3A) which is grown under
artificial light and has a maximum canopy area of 22,000 sf; Level 2
(CA type 7) Manufacturing and Distribution (CA Type 11).
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PART B ~ GENERAL CONDITIONS AND REQUIREMENTS

On September 27, 2016 the City Council approved Ordinances 2016- 728, 729 and 730, amending Municipal
Section 17.03 of the Zoning Code to allow Medical Cannabis cultivation, nursery, manufacturing and testing
uses (Types 2A,2B, 3A,3B, 4, 6 and 8.) The M-1, M-2 and M-3 Districts and the East Ranch Business Park
Specific Plan (ERBPSP) were amended at that time to allow the uses in those specific zoning districts

A Mitigated Negative declaration (MND) was also prepared to evaluate potential and cumulative impacts of
the proposed use types. It was approved on September 27, 2016 at the time that the change to the Zoning
Code was approved. In August 2017 Ordinances 2017- 745 and 746 amended the Municipal Code to ailow
Manufacturing Level 2 (CA Type 2) and Distribution (CA Type 11).

Staff review of the proposed use and its impacts indicates that the use as proposed is consistent with the
evaluation and findings of the previously approved MND with no potentially significant impacts. It is therefore
exempt from additional CEQA review per CEQA Guidelines §15332 (infill development projects).

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 with the Clerk. The appeal shall include a statement of
your interest in or reiationship 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 [SLC1] 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 desligner 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 bulldings 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 ptanned for residential use.

Approval of this use permit may become null and void in the event that development is not compieted in
accordance with all the conditions and requirements imposed on this use permit and the Zaning
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, 2 hew 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
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may result in revocation of the use permit or any otherenforcement remedy available under the law. 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. (Include 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.)

Please contact Scott Bruce via.email at scottbruce11@gmail.com if you have any questions regarding the
conditions of approval (COA).

COMMUNITY DEVELOPMENT DEPARTMENT :

1. Allowed Use: Commercial Cannabis Cultivation (CA Type 3A), Nursery (CA Type 4),
Manufacturing Level 2 (CA Type 7), Distribution (CA Type 11)

2. New Construction: The proposed structure is a two-story 40,000 sf metal structure, accessed
from the access easement along the western boundary of the site at one one location. Colors will
be Sherwin Williams: Light Green — SW6162 Ancient Marble and Dark Green — SW7060 Attitude
Gray consistent with the structure to the south.

Minor interior changes or site changes, which are determined by the Community Development
Director / designee to be substantially in conformity with the plans and Application Package as
presented may be granted by the Community Development Director / designee. Construction /
Development shall conform io Application Package as presented, to the satisfaction of the
Community Development Director or designee

3. Parking: Parking will conform to the Plan and Application Package as Submitted. New parking and
paving area will be installed. Parking shall drain to landscaped areas — post development runoff
shall not exceed the existing condition.

4. Landscaping: 40' setback shall be along access easement at front of / access to building.
Landscaping will conform to plans and Application Package as submitted. Additional detail including
water budget to be submitted for Community Development Department approval. Irrigation Plans
shall be presented to and approved by Building Official prior to Landscape [nstallation. The
landscaping shall be maintained in a healthy condition in perpetuity.

5. Lighting: Security Lighting is proposed to be mounted on the structure and on two poles in the
parking area not to exceed 30 feet in height. A lighting plan must be approved 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.

6. Signage: No signage has been requested at this time with the exception of property address. Any
additional signage shall conform to the requirements of Section 17.03 of the City of King Zoning
Code. Additional signage may be approved by the Community Development Department and may
be submitted to the Planning Commission at the Director’s discretion.

7. Eencing: New fencing along Airport Drive shall be no climb chain link with screening siats, including
2’ of barbed wire at the top. Angle out. Perimeter fences shall be “no climb” chain link, six (6') foot
in height with barbed wire, to a maximum of eight (8) feet with vertical siats woven into the chain
link. Fencing along access easement to be eight (8") foot wrought iron, curved at the top, angled out.

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 Plians: All Planning Commission COA shall be imprinted on plans submitted for building permits.
1 Scope of Work Description: Scope of work shalf conform with that found in the CUP / Regulatory
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Permit Package
Sprinkiers: Building will be improved with sprinklers.

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

1

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

2 Sidewalk: Sidewalk (to match existing / to satisfaction of City Engineer) will be extended along the
entire Airport Drive frontage.

3 Drainage: SWPPP and drainage calculations to be submitted. Final design to satisfaction of City
Engineer.

4 Recycled Water Connection: 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 is made available. All internal
and external irrigation will utilize “Purple Pipe” located in the Airport Drive Right-of-Way.

5 Recycled Water, Water Quality Assessment: The City may require a fuiure water quality
assessment to evaluate mass loading / nutrient balance, based upon the results of regular, ongoing
analysis.

