CITY OF HEALDSBURG
CITY COUNCIL/REDEVELOPMENT SUCCESSOR AGENCY MEETING
SPECIAL MEETING AGENDA
City Hall Council Chamber
401 Grove Street
Healdsburg, CA 95448
707-431-3317

Meeting Date: March 11, 2019
Time: 5:00 PM
Date Posted: March 7, 2019

1. CALL TO ORDER/ROLL CALL
A. Pledge of Allegiance
B. Approval of Agenda
2. PUBLIC PORTION
Members of the public will have an opportunity to address the City Council concerning any items
listed on this Special Meeting Agenda. No other items may be discussed at this Special Meeting.
For Closed Session Items, public comments may be made at this time. (Government Code
Section 54954.3)
3. PUBLIC HEARINGS
A. Mill District Tentative Map 2017-01 and Development Agreement DA 2018-01
By separate motions, 1) adopt a resolution approving Tentative Map 2017-01 for the Mill
District Project and 2) introduce for first reading, by title only and waiving reading of the
text, an ordinance approving Development Agreement DA 2018-01 for the Mill District
Project.
4. ADJOURN SPECIAL CITY COUNCIL MEETING
SB 343 - DOCUMENTS RELATED TO OPEN SESSION AGENDAS: Any writings or
documents provided to a majority of the City Council/Redevelopment Successor Agency Board
regarding any item on this agenda after the posting of this agenda and not otherwise exempt from
disclosure, will be made available for public review in the City Clerk's Office located at City Hall,
401 Grove Street, Healdsburg, during normal business hours. If supplemental materials are made
available to the members of the City Council/Redevelopment Successor Agency Board at the
meeting, a copy will be available for public review at the City Hall Council Chambers, 401 Grove
Street, Healdsburg, CA 95448.

City Council Special Meeting

March 11, 2019

These writings will be made available in appropriate alternative formats upon request by a person
with a disability, as required by the Americans with Disabilities Act.
DISABLED ACCOMMODATIONS: The City of Healdsburg will make reasonable
accommodations for persons having special needs due to disabilities. Please contact Stephanie
Williams, City Clerk, at Healdsburg City Hall, 401 Grove Street, Healdsburg, California, 431-3317,
at least 72 hours prior to the meeting, to ensure the necessary accommodations are made.
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CITY OF HEALDSBURG
CITY COUNCIL AGENDA STAFF REPORT

MEETING DATE: March 11, 2019
SUBJECT:

Mill District Tentative Map 2017-01 and Development Agreement DA
2018-01

PREPARED BY:

Maya DeRosa, Planning Director and Building Director

STRATEGIC INITIATIVE(S):
Quality of Life
Economic Diversity & Innovation

RECOMMENDED ACTION(S):
By separate motions; 1) adopt a resolution approving Tentative Map 2017-01 for the Mill
District Project and 2) introduce for first reading, by title only and waiving reading of the text, an
ordinance approving Development Agreement DA 2018-01 for the Mill District Project.

BACKGROUND:
The Mill District Project is the proposed redevelopment of the approximately 9.59-acre site
located at 146 and 164 Healdsburg Avenue and designated for Mixed Use development in the
Central Healdsburg Avenue Plan (CHAP). The Project includes a Tentative Map to divide the
site into seven parcels, a Conditional Use Permit to allow (1) mixed-use residential and (2)
visitor lodging (hotel) uses in the MU Mixed Use district, a Historic Demolition Permit to
remove the structures associated with the former use of the site by Nu Forest Products and House
of Sonoma, a Heritage Tree Removal Permit to remove four heritage trees on the site, and a
density bonus (including associated concessions and waivers), to be discussed in more detail
later in this report.
On April 24, 2018, the Planning Commission held a public hearing to consider an earlier
iteration of the Project, which at that time included 188 units of multi-family housing, as well as
a 53-room hotel, approximately 15,000 square feet of commercial uses in multiple buildings,
public plaza spaces, two new public streets, a common amenity building with food and beverage
service, a fitness facility and a pool, public open space (including a one-acre park), and
associated landscaping. After receiving public testimony, the Commission closed the public
hearing and discussed the Project. The Commission voted unanimously to direct the applicants
to return to the Planning Commission for a workshop to discuss several areas of concern. The
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areas of concern included the circulation framework, road design, parking, land use, open space,
housing and consistency with the CHAP.
Because there were a number of issues to discuss, the Planning Commission held three
workshops, on June 12, June 26, and August 24, 2018. At the workshops, the Planning
Commission and members of the public discussed concerns in the areas of circulation
framework, road design, parking, including the shared parking analysis, land use, open space,
affordable housing and conditions of approval.
In October 2018, the Applicant submitted a revised project proposal, based on direction received
at the Planning Commission workshops in June and August 2018. The Project proposal, which
now includes a request for a development agreement (discussed in detail later in this report), was
deemed complete on November 7, 2018. Below is Table 2 which highlights areas of the Project
which have been revised since the April 24, 2018 public hearing.

Table 2 - Project Comparison Table
PROJECT COMPONENT
APRIL 24, 2018 PROJECT
Total number of residential
units
Number of market rate units
Number of missing middle
units
Acreage of open space (park)
Number of hotel rooms
Commercial square footage
Circulation connection to
Exchange Avenue
SMART path proposal

Local
street
design-tree
spacing distance
Number of off-street parking
spaces
Number of on-street parking
spaces

188

JANUARY 8, 2019
PROJECT
208

140
0

146
22

1.01
53
15,000
Emergency access only

0.78
53
15,000
Public street connection

Pedestrian easement on
Project site to allow for future
connection to SMART
property
Every three parking spaces

$1,300,000 payment to be
used towards pedestrian and
bicycle connectivity elements
to and from the future
SMART station
Every two parking spaces

374

398

58

75
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Additional Project comparison items – Items added since the PC recommendation to approve the
Tentative Map Application on January 8, 2019 include an additional 8 units of affordable by
design units have been added to the Development Agreement. What is being presented to
Council has 138 market rate units and 8 affordable by design units that will be initially priced in
accordance with the 22 missing middle units. The total number of overall units as part of the
development remains 208. Everything else in the DA is consistent with what was approved at the
PC hearing with the exception of language that was amended to address the PC’s concerns
regarding Force Majeure.
On January 8, 2019, the Planning Commission held a public hearing, received public comment
and at the close of the public hearing adopted resolutions (i) recommending that the City Council
approve a Tentative Map, (ii) recommending that the City Council approve a Development
Agreement, and (iii) approving the Conditional Use Permit (including Density Bonus), Historic
Demolition Permit, and Heritage Tree Permit for the Mill District Project. The Planning
Commission’s approval of the Conditional Use Permit, Historic Demolition Permit, and Heritage
Tree Permit was conditioned upon the City Council’s approval of the Tentative Map and
Development Agreement.
Site & Vicinity Description. The project site is located at 146 and 164 Healdsburg Avenue, at
the southern entry gateway to the City. The approximately 9.59 acre site is on the east side of
Healdsburg Avenue, at the southeast corner of the new traffic roundabout, two blocks south of
Healdsburg Plaza. It is bordered by Mill Street and Sonoma Marin Area Rail Transit (SMART)
railroad (north), Healdsburg Avenue (west), industrial and residential development (east), and
Exchange Avenue (south). The vacant site consists of a former lumber mill, Nu Forest Products,
with structures and paved surfaces adjacent to a vacant structure, formerly the House of Sonoma
hotel, on landscaped grounds.
The property is zoned Mixed Use (MU) and is surrounded by other MU-zoned properties to the
west across Healdsburg Avenue and to the south across Exchange Avenue; Downtown
Commercial to the north; and Industrial and Multi-Family Residential to the east. The area south
and east of the railroad tracks maintains several different mixed-use commercial developments
that include light industrial buildings primarily near the railroad tracks, and commercial
buildings as well as a few houses along Healdsburg Avenue. In several instances, buildings that
may once have been residential or industrial now have commercial uses.
Project Description. As now proposed, the Project includes 208 units of multi-family housing,
a 53-room hotel, approximately 15,000 square feet of commercial uses in multiple buildings,
new public streets, open space, landscaping and parking. Please also refer to the Site and
Vicinity Description later in this report as well as the Applicant’s Project Description.
The applicant is requesting a Tentative Map to divide the site into seven parcels and a
Development Agreement to vest project approvals and confer additional project benefits in
exchange for financial and other concessions in favor of the City. As noted above, the Planning
Commission has already reviewed and approved a resolution approving a Conditional Use
Permit (including Density Bonus) to allow mixed-use residential and visitor lodging (hotel) uses
in the Mixed Use (MU) zoning district, a Demolition Permit to allow removal of the structures
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associated with the former Nu Forest Products site and the abandoned House of Sonoma site, and
a Heritage Tree Removal Permit to allow the removal of seven heritage trees.

DISCUSSION/ANALYSIS:
Tentative Subdivision Map TM 2017-01
Subdivision Standards Consistency
The Project includes a Tentative Subdivision Map to divide the approximately 9.59 acre site into
seven individual parcels. The proposed parcels and map design are consistent with the purpose of
the Mixed Use (MU) zoning district and consistent with the standards for Tentative Maps
contained in Title 17 of the Municipal Code and meet the Subdivision Map Act requirements
under §66473, of the Government Code of California. Pursuant to Chapter 17.24 of the
Healdsburg Municipal Code, the Planning Commission must provide a recommendation to the
City Council for subdivisions of property into five or more lots.
The Planning Commission has recommended approval of the proposed subdivision design after
concluding that it will accommodate mixed use development consistent with the guiding
principles and design framework of the CHAP.
Phasing: The Project is expected to be developed in phases, with each phase being brought to the
Planning Commission for approval of (a) a condominium map consistent with the tentative map,
(b) a “subsequent” conditional use permit to regulate operational aspects of each parcel, (c)
design review, and/or (d) other permits as may be required. The applicant has outlined a
prospective four-phase development program; however, the timing and scope of the phases are
ultimately dependent on market conditions and the availability of housing unit allocations under
the City’s Growth Management Ordinance. The Development Agreement, discussed later in this
staff report, also would regulate the timing of construction of the affordable units and the middle
income units.
Construction: Construction will require the demolition of existing structures on the Project site.
The site will be graded, and construction phased on different areas of the site. Site grading will
consist of construction of the two main roads and excavation to support building and parking lot
construction. Cut and fill amounts for the primary infrastructure are expected to be
approximately 10,000 cubic yards each. As part of its commitment to green building practices,
the applicant will ensure that all diesel-powered portable equipment on the project site will meet
EPA particulate emissions standards for Tier 4 engines or the equivalent. The applicant also has
confirmed that it will not use any pile-driving equipment, which commitment has been
memorialized as a condition of approval for the Tentative Map.
Utilities: All utility plans that are part of the Tentative Map submission have been reviewed by
the City Public Works and Electric Departments and are consistent with the policies of the
General Plan and in compliance with the standards of the Municipal Code. Comments of each
reviewing department are included in Attachment 22, and have been included (as applicable) as
conditions of approval for both the Tentative Map and the “master” Conditional Use Permit.
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Parcel Size: Seven parcels would be created with the smallest, Parcel 4, totaling 23,087 square
feet (.53 acre) and the largest, Parcel 2, totaling 79,715 square feet (1.83 acres), which conforms
to the City’s MU zoning designation parcel size requirements.
Construction: Construction will require the demolition of existing structures on the Project site.
The site will be graded, and construction phased on different areas of the site. Site grading will
consist of construction of the two main roads and excavation to support building and parking lot
construction. Cut and fill amounts for the primary infrastructure are expected to be
approximately 10,000 cubic yards each. As part of its commitment to green building practices,
the applicant will ensure that all diesel-powered portable equipment on the project site will meet
EPA particulate emissions standards for Tier 4 engines or the equivalent. The applicant also has
confirmed that it will not use any pile-driving equipment, which commitment has been
memorialized as a condition of approval for the Tentative Map.
Utilities: All utility plans that are part of the Tentative Map submission have been reviewed by
the City Public Works and Electric Departments and are consistent with the policies of the
General Plan and in compliance with the standards of the Municipal Code. Comments of each
reviewing department are included in Attachment 22, and have been included (as applicable) as
conditions of approval for both the Tentative Map and the “master” Conditional Use Permit.
Parcel Size: Seven parcels would be created with the smallest, Parcel 4, totaling 23,087 square
feet (.53 acre) and the largest, Parcel 2, totaling 79,715 square feet (1.83 acres), which conforms
to the City’s MU zoning designation parcel size requirements.
Access: The proposed Project will be accessed via two driveways on Healdsburg Avenue and a
driveway on Exchange Avenue at the southerly portion of the site. Future plans for Healdsburg
Avenue (not part of this Project) include re-striping along the front of the Project site that would
reduce the number of lanes from four to three, with one travel lane in each direction and a center
two-way-left turn lane. Right and left-turning vehicles entering the site will be able to access
both driveways, and drivers turning left will have a center turn lane to make such turns into and
out of the site easier. Sight distance from the proposed Project driveways on Healdsburg Avenue
is adequate as there are no barriers to the lines of sight north and south of the planned driveway
locations, and none would be expected upon construction of the Project.
The Department of Public Works previously indicated some concern as to whether left turn
movement restrictions and/or turning lane storage length requirements may be warranted with
respect to the street connections to Healdsburg Avenue. Traffic consultant WTrans reviewed the
proposed design and concluded that even under conservative assumptions, delays at the
driveways would not violate driver expectation and it is anticipated that the driveways would
operate acceptably with both left and right turns allowed. The Department of Public Works has
accepted these conclusions and thus has not proposed to limit the direction of turns from the
driveways.
Local Street Design: The design of the local street section included in the tentative map plans
with this application are not consistent with the local street design in the CHAP. The CHAP
design requires within a 60 foot right of way: 6 foot wide sidewalks, 6 foot wide continuous
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landscape planter, 7 foot wide parking and 11 foot wide travel lane, (curb to curb width is 36
feet). A condition of approval as part of Attachment 1, condition 6c from Public Works, states
that the interior street sections shall be designed and constructed in accordance with the adopted
Central Healdsburg Area Plan, unless otherwise approved by the Planning Commission and City
Council to match the reduced cross section proposal shown on the approved tentative map. The
Planning Commission’s review recommended the CHAP approved street section be implemented
with the Mill District project. Following the Planning Commission meeting, the applicant team
developed an alternate local street design (Attachment 26). The applicant team prefers this
alternative because it reduces the sidewalk and planter width in the right of way (CHAP sidewalk
and planter combined width of 12 feet compared to 9 feet in the alternative proposal). Staff from
Public Works and Electric Departments have reviewed this alternate design and have the
following comments below:
Public Works comments:
• 4’ wide planter is more likely to result in uneven sidewalks from tree and root growth
over time, than a larger planter strip. How long before the sidewalk shows signs of
damage will be dependent on the type of tree and the proper installation of root barrier
and irrigation. Tree grates are notoriously difficult to keep level with the sidewalk and
may create ADA issues.
•

The 5’ wide sidewalk meets the City’s minimum sidewalk width standard, however, this
may feel narrow particularly if the buildings are right up to the setback limit. Pedestrians
when crossing may be walking on the tree grates. Wheelchairs are approximately 30
inches wide but can be wider and with users’ arms may take up most of the width.
Crossing wheelchairs may need to wait between tree grates to pass.

•

On March 1, 2019 a revised Low Impact Development diagram was submitted, and staff
is still reviewing. It is unclear if the space between tree wells can be used as walkway, or
if it will be needed to be open for treatment.

In summary, the Planning Commission recommendation (CHAP local street design) is preferred
by Public Works staff because: 1) it provides a dedicated 6 foot wide strip with 4-foot wide tree
wells providing adequate room for a street tree to grow without impacting the adjacent
sidewalks; and 2) the 6 foot wide sidewalk provides adequate space for passing pedestrians to
walk without encroaching onto the landscape planter area/tree grates and maintains more
comfortable clearance for wheelchairs.
However, City Utility and Public Works staff feel that the current proposal by the Mill District
team that by co-locating one-foot of the sidewalk upon the public utility easement (PUE), the 4foot wide strip with tree-wells and a 5-foot wide sidewalk can be obtained as required by the
CHAP. The dry-utility joint-trench will be located in the gutter pan of the street with larger
utility boxes placed within the 4-foot wide strip adjacent to the roadway. This allows the PUE to
support a dual purpose of both a public access easement (sidewalk) and location for smaller
utility boxes and service meters. Building foundations may need to be adjusted where the
foundation’s zone of influence is in conflict with underground utilities.
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Landscaping: The Tentative Map includes a preliminary landscape plan which shows street
trees, as required by the Land Use Code and the CHAP. Bowhall Maple trees are proposed
along the Healdsburg Avenue frontage, consistent with the CHAP. Along the new streets, the
preliminary landscape plan indicates London Plane trees, which is not consistent with CHAP
Appendix C: Plant List for Plan Area. At the Planning Commission’s direction, a condition of
approval has been included in the draft Tentative Map conditions of approval requiring that prior
to recordation of the Final Map, the Applicant shall submit a final landscape plan illustrating
street tree species that are substantially consistent with CHAP Appendix C Plant List for Plan
Area as determined by the City Arborist in consultation with a Planning Commission
subcommittee.
An existing towering stand of redwood trees adjacent to Healdsburg Avenue is proposed to be
preserved. The redwoods will provide a backdrop to the publicly accessible open space and
scale to the Project as viewed from Healdsburg Avenue. Large canopied deciduous shade trees
will line Healdsburg Avenue, providing visual and spatial integration between buildings and the
street corridor. Along the internal streets, large canopied deciduous trees will line the street on
both sides to provide visual and social integration to complement the pedestrian experience.
Flowering species and citrus trees will provide visual accents throughout the proposed
development. Final landscape plans will be required and reviewed for each parcel as part of
future design review applications. The Project will comply with the City’s Water Efficient
Landscaping Ordinance per Land Use Code Section 20.16.105.
As previously indicated, the Planning Commission voted 6-1 (Civian opposed) to recommend
that the Council approve the Tentative Map, adding the following conditions to Staff’s
recommendation, which are reflected in both the conditions of approval attached to Planning
Commission Resolution 2019-01 (Attachment 3) and the conditions of approval attached to the
draft City Council Resolution attached to this staff report as Attachment 1:
•
•
•
•

Turn movements onto Healdsburg Avenue from the Project site shall be restricted to
right-turn-only if the center lane is converted to a landscape median.
All public infrastructure must be complete prior to the issuance of the first certificate of
occupancy for any building.
The hotel shall be prohibited from including a restaurant and event spaces. All food
service and meeting spaces must be incidental to hotel guest use.
Commissioners Breznikar, Civian and Luks shall form a subcommittee to work with the
City Arborist to determine possible acceptable street tree species not specified in the
CHAP.

The Tentative Map conditions of approval also require the applicant to provide parkland and pay
fees in accordance with the provisions of Article 17.04 of the Land Use Code unless otherwise
provided in the Development Agreement. Development Agreement provisions including
parkland fees are discussed in more detail below.
Pursuant to Section 17.04.100 of the Healdsburg Municipal Code, the Planning Commission
made the following required findings in order to recommend that the City Council approve the
Tentative Map:

Packet Pg. 9

3.A

1.