REGULATORY PERMIT:

Renovations shall comply with and Operations be subject to full compliance with Section 17.03 of the City
of King Zoning Code as amended and the Regulatory Application Package.

A.

Regulatory Permit: The Regulatory shall be approved by the City Manager and 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 Regulatory
Application. 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 the driveway access to the
street.

Security Systems: Security systems shall be in conformance with those presented in the
Application Package, to the satisfaction of the Chief of Police and the City’s Consultant.

Solvents: The Applicant has indicated that Butane, CO2 and Ethanol will be used in the extraction
process. Volume, storage techniques, deliveries and safety pre-cautions must be to the satisfaction
of the City of King Fire and Police Depariments in compliance with Section 17.03.270 (a) and (b)

Solid Waste: Solid waste disposal shall be in compliance with County of Monterey Health
Department and Waste Management, inc. requirements.

Odor Control: Odor shall be controlled per the Regulatory Application Section | and Section
17.03.210 (i) of the City of King Zoning Code. At the beginning of operations City Staff shall inspect
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, mechanical equipment and the City Code will be reviewed. In
the event that compliance is not achieved, Staff shall make a recommendation to City Council per
Section 17.03.240 of the City Zoning Code. Odor caused by outdoor dumpsters will be addressed
in a similar manner.

Air Quality: Venting of Solvents, CO2 and / or Ethanol / Alcohol shall be in compliance with
Monterey County Air Resources Board Standards.

Pesticides and Fertilizers: Shall comply with requirements of the Monterey County Agricultural
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Commissioner and in substantial conformance with the materials and quantities presented in the
Application Package.

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 Zoning Code. A third party perform the check, that
Party suggested by City’s Consultant (HdL) and accepted by Applicant and City of King. Resuits witl
be provided to Applicant, HdL and City of King Police Chief. Police Chief to verify.

Hours of Operation and Employees: The Applicant has indicated that the facility will be potentially
be in operation 24 hours per day. Shifts of a maximum of approximately 16 employeses will be on
site during this period. Onsite parking will be sufficient to cover overlap periods. No persons under
the age of 21 will be allowed on site.

. Work Permits and Fees: Work Permits shall be issued in conformance with Section 17.03.070 {(a).
Fees shall be as set by the City Council.

Indemnification Agreement: A signed Indemnification Agreement shall be in place prior to
Issuance of the Regulatory Permit for each use. Such agreements shall be approved by the City
Attorney and conform to the requirements of Section 17.03.160. Said agreements shall prevail over
Hold Harmless and Indemnification Ctause attached hereto.

. Record Keeping: Financial and Product Record shall comply with the Regulatory Application
Package and the requirements of Section 17.03.180.
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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 harmless the City of King (“City”) and its elected officials, officers,
contractors, consultants (including Earth Design International., Aleshire & Wynder, LLP attorneys; Hanna &
Brunetti, Aleshire & Wynder, LLP attorneys), employees and agents (including Earth Design, International;
and Hanna & Brunetti) from any and all claim(s), action(s), or proceeding(s) (coliectively referred to as
‘proceeding”) brought against City or its officers, contractors, consultants, attorneys, employees, or agents
(including Earth Design, Inc, Aleshire & Wynder, LLP, and Hanna & Brunetti) to challenge, attack, set aside,
void, or annui:

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 and approvals taken to provide related environmental clearance under the California
Environmental Quality Act of 1970, as emended (“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 fo, damages, fees and/or
costs awarded against or incurred by Cily, if any, and costs of suit, 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 (including Earth Design, Inc., Aleshire & Wynder, LLP, Hanna &
Brunetti,) 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 harmiess City, its elected officials, officers,
contractors, consultants (including Earth Design International, Hanna & Brunetti, Aleshire & Wynder,
LLP attorneys), attorneys, employees and agents {including Earth Design, Inc., and Hanna & Brunetti)
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 fo so defend Cily, which approval shall not be
unreasonably withheld, delayed or conditioned:

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

Any and all settlements.
d. Any motions or court documents filed on behalf of the city.
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City shall have and retain the right to have the City attorney defend the City and its staff in conhection
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 counse! 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 app! 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 alt 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. I understand that if I 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- 203

RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF KING,
APPROVING CONDITIONAL USE PERMIT CASE NO. CUP 2016-014

WHEREAS, on November 13, 2017, Boutique Unlimited submitted application to allow Cannabis
Cuitivation (CA Type 3B), Nursery (CA Type 4), Manufacturing Level 2 (CA Type 7) and Distribution
/ Transportation (CA Type 11) in an new structure, located at 325 Airport Drive.

WHEREAS, after numerous discussions, on December 15, 2017 a formal Letter of Completeness
was provided by the City;

WHEREAS, the proposed uses are consistent with the General Plan and are allowed in the M-1
District with the approval of a Conditional Use Permit (Ordinances 2016-728 and 729, September
27,2016 2017-745 and 748, August 22, 2017).

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 Zoriing 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
December 18, 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. 2016-014.

NOW, THEREFORE, BE [T 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 kriown 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 M-1 (Light Industrial). Ordinance 2016-729 (September
27, 2016) 2017-746 (August 22, 2017) specifically allow the proposed Cannabis Cultivation,
Nursery, Manufacture and Distribution / Transportation uses in the Light Industrial District. The
subject property is proposed to be developed at an intensity and scale that is permitted in the
M-1 District and is compatible with surrounding uses.



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, soil, 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, piant 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.

e. Thereis no evidence that the site contains any habitats for wildilfe, unigue, 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 use (Cannabis cultivation and nursery, manufacture cannabis
oils and related products, cannabis distribution) is 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 and / or the City;

3. The proposed use is consistent with the General Plan Land Use Designation {L}) Light
Industrial and the Uses and Standards of the M-1 Zoning District.

4. The proposed uses will be contained within new construction of less than 40,000 sf.

5. The new structure will not exceed 38’ to the ridge line as approved by the Commission
during Public Hearing. No mechanical equipment will be allowed above that height.

6. The entire lot will be fenced ~ existing fencing will be improved and / or replaced and new
screening will be installed. Along Airport Drive and along property lines to the north and
south. The lot will be accessed (gated) from one point of entry off of the legally recorded
access easement bordering the western boundary of the project site.

7. Landscaping will be installed per the Application Package.

8. Right of way improvements (sidewalk) along the Airport Drive frontage will be performed
to the satisfaction of the City Engineer.

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 (Commercial Cannabis Activity).

10. Power and Water are available and are required to be provided prior tofconcurrent with
buiiding construction.

11. Evidence of hook up to the City's Sanitary Sewer system must be provided prior to any
Operations.

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
Conditional Use Permit Case No. CUP 2016-014. '



This resolution was passed and adopted this 19th day of December 2017 by the following vote:

AYES:
NAYS:
ABSENT:
ABSTAIN:

DAVID NUCK, CHAIRPERSON

ATTEST:
ERICA SONNE DEPUTY CITY CLERK




EXHIBIT

INITIAL STUDY CHECK LIST (OCOTBER 31,2017)

CUP 2016-014

A. BACKGROUND INFORMATION

1. Lead Agency: City of King
2. Project Boutique Unlimited: Mike Ferguson
f Representative /

Owner:

3. Project Location:  North of and adjacent to 150 Airport Drive

4. Project, Project Project
History and he Applicant has applied for Conditional Use Permit 2016-14 (CUP) to develop a
Approved parcel located north of / adjacent to 150 Airport Drive (APN 026-351-030) as

Mitigated Negative
Declaration
Description:

generally depicted in the attached diagram, below. The proposed development is
on approximately 1.0 acres, constructing a new two story bullding of
approximately 41,500 sf with a 20.750 sf footprint. Impervious area will be
approximately 24,800 sf (57%) area and landscaping will be approximately 11,450
sf, or 26% of the lot. Turf blocked parking arpa will be approximately 7,350 sf.
The proposed structure wiil be used for Indoor Cultivation (CA Type 3A) which Is
grown under artificiat light and has a maximum canopy area of 22,000 sf; Level 2
(CA type 7) Manufacturing and Distribution (CA Type 11).

»

)

History

In 2016, the City of King amended the Zoning Code and the East Ranch Business
Park Specific Plan to allow Medicai Cannabis Uses including Cultivation {CA
Types 2A,2B,3A,3B) Nursery (CA Type 4), Manufacturing (CA Type 6) and
Testing (CA Type 8). In August 2017 the Zoning Code was amended to allow
Manufacturing (CA Type 7) and Distribution (Type 11).

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.

10



Certified MND The Certified MND Project Description is attached as Exhibit 1.
Project
Description:

Public Review 20 Days
Period:

Other Public
Agencies
Requiring ;
Approval: |
Address Where City of King |
Written Comments Community Development Department !
May be Sent: 212 South Vandenhurst Avenue
King City, CA 93930

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

N/A




10. Proposed

Findings:

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
Councll 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 Froject are
adequately addressed in the 2016 certified MND.

Table 1
Environmantal Impacts

Aesthetics

9. Land Use/Planning

Agricultural Ressources

10. Noise

. Air Quality

11. Population/Housing

._Biological Resources

12. Public Services

Cultural Resources

13. Recreation

. Geology/Soils

14. Transportation/Circulation

Hazards/Hazardous Materials

15. Utility/Service Systems

o |~N|oo|s]w|n]a

. Hydrology/Water Quality

16. Mandatory Findings of
Significance

ENVIRONMENTAL SETTING

The Proposed Project is located on Airport Drive. The lots along Airport Drive are partially developed with
industrial and business uses. The Proposed Project site is currently vacant.