The proposed map and its design and improvements are consistent with the general plan and
any applicable specific plan.
The Project’s proposed uses and density are consistent with the Healdsburg 2030 General
Plan land use designation of the site as Mixed Use Residential. The Project is eligible for a
State Density Bonus Law provision of an additional 35% increase in density due to the
percentage of affordable housing that it includes. The maximum density allowed on the 9.59
acre site is 154 base units (rounding up, as required by State Density Bonus Law). The
project proposes 208 units, or 54 units more than allowed by the MU general plan
designation and zoning. This is a request for a 35% bonus. The project includes 40
affordable units, 24 of which are proposed to be affordable to very low income households.
The project is generally consistent with the Central Healdsburg Avenue Plan (CHAP). The
preservation of as many trees as is feasible is consistent with the Healdsburg 2030 General
Plan Natural Resources Element. Implementation of the recommended conditions of
approval will ensure that the Healdsburg 2030 General Plan Safety Element’s noise
standards are met. The project’s emergency service access and street improvements are
consistent with the Transportation Element.

2.

The site is physically suitable for the type and proposed density of development.
The proposed development can be accommodated without significant alterations to the site
in that the site has been previously developed, there are no known fault or slide areas on the
site; the site is relatively level; the buildings will not be constructed within a flood hazard
area, and there are no special status species on the site.

3.

The design of the subdivision and the proposed improvements are not likely to cause
substantial environmental damage or substantially and avoidably injure fish or wildlife or
their habitat.
The site is a previously disturbed site in that it was formerly developed and served for many
years as the location of Nu Forest Products as well as the House of Sonoma. The site is
relatively level and will not provide challenges with regard to drainage, faults, liquefaction
or slope instability. The project area entirely comprises developed, disturbed, and
landscaped areas. No native or naturalized vegetation alliances are present. The area is
not considered environmentally sensitive and has a very low potential to support specialstatus plant species. With implementation of the applicable mitigation measures from the
CHAP EIR, the project would not degrade the quality of the environment, substantially
reduce the habitat of a fish or wildlife species, cause a fish or wildlife population to drop
below self-sustaining levels, threaten to eliminate a plant or animal community, reduce the
number or restrict the range of a rare or endangered plant or animal.

4.

The design of the subdivision and the type of improvements are not likely to cause serious
public health problems.
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All project improvements will be designed and constructed in accordance with City
standards to ensure protection of the public health. The project will also be required to
comply with all applicable mitigation measures set forth in the CHAP EIR.
5.

The design of the subdivision and the type of improvements will not conflict with
easements, acquired by the public at large, for access through or use of property within the
proposed subdivision.
The subdivision design, including proposed improvements, has been reviewed by City
departments to ensure access through the site. The privately-owned park will be retained
for use by the public through the Final Map process. New public streets are proposed in the
subdivision and will be offered for dedication on the Final Map.

6.

Unless otherwise provided by the Subdivision Map Act, the design of the subdivision
provides, to the extent feasible, for future passive or natural heating or cooling opportunities
in the subdivision.
The project will be constructed in accordance with the energy conservation standards of the
California Building Code.

Development Agreement DA 2018-01
Role of Development Agreement
Under California Government Code Sections 65864-65895.5 (the “Development Agreement
Statute”), cities have a right to enter into agreements with private parties to strengthen the public
planning process, encourage private participation in comprehensive planning and reduce the
economic risk of development. The Development Agreement Statute authorizes the City to enter
into an agreement with any person having a legal or equitable interest in real property in order to
provide for the development of such property under an unchanging, or “vested”, land use
regulatory setting. Development agreements are often used in large, complex projects and in
projects that have a long lead time, multiple phases, or a long development period, in order to
give the developer certainty in regards to the entitlements and other governmental actions.
Typically, in return for providing these benefits to the developer, a development agreement also
confers benefits upon the City that are in excess of those benefits to which the City would be
entitled as a matter of law.
Vested Right to Develop and Term of Agreement
During the term of the proposed Mill District Development Agreement, the applicant would have
a vested right to develop the Project on the Project site in accordance with and to the full extent
permitted by the “master” Conditional Use Permit and other current and future approvals. These
approvals would exclusively control the development of the Project (including, without
limitation, the permitted uses, density and intensity of use of the property, the maximum height
and size of buildings on the property, building setbacks, and provisions for reservation or
dedication of land for public purposes). While the term of the Development Agreement may be
extended in certain circumstances, it is anticipated to run for fifteen (15) years.
Development Agreement Deal Points
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The most important parts of DAs are the financial and non-financial deal points that are agreed
upon between the City and the applicant. There are no established rules or policies when
negotiating these deal points as each proposal is unique and should be considered on its own
merits. The benefits that this Development Agreement would provide to the applicant largely
relate to the relaxation of certain Growth Management Ordinance policies (though not to the
requirements of the Growth Management Ordinance itself), which is critical in order for the
Project to amass sufficient GMO “allocations” within the City’s three-year GMO allocation
cycles to construct the various components of the Project site. The benefits that the
Development Agreement provide to the City include: (a) the provision of a substantial number of
affordable and “middle income” units in excess of the number that otherwise would be required;
(b) a payment of $1,300,000 (One Million Three Hundred Thousand Dollars) to be used to
develop bicycle and pedestrian connectivity elements to and from the future SMART station, as
well as elsewhere in the area; and (c) up to $800,000 (Eight Hundred Thousand Dollars) in funds
to be used for a new aerial ladder truck. Because of the complexity of some of these issues,
rather than attempting to describe them in the body of this staff report, we have attached a
separate “Development Agreement Deal Points” document as Attachment 22 to this staff report.
During the January 8, 2019, Planning Commission hearing, various Commissioners expressed
concerns as to the amount of affordable and “middle income” housing proposed to be included in
the Project, and Commissioner Luks also expressed a particular concern that a force majeure
event would have the potential to allow the developer hold but not use GMO allocations within a
particular cycle, and then claiming all or most of the allocations available in a later cycle. At the
close of the Planning Commission hearing, the Commission voted 5-2 (Civian and Petrik
opposed) to recommend that the City Council approve the Development Agreement, with the
caveat that the issues discussed in the Planning Commission hearing regarding GMO allocations
and force majeure events be revisited by staff and the developer prior to the City Council
hearing.
Since the January 8, 2019, Planning Commission hearing, the developer and staff have further
negotiated the terms of the Development Agreement, with the result that (i) 8 additional
“affordable by design” units are now being proposed as part of the Project for an initial sale at a
restricted price, and (ii) the force majeure provisions have been revised so that the developer
must “renounce” its reservation of GMO allocations for a particular cycle by the midpoint of that
cycle in order to claim GMO allocations in a future cycle due to a force majeure event.
Pursuant to Section 17.20.030 of the Healdsburg Municipal Code, the Planning Commission
made the following findings in recommending that the City Council approve a development
agreement:
1. The development agreement is consistent with the Healdsburg General Plan, the
CHAP, and the Land Use Code.
Taking into account the provisions and conditions that are being adopted
concurrently with the approval of this Development Agreement, this Development
Agreement is consistent with all applicable land use plans and the zoning ordinance.
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2. The development agreement will provide Healdsburg with tangible benefits beyond
those that may be required by the City through normal project conditions of approval.
Full development of the project pursuant to the Development Agreement will result in
40 units of affordable housing, and 22 units of middle-income housing, which is well
in excess of the 24 units that typically would be required by the Land Use Code for
the number of units proposed. The City will also receive: substantial monetary
contributions to fund bicycle and pedestrian connectivity elements and provide access
to and from the future SMART rail station/transit center to the surrounding areas;
funds to address City homelessness and other housing first programs and initiatives;
and funds to be used for a new aerial ladder truck.
3. Any environmental impacts related to the Development Agreement have been
reviewed and considered in accordance with the provisions of the California
Environmental Quality Act.
The project is located within a geographic area for which the City previously
prepared and adopted the Central Healdsburg Avenue Plan (“CHAP”). Prior to the
City’s approval of the CHAP, an Environmental Impact Report (EIR) was prepared
pursuant to the California Environmental Quality Act (Pub. Res. Code § 21000, et
seq.) (CEQA), and certified by the Healdsburg City Council on January 21, 2014
(State Clearinghouse Number 2012112011), which analyzed the environmental
impacts of buildout under the CHAP. The analysis in the CHAP EIR allows the use of
CEQA streamlining and/or tiering provisions for projects developed under the CHAP
EIR, including this project.
ALTERNATIVES:
It is recommended that the City Council adopt a resolution approving Tentative Map 2017-01 for
the Mill District Project and 2) introduce for first reading, by title only and waiving reading of
the text, an ordinance approving Development Agreement DA 2018-01 for the Mill District
Project as recommended by the Planning Commission. The City Council also could consider the
following alternative actions:
1) Approve the Project with further minor revisions to the Tentative Map (or associated
conditions of approval) and/or Development Agreement.
2) Direct that significant changes be made to the Tentative Map (or associated conditions of
approval) and/or the development Agreement and refer the matter back to the Planning
Commission for review of those changes.
3) Deny the Tentative Map and/or the Development Agreement.
FISCAL IMPACT:
The Project is a privately funded development project. Once operation commences, the hotel will
generate Transient Occupancy Tax (TOT) that is collected by the City, currently at 12%.
Approximately 2% of the TOT goes to the General Fund and 10% goes to the Community
Services Department.
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Under the Development Agreement, the Project applicant would commit (among other things) to
contributing (b) $1,300,000 (One Million Three Hundred Thousand Dollars) to be used to
develop bicycle and pedestrian connectivity elements to and from the future SMART station, as
well as elsewhere in the area; and (c) $800,000 (Eight Hundred Thousand Dollars) in funds to be
used for a new aerial ladder truck.
ENVIRONMENTAL ANALYSIS:
As previously discussed, the Central Healdsburg Avenue Plan (CHAP) area encompasses 71.5
acres in the southwest portion of the City of Healdsburg, including the 9.59-acre project site. An
Environmental Impact Report (EIR), Mitigation Monitoring and Reporting Plan (MMRP) and
Statement of Overriding Considerations for the CHAP were prepared pursuant to the California
Environmental Quality Act (Pub. Res. Code § 21000, et seq.) (CEQA), and certified by the
Healdsburg City Council on January 21, 2014 (State Clearinghouse Number 2012112011). The
CHAP EIR analyzed the environmental impacts of buildout under the CHAP, and identified one
significant and unavoidable impact related to historic resources; all other potential impacts were
found to be less than significant after the implementation of identified mitigation measures. The
analysis in the CHAP EIR allows the use of CEQA streamlining and/or tiering provisions for
projects developed under the CHAP EIR, including this Project.1
Attached as Attachment 20 is a Certificate of Determination that documents the environmental
review for the proposed Project. The Certificate of Determination is included in the draft City
Council resolutions prepared for Project approval, and all mitigation measures that were set forth
in the CHAP EIR that are applicable to the proposed Project have been incorporated into the
project-specific mitigation monitoring and reporting program (“Project MMRP”) attached to the
Certificate of Determination. All measures in the Project MMRP and all conditions referenced
in the Environmental Checklist, have been included as conditions of Project approval.
Applicable CEQA streamlining and/or tiering code sections are described below, each of which,
separately and independently, provide a basis for CEQA compliance.
1. Community Plan Exemption. Public Resources Code Section 21083.3 and CEQA
Guidelines Section 15183 allow streamlined environmental review for projects that are
“consistent with the development density established by existing zoning, community plan or
general plan policies for which an EIR was certified, except as might be necessary to
examine whether there are project-specific significant effects which are peculiar to the
Project or its site.” Section 15183(c) specifies that “if an impact is not peculiar to the parcel
or to the proposed Project, has been addressed as a significant effect in the prior EIR, or can
be substantially mitigated by the imposition of uniformly applied development policies or
standards…, then an EIR need not be prepared for the project solely on the basis of that
impact.”

As noted on page 1-1 of the Draft EIR for the CHAP: “When a specific activity is proposed within the Plan
[CHAP] area, the City of Healdsburg (City) can approve the activity as being “within the scope” of the Plan covered
by [this CEQA document], if the City finds that no new effects could occur or no new mitigations would be
required. However, if a later activity would have effects that were not examined in [this CEQA document], a new
initial study would need to be prepared leading to either an EIR or a negative declaration.
1
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Pursuant to CEQA Guidelines Section 15183 the City retained First Carbon Solutions (FCS),
an environmental consulting firm, to determine if the Mill District Project requires additional
environmental review (beyond that in the CHAP EIR). FCS prepared an Environmental
Checklist evaluation (attached as part of Attachment 20), that takes into consideration
changes in the environmental setting, cumulative projects, and regulations that have occurred
since certification of the CHAP EIR to determine whether the effects of the Project are
consistent with the analysis and level of impacts disclosed in the CHAP EIR. The
Environmental Checklist concludes that the Mill District Project would not result in any
significant impacts that: (1) are peculiar to the Project or Project site; (2) were not identified
as significant Project-level, cumulative, or off-site effects in the CHAP EIR; or (3) are
previously identified significant effects, which as a result of substantial new information that
was not known at the time that the CHAP EIR was certified, are determined to have a more
severe adverse impact than discussed in the CHAP EIR. As a result, pursuant to Section
15183, no additional environmental review is necessary as the environmental checklist
provides a conformance determination to support the approval of the Mill District Project.
2. Addendum. Public Resources Code Section 21166 and CEQA Guidelines Section 15164
state that an addendum to a certified EIR is allowed when minor changes or additions are
necessary and none of the conditions for preparation of a subsequent EIR or Negative
Declaration pursuant to Section 15162 are satisfied.
As discussed above, the Environmental Checklist attached as part of Attachment 20 was
prepared for the currently proposed Project. The Environmental Checklist confirms that the
analyses conducted and the conclusions reached in the certified CHAP EIR remain valid.
The proposed Project would not cause new significant impacts not previously identified in
the previously certified EIR, nor result in a substantial increase in the severity of previously
identified significant impacts. No new mitigation measures would be necessary to reduce
significant impacts. No changes have occurred with respect to circumstances surrounding
the CHAP that would cause significant environmental impacts to which the proposed Project
would contribute considerably, and no new information has been put forward that shows that
the proposed Project would cause significant environmental impacts. Therefore, no
supplemental environmental review is required in accordance with Public Resources Code
Section 21166, and CEQA Guidelines Sections 15162 and 15164.
3. Program EIR. CEQA Guidelines Section 15168 (Program EIRs) provides that the CHAP
EIR can be used as a Program EIR in support of streamlining and/or tiering provisions
under CEQA. CEQA Guidelines Section 15168 defines a “program EIR” as one prepared
on a series of actions that can be characterized as one large project and are related
geographically and by other shared characteristics. Section 15168 continues that
“subsequent activities in the program EIR must be examined in the light of the program
EIR to determine whether an additional environmental document must be prepared.” If the
agency finds that pursuant to CEQA Guidelines Section 15162, no new effects could occur
and no new mitigation measures would be required, the agency can approve the activity as
being within the scope of the project covered by the program EIR and no new
environmental document is required.

Packet Pg. 15

3.A

As discussed above, the Environmental Checklist attached as part of Attachment 20 was
prepared for the currently proposed Project. The Environmental Checklist confirms that the
analyses conducted and the conclusions reached in the certified CHAP EIR remain valid.
The proposed Project would not cause new significant impacts not previously identified in
the previously certified CHAP EIR, nor result in a substantial increase in the severity of
previously identified significant impacts. No new mitigation measures would be necessary to
reduce significant impacts. No changes have occurred with respect to circumstances
surrounding the CHAP that would cause significant environmental impacts to which the
proposed Project would contribute considerably, and no new information has been put
forward that shows that the proposed Project would cause significant environmental impacts.
Therefore, no supplemental environmental review is required in accordance with CEQA
Guidelines Sections 15162 and 15168.
ATTACHMENT(S):
Attachment 1-Mill District Project-CC Approval Reso and COA TM 2017-01
Attachment 2 - Mill District Project - Development Agreement
Attachment 2B - Draft City Council Ordinance approving Mill District Project - Development
Agreement
Attachment 3 - Mill District Project - TM Approval Reso with COA with PC revisions 01082019
Attachment 4 - Mill District Project - CUP Reso with COA 01082019 PC Revisions
Attachment 5 - Mill District Project - DA Approval Reso 01082019
Attachment 6 - PC_Minutes_20190108
Attachment 7 - 146 and 164 Healdsburg Avenue PC Staff Report 01082019
Attachment 8 - Exhibit Mill District Project Description - December 2018-REVISED_OPTreduced
Attachment 9 - Mill District Tentative Map submittal 2018-12-07
Attachment 10 - Project CUP consolidated - December 2018_REVISED
Attachment 11 - Project Density Bonus application consolidated - December 2018
Attachment 12-Mill District Development Agreement Deal Points 2-28-2019
Attachment 13 - CHAP Land Use Framework
Attachment 14 - CHAP Circulation Framework
Attachment 15- CHAP Illustrative Street Network
Attachment 16 - CHAP Alternative Street Network
Attachment 17 CHAP Typical Intersection Plan View
Attachment 18 - CHAP Typical New Local Street Cross Section
Attachment 19 - CHAP Consistency Table 01082019
Attachment 20 - Mill District Project-Certificate of Determintation
Attachment 21A - Air Quality-GHG Memo
Attachment 21B - Bio Memo
Attachment 21C - Addendum to Traffic Impact Study for the Mill District 12-11-18
Attachment 21D - Mill District TIS Parking Study Addendum
Attachment 21E - Historic Resource Evaluation 146 Healdsburg Avenue
Attachment 21F -Historic Resource Evaluation 164 Healdsburg Avenue October 27 and DPRS
Final
Attachment 21G - Mill District Environmental Noise and Vibration Assessment -Combined
Noise Reports and Addendums - Final
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Attachment 21H - Arborist Report Memo and Revised Report
Attachment 22 -Department Comments
Attachment 23 - Planning Commmisson Minutes April 24, 2018
Attachment 24 - Staff Summary of PC Workshop June 12, 2018
Attachment 25 - Planning Commission Workshop notes- June 26, 2018
Attachment 26- Alternate Local Street Section - Revised COA 3-1-2019
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CITY COUNCIL RESOLUTION NO. XX-2019
A RESOLUTION OF THE CITY COUNCIL OF THE CITY OF HEALDSBURG APPROVING
A TENTATIVE PARCEL MAP (TM 2017-01) FOR THE MILL DISTRICT PROJECT
LOCATED AT 146 AND 164 HEALDSBURG AVENUE
WHEREAS, applications have been received from Replay Healdsburg, LLC, requesting
approval of Tentative Subdivision Map TM 2017-01, Conditional Use Permit CUP 2017-12, Historic
Demolition Permit MISC 2017-01, Heritage Tree Removal HT 2017-02, and Development Agreement
DA 2018-01, to subdivide the approximately 9.59 acre property at 146 and 164 Healdsburg Avenue
(APN 002-261-023 and 024 and 002-303-012 and 013) into seven lots to allow the development of up to
208 multi-family residential units, a 53-room hotel and 15,000 square feet of commercial space
(together, the “Project”); and
WHEREAS, on April 24, 2018, the Planning Commission conducted a public hearing on the
Project and after receiving comment from the public continued action on the project; and
WHEREAS, prior to taking action on the Project, and at a properly noticed public hearing on
January 8, 2019, the Planning Commission reviewed written and oral staff reports, took testimony and
received into the record all pertinent documents related to the Project; and
WHEREAS, the project is located within a geographic area for which the City previously
prepared and adopted the Central Healdsburg Avenue Plan (“CHAP”); and
WHEREAS, prior to the City’s approval of the CHAP, an Environmental Impact Report (EIR)
was prepared pursuant to the California Environmental Quality Act (Pub. Res. Code § 21000, et seq.)
(CEQA), and certified by the Healdsburg City Council on January 21, 2014 (State Clearinghouse
Number 2012112011), which analyzed the environmental impacts of buildout under the CHAP; and
WHEREAS, the analysis in the CHAP EIR allows the use of CEQA streamlining and/or tiering
provisions for projects developed under the CHAP EIR, including this project; and
WHEREAS, an Environmental Checklist evaluation has been prepared for the Project, which can
be found in the Planning Department’s files for the Project at 401 Grove Street, Healdsburg, CA 95448;
and
WHEREAS, by adoption of separate resolutions the Planning Commission has (a) considered
and recommended that the City Council approve a related request for Development Agreement 2018-01,
and (b) approved Conditional Use Permit CUP 2017-12, Historic Demolition Permit MISC 2017- 01 and
Heritage Tree Removal HT 2017-02 for the Mill District Project; and
WHEREAS, by Resolution 2019-01, the Planning Commission recommended approval of the
Mill District Tentative Subdivision Map TM 2017-01 (the “Tentative Subdivision Map”); and
WHEREAS, the City of Healdsburg City Council held a duly noticed public hearing on
Tentative Subdivision Map TM 2017-01 on March 11, 2019, reviewed the written and verbal staff
reports, took testimony, and received into the record all pertinent documents related to the Project.
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NOW, THEREFORE, BE IT RESOLVED that the Project complies with CEQA based on each of the
applicable CEQA streamlining and/or tiering code sections described below, each of which, separately
and independently, provides a basis for CEQA compliance:
1. The Environmental Checklist, and the Certificate of Determination attached hereto as Exhibit 1,