Table 2
Surreunding Land Uses

North: industrial Use East: Aimport Drive
. . . . Access Easement with Industrial Use
South: | Industrial (Cannabis) Use West: (in ERBP SP) beyond.

C. ENVIRONMENTAL CHECKLIST

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

Known
Signiflcant:
Unlmnown
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 Jevels.

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.

1. AESTHETICS: , Potential Impact
Sttt Foaril | S | Mot | Rovoved
Would the project: Significant Mitigated - Document
a Have a substantial adverse effect on a X X
" __scenic vista?
Substantially damage scenic resources,
b including but not limited to, trees, rack X
" outcroppings, and histeric 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?
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. A screening fence will be
placed at the property line.



2. AGRICULTURAL RESOURCES:
In determining whether impacts to agricultural

resources are significant environmental effects, lead Potential ‘Impact
agencies may refer o the California Agricultural Land Unknown Si °:?;c':m Not Reviewed
Evaluation and Site Assessment Model (1997) Significant | Potential (Z9PTEAM | o CEL 1 in
prepared by the Califomia Department of Significant | oated . | Previous
Conservation as an opticnal model to use in Document
assessing impacts on agriculture and farmiand.
Would the project:
Convert prime farmiand, 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
California Resources Agency, to non-agricultural
use?
b Conflict with existing zoning for agricultural use, X X
" or a Williamson 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 certified MND analysis. .
. Impact
e S U Unknown Sl:i,;;%‘::r]nt Not Revi':awed
Significant | Potential = n
Significant _{\nd Significant Previous
Would the project: ' Mitigated Document
N 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
quality violation?
Result in a cumulatively considerable net
increase of any criteria pollutant for which the
. project region is in non-attainment under an
d. applicable federal or state ambient air quality X X
standard {including releasing emissions, which
exceed quantitative thresholds for ozone
precursors)?
e Create objectionable smoke, ash, dust or odors X X
- affecting a substantial number of people?
Generate greenhouse gas emissions, either
f.  directly or indirectly, that may have a significant X X
impact on the environment ?
Conflict with applicable ptan, policy or regulation
g- adopted for the purpose of reducing the X X

emissions of greenhouse gases.

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




4. BIOLOGICAL RESOURCES

Would the project:

Significant

Unknown
Potential
Significant

Potential
Significant
And
Mitigated

Not
Significant

impact
Reviewed
in
Previous
Document

Have a substantial adverse effect, either directly
or through habitat modifications, on any species
identified as a candidate, sensitive, or special
status species in local or regional 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 regulations or by the Caiifornia
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, etc) through
direct removal, filing, hydrological interruption,
or other means?

Interfere substantially with the movement of any
native resident or migratory 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 biological 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?

X

Biological Resources Discussion: Impacts as discus

sed in the 2016 certifie

d MND ana

lysis.

5. CULTURAL RESOURCES

Would the project:

Significant

Unknown
Potential
Significant

Potential
Significant
And
Mitigated

Not
Significant

Impact
Reviewed
in
Previous
Document

Cause a substantial adverse change in
the significance of a historical resource
as defined in CEQA Guidelines
§15064.57

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?

X

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

X

Cultural

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




8. GEOLOGY /SOILS

Would the project:

Significant

Unkriown
Potential
Significant

Potential
Significant
And
Mitigated

Not
Significant
or Not
Applicable

impact
Reviewed
in
Previous
Document

Expose people or structures to potential
substantial adverse effects, including the risk of
loss, 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 Geology Publication 42)

Strong Seismic ground shaking?

Seismic-related ground failure, including
liquefaction? '

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 iandslide, 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 substantfal risks to life or
property?

Have soils incapable of adequately supporting
the use of septic tanks or alternative 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
Potential
Significant

Potential
Significant
And
Mitigated

Not
Significant

impact
Reviewed
in
Previous
Document

a.

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

X

Create a significant hazard to the public or the
environment through reascnably 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 schooi?

Be located on a site that is included on
a list of hazardous materials sites
complied pursuant to Government Code Section
66062.5 and, as a result, would create a
significant hazard to the public or the
environment?




7. HAZARDS/HAZARDOUS

Impact

Potential g
MATERIALS S Unknown | o/orificant | Not | Reviewed
ignificant | Potential And Significant in -
Significant Mit Previous
i igated Document
Would the projeci:
Impair implementation of or physically interfere
e. with an adopted emergency response plan or X X
emergency evacuation plan?
Expose people or structures to a significant risk
of logs, injury or death involving wildland fires,
f.  including where wildlands are adjacent to X X
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

Potential
Significant
And
Mitigated

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 pattern
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?

Substantiaily alter the existing drainage pattem
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 a manner, which would result in
flooding on- or off-site?

Create or contribute runoff water that would
exceed the capacity of existing or planned
stormwater drainage systems or provide '
substantial additional sources of polluted runoff?

Otherwise substantially degrade water quality?

Place housing within a 100-year flood hazard
area as mapped on a federal flood hazard
boundary or flood insurance rate map or other
flood hazard delineation map?

Expose people or structures to a significant risk
of loss, injury or death involving flooding,
including flooding as a result of the failure of a
levee or dam?

nundation by seiche, tsunami, or mudfiow?

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.



8. LAND USE AND PLANNING Potenti Impact
ntial .
Unknown o Reviewed
P ) Significant Not R
Significant | Potential L in
L And Significant )
Significant Mitigated Previous
Would the project: S 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 plan, local 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.

Impact

10. NOISE Unknown sl?ort;ntla':t Not Reviewed
| Significant | Potential | ©'9 A'n‘ga Significant in

Would the project: Significant - | Previous

proj Mitigated Document

Expose people to, or generate, noise levels
exceeding established standards in the local X X
general plan, coastal plan, noise ordinance or
other applicable standards of other agencies?

Expose persons to or generate excessive
b. groundbome 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?

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

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

11. POPULATION AND HOUSING X Impact
Unknown Significant Not Reviewed

Significant | Potential And Significant Y

Significant - Previous
Would the project: Mitigated Document
Displace substantial numbers of psople,
a. necessitating the construction of replacement X X

housing elsewhere?

Displace substantial numbers of existing
k. housing, necessitating the construction of X X
replacement housing elsewhere?

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




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

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

Significant

Unknown
Potential
Significant

Potential
Significant
And
Mitigated

- Not
Significant

Impact
Reviewed
in
Previous
Document

Fire protection?

Police protection?

Schoals?

Parks or other recreational facilities?

Water Service System?

ol LR Y EY B

Sewer System?

Other governmental services? {power)

@

P M (e > ] ¢

XY R[> > f| 2 ]f >¢

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
in
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 intersections)?

Exceed, either individually or cumulatively, a
b level of service standard established by the
" county congestion management agency for

designated reads or highways?

Result in a change In air traffic pattemns,
including either an increase in traffic levels or a
change in location that results in substantial
safety risks?

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

e. Result in inadequate emergency access?

f. __Result in inadequate parking capacity?

10




13.

TRANSPORTATION/CIRCULATION

Would the project:

Significant

Unknown
Potential
Significant

Potential
Significant
And
Mitigated

Not
Significant

Impact
Reviewed
in
Previous
Document

Q.

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

X

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

Not
Significant

Impact
Reviewed
in
Previous
Document

.

Exceed wastewater treatment requirements of
the applicable Regional Water Quality Control
Board?

X

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

Result in a determination by the wastewater
treatment provider, which serves or may serve
the project that it has adequate capacity to serve
the project’s projected demand in addition to the
provider's existing commitments?

Be served by a landfill with sufficient permitted
capacity to accommodate the project’s solid
waste disposal needs?

a.

Comply with federal, state, and local statutes
and regulations related to solid waste?

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

INFORMATION SOURCES:

e

B | vPRC

B. General Plan

A. Countyi/CityiFederal Departments Consulted:

Land Use Elements

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

Economic Development

€. Zoning Ordinance & Specific Plan

Speclfic Plan and Zoningr
v Title 17, Section 30 Light Industrial District f ¥ || Title 17, Section 17.03
D. Project Plans
Y Site Plans and CUP Submittal
E. Other Sources of Information
vV Field Work/Site Visit Ag. Preserve Maps
v Calculations Flood Control Maps
Other studies, reports (e.g.,
& environmental documents)
v Certified MND September 2016
v Traffic Study Topographic maps
Records Soils Maps/Reports
Grading Plans Plant maps
v Elevations/architectural renderings Archaeological maps and reporis

Published geological maps

(Others)
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EXHIBIT 1

lil. 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-I 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 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-SP) Specific Plan 107  Northeast comer 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

13



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 Al 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.
Type4  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)

o 8 Type 3A (all artificial ~ light)  greenhouse  buildings

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

* 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 s.f. )

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 prodﬁction 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 enfire 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 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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EXHIBIT 7

Oecember 11, 2017
PRE-FAB MANUFACTURING ENCLOSURE
AMENDMENT

The applicant has spent an e« avrdinary amount of time developing relationships with retail
and manufacturers throughout the State. Due to the rucently adopted State of California
Emergency Regulations, temporary hiconsing for géstribution is critical to mantain thesp
relationstps. For this reason, we are seeking an Interim solution that would expedite
operating prior to faciity buildont. Boutique Unlimited 2 is proposing to Scgin operathans using
modular, drog-in place solutions a 151 Arpert Drive, King City, CA 93930, prior 1o the
commencement of construction of the Type 3A Cultivation, Type 7 Manufacturing, and Type 11
Distribution facility,

This temporary operations set-up is critical to the success of both Boutique Unlimited Projects,
as securing business relationships and market presence in the offset of 2018 for our distribution
and manufacturing operations will help to create cash flow for buitd-out of both projects,
maintain our position within the industry, as well as Xing City’s status as a Susiness hub for
commercial tannabis activity. Phasing the construction of the projects and becorning
operational immediately weuld also facilitate maintaining good standing with the local and
state regulators, and provide local tax revenue immediately to King City. We propose to coase
temporary cperations prior to beginning construction on Boutique Unlimited 2.