each conclude that the Project would not result in any significant impacts that: (1) are peculiar to
the Project or Project site; (2) were not identified as significant project-level, cumulative, or offsite effects in the CHAP EIR; or (3) were previously identified significant effects, which as a
result of substantial new information that was not known at the time that the CHAP EIR was
certified, are determined to have a more severe adverse impact than discussed in the CHAP EIR.
As a result, pursuant to Section 15183, the Project is exempt from further environmental review
under CEQA.
2. The Environmental Checklist, and the Certificate of Determination attached hereto as Exhibit 1,
each conclude that the Project would not cause new significant impacts not previously identified
in the previously certified CHAP EIR, nor result in a substantial increase in the severity of
previously identified significant impacts. No new mitigation measures would be necessary to
reduce significant impacts. No changes have occurred with respect to circumstances surrounding
the CHAP that would cause significant environmental impacts to which the Project would
contribute considerably, and no new information has been put forward that shows that the Project
would cause significant environmental impacts. Therefore, no supplemental environmental
review is required for the Project in accordance with Public Resources Code Section 21166, and
CEQA Guidelines Sections 15162 and 15164.
3. The Environmental Checklist, and the Certificate of Determination attached hereto as Exhibit 1,

each conclude that the Project would not cause new significant impacts not previously identified
in the previously certified CHAP EIR, which may serve as a “Program EIR” under CEQA, nor
result in a substantial increase in the severity of previously identified significant impacts. No
new mitigation measures would be necessary to reduce significant impacts. No changes have
occurred with respect to circumstances surrounding the CHAP that would cause significant
environmental impacts to which the Project would contribute considerably, and no new
information has been put forward that shows that the Project would cause significant
environmental impacts. Therefore, no supplemental environmental review is required for the
Project in accordance with CEQA Guidelines Sections 15162 and 15168.
BE IT FURTHER RESOLVED that the Healdsburg City Council makes the findings required to
approve the Tentative Subdivision Map TM 2017-01 with the conditions attached hereto as Exhibit 2 for
the Mill District Project as follows:
1.

The proposed map and its design and improvements are consistent with the general plan and any
applicable specific plan.
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The project’s proposed uses and density are consistent with the Healdsburg 2030 General Plan land
use designation of the site as Mixed Use Residential. The project is eligible for a State Density
Bonus Law provision of an additional 35% increase in density due to the percentage of affordable
housing that it includes. The maximum density allowed on the 9.59 acre site is 154 base units
(rounding up, as required by State Density Bonus Law). The project proposes 208 units, or 54 units
more than allowed by the MU general plan designation and zoning. This is a request for a 35%
bonus. The project includes 40 affordable units, 24 of which are proposed to be affordable to very
low income households. The project is generally consistent with the Central Healdsburg Avenue
Plan (CHAP). The preservation of as many trees as is feasible is consistent with the Healdsburg
2030 General Plan Natural Resources Element. Implementation of the recommended conditions of
approval will ensure that the Healdsburg 2030 General Plan Safety Element’s noise standards are
met. The project’s emergency service access and street improvements are consistent with the
Transportation Element.
2.

The site is physically suitable for the type and proposed density of development.
The proposed development can be accommodated without significant alterations to the site in that
the site has been previously developed, there are no known fault or slide areas on the site; the site is
relatively level; the buildings will not be constructed within a flood hazard area, and there are no
special status species on the site.

3.

The design of the subdivision and the proposed improvements are not likely to cause substantial
environmental damage or substantially and avoidably injure fish or wildlife or their habitat.
The site is a previously disturbed site in that it was formerly developed and served for many years
as the location of Nu Forest Products as well as the House of Sonoma. The site is relatively level
and will not provide challenges with regard to drainage, faults, liquefaction or slope instability.
The project area entirely comprises developed, disturbed, and landscaped areas. No native or
naturalized vegetation alliances are present. The area is not considered environmentally sensitive,
and has a very low potential to support special-status plant species. With implementation of the
applicable mitigation measures from the CHAP EIR, the project would not degrade the quality of
the environment, substantially reduce the habitat of a fish or wildlife species, cause a fish or wildlife
population to drop below self-sustaining levels, threaten to eliminate a plant or animal community,
reduce the number or restrict the range of a rare or endangered plant or animal.

4.

The design of the subdivision and the type of improvements are not likely to cause serious public
health problems.
All project improvements will be designed and constructed in accordance with City standards to
ensure protection of the public health. The project will also be required to comply with all
applicable mitigation measures set forth in the CHAP EIR.
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5.

The design of the subdivision and the type of improvements will not conflict with easements,
acquired by the public at large, for access through or use of property within the proposed
subdivision.
The subdivision design, including proposed improvements, has been reviewed by City departments
to ensure access through the site. The privately owned park will be retained for use by the public
through the Final Map process. New public street are proposed in the subdivision and will be
offered for dedication on the Final Map.

6.

Unless otherwise provided by the Subdivision Map Act, the design of the subdivision provides, to
the extent feasible, for future passive or natural heating or cooling opportunities in the subdivision.
The project will be constructed in accordance with the energy conservation standards of the
California Building Code.

BE IT FURTHER RESOLVED that the Healdsburg City Council approves the Tentative Map
TM 2017-01 subject to Exhibit 1 and Exhibit 2 hereto, which are incorporated herein by reference.
BE IT FURTHER RESOLVED that if the City Council’s approval of the related Development
Agreement DA 2018-01 has not become effective by July 1, 2019, then this Resolution shall be deemed to
be void and of no further force or effect.
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DULY AND REGULARLY ADOPTED by the Healdsburg City Council on the____ day of
_____ 2019, by the following vote:
AYES:
NOES:
ABSENT:
ABSTAIN:
APPROVED:

ATTEST:

____________________________
David Hagele, MAYOR

_____________________________
Stephanie Williams, CITY CLERK

EXHIBITS:
1. CEQA Certificate of Determination
2. Conditions of Approval

Page 5 of 4
Packet Pg. 22

Attachment: Attachment 1-Mill District Project-CC Approval Reso and COA TM 2017-01 (2305 : Mill District Tentative Map and Development

3.A.a

CEQA CERTIFICATE OF DETERMINATION
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Exhibit 1
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CONDITIONS OF APPROVAL
Mill District Project
Tentative Subdivision Map TM 2017-01
Address: 146 and 164 Healdsburg Avenue
(APN: 002-261-023 and 024; 002-303-012 and 013)
These conditions shall apply to City approval of Tentative Subdivision Map TM 2017-01.
However, the only conditions herein that constitute preconditions to the filing of the Final Map
are those that explicitly state that they constitute such preconditions, and such conditions may
be satisfied through substantial completion, as determined by the City Engineer, by execution of
a Subdivision Improvement Agreement, in a form acceptable to the City Engineer, or a
combination thereof. Either substantial completion or execution of a Subdivision Improvement
Agreement, or a combination of both, shall enable the City Engineer to make a determination of
substantial compliance with these conditions and the Tentative Subdivision Map TM 2017-01.
General
1.

This specific approval is limited to the Tentative Subdivision Map TM 2017-01, and is not
intended to serve as an approval of the overall project description that was submitted with
the tentative map application.

2.

This approval is based upon all conditions of approval set forth herein, including
mitigation measures and specified plans and agreements included by reference, as well as
all applicable City rules and regulations. Any deviations from the conditions must be
reviewed and approved by the City for conformity with this approval. Deviations may
require approved changes to these approvals and/or further environmental review.
Deviations without the above described approval will constitute a violation of permit
approval.

3.

Except as specifically authorized in these conditions of approval, the grading,
development, use, and maintenance of the property; the size, shape, arrangement, and
location of the structures, parking areas and landscape areas; and the protection and
preservation of resources shall be subject to Planning Commission approval and shall
conform to the conditions of approval below. Notwithstanding the foregoing, however, (1)
the associated grading and construction of infrastructure for the project shall be permitted
without Design Review approval if the design of such infrastructure has otherwise been
approved by means of the Tentative Map or Final Map, and (2) existing buildings may be
demolished on this site without Design Review approval so long as such demolition
activities are conducted in accordance with these conditions of approval. The property and
any portions thereof shall be sold, leased or financed in compliance with the conditions of
approval thereto, including all related covenants and agreements. All plans and agreements
(such as landscape maintenance plans) required pursuant to these conditions of approval
must be submitted for review and approval and shall be implemented as approved by the
City.

4.

The use and/or construction of any structures or improvements authorized by this approval
shall not commence until all necessary planning and building permits pertaining to the use
Page 1 of 13
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or construction in question are obtained. Before any grading or building permit will be
issued by the City, the Owner/Applicant must obtain written clearance from all
departments having conditions; such clearance shall indicate that the Owner/Applicant has
satisfied all pre-construction conditions.
5.

The Owner/Applicant’s acceptance of this permit and/or commencement of use,
construction and/or operations under this approval shall be deemed acceptance of all
conditions of this approval by the Owner/Applicant.

6.

The timing for activities on site shall be as follows:
•

Limited grading permits associated with demolition of existing buildings onsite
may be issued after such applications are processed in accordance with City
requirements, including these conditions;

•

Demolition permits for existing buildings onsite may occur after issuance of the
relevant “limited grading permit.”

•

No other building or grading permits for any activities on the project site shall be
issued by the City until the Final Map for Tentative Subdivision Map Application
TM 2017-01 is recorded.

7.

All site and Project development must occur in conformance with the previously-certified
Central Healdsburg Avenue Plan Environmental Impact Report (CHAP EIR) identified for
the approval of Mill District Project land use application numbers TM 2017-01, DA 201801, CUP 2017-12 (including the associated density bonus submittal), MISC 2017-01 and
HT 2017-02 (together, the “Project Approvals”), and the adopted Mill District Project
Certificate of Determination and the Mitigation Monitoring and Reporting Program for the
Project that is attached thereto (the “Project MMRP”).

8.

The Owner/Applicant shall follow all recommendations of the following Technical
Appendices attached to the Mill District Environmental Checklist:
•

Mill District Air Quality and Greenhouse Gas Assessment, prepared by Illingworth
and Rodkin, Inc., dated April 17, 2018, as amended on November 8, 2018.

•

Biological Technical Memorandum for the Mill District Project, prepared by WRA
Environmental Consultants, dated December 10, 2018

•

Traffic Impact Study for the Mill District and Addendum, prepared by W-Trans,
dated March 1, 2018, as amended on December 11, 2018.

•

Historic Resource Evaluation of the Property Located at 146 Healdsburg Avenue,
Healdsburg, Sonoma County, CA, prepared by Evans & DeShazo, dated October
16, 2017
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9.

•

Historic Resource Evaluation of the Property Located at 164 Healdsburg Avenue,
Healdsburg, Sonoma County, CA, prepared by Evans & DeShazo, dated October
27, 2017

•

Mill District Environmental Noise and Vibration Assessment, prepared by
Illingworth and Rodkin, dated March 21, 2018, as amended on August 3, 2018 and
December 7, 2018.

•

Mill District Tree Survey and Protection Plan, prepared by WRA Environmental
Consultants, dated August 3, 2018.

The Owner/Applicant shall ensure that potential contractors are aware of City
requirements. The Owner/Applicant shall notify all contractors and subcontractors in
writing of the site rules, restrictions, and Conditions of Approval and submit a copy of the
notice to the Planning Department.

10. All construction-related vehicles, equipment staging and storage areas shall be located
onsite and outside of the road and highway right of way, unless otherwise agreed to by the
Director of Public Works. The Owner/Applicant shall provide all construction personnel
with a written notice of this requirement and a description of approved parking, staging
and storage areas. The notice shall also include the name and phone number of the
Owner/Applicant’s designee responsible for enforcement of this restriction. Designated
construction personnel parking, equipment staging and storage areas shall be depicted on
Project plans submitted for building permit applications. All City Department comments
on the Project are required to be met to the Department’s satisfaction.
11. The Owner/Applicant shall defend, indemnify and hold harmless the City or its agents or
officers and employees from any claim, action or proceeding against the City or its agents,
officers or employees, to attack, set aside, void, or annul, in whole or in part, the City’s
approval of this Project, except as to any claim action or proceeding submitted or initiated
by Owner/Applicant. Such defense shall be in accordance with Section 6.6 of the
Development Agreement for the project (the “Development Agreement”) that was
approved by the City Council on __________, 2019.
12. This approval does not confer legal status on any existing structures(s) or use(s) on the
property unless specifically authorized by this approval. The cover sheets of all building
permit and grading permit drawings for the Project shall be required to include
documentation of the developer’s commitment that all diesel-powered portable equipment
on the Project site will meet EPA particulate emissions standards for Tier 4 engines or the
equivalent for construction of the Project.
13. During any grading or construction activities on the site, the contractor shall implement the
following best management practices that are required of all Projects:
a.

All exposed surfaces (e.g., parking areas, staging areas, soil piles, graded areas, and
unpaved access roads) shall be watered two times per day.

b.

All haul trucks transporting soil, sand, or other loose material off-site shall be covered.
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c.

All visible mud or dirt track-out onto adjacent public roads shall be removed using
wet power vacuum street sweepers at least once per day. The use of dry power
sweeping is prohibited.

d.

All vehicle speeds on unpaved roads shall be limited to 15 miles per hour (mph).

e.

All roadways, driveways, and sidewalks shall be paved in a timely manner with no
undue delay. Building pads shall be laid immediately after grading unless seeding or
soil binders are used.

f.

Idling times of construction equipment shall be minimized either by shutting
equipment off when not in use or reducing the maximum idling time to 5 minutes (as
required by the California airborne toxics control measure Title 13, Section 2485 of
California Code of Regulations [CCR]). Clear signage shall be provided for
construction workers at all access points.

g.

All construction equipment shall be maintained and properly tuned in accordance
with manufacturer’s specifications. All equipment shall be checked by a certified
mechanic and determined to be running in proper condition prior to operation.

h.

Prior to issuance of a grading permit, the property owner shall post a publicly visible
sign with the telephone number and person to contact at the Planning Department
regarding dust complaints. This person shall respond and take corrective action
within 48 hours. The Air District’s phone number shall also be visible to ensure
compliance with applicable regulations.

14. The cover sheets of all building permit and grading permit drawings for the Project shall
be required to include documentation of the developer’s assurance that there shall be no
pile driving on site.
15. Prior to issuance of the first grading permit for grading activities on the Property, the
applicant shall submit a final grading plan that demonstrates the Project’s compliance
with Section 4.0 of the Mill District Tree Survey and Protection Plan, prepared by WRA
Environmental Consultants, dated August 3, 2018.
16. The Final Map shall be filed within two years from date of approval or an extension of
time shall be requested prior to the expiration date.
17. Prior to recordation of the Final Map and subject to City approval as to form and content,
the Owner/Applicant shall include all of the mitigation measures and conditions of
approval associated with or required by this Project approval on a separate informational
sheet(s) to be recorded with the Final Map. All applicable conditions and mitigation
measures for the Project shall be printed on grading and/or building plans.
18. If the Tentative Map is proposed to be revised, including revisions to these conditions of
approval, the revisions shall be approved pursuant to and in accordance with Chapter
17.04 of the Healdsburg Municipal Code.
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19. This approval is subject to the terms and conditions of the Development Agreement. If any
of these conditions of approval is in conflict, or is inconsistent, with any term or condition
of the Development Agreement for this Project, then the Development Agreement shall
control.
Planning and Building Department
1.

The Final Map submitted for review and approval by the Planning and Building Division
shall be substantially consistent with Tentative Subdivision Map TM 2017-01.

2.

Prior to City Council approval of the Final Map, the Owner/Applicant shall submit a final
landscape plan illustrating street tree species that are substantially consistent with CHAP
Appendix C Plant List for Plan Area as determined by the City Arborist in consultation with
a Planning Commission subcommittee. (amended).

3.

Prior to recording of the Final Map, street names shall be indicated on the Final Map and
subject to approval by the Public Works Department after consultation with the Fire
Department.

4.

Prior to City Council approval of the Final Map, the Owner/Applicant shall provide the
City with proof that a non-profit association (or other type of entity) representing all
property owners of Parcels 1 through 6 of the Project (as shown on the Tentative Map) has
been formed. Title to the common open space, recreational facilities, parking areas, and/or
private streets shall be held by said non-profit association or other non-profit entity on such
reasonable terms and conditions as the City may prescribe, so long as such terms and
conditions do not conflict with any conditions or requirements imposed upon the Project
by the California Bureau of Real Estate. The reasonable terms and conditions may include
restricting the rights to develop the property to the uses described in the Project
Description.

5.

Prior to recordation of a Final Map, the Owner/Applicant shall submit a set of covenants,
conditions, and restrictions (CC&Rs) that shall be subject to prior review and approval by
the City Attorney, Housing, Planning and Building, Public Works and Community
Services Departments. The CC&Rs must be recorded prior to the issuance of any building
permit for any structure on the Project site. The CC&Rs shall include (but not be limited
to) the following:
a.

Use restrictions for each parcel within the project site, as set forth in the “Permitted
Use Table” included in the conditions of approval for Conditional Use Permit CUP
2017-12, Historic Demolition Permit MISC 2017-01, and Heritage Tree Permit HT
2017-02.

b.

Ongoing obligations of the property owners’ association to maintain improvements
within the subdivision, exclusive of the public roadway. Such improvements shall
include, but shall not be limited to: common area landscaping and irrigation; the park
on the Project site; the hotel plaza areas; residential site areas; plantings and irrigation
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required as conditions of Project approval; restrooms available for public use; and
Storm Water Quality Management Plan components.
c.

A requirement that garage spaces shall be maintained and used solely as parking
spaces in accordance with the parking plan to be submitted to and approved by the
City pursuant to the conditions of approval for the Conditional Use Permit.

d.

A requirement that the homeowners’ association provide and maintain: (i) electric
vehicle parking as shown on Exhibit 1.1.2 of the project description attached to the
staff report as Exhibit4; and (ii) no fewer than two car share vehicles within the
project site.

e.

A requirement that all grading activities and the construction of all buildings and other
improvements, once commenced, shall be prosecuted diligently and continuously, and
further requiring the owner of any work of grading or construction that is left in an
unfinished state for more than one hundred and twenty (120) consecutive days or a
total of one hundred and eighty (180) days to take reasonable measures to protect
public health and safety, protect any building structure or disturbed ground from the
elements and screen unsightly elements from view (such as fencing, painting or
attractive screens or coverings). The CC&Rs shall provide the non-profit property
owners’ association with a right of entry to enforce this requirement and a right to
impose special assessments to recover any costs expended in connection with the
enforcement.

f.

Regulations pertaining to the types of public uses of the park on Lot 5 of the Project
site, as well as governing hours, nuisances, and other operational considerations.
Hours of operation and rules of use shall be consistent with other similar public parks
in the City of Healdsburg, generally available from dawn until dusk. There shall be
no security or other control gates limiting access. All repairs, maintenance and
management will be the responsibility of the master homeowner association for the
project.

g.

A provision stipulating that the City shall be a third party beneficiary of the CC&Rs,
with the right, but not the obligation, to enforce provisions of the CC&Rs. Any
modification of the CC&Rs relating to permitted uses, or the design, establishment,
maintenance or repair of common areas is subject to the consent of the City, which
consent shall not be unreasonably withheld.

Housing Department
1.

An Affordable Housing Agreement that ensures the long-term affordability of the units to
be constructed on Parcel 7, and that is substantially similar to Exhibit “D” to the
Development Agreement for the Project, shall be executed by Developer and approved by
the City Council and shall be recorded concurrently with recordation of the Final Map.
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Public Works
1.

Fees
a. Public Works engineering and inspection fees for Improvement Plan and Final Map
review shall be due and payable at the time of making the first submittal in connection
with the Improvement Plans or the Final Map, as applicable.
b. All Public Works Development Impact fees shall be due and payable at the time of
issuance of building permit(s) for the improvements to which they are applicable, unless
otherwise authorized by the City.

Public Works conditions 2 through 8 below shall be satisfied prior to City Council approval of
the Final Map, or included in a form of Subdivision Improvement Agreement acceptable to the
City Engineer.
2.

Final Map
a. Prior to Final Map Approval the Developer shall execute with the City an agreement
for subdivision improvements and furnish the required improvement securities and
insurance coverages.
b. All internal streets and sidewalks, and all sidewalks along the project’s Healdsburg
Avenue and Exchange Avenue frontages, together with associated underground
utilities and landscaping, must be completed prior to issuance of a certificate of
occupancy for the Hotel or any other commercial or residential component of the
project; provided, however, that if the planting of any landscaping elements is delayed
by weather or other unforeseen circumstances, such planting must be completed as
soon as practicable.
c. The Final Map shall be prepared in accordance with the State Subdivision Map Act, the
City’s Subdivision Ordinance and City’s Public Works Standard Specifications and
Details. All parcel or lot boundary dimensions and bearings shall be shown on the Final
Map with all parcel or lot corners delineated by durable monument.

3.

Dedications
a. The project is responsible for dedicating all necessary right of way and public
easements either on the final map, or via separate easement deed documents, as
determined by the City Engineer. The applicant is responsible for preparing all
dedication documents.
b. Vacate any unnecessary easements on the final map, as determined by the City
Engineer and/or Utilities Director.
c. The street name “Mill Circle” is not allowed because it is similar to the existing Mill
Street. The street name shall be revised by the applicant and resubmitted for review and
approval as part of the final map process.
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d. Prior to approval, the final map requires technical review and approval by the City’s
contract land surveyor.
4.

Low Impact Development/SWPPP
a. Prior to final map approval, the existing 36-inch storm drain outfall from Exchange
Avenue into Foss Creek shall be evaluated by the Public Works Department as to
adequacy consistent with Sonoma County Water Agency standards. Should the City
determine improvements are necessary due in whole or in part to the proposed Project,
the applicant shall be responsible for upgrading the outfall to current Sonoma County
Water Agency standards prior to acceptance of the subdivision improvements.
b. The existing storm drain system at the intersection of Healdsburg Avenue and South
Street is not sufficient to accommodate new storm water runoff from the proposed
project. The existing system may be used to accommodate existing, pre-project runoff
for the City’s standard design storms. New, post-project storm water runoff from this
area shall be discharged to either the existing 36-inch storm drain in Exchange Avenue
or to the proposed storm drain at the intersection of Healdsburg Avenue at Mill Circle.
c. The project shall be designed and constructed in accordance with the City’s low impact
development regulations.
d. Prior to acceptance of the subdivision improvements, the project may be required to
install a trash capture device at proposed storm drain manhole number one in the
intersection of Exchange Avenue and Mill Circle, as determined by the City Engineer.
e. The project shall submit final, construction-level hydrology and storm water
quality/low impact development calculations with the submittal of subdivision
improvement plans and building permits. The final hydrology calculations shall
comply with the City’s storm drain collection system design standards and shall be
prepared in accordance with the Sonoma County Water Agency Flood Control Design
Criteria Manual.

5.

Frontage Improvements
a. City standard frontage improvements including but not limited to sidewalk, curb,
gutter, utilities, landscaping and streetlights shall installed along Healdsburg Avenue
from the end of the existing roundabout improvements, to the southern project
frontage. All improvements shall be consistent with the adopted Central Healdsburg
Avenue Plan.
b. A full width Caltrans standard micro-surface and re-striping shall be constructed on
Healdsburg Avenue in any newly excavated areas as part of the Mill District project,
that were recently paved as part of the roundabout project, the exact limits of which
shall be subject to review and approval by the City Engineer.
c. Existing pavement along the Healdsburg Avenue project frontage outside of the recent
Healdsburg Avenue Roundabout improvement area, shall be evaluated and
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reconstructed or grind/overlaid on the full street, as appropriate, based on existing
condition and amount of utility cuts required by the project, subject to City Engineer
approval.
d. Frontage improvements along Exchange Avenue shall include but not be limited to,
removing and replacing the existing asphalt berm and pathway with City standard
sidewalk, curb and gutter with connections on both sides to existing sidewalk,
pedestrian ramps, new street intersection, streetlights and utilities. A 2-inch grind and
overlay shall be constructed on Exchange Avenue in the area of the new intersection
with Mill Circle.
e. Landscaping and signage at the new intersections on Healdsburg Avenue shall be
designed to preserve required sight distances. Sight distance calculations per State
standards shall be required with the subdivision improvement plan.
f. The applicant shall work with the City Engineer, prior to submittal of the subdivision
improvement plans, to develop a plan for on-street parking restrictions such as limited
time parking, fire staging/red curb no parking areas and clear zones as well as
truck/vehicle loading zones. These areas shall be appropriately signed.
g. All pavement saw cut and conform locations and grades shall be subject to the
approval of the City Engineer.
h.

6.

Inbound and outbound vehicular traffic at the intersection of internal project streets
with Healdsburg Avenue may in the future be limited to right-in, right-out movements,
at the discretion of the Department of Public Works.

Interior Streets and Parking
a. An encroachment permit from the Public Works Department shall be required for any
work done within the public right-of-way, public easement, or on public utility.
b. Angled parking will not be permitted on Healdsburg Avenue.
c. The interior street cross sections shall be designed and constructed in accordance with
the adopted Central Healdsburg Area Plan, unless otherwise approved by the Planning
Commission and City Council to match the reduced cross section proposal shown on
the approved tentative map.
d. The applicant shall dedicate the proposed 49-foot right of way between lots two and
three as shown on the approved tentative map, to the City for acceptance on the project
final map. The applicant shall also dedicate an additional 5-foot wide irrevocable offer
of dedication for a potential future public utility easement area of the remaining future
roadway sections between proposed lots two and three. The exact location of the
irrevocable offer is subject to approval by the City Engineer and Utilities Director. The
irrevocable offer shall be rejected at this time on the final map, but remain in perpetuity
for future acceptance upon redevelopment of adjacent properties to the east and public
street connectivity to existing streets.
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e. A vehicular back-up/turnaround space shall be constructed at the end of the proposed
public street between lots two and three. This condition does not require a
“hammerhead” turnaround.
f. Centerline street monuments shall be installed per City standards.
7. Utilities
a. All storm drain utilities shall be installed or upgraded in accordance with the Central
Healdsburg Area Plan and shall be designed to serve the project and all other tributary
areas outside the project boundaries, at full buildout.
b. Improvement plans shall include the design and installation of a new 12-inch water main
in Healdsburg Avenue from a connection to the newly completed water improvements
as part of the 5-way Roundabout Project at the north along the full project frontage to
the south. The new water main shall be installed outside of the two way left turn lane, to
avoid conflict with a potential future landscaped median. Abandon the existing water
main, services, hydrant(s) and re-connect existing services and fire hydrant(s) to the
proposed 12-inch main. The applicant is encouraged to work with affected businesses to
consider installation of new services to the existing businesses.
c. Extend and stub, public storm, water, sewer and dry public utilities to the end of the
proposed road between lots two and three. A mainline clean out shall be installed at the
end of the sewer main and a blow off shall be installed at the end of the water main.
d. A recycled water line will be installed to the end of the proposed road, between lots two
and three.
e. Locations of all utilities, including joint trench lines, shall be coordinated with the
proposed landscaped plan. Landscaping over utility lines shall be limited to low lying
shrubs and ground cover. Additional street pavement restoration will be required in joint
trench areas, subject to the approval of the City Engineer.
f. Draft joint trench plans shall be submitted concurrently with the subdivision
improvement plans.
g. Landscaping and irrigation shall be designed and constructed in accordance with the
City’s water efficiency requirements. The applicant shall submit Water Efficiency
Landscape Ordinance calculations with the landscape plans submitted as part of the
subdivision improvements and construction drawings submitted with building permits.
h. All existing unused utility services shall be removed and abandoned at the main, in
accordance with City standards.
8. Miscellaneous
a. Improvement plans shall be prepared in accordance with the current edition of City
Public Works Standard Specifications & Details, State Department of Health Standards
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and applicable Caltrans and State of California Manual on Uniform Traffic Control
Devices criteria, or as approved by the City Engineer. The improvement plans shall be
prepared by a California registered civil engineer(s).
b. All public sidewalks, driveway approaches and pedestrian ramps shall be designed and
constructed to meet accessibility guidelines.
c. Install a new benchmark on or near the project site within a public right of way or
property, on NAVD 1988 datum, 3rd order or better, subject to City Engineer approval.
d. An encroachment permit from the Public Works Department shall be required for any
work done within the public right-of-way, public easement, or on public utility.
Community Service
1.

The Project will be subject to requirements for park and recreational land as set forth in
Chapter 17.04 (Subdivisions), Article VIII (Park and Recreational Land) of the Healdsburg
Municipal Code. This Project shall meet the requirements as provided in the Development
Agreement.

2.

Proposed Private Open Space and Recreation Amenities.

The Owner/Applicant has proposed to locate on Lot 5 an approximately 0.78-acre, privately
owned park that would be open to the public. Concurrently with recordation of the Final Map,
the Owner/Applicant shall record against Lot 5 a deed restriction or covenant, in a form
reasonably acceptable to the City Manager or his or her designee, that designates the park as
open to the public in perpetuity.
The subdivision improvement agreement shall include the following requirements with respect
to the 0.78-acre park:
Unless determined otherwise by the Planning Commission during the
design review process, the design of the park shall be substantially
consistent with the following requirements:
•

The 0.78 acre park features a passive-use lawn area back dropped
by a grove of heritage Redwood trees, meandering pedestrian
walkways that are both concrete and soft surface, and public
seating and gathering areas.

•

The public will be able to flow seamlessly in and out of the park
area from the adjacent public plazas and public sidewalks along the
new project streets and Healdsburg Avenue.

•

The park will feature a natural play area which includes boulders,
logs, and timbers in a child safe configuration for free-form play
and climbing / bouldering. In general, it is to serve children of
approximate ages of toddler through teen.
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Fire Department
1.

Fire Code: All buildings shall be subject to fire code requirements.

2.

Fire Flow: The minimum fire flow and flow duration for buildings other than one- and
two-family dwellings shall be as specified in Table B105.1(2). A reduction in required fire
flow of up to 50 percent, as approved is allowed when the building is provided with an
approved automatic sprinkler system installed in accordance with other sections of this
code. The resulting fire flow shall not be less than 1500 gallons per minute for the
prescribed duration as specified in Table B105.1. City Ordinance 1157, Sec. B105.2

3.

Fire Hydrant: Where a portion of the facility or building hereafter constructed or moved
into or within the jurisdiction is more than 250 feet from a hydrant on a fire apparatus
access road, as measured by the approved route around the exterior of the facility or
building, on-site fire hydrants and fire mains shall be provided where required by the Fire
Code Official. City Ordinance 1157, 507.5.1

4.

Fire Hydrant: Fire hydrants shall be located within 100 feet of the FDC, or as approved by
the fire code official. City Ordinance 1157, Table C102.1 Footnote g

5.

FDC Location: With respect to hydrants, driveways, buildings and landscaping, fire
department connections shall be so located that fire apparatus and hose connected to
supply the system will not obstruct access to the buildings for other fire apparatus. The
location of the fire department connections shall be within 100 feet of a fire hydrant or
approved by the fire code official (Also see Section 507.5.1.1). City Ordinance 1157, CFC
912.2

6.

Signs: Where required by the fire code official, fire apparatus access roads shall be marked
with permanent NO PARKING-FIRE LANE signs complying with Figure D103.6 and
Fire Prevention Standard No. 3. Signs shall have a minimum dimension of 12 inches (305
mm) wide by 18 inches (457 mm) high and have red letters on a white reflective
background. Signs shall be posted on one or both sides of the fire apparatus road as
required by Section D103.6, City Ordinance 1157, Sec. CFC 503.3, Fire Prevention
Standard No. 3

Electric Department
Electric Department conditions 1 and 2 below shall be satisfied prior to City Council approval of
the Final Map, unless otherwise agreed to in writing by the City Engineer, and (as applicable)
shall continue to apply to future construction and design activities with respect to the project.
1. Public utility easements (PUE) are required along the street frontages and at various
locations within the development. At a minimum, Developer will plan for and provide a 5foot PUE back of sidewalk on the south and west sides of the planned interior streets.
Additional PUEs will be required for necessary electrical equipment. The back two feet of
the sidewalk may be used for the dry-utility trench, but additional space is needed behind
sidewalk, outside of the normal pedestrian and ADA pathway for utility boxes and
fixtures. Placing utility boxes in the sidewalk should be avoided.
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2.

Frontage improvements and construction of all utilities must be in compliance with the
City’s General Plan and the CHAP. This includes, but may not be limited to, the
requirement of new utilities being underground and the use of streetlights specified by the
CHAP.

SMART
1.

The Owner/Applicant shall comply with all requirements of Sonoma Marin Area Rail
Transit (SMART), as detailed in the attached letter to the City of Healdsburg from
SMART, dated August 17, 2017.
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CITY OF HEALDSBURG
ORDINANCE NO. _________

AN ORDINANCE OF THE CITY COUNCIL OF THE CITY OF HEALDSBURG
APPROVING A DEVELOPMENT AGREEMENT (DA 2018-01) FOR THE MILL
DISTRICT PROJECT LOCATED AT 146 AND 164 HEALDSBURG AVENUE

WHEREAS, applications have been received from Replay Healdsburg, LLC requesting
approval of Tentative Subdivision Map TM 2017-01, Conditional Use Permit CUP 2017-12,
Historic Demolition Permit MISC 2017-01 Heritage Tree Removal HT 2017-02, and
Development Agreement DA 2018-01, to subdivide the approximately 9.59 acre property at 146
and 164 Healdsburg Avenue (APN 002-261-023 and 024 and 002-303-012 and 013) into seven
lots to allow the development of up to 208 multi-family residential units, a 53-room hotel and
15,000 square feet of commercial space (together, the “Project”); and
WHEREAS, Replay Healdsburg, LLC (“Applicant”) proposes to enter into a
Development Agreement (the “Development Agreement”) with the City of Healdsburg for the
purpose of developing the Project and securing defined Growth Management Ordinance
Allocations in exchange for dedications and contributions to the community, in the form attached
as Exhibit 1 to this ordinance; and
WHEREAS, Sections 65864 through 65869.5 of the California Government Code and
Chapter 17.20 of the Healdsburg Municipal Code (“Development Agreement Law”) authorize
the City to establish procedures to enter into binding development agreements with persons
having legal or equitable interests in real property located within the City for the development of
property; and
WHEREAS, the City of Healdsburg has established and codified such procedures as
Chapter 17.20 of the Healdsburg Municipal Code; and
WHEREAS, the Project is located within a geographic area for which the City previously
prepared and adopted the Central Healdsburg Avenue Plan (“CHAP”); and
WHEREAS, prior to the City’s approval of the CHAP, an Environmental Impact Report
(EIR) was prepared pursuant to the California Environmental Quality Act (Pub. Res. Code §
21000, et seq.) (CEQA), and certified by the Healdsburg City Council on January 21, 2014 (State
Clearinghouse Number 2012112011), which analyzed the environmental impacts of buildout
under the CHAP; and
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WHEREAS, the analysis in the CHAP EIR allows the use of CEQA streamlining and/or
tiering provisions for projects developed under the CHAP EIR, including this project; and
WHEREAS, an Environmental Checklist evaluation has been prepared for the Project,
which can be found in the Planning Department’s files for the Project at 401 Grove Street,
Healdsburg, CA 95448; and
WHEREAS, the Planning Commission held a noticed public hearing on January 8, 2019,
for the purpose of receiving oral testimony on the proposed Project approvals, including the
Development Agreement; and .
WHEREAS, after considering all public comments received and all pertinent documents,
including the Staff Report dated January 8, 2019, the Planning Commission, by Resolution 201903, recommended approval of the Development Agreement; and
WHEREAS, by adoption of separate resolutions the Planning Commission has (a)
considered and recommended that the City Council approve a related request for Tentative
Subdivision Map 2017-01, and (b) approved Conditional Use Permit CUP 2017-12, Historic
Demolition Permit MISC 2017- 01 and Heritage Tree Removal HT 2017-02 for the Mill District
Project; and
WHEREAS, the Healdsburg City Council held a duly noticed public hearing on the
Development Agreement DA 2018-01 on March 11, 2019, reviewed the written and verbal staff
reports, took testimony, and received into the record all pertinent documents related to the
Project.
NOW, THEREFORE BE IT RESOLVED that the Healdsburg City Council hereby
approves the Development Agreement as presented in Exhibit 1 to this ordinance and based upon
the facts and findings as set forth below:
Section 1.

Findings.