Our initial temporary operations proposal includes having modular container spaces housed
within 2 temporary metal building. The proposed modular spaces include: one pre-fab modular
manufacturing/extraction container; one secure storage container for pre-manufactured ang
post manufactured product; one or two containers for distribution storage and packaging. in
addition, we propase one or two modular office spaces that would be located outside of the
temporary metal structure, that would contain the office spaces for the rranufacturing and
distributlon entities, as well as a space for servers, Internet service connection, security camera
menltoting, and security persarnel office space.

There are multipie options for pre fabricated manufacturing enclosures, One of the industry
leaders that we are considering is FlexMod Sclutions, based in Derver, Colerado, The model is
the C1D1 Combination Unit that includes two {2) dedicated extraction rooms for 1| -@3as
{butane and propane} extraction processes in the £1D1 environment and separated Non-
Classified room for post-extraction procassing and refinement vis closed ethanol rotary
evaporation. in the C1D1 area, all components are bulit ard rated to be spark and explosion-
proof 1c meet hazardous area requirements. The Non-Classified space of the enclosure s
separated by a barrier wall that aliow operation of post-extraction precess equipment without
the presence of dangerous gases. All enclosures are equipped with C1D1 rated hight fixtures,
spark-proof exhaust fans, gas detection alarm systoms with redundancy, exterior weatherproof
main electrical panel, as well as self-closing steel ingress/epress doors.

The operation will require Butane and Ethanol as the hazardous materials used in the
manufacturing process, The butk butane storage will be outside of the metal structure in an
explosion-rated and ventilated enclosure with proper clearance from property lines and
buildings. The maximum allowable quantitios of LP-Gas {butane) will he 30D Ibs. outside of the



December 11, 2017
PRE-FAB MANUFACTURING ENCLOSURE
AMENDMENT
enclosure and 90 fbs. in use mside of the C1D1 room of the enclosure. Ethanol will be stored
and anchored down in 2 rated flammable materials cabinet to store a maximurm quantity of 30
galions of ethano! alcohol. The proposed manufacturing container is certified by Third-Party
bagineering Peer Reviews meeting all reguiremonts of the NEC, OSHA, MED, and NFPA,
Enginesring Peer Review has heen compieted by Pressure Safety inspectors (PS1).

1. Proposed Temporary Site Plan
2, Exhibit A: Complete compliance certificate report can be found in the tollowing,
3. Exhibit B: FlexMod Container Spec Sheet can be found in.

4, Exhibit C: Photos of the HexMod enclosures can be found in.

5. Exhibit D: Additional Photographs
Photo of Secure Storage Container

Photos of Temporary Meta! Structures

Photos of Modular Office Space



BU2 TEMPORARY USE PROPOSAL
SITE PLAN

1248217
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Exhibit A

Pressure Safety Inspecters {PSI} Engineering Peer Review Report
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Exhibit B

FlexMaod Container Spec Sheet
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Extraction Lab
Models

™ ELEXMO
.“BC-JIIE‘.“J"
CiD1 Wina Tunnal
FielAB Wind Tunne! Tnee Class 1 Divisics 1 extraction
‘ab for high craduchon) This lab wit accommegcina
multizle working enwrormants because the entirs it is
& Clags 1 Davision 1 envaroremant., Bull bhe g wing tunrel,
0u L2 set g your workstations virtuwly anywhers i
vuis lal. Dasigred for high production using muitiple
workstatirs. Compiant arg versatle, 1 is parfent for
& ‘arge stale aperation whete a true Ciass 1 Divson 1
working siwironmers Ig neaded. Al components in s

e &re tuit to be spak-proof and hiast-proof
Bow page TR-18 5 s pokwgpdinniz a0 groaes

C1D1 Combination Unit

Designes for efficiency, tis highly furctonal and
versatis uni provices the hest of both worlds - a
compliant Class 1 Division 1 emvworment with a seperale
ror-ciassified work area i ang mogular unt in the
0107 area &l cormponents are built 1o he spark-proo
and blast-proof fo meet nazasdods area reguirements,
eregirg a safe and compliant environmant for the
anzrators. in the non-classited sector of the lab,

you can sel up vour workstations virtually anywhere.
Tne harrier wall tha: sanarates these twe compartments
wil aflow you to cperate Tolp vapes. ovens and other
non-class#ed equisment wanout the sresence of
dangerous {35L5. See pape 18-19 o movs St 232 SEses