1. The foregoing Recitals are true and correct and by this reference are made a part
hereof.
2. The Development Agreement is consistent with the Healdsburg General Plan, the
Central Healdsburg Avenue Plan (“CHAP”), and the Land Use Code including
provisions that are adopted concurrently with the approval of this development
agreement.
3. The Development Agreement will provide Healdsburg with tangible benefits beyond
those that may be required by the City through normal project conditions of approval.
The Development Agreement ensures that the City will receive Affordable Housing
2
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and Middle Income Housing. The City will also receive monetary contributions for
Connectivity Funds for providing access to and from the future SMART rail
station/transit center to the surrounding areas, funds to City homelessness and other
housing first programs and initiatives, and funds to be used for a new aerial ladder
truck.
4. Any environmental impacts related to the Development Agreement have been

reviewed and considered in accordance with the provisions of the California
Environmental Quality Act. The project is located within a geographic area for which
the City previously prepared and adopted the Central Healdsburg Avenue Plan
(“CHAP”). Prior to the City’s approval of the CHAP, an Environmental Impact
Report (EIR) was prepared pursuant to the California Environmental Quality Act
(Pub. Res. Code § 21000, et seq.) (CEQA), and certified by the Healdsburg City
Council on January 21, 2014 (State Clearinghouse Number 2012112011), which
analyzed the environmental impacts of buildout under the CHAP. The analysis in the
CHAP EIR allows the use of CEQA streamlining and/or tiering provisions for
projects developed under the CHAP EIR, including this project. Specifically, the
Project complies with CEQA based on each of the applicable CEQA streamlining and/or
tiering code sections described below, each of which, separately and independently, provides
a basis for CEQA compliance:
a. The Environmental Checklist, and the Certificate of Determination attached

hereto as Exhibit 2, each conclude that the Project would not result in any
significant impacts that: (1) are peculiar to the Project or Project site; (2) were
not identified as significant project-level, cumulative, or off-site effects in the
CHAP EIR; or (3) were previously identified significant effects, which as a
result of substantial new information that was not known at the time that the
CHAP EIR was certified, are determined to have a more severe adverse
impact than discussed in the CHAP EIR. As a result, pursuant to Section
15183, the Project is exempt from further environmental review under CEQA.
b. The Environmental Checklist, and the Certificate of Determination attached
hereto as Exhibit 2, each conclude that the Project would not cause new
significant impacts not previously identified in the previously certified CHAP
EIR, nor result in a substantial increase in the severity of previously identified
significant impacts. No new mitigation measures would be necessary to
reduce significant impacts. No changes have occurred with respect to
circumstances surrounding the CHAP that would cause significant
environmental impacts to which the Project would contribute considerably,
and no new information has been put forward that shows that the Project
would cause significant environmental impacts. Therefore, no supplemental
3
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environmental review is required for the Project in accordance with Public
Resources Code Section 21166, and CEQA Guidelines Sections 15162 and
15164.
c. The Environmental Checklist, and the Certificate of Determination attached

hereto as Exhibit 2, each conclude that the Project would not cause new
significant impacts not previously identified in the previously certified CHAP
EIR, which may serve as a “Program EIR” under CEQA, nor result in a
substantial increase in the severity of previously identified significant impacts.
No new mitigation measures would be necessary to reduce significant
impacts.
No changes have occurred with respect to circumstances
surrounding the CHAP that would cause significant environmental impacts to
which the Project would contribute considerably, and no new information has
been put forward that shows that the Project would cause significant
environmental impacts. Therefore, no supplemental environmental review is
required for the Project in accordance with CEQA Guidelines Sections 15162
and 15168.
Section 2.
Approval and Execution. The City Council hereby approves the
Development Agreement, substantially in the form attached hereto as Exhibit 1, subject
such minor and clarifying changes consistent with the terms thereof as may be approved
by the City Attorney prior to execution hereof. The City Council further authorizes the
City Manager to execute the Agreement on behalf of the City.
Section 3.
Severability. If any section, subsection, sentence, clause or phrase or
word of this Ordinance is for any reason held to be unconstitutional, unlawful or
otherwise invalid by a court of competent jurisdiction, such decision shall not affect the
validity of the remaining portions of this ordinance. The City Council hereby declares
that it would have passed and adopted this Ordinance and each and all provisions thereof
irrespective of the fact that any one or more of said provisions may be declared
unconstitutional, unlawful or otherwise invalid.
Section 4.
Effective and Operative Dates. This Ordinance of the City of Healdsburg
shall be effective thirty (30) days after the date of its passage; provided, however, that if
the City Council’s approval of the related Tentative Subdivision Map TM 2017-01 has
not become effective by July 1, 2019, then this Ordinance shall be deemed to be void and
of no further force or effect.. Before expiration of fifteen days after its passage, this
ordinance or a summary thereof as provided in Government Code Section 36933, shall be
published at least once in a newspaper of general circulation published and circulated in
the City of Healdsburg, along with the names of the City Council voting for and against
its passage.
4
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This ordinance was introduced by the City Council of the City of Healdsburg, County of
Sonoma, at a regular meeting thereof on the ___ day of ________, 2019, by the following
roll call vote:

AYES:

Councilmembers ( )

NOES:

Councilmembers ( )

ABSENT:

Councilmembers ( )

ABSTAINING:

Councilmembers ( )

SO ORDERED

ATTEST

____________________________

_____________________________

David Hagele, MAYOR

Stephanie Williams, CITY CLERK

EXHIBITS:

1.
2.

Development Agreement
CEQA Certificate of Determination
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RECORD WITHOUT FEE
PURSUANT TO GOVERNMENT CODE § 6103

RECORDING REQUESTED BY AND
WHEN RECORDED MAIL TO:
CITY OF HEALDSBURG
401 GROVE STREET
HEALDSBURG, CALIFORNIA 95448
ATTN: SAMANTHA ZUTLER, ESQ.
SPACE ABOVE THIS LINE FOR RECORDER’S USE ONLY

DEVELOPMENT AGREEMENT

by and between

THE CITY OF HEALDSBURG,
a California municipal corporation,

and

REPLAY HEALDSBURG, LLC, a Delaware limited liability company

SF #4814-8611-3138 v8
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DEVELOPMENT AGREEMENT
This DEVELOPMENT AGREEMENT (“Agreement”) is entered into as of the Effective
Date by and between THE CITY OF HEALDSBURG, a California municipal corporation
(“City”), and REPLAY HEALDSBURG, LLC, a Delaware limited liability company (the
“Developer”). City and Developer may each be referred to as a “Party,” and collectively the
“Parties”.
RECITALS
Developer and City enter into this Agreement on the basis of the following facts,
understandings and intentions, and the following recitals are a substantive part of this
Agreement:
A.
Sections 65864 through 65869.5 of the California Government Code and Chapter
17.20 of the Healdsburg Municipal Code (“Development Agreement Law”) authorize City to
establish procedures to enter into binding development agreements with persons having legal or
equitable interests in real property located within the City for the development of property.
B.
In January 2014, the Healdsburg City Council adopted the Central Healdsburg
Avenue Plan (the “CHAP”), which establishes a set of guiding principles and design frameworks
for the development of public infrastructure and private investment in the area generally located
south of Mill Street between Highway 101 and the Russian River (the “CHAP Area”).
C.
Developer is the owner of that certain real property within the CHAP Area, in the
City of Healdsburg, measuring approximately 9.59 acres in size, as further described in Exhibit
A, attached hereto and incorporated herein by this reference (the “Property”).
D.
Developer proposes to develop, and the Parties desire to provide for the
development of, a project that includes the following elements, all as shown on Exhibit B,
attached hereto and incorporated herein by this reference (collectively, the “Project”):
(i)

A hotel containing approximately 53 guest rooms;

(ii)
Up to 208 residential apartments and condominiums (“Residential
Units”) as follows:
(a)
Not more than one hundred thirty-eight (138) multi-family
condominium units to be sold at unrestricted prices (the “Market Rate
Housing”);
(b)
Thirty (30) deed-restricted multi-family residential units for
occupancy by persons whose household income is between 120% and 160% of
area median income (the “Middle Income Households”), twenty-two (22) of
which shall be deed-restricted multi-family residential units. A minimum of
fourteen (14), and up to a maximum of twenty-two (22), of such deed-restricted
units shall be made available as rental units affordable to Middle Income
SF #4814-8611-3138 v8
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Households (together, the “Rental Middle Income Housing Units”). Developer
in its sole discretion may make up to a maximum of eight (8) such deed-restricted
units available for sale at a restricted price to Middle Income Households
(together, the “Ownership Middle Income Housing Units”). In addition,
Developer shall construct no less than eight (8) units available for an initial sale at
a restricted price to Middle Income Households (the "Affordable-by-Design
Housing Units");
(c)
Forty (40) deed-restricted, multi-family residential rental units for
occupancy by Lower Income Households (the “Affordable Housing Units”),
twenty-four (24) of which shall be for occupancy by Very Low Income
Households;
(iii) Approximately fifteen thousand (15,000) square feet of commercial space
in multiple buildings throughout the Project site, including approximately 1,500 square
feet of commercial space that will provide an occupancy preference to an existing local
business or a new business that is locally owned; and
(iv)
A variety of amenities, including (a) privately owned and maintained open
space in the center of the Property for public use and enjoyment, (b) public plaza spaces,
(c) a community garden, and (d) bicycle racks and shared vehicle charging stations.
E.
Through this Agreement, the Parties intend to preserve the size and density of
development as set forth in the Project Approvals, as defined below. City and Developer each
acknowledge that development and construction of the Project is a large-scale undertaking
involving major investments by Developer, and assurances that the Project can be developed and
used in accordance with the terms and conditions set forth herein and the existing rules
governing development of the Property will benefit both Developer and City.
F.
This Agreement will eliminate uncertainty in the comprehensive development
planning of the Project and provide that the Property may be developed, constructed, completed
and used pursuant to this Agreement, and in accordance with existing policies, rules and
regulations of City, subject to the exceptions and limitations expressed herein. Further, this
Agreement will (i) secure orderly development of the Property; (ii) meet the goals of City’s
General Plan and the CHAP; (iii) help to maintain an economic and social balance between
housing supply and employment opportunities; (iv) provide affordable housing for various
income categories in excess of the minimum required by City’s existing inclusionary housing
requirements; (v) provide services and goods to City and Project residents; (vi) provide funding
for enhanced firefighting equipment; and (vii) provide funding for improving access to and from
the future SMART rail station/transit center, all of which provide City with tangible benefits
beyond those that could be imposed through project conditions of approval.
G.
An Environmental Impact Report (EIR), Mitigation Monitoring and Reporting
Plan (the “CHAP MMRP”) and Statement of Overriding Considerations for the CHAP were
prepared pursuant to the California Environmental Quality Act (Pub. Res. Code § 21000, et seq.)
(“CEQA”), and certified by the Healdsburg City Council on January 21, 2014 (State
Clearinghouse Number 2012112011). The analysis in the CHAP EIR allows the use of CEQA
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streamlining and/or tiering provisions for projects developed under the CHAP EIR, including the
Project. Accordingly, City has prepared a “Certificate of Determination” that documents
City’s review of the Project in accordance with CEQA. All mitigation measures in the CHAP
MMRP that are applicable to the Project have been incorporated into a project-specific
mitigation monitoring and reporting program (the “MMRP”), attached hereto as Exhibit C and
incorporated herein by this reference. City identified the following applicable CEQA
streamlining and/or tiering code sections, each of which, separately and independently, provide a
basis for the Project’s CEQA compliance:
(i)
A Community Plan Exemption, pursuant to Public Resources Code
Section 21083.3 and CEQA Guidelines Section 15183;
(ii)
An addendum to the CHAP EIR, pursuant to Public Resources Code
Section 21166 and CEQA Guidelines Section 15164; and
(iii) Reliance on the CHAP EIR as a Program EIR, pursuant to CEQA
Guidelines Section 15168.
H.
After conducting a public hearing with respect to this Agreement on January 8,
2019, the Healdsburg Planning Commission (the “Planning Commission”) approved Resolution
No. 2019-02, approving the Developer’s application for a conditional use permit, density bonus,
Historic Demolition Permit, and Heritage Tree Removal Permit for the Project and Resolutions
Nos. 2019-01 and 2019-03, respectively recommending that the City Council approve a tentative
map and this Agreement based on findings made pursuant to Healdsburg Municipal Code
Section 17.20.030.
I.
Following public hearings, City has taken numerous actions in connection with
the development of the Project on the Property. The approvals and development actions
described in this Recital I are collectively referred to herein as the “Existing Project
Approvals.” The Existing Project Approvals are as follows:
1.
Tentative Subdivision Map TM 2017-01 (to create seven parcels)
(Resolution No. ______);
2.
Master Conditional Use Permit CUP 2017-12 for Hotel and Residential
Uses (including density bonus, concessions, and waivers) (Resolution No. ______);
3.
Heritage Tree Removal Permit HT 2017-02 (Resolution No. ______); and
4.
Historic Demolition Permit MISC 2017-01 (Resolution No. ______).
J.
The City Council reviewed this Agreement at a public hearing held on
_________, 2019, made the findings required by Municipal Code Section 17.20.030 and
Government Code Section 65867.5, and therefore approved this Agreement by Ordinance No.
_________, introduced on _____, 2019 and adopted on _______, 2019. Ordinance No.
__________ will become effective on ______, 2019 (the “Effective Date”).
K.
Subsequent to approval of this Agreement, City and Developer anticipate that
applications for additional approvals, entitlements, and permits related to the development and
operation of the Project will be submitted to implement the Project (the “Subsequent Project
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Approvals”), including but not limited to a final subdivision map (the “Final Subdivision
Map”) for the Project.
AGREEMENT
NOW, THEREFORE, pursuant to the authority contained in California Government
Code section 65864, and in consideration of the mutual representations, covenants and promises
of the Parties, the Parties hereto agree as follows:
1.

DEFINITIONS.

“Administrative Agreement Amendment” shall have the meaning set forth in
Section 6.4(a).
“Administrative Project Amendment” shall have the meaning set forth in Section
6.3(a)(i).
“Affordable-by-Design Housing Units” shall have the meaning set forth in Recital
D(ii)(b).
“Affordable Housing Agreement” shall have the meaning set forth in Section 5.1(c).
“Affordable Housing Cost” means a monthly obligation to pay mortgage payments
(principal and interest), property taxes, property insurance, mortgage insurance, utilities, and
homeowners’ association dues (if applicable) in an aggregate amount not greater than onetwelfth of thirty-three percent (33%) of one hundred sixty percent (160%) of Area Median
Income, adjusted for an assumed household size of one person in the case of a studio unit, two
persons in the case of a one-bedroom unit, three persons in the case of a two-bedroom unit, and
four persons in the case of a three-bedroom unit.
“Affordable Housing Substantial Completion Milestone” shall have the meaning set forth
in Section 3.3(b)(i).
“Affordable Housing Units” shall have the meaning set forth in Recital D(ii)(c).
“Agreement” shall have the meaning set forth in the introductory paragraph preceding
the Recitals.
“Applicable Law” shall have the meaning set forth in Section 3.2.
“Building Permit” means a permit issued by City for the renovation or construction of a
building or structure, as required by the California Building, Residential, Mechanical, Electrical,
Plumbing, Green Building, Fire or Energy Standard Codes, as adopted by City and incorporated
in the Healdsburg Municipal Code by reference.
“CEQA” shall have the meaning set forth in Recital G.
“Certificate of Compliance” has the meaning set forth in Section 7.5(d).
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“Certificate of Determination” means that certain Certificate of
Determination/Community Plan Evaluation, Addendum, and Program EIR prepared by City to
analyze the Project’s environmental effects as required by CEQA.
“Changes in the Law” shall have the meaning set forth in Section 3.7.
“City” shall have the meaning set forth in the introductory paragraph preceding the
Recitals.
“City Manager” means the City Manager of City or his/her designee.
“Connectivity Funds” shall have the meaning set forth in Section 5.4(b).
“Credit” shall have the meaning set forth in Section 4.2(c)(iii).
“Cure Period” shall have the meaning set forth in Section 7.1.
“Default” shall have the meaning set forth in Section 7.2.
“Developer” means Replay Healdsburg, LLC, a Delaware limited liability company, and
its permitted successors and assigns.
“Development Agreement Law” shall have the meaning set forth in Recital A.
“Effective Date” shall have the meaning set forth in Recital J.
“Excess Proceeds” shall have the meaning set forth in Section 5.2(c)(iii).
“Existing Project Approvals” shall have the meaning set forth in Recital I.
“Expediting Fees” shall have the meaning set forth in Section 4.5.
“Extended Cure Period” shall have the meaning set forth in Section 7.1.
“Final Subdivision Map” shall have the meaning set forth in Recital K.
“GMO Allocation” means an entitlement that is normally a prerequisite for the issuance
of a building permit for a dwelling unit or units in accordance with the GMO Policies and
Procedures.
“GMO Allocation Cycle(s)” refers to one or more of the three-year periods contemplated
by the GMO (specifically, Section 17.24.020 of the Healdsburg Municipal Code).
“GMO Allocation Schedule” shall have the meaning set forth in Section 5.5.
“GMO” or “Growth Management Ordinance” means Chapter 17.24 of the Healdsburg
Municipal Code.

SF #4814-8611-3138 v8

5

Packet Pg. 50

Attachment: Attachment 2 - Mill District Project - Development Agreement (2305 : Mill District Tentative Map and Development Agreement)

3.A.b

“GMO Policies and Procedures” means the Policies and Procedures for the Healdsburg
Residential Growth Management Program adopted by Healdsburg City Council on February 19,
2008, as revised by the Healdsburg City Council on January 7, 2019.
“Impact Fees” shall have the meaning set forth in Section 4.2.
“Inclusionary Housing Units” shall have the meaning set forth in Section 3.3.a.iii.
“LIHTC” shall mean the Federal Low Income Housing Tax Credit Program under Section
42 of the Internal Revenue Code as administered pursuant to the regulations of the California
Tax Credit Allocation Committee.
“Lower Income Households” shall have the meaning defined in California Health and
Safety Code Section 50079.5 and as periodically published by the California Department of
Housing and Community Development.
“Major Agreement Amendment” shall have the meaning set forth in Section 6.4(b).
“Market Rate Housing” shall have the meaning set forth in Recital D(ii)(a).
“Maximum Restricted Sales Price” shall have the meaning set forth in Section 5.2(c).
“Middle Income Households” shall have the meaning set forth in Recital D(ii)(b).
“MMRP” shall have the meaning set forth in Recital G.
“Mortgage” shall have the meaning set forth in Section 8.1.
“Mortgagee” shall have the meaning set forth in Section 8.1.
“New City Laws” shall mean City’s laws, rules, regulations, official policies, standards
and specifications, including those enacted or imposed by a citizen-sponsored initiative or
referendum or by the City Council directly or indirectly in connection with any proposed
initiative or referendum, in each case to the extent amended or otherwise imposed following the
Effective Date.
“Non-Administrative Project Amendment” shall have the meaning set forth in
Section 6.3(a)(ii).
“Ownership Middle Income Housing Units” shall have the meaning set forth in Recital
D(ii)(b).
“Park” shall have the meaning set forth in Section 4.2(c)(iii).
“Party/Parties” shall have the meaning set forth in the introductory paragraph preceding
the Recitals of this Agreement.
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“Permitted Use Table” shall mean the table entitled “Permitted Use Table” that is set
forth in “General Provisions - #1” of the Conditions of Approval for Conditional Use Permit
CUP 2017-12.
“Processing Fees” shall have the meaning set forth in Section 4.3.
“Project” shall have the meaning set forth in Recital D.
“Project Approvals” means the Existing Project Approvals and any approved Subsequent
Project Approvals.
“Property” shall have the meaning set forth in Recital C.
“Quimby Act Fee” shall have the meaning set forth in Section 4.2(c)(i).
“Quimby Act Ordinance” shall have the meaning set forth in Section 4.2(c)(i).
“Recitals” shall mean Recitals A through J of this Agreement, which are hereby
incorporated into this Agreement.
“Rental Middle Income Housing Units” shall have the meaning set forth in Recital
D(ii)(b).
“Sale Price Restriction” shall have the meaning set forth in Section 5.2(c)(ii).
“Saggio Hills DA” means that certain Development Agreement by and between City and
Sonoma Luxury Resort, LLC entered into on or about February of 2011 for the development of a
project commonly referred to, and referred to in this Agreement, as “Saggio Hills”.
“Subdivision Map Act” means California Government Code Sections 66410 through
66499.58.
“Subsequent Discretionary Approvals” means all other Subsequent Project Approvals
other than Subsequent Ministerial Approvals, including amendments of the Project Approvals,
improvement agreements, architectural review permits, use permits, lot line adjustments,
subdivision maps, rezonings, development agreements, permits that are not Subsequent
Ministerial Approvals, resubdivisions, and any amendments to, or repealing of, any of the
foregoing, are Subsequent Discretionary Approvals.
“Subsequent Ministerial Approvals” means permits or approvals that are required by
Applicable Law and that are to be issued upon compliance with uniform, objective standards and
regulations. They include applications for road construction permits or authorizations; grading
and excavation permits; building permits, including electrical, plumbing, mechanical, Title 24
Electrical, and Title 24 Handicap permits or approvals; certificates of occupancy or final
inspections; encroachment permits; water connection permits; and any other similar permits
required for the development and operation of the Project.
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“Subsequent Project Approvals” shall have the meaning set forth in Recital K and
includes Subsequent Discretionary Approvals and Subsequent Ministerial Approvals.
“Taxes and Assessments” shall have the meaning set forth in Section 4.4
“Term” shall have the meaning set forth in Section 2.2.
“Transfer” shall have the meaning set forth in Section 9.1.
“Very Low Income Households” shall have the meaning defined in California Health and
Safety Code Section 50105 and as periodically published by the California Department of
Housing and Community Development.
2.