C02 Exiraction Lab

in this aan-combustibls lab configuration, vau have tha
berefr of a clean soom ewironment combined with
sefaty fealures to im exoosura to axcessive D07 Lehs
are cuthitted with COZ dstection monitors to meet safety
"eipirements winle assuring optima air circudation, To
Flusl AR 002 s the ideal solution for your

CO2 extractiong. sou page 20-23 o mors wtoemames 3% etrews

IMGSIS (ronvicker o The carnacs Jrow faniives W



True Class 1 Division 1

Extraction Lab for High Production

M g ie
M _ !‘! ;
—
Details: -
« Al mistor lgnt furss elacrrral outiets, ena ® 178 wealIenIoc! man elestrical disribLtion pane!
switces a'e spark-pioof and meet Class 1 Divisign 5 '0cated on the exterior of the moduio, outsids of
1 7azadoJs ared rguitements tre Fazarcous arem and oLt of tie way The entry
dooe is of steer corstruction and equipped with
» ing spark-vrool sxhaust fang. 17 conunchon wis a1 autamal o closer, & paric ext fevice, a safely
"8 temperalura cantrolled makeup aii uri USE window ane weather sedls. The optional stk is of
1C0% cutsice frast ar to provide the requited air quakly standess stee! construstion and equippas
"o 7alle oy your equipment, 17 System provSes ity g uosenieck faucet 1o accommoate large
& $ighty negative pressure witin the lab 1o 5Bvert  capeiors o vassals,
hazardous gasees from leaking into surrounding
areas, 1t tnere is nc need for ternperatuie contral ja * |8 Mmutiule can he mounted o a whesled chassis
o ‘seation, the makeup al- unit can be replaced 107 €ase of relocationy, girecty cn a shap floor &
with & cleaea filration inteke for & rice cost  “GuPdaton (nsive a bulding or as a stard alane
rEquctor ity

* The modale is equipped witn 2 gas Gotectior ziarm
system hat will intate an audible ard vishic siarm
isice the modue when bazardous gas begns to
be astected. If the gas fevels continue to rise. the
system wil actwate an aud:bie atarm and st down
poveer to the equiprment insids the oo s nefore
darperous lavels are reached.




C1D1 | FlexLAB Combination Unit

C1D1 Combiration Unit

Jesioned for efficiency, ths Righly tunctional and versatle lab prowces the test of both worlds -- a
Compiiart Class 1 Dinson: 1 environment wih a secarate nor-clazstied work area it one modilar unit
inthe O107 area all components arg built 1o be spark gresf and blast-proot 10 meet hazardous area
raquiements creating a saf ard compliant environmert, for the operators In the tor-classifed section
of the fab you can set up vour workstatins virualy anyehere. The Darer wal thal separates these
two comprtents will alow vou o operate 10to vaces. ovens and other ron-classifies squipment
without te presence of dangerous pasas

Kaey Features:

o Class T Diwsior 1ares meets all MED. NEC GRES AND
NEPA

* Intereatoral fire code 2015

* Hational brs Frotostion fssnoation (NFPA; 58
Ligustiag Peroieum Gas Code, 2014

» NFPA 70 Nabioral Elcctric Code 2014

* 100% F1t -Listed and PE Cerfified Fquipment

« Surdar Lagoatories Wil Fit Multiple Boracton Units
angd Tech [echaicians

= Two compadments vl allow you to eperale roto YEDES,
09375 AT OIRES
noi- classfed equioment WMoyt the presence of
dangerons gases.

fHUnens Prosicles tor the Sanoais grow Tecillics ‘\-i’




True Ciass 1 Division 1 Exiraction Lab and Non-Classified Area

CiDt1 Combination Unit

Details:
@ Ali interior gkt fidures, eleclrical oines ard  dangerous levels are raached The wisatherproni
swiiches are spatk-proof a1 mest Class 1 Dvsion  main electical distribition panel <5 joceted on the
1 bazsrious area requirements, extaner of tw moduls, outeide of the hamrdous
arza and out of the way. The entry door is of stesl
construstion and egunped with an automatic glnger,
A panic ext device, a safely window, and weather
seals. fhe optiona! sink is of quality stainless steel
sonstruction and eqwpped with a gooseneck favcet
to accommodaie largs canisters or vessels

* The spark-proct exhagst fars, o conjurction with
tre tempe-ature contrglled makeup alr unit, use
100% outsirie fresh air to provida the required at
flow rate over your equipmant. The system provides
a skghtly negalive pressure withie the lab to prevent
nazadods gasses from fsakng irto surrounding
areas. | there is ro nead ‘or temperatuce control v » The module o2 be mocurted on a wheelad chassis
yeur ipcatior the makaup i writ car be replaced  ifor ease of relocation), directly on a shop fidor o
Wit a pleated filtration riake for a nice cost foundation ipside a bullding ¢ as a stand-alone
redustion. Suiding

* Tne module is equippao witt & gas cetection alarm
system hal will initiate an auddbile ard visible alann
isice the module whe razardous gas beging o
be getected. ¥ e gas levels contiwe to rise, the
sysstern wil actvata an audbie amm and shut down
power 10 the aluprent insize the toom wel belore




AECHARICAL INVTALLATION

1

i the unit 5 poing indoors:

aj

b

The exhaust fans will seed *6 b mouried on the exteriar of the structure on sither the
roof or eatetior wall, These tans mast be located a minimem of 10" {120”] from afy Cpening
back into the structure {i @ window, door, reot vent, lnuvers, tryet vert, et cetera). They
should also by pcated a minimum ot 7 over any walking surtars and in some cases shouid
be located at least 107 ahove grade, depending on vour iocal codes  This installation showid
be performed by a licensed #YAC contractor.

Ducting witl need to be sun from the exbaust fan, damper, and HVAC unit openngs on the
structure two the final exterior pencliation focations. Al ductng should maintain the
minimum dimensioes of the upenings and should be of locaily approved typ2 and material,
This instalistion should b= pedformed by 4 licersed VAT contractar

1% SUPPRESSIDN INSTAIEATION

B

1% o

1 En-

31

b

cdutar suppression units ane sunshed:

The indoos units will read to e mounted to the proinstaiizg mounting flanges/orackets per
tne manufacturer's instructinng (supolied), This instaliation can be performea by any
contracior or member of your company

The exhzus? fan durts should “ave lea. modular supprossion urit itypically a CFR-80LP unit)
instatled in tae first vertical run of duct exiting the module. The canister should be located
on the exterior of the duct and 1he head should penetiate into the sirfine spane. This
installation can be pertormad by a licensed MVAC cuntractar,

2} sprinkier piping will e run from an existing system:

a4y

Piping can be run through any oper space i one of the MCTs fpcated on the building's
extetior wall, usually near the celling. The MCTs are metal frames tilied with blue or red
rubherizen materad e ean be interchanged end adapted to cult wuur viping sipes. Yhiy
instaliation should be performes by a licensed tire safety professional

Pliase fes free b0 molie Zontoct with uws for technical supnornt.
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Exhibit C

FlexMod Photographs
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FLEXMOD

HexMod's Client information, Preparation, and installation Guidelines

SITE PREPARATION

1 Fora mobile 2ab thery recds to be a leve e ta patk such as a concrete, asphalt or grave!
parking ot

£ Forastationary unit there neads ta he a tevel foundation 1o set the buid irg and squipment on.,
Ide 21ly the unit will be set on procast concrete blacks or prossure reated lumber 10 provent it
from sitting directly or the ground or slab fhis prevents decay and Miows se budding 10 be
moved in the future. if it is set directly on a surface it will bo difficolt to get beneath it for lifting.

4 The area bereath the module should be graced to prevent standing watesr or it can cauze

mildew and decay.

LLECTRICAL INSTALLATION

There will need to be elocttcity supplied 1o the main junttion box on the exterior of the mnule.
The voltage, phasy, and amperage supniied must be the same a3 indicated on the junction box
and i the technical documents,

f the exhaust fans and HYAC anit will be mounted on the exterior of a host structure powor will
need te be run from the components back to tha dsiribution panel mounted on the side of the
module. Only the portion of wiving exposed to the exhaust stroam of the exhaust fans will need
‘o be C1D1 rated. Al ather wirlrg shouid be a locaily spproved type of size and count
referenced on the drawings.

it the power will come from exating Infrastructire & power distributien panels there must be g
breaker avaliable and enough amperage ovatable to accommodate the increased load.

H ncw power is needed the local power enmaany Shealt b Lonrarked ceyuost service
instaliation,

Altloca! codes and standards should be adhered 10 and the instziiaton should be perfarmed by
a litensed siecitician

PLUMBING INSTALLATION

1} Hasink iz moluded:

2} There will need 1o be watos supplied to the 3/8” NPT female connection valve tndsr the
madule, directly butow the sink, by moeans of a 3/8" NPT maie threaded fitting,

bl There will nced to be a connection to a sewer avaliable. This can be accomplished by hard
Piping into an eusting sewear system, frpicg to a Hloor drain swhore the sink can gravity dram,
orinstathng o new sewer systom,



Decerrber 11, 2017
PRE-FAB MANUFACTURING ENCLOSURE

AMENDMENT

Exhibit D

Additional Photographs
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Industial Warshouse - Camp Shelby, MS




December 11, 2017

PRE-FAB MIANUFACTURING ENCLOSURE
AMENDMENT