EFFECTIVE DATE AND TERM.

2.1
Effective Date. This Agreement shall become effective upon the Effective
Date, which is date that the ordinance approving this Agreement becomes effective.
2.2
Term. The term (“Term”) of this Agreement shall commence upon the
Effective Date and shall extend for a period of fifteen (15) years thereafter, unless terminated
earlier pursuant to the terms of this Agreement or extended pursuant to Section 7.6. The Term
has been established by City and Developer as a reasonable estimate of the time required to
develop the Project, including all on- and off-site public improvements, and obtain the public
benefits of the Project.
2.3
Expiration. Following the expiration of the Term, or the earlier completion of
development of the Project and all of Developer’s obligations in connection therewith, this
Agreement shall be deemed terminated and of no further force and effect, subject, however, to
the provisions of Section 7.8 below.
2.4
Developer Representations and Warranties. Developer represents and warrants
to City that, as of the Effective Date:
(a)

Developer owns fee title interest in the Property, as provided herein;

(b)
Developer: (i) is organized and validly existing under the laws of the State
of Delaware; (ii) to the extent required, has qualified and been authorized to do business in the
State of California and has complied with all requirements pertaining thereto; and (iii) to the
extent required, is in good standing and has all necessary powers under the laws of the State of
California to own property;
(c)
No approvals or consents of any persons are necessary for the execution,
delivery or performance of this Agreement by Developer, except as have been obtained;
(d)
The execution and delivery of this Agreement have been duly authorized
by all necessary corporate action; and
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(e)
This Agreement is a valid obligation of Developer and is enforceable in
accordance with its terms.
3.

DEVELOPMENT OF THE PROPERTY.

3.1
Vested Rights. The Property is hereby made subject to the provisions of this
Agreement. Developer shall have the vested right to develop the Property and the Project in
accordance with and subject to the Existing Project Approvals, the Subsequent Project
Approvals, Applicable Law and this Agreement, which shall control the permitted uses, density
and intensity of use of the Property, the maximum height and size of buildings on the Property,
building setbacks, and provisions for reservation or dedication of land for public purposes.
Except as and to the extent required by state or federal law, and subject to the provisions of this
Agreement, City shall not impose on the Property any New City Law that has any of the
following effects on the rights provided by the Project Approvals and Applicable Law:
(a)
Changes any land use designation or permitted use of the Property from
that shown in the Project Approvals; or
(b)
Limits or controls the rate, timing, phasing or sequencing of the approval,
development, or construction of all or any part of the Property except as set forth in Applicable
Law; or
(c)
Limits or restricts any right specifically granted by the Project Approvals,
including but not limited to permitted uses and density and intensity of use and maximum height,
size, or number of buildings or materially changes the Project site plan; or
(d)
Imposes any requirements for reservation or dedication of land for public
purposes except as set forth in Applicable Law.
3.2
Applicable Law. City and Developer acknowledge and agree that City is
restricted in its authority to limit its police power by contract and that the limitations,
reservations and exceptions contained in this Agreement are intended to reserve to City all of its
police power that cannot be so limited. Notwithstanding the foregoing reservation of City, it is
the intent of City and Developer that this Agreement be construed to provide Developer with
rights afforded by state and local laws, including but not limited to, the Development Agreement
Law and the Subdivision Map Act. Therefore, the laws, rules, regulations, official policies,
standards and specifications of City applicable to the development of the Property and/or the
Project shall be (collectively, “Applicable Law”):
(a)
Those rules, regulations, official policies, standards and specifications of
City set forth in the Project Approvals and this Agreement;
(b)
With respect to matters not addressed by and not otherwise inconsistent
with the Project Approvals and this Agreement, those laws, rules, regulations, official policies,
standards and specifications (including City ordinances and resolutions) governing permitted
uses, building locations, timing and manner of construction, densities, intensities of uses, heights
and sizes, and requirements for on- and off-site infrastructure and public improvements, in each
case only to the extent in full force and effect on the Effective Date;
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(c)
New City Laws that relate to hearing bodies, petitions, applications,
notices, findings, records, hearings, reports, recommendations, appeals and any other matter of
procedure imposed at any time, provided such New City Laws are uniformly applied on a Citywide basis to all substantially similar types of development projects and properties;
(d)
New City Laws that revise City’s uniform construction codes, including
City’s building code, plumbing code, mechanical code, electrical code, fire code, grading code
and other uniform construction codes, as of the date of permit issuance, provided, that such New
City Laws are uniformly applied on a City-wide basis to all substantially similar types of
development projects and properties;
(e)
New City Laws that are necessary to address a specific, adverse impact
upon public health or safety that cannot reasonably be addressed by other means, provided, that
such New City Laws are uniformly applied on a City-wide basis to all substantially similar types
of development projects and properties; and
(f)
New City Laws that do not apply to the Property and/or the Project due to
the limitations set forth above, but only to the extent that such New City Laws are accepted in
writing by Developer in its sole discretion.
3.3

Development Timing.

(a)
The Parties acknowledge that Developer cannot at this time predict when
or the rate at which the phases of the Project will be developed or the order in which each phase
will be developed. Such decisions depend upon numerous factors, such as market orientation
and demand, construction financing, interest rates, absorption, completion and other similar
factors which may not be within the control of Developer. In particular, and not in any limitation
of any of the foregoing, since the California Supreme Court held in Pardee Construction Co. v.
The City of Camarillo, 37 Cal.3d 465 (1984), that the failure of the parties therein to consider
and expressly provide for the timing of development resulted in a later-adopted initiative
restricting the timing of development prevailing over such parties’ agreement, it is the Parties’
desire to avoid that result by acknowledging that, unless otherwise provided for in this
Agreement, Developer shall have the vested right to develop the Project in such order and at
such rate and at such times as Developer deems appropriate in the exercise of its business
judgment, subject to the terms, requirements and conditions of the Existing Project Approvals
and this Agreement.
(b)
Developer will use its best efforts, in accordance with its own business
judgment and taking into consideration market conditions and other economic factors
influencing Developer’s business decision, to commence or to continue development, and to
develop the Project in a regular, progressive and timely manner in accordance with the
provisions and conditions of this Agreement and the Existing Project Approvals.
Notwithstanding the foregoing, the following requirements apply to the Project:
i. All Affordable Housing Units must have received a certificate of
occupancy or reach the Affordable Housing Substantial Completion Milestone before City will
issue a certificate of occupancy or undertake final inspections for the hotel. The “Affordable
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Housing Substantial Completion Milestone” means the time at which all of the following have
occurred: Developer has transferred the parcel on which the Affordable Housing Units will be
constructed to an affordable housing developer or its affiliate; the affordable housing developer
has secured an LIHTC allocation and closed on its construction financing; and the Developer has
provided evidence of a completion guaranty to the City, in a form reasonably acceptable to the
City, to secure its obligation to deliver all of the Affordable Housing Units under this
Agreement.
ii. City shall not issue a certificate of occupancy for the forty-ninth (49th)
Market Rate Unit until it has issued a certificate of occupancy for all forty (40) Affordable Units.
iii. In the event that Developer has constructed any Market Rate Units prior to
of all forty (40) Affordable Housing Units receiving their certificates of occupancy or final
inspection, fifteen percent (15%) of such Market Rate Units shall be reserved as inclusionary
housing units to satisfy the requirements set forth in Section 20.20.030 of the Healdsburg
Municipal Code (the "Inclusionary Housing Units") until such time as all forty (40) Affordable
Housing Units have received certificates of occupancy or final inspection.
1.
Consistent with Section 20.20.030 of the Healdsburg Municipal
Code, two-thirds of the Inclusionary Housing Units shall be provided for Low or Very
Low Income Households and one-third of the Inclusionary Housing Units shall be
provided for Moderate Income Households.
2.
At the Developer's sole discretion, the Inclusionary Housing Units
may be rented at affordable rents rather than sold at an affordable price. The Parties shall
execute and record a regulatory agreement prior to issuance of a certificate of occupancy
for the first Market Rate Unit, which shall address the marketing and management of the
Inclusionary Housing Units and reflect whether the units will be sold or rented.
3.
If the Inclusionary Housing Units are rented at an affordable rent,
once all forty (40) Affordable Housing Units have received certificates of occupancy or
final inspection, the recorded restriction shall be released, and the Developer may sell or
rent the Inclusionary Housing Units at unrestricted prices. To the extent consistent with
applicable LIHTC regulations or a regulatory agreement required by the California Tax
Credit Allocation Committee and all fair housing laws, residents of the Inclusionary
Housing Units shall be given first priority to rent Affordable Housing Units.
4.
If the Inclusionary Housing Units are sold, the Developer's
obligation to provide Middle Income Housing shall be reduced by one (1) for every
Inclusionary Housing Unit sold at an affordable price.
5.
Notwithstanding anything to the contrary in Section 5.4, the
Developer shall have no obligation to make the second phase of the Connectivity Funds
payments provided for in Section 5.4(b)(ii) or the aerial ladder truck contribution
provided for in Section 5.4(c) until after all forty (40) Affordable Housing Units have
received certificates of occupancy.
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(c)
At least fourteen (14) Middle Income Housing units must have received a
certificate of occupancy or final inspection before City will issue a certificate of occupancy or
final inspection for the ninety-seventh (97th) Market Rate Housing unit.
(d)
All twenty two (22) Middle Income Housing Units must have received a
certificate of occupancy or final inspection before City will issue a certificate of occupancy or
final inspection for the final Market Rate Housing unit in the Project’s last phase.
(e)
The Existing Project Approvals (including but not limited to the Permitted
Use Table included in the conditions of approval for Conditional Use Permit CUP 2017-12)
permit a range of units that may be developed on individual legal parcels within the Project to
accommodate physical site constraints, market demand, and availability of GMO Allocations or
building permits under the Growth Management Ordinance. The Parties agree and acknowledge
that Developer, in its sole discretion, may decide how many dwelling units to build on each
parcel and when to build such units within the Existing Project Approval’s permitted range,
within the parameters of the Permitted Use Table.
3.4
Regulation by Other Public Agencies. City and Developer acknowledge and
agree that other governmental or quasi-governmental entities not within the control of City
possess authority to regulate aspects of the development of the Property and the Project and that
this Agreement does not limit the authority of such other public agencies. City shall cooperate
with Developer in Developer’s effort to obtain such permits and approvals as may be required by
other governmental or quasi-governmental entities in connection with the development of, or the
provision of services to, the Property and/or the Project; provided, however, City shall have no
obligation to incur any costs, without compensation or reimbursement, or to amend any City
policy, regulation or ordinance in connection therewith.
3.5
Life of Project Approvals. The term of any and all Project Approvals shall
automatically be extended for the longer of the Term or the term otherwise applicable to such
Project Approvals. Without limiting the generality of the foregoing, pursuant to the Subdivision
Map Act, any vesting or tentative maps heretofore or hereafter approved in connection with
development of the Project or the Property, shall be extended for the Term (and may be subject
to other extensions provided under the Subdivision Map Act). Notwithstanding the foregoing,
however:
(a)
The number of years that each GMO Allocation awarded to Developer for
the Project is valid shall be governed by the GMO Policies and Procedures in effect on the
Effective Date of this Agreement, unless approved by the City and Developer, or otherwise
specifically extended by the terms of this Agreement; and
(b)
The Final Subdivision Map shall be filed within two (2) years after the
approval of Tentative Map TM 2017-01, unless otherwise extended pursuant to the Existing
Project Approvals, or state or local law; and
(c)
The term, expiration, and extension of all Building Permits shall be
governed by the Healdsburg Municipal Code.
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3.6
Developer’s Right to Rebuild. City agrees that Developer may renovate or
rebuild portions of the Project at any time within the Term should it become necessary due to
any casualty, including natural disaster or changes in seismic requirements. Such renovations or
reconstruction shall be processed as a Subsequent Project Approval consistent with all prior
Project Approvals and Applicable City Law. Any such renovation or rebuilding shall be subject
to all design, density and other limitations and requirements imposed by this Agreement, and
shall comply with the Project Approvals, Applicable City Law, and the requirements of CEQA.
3.7
State and Federal Law. As provided in Section 65869.5 of the California
Government Code, this Agreement shall not preclude the applicability to the Project of changes
in laws, regulations, plans or policies, to the extent that such changes are specifically mandated
and required by changes in State or Federal laws or by changes in laws, regulations, plans or
policies of special districts or other governmental entities, other than City, created or operating
pursuant to the laws of the State of California (“Changes in the Law”). In the event Changes in
the Law prevent or preclude, or render substantially more expensive or time consuming,
compliance with one or more provisions of this Agreement, City and Developer shall meet and
confer in good faith in order to determine whether such provisions of this Agreement shall be
modified or suspended, or performance thereof delayed, as may be necessary to comply with
Changes in the Law. Nothing in this Agreement shall preclude City or Developer from
contesting by any available means (including administrative or judicial proceedings) the
applicability to any such Changes in the Law to the Project.
3.8
Compliance with State and Federal Law. Developer, at its sole cost and
expense, shall comply with requirements of, and obtain all permits and approvals required by,
regional, State and Federal agencies having jurisdiction over the Project.
4.

FEES AND EXACTIONS.

4.1
Development Fees, Taxes and Exactions. Developer shall pay all fees, special
assessments, special taxes, exactions and dedications payable due to the development, build out,
occupancy and use of the Property pursuant to this Agreement including Impact Fees, Processing
Fees, Taxes and Assessments, and Expediting Fees, except as otherwise provided herein.
4.2

Impact Fees.

(a)
Developer shall pay all development impact fees imposed pursuant to the
Mitigation Fee Act, California Government Code section 66000 et seq. (“Impact Fees”), which
are in force and effect on a City-wide basis at the time, and at the rates in effect, when such
Impact Fees are due.
(b)
Consistent with Healdsburg Municipal Code Section 17.32.020, unless
otherwise explicitly stated in this Agreement, the following Impact Fees, to the extent imposed
on the Project as a condition of approval under the Existing Project Approvals, shall be imposed
separately on the totality of each parcel shown on the tentative map and shall be payable prior to
the issuance of the first certificate of occupancy or final inspection issued for the first building on
such a parcel, and shall be paid at the rate then in effect: water capacity charge; sewer capacity
charge; residential drainage; commercial and industrial drainage; residential parks; commercial
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and industrial parks; residential street development; commercial and industrial street
development; electric development; fire development; or any other fees permitted to be deferred
by the Healdsburg Municipal Code. In the event that additional buildings are subsequently
constructed upon the same parcel that were not contemplated at the time that these Impact Fees
were paid, additional Impact Fees shall be paid for such building in the amount and manner
contemplated by this subsection (b).
(c)

Quimby Act Fees

(i)
The parkland dedication fees (“Quimby Act Fee”) for the entire
Project shall be assessed and computed pursuant to the formula in the City’s ordinance governing
parkland dedication in effect at the issuance of the first building permit issued for any building in
the Project (“Quimby Act Ordinance”). The land value to be used for computing the
appropriate fees shall be based on an appraisal obtained and paid for by Developer within sixty
(60) days of approval of the Development Agreement. The appraisal shall be prepared by and
appropriately licensed and qualified appraiser approved by the City.
(ii)

Developer agrees to waive application of Cal. Gov. Code Section

66477(a)(1).
(iii) Developer shall receive a Publicly-Accessible Open Space Credit,
(“Credit”) equal to the appraised land value of the proposed 0.78-acre privately owned and
maintained park (“Park”). The Credit shall be issued on the conditions that the Park is subject to
an ongoing public-access easement and is substantially in conformance with the Project
Approvals.
(iv)
At the time the fee is calculated, the value of the credit shall be
determined, also pursuant to the formula in the City’s Quimby Act Ordinance. The total value of
the Credit shall be deducted from the total amount of Quimby Act fees payable for the entire
Project. The remaining fee shall be divided by 208 to result in a “per unit” fee, which shall be
payable at the time of issuance of the first building permit for each parcel for all residential units
on that parcel.
(v)
In the event that the final design of the Park is smaller than 0.78
acres, the Credit shall be reduced to be consistent with the size of the Park actually constructed,
and Developer shall pay the difference to the City as an in-lieu fee, calculated pursuant to the
City’s Quimby Act Ordinance. If, at any point, Developer is required to use any of the 0.78acres to comply with any building or zoning open space requirements or other obligations of the
Project, the value of that portion of the Park shall be deducted from the Credit, and the
Developer shall pay the difference to the City as an in-lieu fee. The amount of any in-lieu fee
shall be computed pursuant to the City’s Quimby Act Ordinance, and shall be payable at the time
of issuance of the first building permit of the next parcel to be developed.
(vi)
The intent of the parties is that the Developer shall pay the Quimby
Act Fee, less the value of the Credit and any reductions to the Credit as stated above. Any
outstanding amounts shall be payable at the time of issuance of the first building permit of the
final parcel to be developed.
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(d)
Developer’s payment of the Connectivity Funds in the amounts and within
the timeframes described in Section 5.4(b) of this Agreement shall completely satisfy
Developer’s obligation for providing access to and from the future SMART rail station/transit
center to the surrounding areas, including the Project site, and for improving bikeways, and
pedestrian routes and pedestrian connections. No further or future Impact Fees or other financial
obligations in connection with such access, bike paths or pedestrian routes shall be imposed on
the Project for Subsequent Project Approvals or issuance of building permits.
(e)
Developer’s payment of the funds for a new fire ladder truck in the
amounts and within the timeframes described in Section 5.4(c) of this Agreement shall relieve
Developer from payment of additional fire-related Impact Fees. No further or future Impact Fees
or other financial obligations in connection with fire services shall be imposed on the Project for
Subsequent Project Approvals or issuance of building permits.
(f)
Mitigation Fee Act.

City shall manage and expend such Impact Fees in accordance with the

4.3
Processing Fees. City may charge and Developer agrees to pay all processing
fees, application, inspection and monitoring fees, and staff and legal fees (“Processing Fees”),
for land use approvals, grading and building permits, general plan maintenance fees, and other
permits and entitlements, which are in force and effect on a City-wide basis at the time those
permits, approvals or entitlements are applied for on any or all portions of the Project, and which
are intended to cover the actual costs of processing the foregoing.
4.4
Taxes and Assessments. City may charge and Developer agrees to pay any
new, increased or modified taxes or assessments, imposed as a condition of or in connection with
the Project Approvals or otherwise, provided such taxes and assessments are equally applied on a
City-wide basis and have a uniform effect on a broadly-based class of land, projects, or
taxpayers, as applicable, within City (“Taxes and Assessments”).
4.5
Expediting Fees. In addition to charging Processing Fees under Section 4.3 of
this Agreement, City shall, if requested by Developer, contract with one or more outside
inspectors, engineers, attorneys or consultants (“Third-Party Consultants”) in order to expedite
all or any portion of the monitoring, inspection, testing, application processing and evaluation
services to be performed in connection with construction and development of the Project or in
connection with the periodic review of the Agreement (“Expediting Fees”). If Developer
requests the use of Third-Party Consultants pursuant to the terms of this Section 4.5, Developer
shall pay to City, within 30 days following City’s written demand therefore, the full amount of
all Expediting Fees, plus a 10 percent City administration charge. Upon the request of
Developer, City shall provide copies of Third-Party Consultants’ professional services agreement
and conflict of interest statements, if applicable. City shall also provide copies of Third-Party
Consultant invoices that City asks Developer to pay pursuant to this paragraph at the same time
that City submits an invoice seeking payment to Developer. In the event that a Third-Party
Consultant invoice contains attorney-client privileged communications, City may redact those
portions of the Third-Party Consultant invoice that are privileged. The Expediting Fees, together
with the associated administrative charge, shall be in addition to, and not in lieu of, the
Processing Fees.
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5.

OBLIGATIONS OF THE PARTIES.
5.1

Affordable Housing Units.

(a)
Developer shall cause construction of a minimum of forty-one (41) units
of rental housing on a separate legal parcel within the Project, with forty (40) units affordable to
Lower Income Households or below and one manager’s unit as follows:
(i)
A minimum of twenty-four (24) dwelling units shall be made
available at an affordable rent, adjusted for household size, to Very Low Income Households.
(ii)
The remaining sixteen (16) dwelling units shall be made available
at an affordable rent, adjusted for household size, to Lower Income Households.
(iii) No more than one (1) dwelling unit shall be made available at an
affordable rent, adjusted for household size, to a Middle Income Household to be used as a
manager’s unit for the Affordable Housing Units.
(b)
Developer shall endeavor to provide twenty (20) two- and three-bedroom
units, subject to LIHTC financing requirements, but in no event shall Developer provide fewer
than four (4) three-bedroom units, as required pursuant to Municipal Code Section
20.20.030.F.3.
(c)
Developer shall enter into an “Affordable Housing Agreement” with
City, in the form attached hereto as Exhibit D, setting forth its obligations to provide and
maintain the Affordable Housing Units for a term of 55 years. The Affordable Housing
Agreement shall be executed by Developer and be recorded against the Property prior to City
approval of the Final Subdivision Map. The Affordable Housing Agreement shall be assignable
to the owner and operator of the Affordable Housing Units, and City shall release the Affordable
Housing Agreement from the Property except for the parcel containing the Affordable Housing
units upon the earlier to occur of issuance of a certificate of occupancy for all forty (40) of the
Affordable Housing Units or the Affordable Housing Substantial Completion Milestone.
(d)
As provided in the Existing Project Approvals, the provision of twentyfour (24) dwelling units at an affordable rent, adjusted for household size, to Very Low Income
Households within the Affordable Housing entitles the Developer to a density bonus,
development incentives and concessions, waivers, and reduced parking standards under
Government Code Section 65915 and Healdsburg Municipal Code Section 20.20.035.
(e)
The provision of the Affordable Housing Units in accordance with this
Agreement shall satisfy any and all of Developer’s inclusionary housing obligations under
Healdsburg Municipal Code Section 20.20.030 and any successor provisions, ordinances, or
policies related to affordable housing production or Impact Fees.
5.2

Middle Income Housing.

(a)
A total of thirty (30) residential units will be made available at an
affordable rent or sales price, adjusted for household size, to Middle Income Households. The
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residential units for Middle Income Households shall consist of unit types that range from
studios to three bedrooms per unit, with the final unit mix to be determined based on a market
needs assessment conducted by the Developer prior to its application for major design review for
the Project phase that includes Middle Income Housing. The application for major design
review for each Project structure that includes Middle Income Housing shall stipulate the number
and location of Middle Income Housing units that will be included as part of such structure, and
shall state whether such Middle Income Housing units will be deed-restricted for rent units,
deed0restricted for sale units, or Affordable-by-Design Housing Units, as set forth in
subdivisions 5.2(b), 5.2(c), and 5.2(d), below.
(b)
A minimum of fourteen (14) deed-restricted Middle Income Housing
Units, and up to a maximum of all twenty-two (22) deed-restricted Middle Income Housing
Units, will be made available for rent to Middle Income Households. The Rental Middle Income
Housing Units shall be subject to the following restrictions:
(i)
All Rental Middle Income Housing Units shall be rented at an
affordable price to Middle Income Households for a period of fifty-five (55) years. For purposes
of this Agreement, “an affordable price to Middle Income Households” shall mean a monthly
rent that does not exceed one-twelfth of thirty-three percent (33%) of one hundred sixty percent
(160%) of the area median income and adjusted for household size.
(ii)
All Rental Middle Income Housing Units shall include interior
finishes and features that are durable, of good quality, and consistent with contemporary
standards for new housing.
(iii) The Rental Middle Income Units must contain air conditioning,
dishwashers, refrigerators, garbage disposals, cooking facilities, and either in-unit laundry
facilities or access to common area laundry facilities, in the Developer’s sole discretion.
(iv)
Applicants must be income certified as a Middle Income
Household to qualify to rent a Rental Middle Income Housing Unit, and Rental Middle Income
Housing Unit residents shall be required to re-certify their household income no more often than
once every three (3) years.
(v)
The above requirements shall be memorialized in a regulatory
agreement between the Parties that is recorded prior to City approval of the Final Subdivision
Map. The regulatory agreement shall meet any applicable requirements of the GMO Policies
and Procedures as may be amended, or new GMO policies and procedures that may be adopted,
by the City Council specifically for rental Middle Income Housing Units that do not otherwise
conflict with the terms of this Agreement.
(c)
Developer may, in its sole discretion, make up to a maximum of eight (8)
deed-restricted Middle Income Housing units available for sale to Middle Income Households at
a price determined by the Developer that is at or below an Affordable Housing Cost for the
homebuyer (the “Maximum Restricted Sales Price”). Any such Ownership Middle Income
Housing Units that are sold shall be subject to the following restrictions:
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(i)
For each Middle Income Housing unit that is designated as an
Ownership Middle Income Housing Unit, a GMO Allocation shall be a prerequisite to
construction of such unit if required by the Growth Management Ordinance and the GMO
Policies and Procedures.
(ii)
Prior to commencement of construction of any building in which
Ownership Middle Income Housing Units are proposed to be located, Developer shall record a
covenant for each such Ownership Middle Income Housing Unit that restricts each future sale of
such unit to income-eligible Middle Income Households at the Maximum Restricted Sales Price
for a period of forty-five (45) years after the sale (the “Sale Price Restriction”), except as
otherwise contemplated pursuant to subdivision (iii) below.
(iii) For the initial sale of any such Ownership Middle Income Housing
Unit and, except as provided below, all future sales of those units, if an escrow for a Middle
Income Household to purchase said unit at or below the Maximum Restricted Sales Price is not
opened within ninety (90) days after the unit is first made available for sale, City or its designee
shall have a right of first refusal to purchase any such unit(s) at the Maximum Restricted Sales
Price, adjusted for assumed household size based on the number of bedrooms in the unit. If City
or its designee declines to exercise its right to purchase any such unit within an additional ninety
(90) days from the time City is notified that it has the right to purchase that unit, any such unit(s)
may be sold at an unrestricted market price without any continuing Sale Price Restriction.
However, at close of escrow for such unit, the seller shall pay to City the positive difference, if
any, between the actual purchase price and the Maximum Restricted Sales Price (“Excess
Proceeds”). Following payment of any Excess Proceeds to City, the Ownership Middle Income
Housing Unit in question shall be released from any Sale Price Restriction and City’s right of
first refusal to purchase shall terminate, and the unit shall no longer be referred to as an
“Ownership Middle Income Housing Unit.”
(iv)
All Ownership Middle Income Housing Units shall include interior
finishes and features that are durable, of good quality, and consistent with contemporary
standards for new housing.
(v)
The Ownership Middle Income Units must contain air
conditioning, dishwashers, refrigerators, garbage disposals, cooking facilities, and either in-unit
laundry facilities or access to common area laundry facilities, in the Developer’s sole discretion.
(vi)
Applicants must be income certified as a Middle Income
Household to qualify to purchase an Ownership Middle Income Housing Unit and must provide
information as may reasonably be required by City in order to verify income levels and
eligibility status.
(vii) The owner of each Ownership Middle Income Housing Unit shall
meet any requirements reasonably imposed by City in order to ensure that such unit is occupied
as the owner’s principal residence.
(viii) The above requirements and other terms applicable to the
Ownership Middle Income Housing Units, City’s right of first refusal, and the payment of any
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Excess Proceeds to City, shall be included in a separate Ownership Middle Income Housing
Agreement, to be executed and recorded prior to the recordation of the Final Subdivision Map.
(d)
A minimum of eight (8) Affordable-by-Design Housing Units will be
made available for initial sale to Middle Income Households at the Maximum Restricted Sales
Price. The Affordable-by-Design Housing Units will not exceed 850 square feet, and shall be
subject to the following restrictions as to the initial sale only:
(i)
A GMO Allocation shall be a prerequisite to construction of an
Affordable-by-Design Housing Unit if required by the Growth Management Ordinance and the
GMO Policies and Procedures.
(ii)
All Affordable-by-Design Housing Units shall include interior
finishes and features that are durable, of good quality, and consistent with contemporary
standards for new housing. The Affordable-by-Design Housing Units shall incorporate water
management and sustainability best practices into the units' interiors and appliances.
(iii) The Affordable-by-Design Housing Units must contain air
conditioning, dishwashers, refrigerators, garbage disposals, cooking facilities, and either in-unit
laundry facilities or access to common area laundry facilities, in the Developer’s sole discretion.
(iv)
Applicants must be income certified as a Middle Income
Household to qualify to purchase an Affordable-by-Design Housing Unit and must provide
information as may reasonably be required by City in order to verify income levels and eligibility
status.
(v)
In order to ensure that there is an adequate supply of affordable
housing within the City of Healdsburg for residents and employees of businesses within the City,
to the extent permitted by law, within the pool of eligible applicants, first priority will be given
to qualified households with members who live or work in the city limits of Healdsburg. If there
are no qualified Middle Income Households who meet these criteria, second priority shall be
granted to qualified households with members who live or work in unincorporated north Sonoma
County, Windsor, Geyserville, or Cloverdale. In the event there are fewer applicants for the
Affordable-by-Design Housing Units that meet the criteria specified in this paragraph than there
are available Affordable-by-Design Housing Units, such units shall be made available to
members of the general public who are qualified Middle Income Households.
(vi)
Developer will construct and make available at least two (2)
Affordable-by-Design Housing Units in each GMO Cycle beginning with the GMO Cycle that
starts on January 1, 2022. Developer, in its sole discretion, may elect to provide more than two
(2) Affordable-by-Design Housing Units in a given GMO Cycle.
5.3
Public Improvements. Developer will design and construct public
improvements on City property in accordance with the Project Approvals.
5.4
Additional Developer Contributions. The Developer shall make the following
additional contributions as consideration for City’s performance of its obligations under this
Agreement:
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(a)
To improve TCAC scoring, City will contribute $250,000 toward the
development of the Affordable Housing Units, and the Developer will contribute $250,000 to
City homelessness and other housing first programs and initiatives. All such amounts would be
paid within 30 days of receipt of the Major Design Review approval for the Affordable Housing
Units. Developer’s payment of funds to City’s homelessness and other housing first programs
and initiatives shall satisfy any obligation of Developer for further contributions to any City
housing fund unless otherwise required by state law.
(b)
The Developer shall contribute “Connectivity Funds” in a total amount of
One Million Three Hundred Thousand Dollars ($1,300,000) to be used to improve access to and
from the future SMART rail station/transit center to the surrounding areas, improving bikeways,
and creating an inviting and attractive network of pedestrian routes that includes sidewalks along
existing and new streets, off-street pathways and pedestrian connections, particularly (but not
necessarily exclusively) within the CHAP Area. Projects that may be funded by the
Connectivity Funds include the Foss Creek Trail Connection at Front Street to Memorial
Bridge/Railroad Park Renovation, subject to prior to CEQA review of any such proposal.
Connectivity Funds shall be payable as follows:
(i)
Four Hundred Thousand Dollars ($400,000) to be paid within ten
(10) calendar days after the earlier of (A) the selection of a design consultant for the first
improvement project to be funded with Connectivity Funds or (B) the issuance of the first
building permit for the hotel.
(ii)
The balance of Nine Hundred Thousand Dollars ($900,000) to be
paid within ten (10) calendar days after City delivers written notice to Developer that it is going
out to bid for the first improvement project to be funded with Connectivity Funds.
(c)
The Developer will contribute $800,000 to be used for a new aerial ladder
truck (100’ or longer) with a narrower profile, longer ladder, better turning radius and better
technology, in order to allow the Fire Department to meet the access challenges for the Project.
The funds for the fire truck shall be paid to City within thirty (30) days after City Council
authorizes the purchase of the new fire truck.
(d)
The Developer shall cause the Property to be annexed into an existing
lighting and landscaping district identified by City.
5.5
GMO Allocation Schedule. City agrees to the “GMO Allocation Schedule”
established in this Section 5.5, and in no event shall City approve fewer GMO Allocations for the
Project than provided in this Section 5.5. For ease of reference, the GMO Allocation Schedule,
plus a summary of Project development that does not require a GMO Allocation, is provided in a
table format as Exhibit E hereto. Notwithstanding any language to the contrary in this
Agreement, Developer acknowledges that City’s administration of its GMO Policies and
Procedures may result in the number of issued and active GMO Allocations exceeding the
number of building permits to construct residential units available in a particular GMO Cycle. In
such a situation, City shall not have any liability to the holder of a GMO Allocation related to the
City’s failure to issue a building permit if the maximum number of building permits for
residential units specified in the Growth Management Ordinance have been issued. For the
SF #4814-8611-3138 v8

20

Packet Pg. 65

Attachment: Attachment 2 - Mill District Project - Development Agreement (2305 : Mill District Tentative Map and Development Agreement)

3.A.b

purposes of this Section 5.5, the term “GMO Allocations for Market Rate Housing” shall include
any GMO Allocations necessary for the construction of Ownership Middle Income Housing
Units and/or Affordable-By-Design Housing Units, if required pursuant to Sections 5.2(c)(i) and
5.2(d)(i), respectively.
(a)
As of the Effective Date, City shall reserve forty (40) GMO Allocations
for Market Rate Housing within the Project, which shall expire on December 31, 2021.
(b)
As of January 1, 2022, City shall reserve forty (40) GMO Allocations for
Market Rate Housing within the Project, which shall expire on December 31, 2024.
(c)
As of January 1, 2025, City shall reserve for the Project the lesser of (i)
forty-five (45) GMO Allocations for Market Rate Housing within the Project and (ii) the
maximum number of GMO Allocations required to complete construction of all Market Rate
Housing within the Project. These GMO Allocations shall expire on December 31, 2027.
(d)
As of January 1, 2028, City shall reserve for the Project the lesser of (i)
thirty (30) GMO Allocations for Market Rate Housing within the Project and (ii) the maximum
number of GMO Allocations required to complete construction of all Market Rate Housing
within the Project. These GMO Allocations shall expire on December 31, 2030.
(e)
Notwithstanding anything to the contrary elsewhere in this Agreement, the
occurrence of any of the events contemplated in Section 7.6 of this Agreement shall not affect
the expiration date of the GMO Allocations set forth in Section 5.5.(d), above.
(f)
Following the occurrence of any events contemplated in Section 7.6 of this
Agreement, the following provisions shall apply:
(i)
If Developer determines, in its sole discretion, that it will not be
able to use any of the GMO Allocations reserved by the City for the Project in a given GMO
Cycle before such GMO Allocations expire, Developer may provide written notice to the City
that Developer is renouncing its reservation of those GMO Allocations within an individual
GMO Cycle. Such notice shall be given, if at all, no later than the date that is 18 months after
the start of an individual GMO Cycle.
(ii)
If Developer provides timely notice that it is renouncing its
reservation of GMO Allocations within an individual GMO Cycle, the Term of the Agreement
shall automatically extend one (1) additional year, and, as of January 1, 2031, the City shall
reserve for the Project the lesser of (i) forty-five (45) GMO Allocations for Market Rate Housing
within the Project and (ii) the maximum number of GMO Allocations required to complete
construction of all Market Rate Housing within the Project. These GMO Allocations shall expire
on December 31, 2031.
(iii) Following the timely receipt of such notice, the City shall have the
right, in its sole discretion, to assign the GMO Allocations renounced by Developer within the
individual GMO Cycle to another project.
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(iv)
Developer’s right to relinquish GMO Allocations and obtain new
GMO Allocations in 2031, pursuant to this Section 5.5(f), can only be exercised once, whether or
not multiple events occur of the type contemplated in Section 7.6 of this Agreement.
5.6
Additional City Obligations regarding the Growth Management Ordinance and
Building Permits. City shall make the following commitments in accordance with the
requirements of the Growth Management Ordinance and the GMO Policies and Procedures, and
City agrees to the following obligations as a material inducement to Developer to enter into this
Agreement:
(a)
In no event shall City approve fewer GMO Allocations than described in
the GMO Allocation Schedule.
(b)
Developer shall not be required to apply for GMO Allocations for the
Affordable Housing Units. The City will issue allocations and building permits for the Rental
Middle Income Units within the Project, subject to availability and to Developer’s compliance
with Applicable Law, consistent with the GMO Allocation Schedule attached hereto as Exhibit
E. GMO Allocations shall not be required to be issued prior to Design Review approval or “Plan
Check” for Market Rate Housing building plans submitted to City for its review.
(c)
Developer is entitled to obtain “foundation only” permits for residential
buildings without needing a GMO Allocation. Developer may, upon compliance with City’s
normal requirements relating to “foundation-only” permits and following City’s issuance of a
foundation-only permit for a given condominium building, construct the foundation (and related
infrastructure and other support structures covered by such foundation-only permit) for such
building prior to obtaining a GMO Allocation; provided, however, that Developer shall not
commence work on any portion of a Market Rate Unit other than that permitted by such
foundation-only permit unless and until Developer has obtained a building permit that provides
for the construction of the remainder of such Market Rate Unit. The issuance of a foundationonly permit by City shall not grant or vest any right to perform any work or construct any
improvements or structures other than or beyond what is expressly covered in the foundationonly permit and this Agreement. Developer knowingly and willingly assumes all risks
associated with City’s issuance of a foundation-only permit.
(d)
City may convert “A allocations” to “B allocations,” (as such terms are
used in the GMO Policies and Procedures) at its election (and whether or not “B allocations” are
otherwise available), provided that City shall not fail to convert such allocations if necessary to
accommodate the GMO Allocation Schedule.
(e)
As a concession under Government Code Section 65915, and consistent
with the Existing Project Approvals, City will grant the Developer its total allotment of GMO
Allocations at the beginning of each three (3) year GMO Allocation Cycle.
(f)
To the extent that any GMO Allocations are relinquished by Saggio Hills,
or any successor or assign of Saggio Hills, during the last year of a GMO Allocation Cycle, then
Developer may submit a written request to the City for such GMO Allocations in addition to the
GMO Allocations reserved for the Developer under the GMO Allocation Schedule. In the event
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that such GMO Allocations are still available as of December 31 of that year, the GMO
Allocations shall automatically be issued to Developer. In such an event, the three-year period
for which the GMO Allocation is valid shall commence upon January 1 of the following year.
Notwithstanding the foregoing, Developer acknowledges that its right to obtain such GMO
Allocations pursuant to this subsection (f) is junior to Saggio Hills’ rights to GMO Allocations as
described in the Saggio Hills DA.
(g)
The City agrees that, to the extent there are available but uncommitted or
unused GMO Allocations at the end of any calendar year before Developer has received
sufficient GMO Allocations to complete construction of the Project, and such GMO Allocations
would expire or be forfeited at the end of the applicable year, then if Developer has previously
submitted a written request therefor, such GMO Allocations shall automatically be issued to the
Project. In such an event, the three-year period for which the GMO Allocation is valid shall
commence upon January 1 of the following year. Notwithstanding the foregoing, Developer
acknowledges that its right to obtain such GMO Allocations pursuant to this subsection (g) is
junior to Saggio Hills’ rights to GMO Allocations as described in the Saggio Hills DA.
(h)
It is possible that, as of December 31 of the last year of any GMO
Allocation Cycle, the City has issued building permits for fewer than 90 residential units subject
to the Growth Management Ordinance for the applicable GMO Allocation Cycle. In such an
event, if (i) City otherwise were ready to issue a building permit for a residential building within
the Project, and (ii) the number of residential units in such building is equal to or less than the
number of residential units for which building permits are still available pursuant to the Growth
Management Ordinance, then City may issue to Developer a building permit for that building in
order to avoid available residential building permits being lost in a given GMO Allocation Cycle.
The foregoing provision shall be applicable to this Project whether or not Developer has been
issued GMO Allocations for such residential building permits, notwithstanding Section 4(b) of
the GMO Policies and Procedures or any successor provisions.
(i)
Nothing in this Agreement precludes Developer from applying for more
building permits or GMO Allocations than are required to be issued to the Developer under the
GMO Allocation Schedule; however, City shall have the discretion to deny such building permits
or GMO Allocations (to the extent not ministerial in nature) if they exceed the numbers
authorized in this Section 5.6.
5.7
Sales Tax Point of Sale Designation. Developer shall use good faith efforts to
require all persons and entities providing bulk lumber, concrete, structural steel and prefabricated building components, such as roof trusses, to be used in connection with the
construction and development of, or incorporated into, the Project, to designate City as the sole
point-of-sale for purposes of computing sales taxes due under the Bradley-Burns Uniform Local
Sales and Use Tax Law (California Revenue and Taxation Code sections 7200 et seq. and
implementing regulations) on the sale of such bulk construction and building materials and
components, to the extent permitted by such laws.
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6.

COOPERATION AND IMPLEMENTATION.

6.1
Subsequent Project Approvals. Developer and City acknowledge and agree that
Developer intends to submit applications for Subsequent Project Approvals. In connection with
any Subsequent Project Approval, City shall exercise its discretion in accordance with
Applicable Law and the Project Approvals, and as provided by this Agreement.
6.2

Processing Applications for Subsequent Project Approvals.

(a)
Developer acknowledges it has an obligation to submit complete
applications for Subsequent Project Approvals on a timely basis. Developer shall use its best
efforts to (i) provide to City in a timely manner any and all documents, applications, plans, and
other information necessary for City to carry out its obligations hereunder; and (ii) cause
Developer’s planners, engineers, and all other consultants to provide to City in a timely manner
all such documents, applications, plans and other materials required under Applicable Law. It is
the express intent of Developer and City to cooperate and diligently work to obtain any and all
Subsequent Project Approvals.
(b)
Upon submission by Developer of all appropriate applications and
Processing Fees for any pending Subsequent Project Approval, City shall, as allowed by law,
reasonably and diligently, subject to state law and City ordinances, policies and procedures
regarding hiring and contracting, commence and complete all steps necessary to act on
Developer’s currently pending Subsequent Project Approval applications.
(c)
With the Existing Project Approvals, City has made a final policy decision
that the Project is in the best interests of the public health, safety and general welfare.
Applications for Subsequent Ministerial Approvals that are consistent with this Agreement and
the Existing Project Approvals shall be processed and considered in a manner consistent with the
vested rights granted by this Agreement and shall be deemed to be tools to implement those final
policy decisions, and shall be approved by City so long as they are consistent with Applicable
Law, this Agreement and the Existing Project Approvals.
(d)
While City expressly reserves its discretion with respect to all Subsequent
Discretionary Approvals, City agrees that it shall not use its authority in considering any
application for a Subsequent Discretionary Approval to deviate from state law or change the
policy decisions reflected by the Existing Project Approvals or otherwise to prevent or frustrate
the further development of the Project as set forth in the Existing Project Approvals. In the event
that any Subsequent Projects Approvals require City to approve a conditional use permit under
Healdsburg Municipal Code Section 20.28.165 or a successor provision, City agrees that City
has conclusively determined that the Project’s geographic location and contemplated categories
of uses as specified in Recital D of this Agreement are in accord with City’s General Plan and
any applicable planned development, specific or area plan, including the CHAP; the Project’s
geographic location and contemplated categories of uses as specified in Recital D of this
Agreement are consistent with the applicable development standards of Title 20 (Land Use
Code) of the Healdsburg Municipal Code; and the proposed geographic location of the Project
and contemplated categories of uses as specified in Recital D of this Agreement will not be
detrimental to public health and safety or materially injurious to uses, properties or
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improvements in the vicinity. However, in order to make the findings required by Section
20.28.165 of the Healdsburg Municipal Code, it may be necessary for City to impose conditions
related to the design, operation, and maintenance of the Project, provided that such conditions
shall not reduce the density or number of residential units, reduce the number of hotel rooms,
reduce the amount of non-residential square footage, change the uses specified in Recital D of
this Agreement, or otherwise change or prevent the construction, operation, or maintenance of
the Project as contemplated by this Agreement and the Existing Project Approvals.
(e)
Nothing herein shall limit the ability of City to require reports, analysis
and/or studies, consistent with Applicable Law, in order to assist in determining that any
requested Subsequent Ministerial Approval is consistent with this Agreement and the Existing
Project Approvals. If City determines that an application for a Subsequent Ministerial Approval
is not consistent with this Agreement or the Existing Project Approvals and should be processed
as an application for a Subsequent Discretionary Approval rather than a Subsequent Ministerial
Approval, City shall specify in writing the reasons for such determination and may propose a
modification which would be processed as a Subsequent Ministerial Approval. Developer shall
then either modify the application to conform to this Agreement and the Existing Project
Approvals, as the case may be, or City shall process the application as an application for a
Subsequent Discretionary Approval.
(f)
City shall process Developer’s applications for Subsequent Project
Approvals to the fullest extent allowed by Applicable Law and Developer may proceed with
Subsequent Project Approvals as provided for herein to the fullest extent allowed by Applicable
Law.
(g)
City shall process Developer’s condominium tentative map applications
for the creation of individual condominiums, as defined in California Civil Code §4125(b), in
accordance with Section 66427 of the Subdivision Map Act, which precludes City from requiring
a condominium plan as a condition of obtaining a tentative or final map. When condominium
final maps are approved for each condominium parcel, Developer shall prepare and record
condominium plans that contain the information required in California Civil Code Section 4285.
6.3

Changes and Amendments to Project Approvals.

(a)
Given the long term build-out of the Project, City and Developer
acknowledge that modifications or amendments to the Project Approvals may be appropriate and
mutually desirable. To the extent permitted by Applicable Law, any Project Approval may, from
time to time, be amended or modified in the following manner:
(i)
Upon the written request of Developer for an amendment or
modification to a Project Approval, the City Manager shall determine: (A) whether the
requested amendment or modification is minor when considered in light of the Project as a
whole; and (B) whether the requested amendment or modification is consistent with this
Agreement and Applicable Law. If the City Manager finds, in his or her sole discretion, that the
proposed amendment or modification is minor, consistent with this Agreement and Applicable
Law, and will result in no new significant impacts not addressed and mitigated in the
environmental review, the amendment shall be determined to be an “Administrative Project
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Amendment” and the City Manager may approve the Administrative Project Amendment
consistent with City’s procedures for such administrative actions, including any requirements for
notice, public hearing and appeal rights. Administrative Project Amendments shall not require
an amendment to this Agreement.
(ii)
Any request of Developer for an amendment or modification to a
Project Approval which is determined by the City Manager or his/her designee not to be an
Administrative Project Amendment as set forth above shall be deemed a “Non-Administrative
Project Amendment” and shall be subject to review, consideration and action pursuant to the
Project Approvals, Applicable Law and this Agreement, as applicable.
6.4
Amendment of this Agreement. This Agreement may be amended from time to
time, in whole or in part, by mutual written consent of the Parties or their successors in interest,
as follows:
(a)
Administrative Agreement Amendments. Any amendment to this
Agreement which does not substantially affect (a) the Term of this Agreement; (b) permitted
uses of the Property; (c) provisions for the reservation or dedication of land; (d) conditions, terms
restrictions or requirements for subsequent discretionary actions; (e) increases in the density or
intensity of the use of the Property or the maximum height or size of proposed buildings; or (f)
monetary contributions by Developer, shall be deemed an “Administrative Agreement
Amendment” and the City Manager, except to the extent otherwise required by Applicable Law,
may approve the Administrative Agreement Amendment without notice and public hearing.
(b)
Major Agreement Amendments. Any amendment to this Agreement
which is determined not to be an Administrative Agreement Amendment as set forth above shall
be deemed a “Major Agreement Amendment” and shall require giving of notice and a public
hearing before the Planning Commission and City Council in accordance with Applicable Law.
The City Manager shall have the authority to determine if an amendment is a Major Agreement
Amendment or an Administrative Agreement Amendment pursuant to the terms of this Section
6.4.
6.5
Mitigation Measures. Developer shall comply with all applicable mitigation
measures in the MMRP.
6.6

Cooperation in the Event of Legal Challenge.

(a)
City and Developer, at Developer’s sole cost and expense, shall cooperate
in the event of any court action instituted by a third party or other governmental entity or official
challenging the validity of any provision of this Agreement, any Existing Project Approvals or
any Subsequent Project Approvals (“Litigation Challenge”). Each party shall promptly notify
the other of any Litigation Challenge and shall communicate regarding the defense of such
Litigation Challenges, subject to confidentiality requirements that may prevent communication
of certain information.
(b)
To the extent that Developer determines to contest or defend such
Litigation Challenge, Developer shall take the lead role defending such Litigation Challenge and
may, in its sole discretion, elect to be represented by the legal counsel of its choice, with the
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costs of such representation, including Developer’s administrative, legal and court costs, paid by
Developer. In such event, City shall appear in the action and defend its decision, except that City
shall not be required to be an advocate for Developer, and Developer shall reimburse City,
within ten (10) business days following City’s written demand therefore, which request may be
made from time to time during the course of such Litigation Challenge, for all reasonable costs
incurred by City in connection with the Litigation Challenge, including City’s administrative,
legal and court costs, provided that City, in its sole discretion shall determine to either: (i) elect
to joint representation by Developer’s counsel; or (ii) retain an experienced litigation attorney. If
Developer defends any such Litigation Challenge, Developer shall indemnify, defend, and hold
harmless City and its officials and employees from and against any claims, losses, or liabilities
assessed or awarded against City by way of judgment, settlement, or stipulation.
(c)
Any proposed settlement of a Litigation Challenge shall be subject to
City’s and Developer’s approval, which approval shall not be unreasonably withheld,
conditioned, or delayed. If the proposed settlement includes terms that would constitute an
amendment or modification of this Agreement, any Existing Project Approvals or any
Subsequent Project Approvals, the settlement shall not become effective unless such amendment
or modification is approved by City in accordance with applicable legal requirements, and City
reserves its full legislative discretion with respect thereto. If for any reason the proposed
settlement does not become effective and the litigation continues, Developer shall continue to
pay the costs of representation as set forth in subsection (b), above.
(d)
If Developer opts not to contest or defend such Litigation Challenge at the
time that the Litigation Challenge is first filed, City shall have the right, but not the obligation, to
contest or defend such Litigation Challenge. If City elects to contest or defend such Litigation
Challenge, City shall bear all its costs and expenses related to such defense, including City’s
administrative, legal, and court costs and Developer shall indemnify and hold harmless City and
its officials and employees from and against any losses or liabilities assessed or awarded against
City by way of judgment. The Developer’s indemnity and hold harmless obligation shall not
extend to any claim arising from City’s negligence or willful misconduct.
6.7
Indemnity and Hold Harmless. Developer shall indemnify and hold City and its
elected and appointed officers, agents, employees, and representatives harmless from and against
any and all claims, costs, liabilities and damages (including attorneys’ fees and costs), including
without limitation bodily injury, death, or property damage, resulting directly or indirectly from
the approval or implementation of this Agreement, the development and construction of the
Project by or on behalf of Developer, or from any operations performed under this Agreement,
whether such operations were performed by Developer or any of Developer’s contractors,
subcontractors, agents or employees, except to the extent such claims, costs and liabilities arise
from the active negligence or willful misconduct of City, its elected and appointed officers,
agents, employees, representatives, contactors or subcontractors.
7.

DEFAULT AND REMEDIES.

7.1
Breach. Subject to extensions of time under this Agreement or by mutual
consent in writing, the failure or delay by either Party to perform any term or provision of this
Agreement shall constitute a breach of this Agreement. In the event of alleged breach of any
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terms or conditions of this Agreement, the Party alleging such breach shall give the other Party
notice in writing specifying the nature of the breach and the manner in which said breach or
default may be satisfactorily cured, and the Party in breach shall have 30 days following such
notice (“Cure Period”) to cure such breach, except that in the event of a breach of an obligation
to make a payment, the Party in breach shall have 10 business days to cure the breach. If the
breach is of a type that cannot be cured within 30 days, the breaching Party shall, within a 30-day
period following notice to the non-breaching Party, notify the non-breaching Party of the time it
will take to cure such breach which shall be a reasonable period under the circumstances
(“Extended Cure Period”); commence to cure such breach; and be proceeding diligently to cure
such breach. During the Cure Period or Extended Cure Period, the Party charged shall not be
considered in default for purposes of termination or institution of legal proceedings; but City’s
right to refuse to issue a permit or Subsequent Project Approval, under Section 7.3, shall not be
limited by this provision. The failure of any Party to give notice of any breach shall not be
deemed to be a waiver of that Party’s right to allege any other breach at any other time.
7.2
Default. If the breaching Party has not cured such breach within the Cure
Period or the Extended Cure Period, if any, such Party shall be in default (“Default”), and the
non-breaching Party, at its option, may terminate the Agreement, institute legal proceedings
pursuant to this Agreement and shall have such remedies as are set forth in Section 7.4 below.
7.3
Withholding of Permits. In the event of a Default by Developer, City shall have
the right to refuse to issue any permits or other approvals to which Developer would otherwise
have been entitled pursuant to this Agreement. This provision is in addition to and shall not limit
any actions that City may take to enforce the conditions of the Project Approvals.
7.4

Remedies.

(a)
In the event of a Default by City or Developer, the non-defaulting Party
shall have the right to terminate this Agreement upon giving notice of intent to terminate
pursuant to Government Code Section 65868 and regulations of City implementing such section.
Following notice of intent to terminate, the matter shall be scheduled for consideration and
reviewed in the manner set forth in Government Code Section 65867 and City regulations
implementing this section. Following consideration of the evidence presented in the review
before the City Council, either Party alleging Default by the other Party may give written notice
of termination of this Agreement to the other Party. Termination of this Agreement shall be
subject to the provisions of Section 7.8 below.
(b)
City and Developer agree that in the event of Default by City, the Parties
intend that the only remedy shall be declaratory relief or specific performance of this Agreement.
The Parties further agree that in the event of Default by Developer, City’s primary remedy would
be specific performance of the terms and provisions of this Agreement. In no event shall either
Party be entitled to any actual, consequential, punitive, or special damages. If City issues a
Project Approval pursuant to this Agreement in reliance upon a specified condition being
satisfied by Developer in the future, and if Developer then fails to satisfy such condition, City
shall be entitled to specific performance for the purpose of causing Developer to satisfy such
condition.
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(c)
In addition to any other rights or remedies, either Party may institute legal
action to cure, correct or remedy any Default, to enforce any covenants or agreements herein, to
enjoin any threatened or attempted violation hereof, or to obtain any other remedies consistent
with the purpose of this Agreement except as limited by Section 7.4(b) above. Any such legal
action shall be brought in the Superior Court for Sonoma County, California.
7.5

Periodic Review.

(a)
The annual review for this Agreement shall occur in the same month as
the month of the Effective Date. No later than 60 calendar days prior to the annual review
month, Developer shall submit to City an accounting of the fees due and paid to City, any
assignments or transfers of the Property and all construction of public improvements under this
Agreement. Developer shall initiate the annual review by submitting a written request to the
Planning Director. Developer shall submit an application and pay all legally required fees as
required by City for the reasonable out-of-pocket expenses City incurs in connection with its
review, and provide evidence as determined necessary by City to demonstrate good faith
compliance with the provisions of this Agreement. However, failure to initiate the annual review
within 30 days of receipt of written notice to do so from City shall not constitute a Default by
Developer under this Agreement, unless City has provided actual notice and opportunity to cure
and Developer has failed to so cure. A report that includes the following information shall be
deemed adequate to determine good faith compliance:
(i)

The beginning and ending date of the annual review period;

(ii)
A description of any Subsequent Project Approvals that have been
applied for or approved during the applicable annual review period;
(iii) A description of any construction activity that has been
commenced or completed during the applicable annual review period;
(iv)
A description of compliance with Sections 5.1 through 5.4 of this
Agreement during the applicable annual review period;
(v)
A description of any enforced delay or Permitted Delay as
provided for under Section 7.6 of this Agreement that occurred during the applicable annual
review period; and
(vi)
A description of any transfer or assignments as provided for under
Section 9 of this Agreement that occurred during the applicable annual review period.
(b)
The annual review required by Government Code section 65865.1 and
Section 17.20.050 of the Healdsburg Municipal Code shall be conducted as provided herein:
(i)
The City Manager shall review Developer’s submission to
ascertain whether Developer has complied in good faith with the terms of this Agreement. If the
City Manager finds good faith compliance by Developer with the terms of this Agreement, the
City Manager shall so notify Developer and the City Council in writing, and if the City Council
accepts the report, the review for that period shall be concluded. If the City Manager finds good
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faith compliance with this Agreement, the notification to the City Council shall not require a
hearing of any kind or an appearance from Developer. If the City Manager is not satisfied that
the Developer is performing in accordance with the material terms and conditions of this
Agreement, the City Manager shall refer the matter to the City Council for a determination as to
compliance with this Agreement and notify Developer in writing at least ten days in advance of
the time at which the matter will be considered by the City Council.
(ii)
In the event that the City Manager is not satisfied pursuant to
section (b)(i) above, the City Council shall conduct a hearing at which Developer must submit
evidence that it has complied in good faith with the terms and conditions of this Agreement. The
findings of the City Council on whether Developer has complied with this Agreement for the
period under review shall be based upon substantial evidence in the record. If the City Council
determines that, based upon substantial evidence, Developer has complied in good faith with the
terms and conditions of this Agreement, the review for that period shall be concluded. If,
however, the City Council determines, based upon substantial evidence in the record, that there
are significant questions as to whether Developer has complied in good faith with the terms and
conditions of this Agreement, the City Council may continue the hearing and shall notify
Developer of City’s intent to meet and confer with Developer within 30 days of such
determination, prior to taking further action. Following the 30-day time period, the City Council
shall resume the hearing in order to further consider the matter and to make a determination,
regarding Developer’s good faith compliance with the terms and conditions of the Agreement
and to take those actions it deems appropriate, including but not limited to, termination of this
Agreement, in accordance with California Government Code section 65865.1 and the
Healdsburg Municipal Code.
(c)
Failure of City to conduct an annual review shall not constitute a waiver
by City of its rights to otherwise enforce the provisions of this Agreement nor shall Developer
have or assert any defense to such enforcement by reason of any such failure to conduct an
annual review.
(d)
If, after an annual review, City finds Developer has complied in good faith
with this Agreement, City shall promptly following Developer’s request issue to Developer a
certificate of compliance certifying that Developer has so complied through the period of the
applicable annual review (“Certificate of Compliance”). The Certificate of Compliance must
be in recordable form and must contain such information as may be necessary to impart
constructive notice of City’s finding. Developer may record the Certificate of Compliance in the
Official Records of the County of Sonoma.
7.6

Enforced Delay; Extension of Time of Performance.

(a)
Subject to the limitations set forth below, performance by either party
hereunder shall not be deemed to be in default, and all performance and other dates specified in
this Agreement shall be extended, where delays are due to: war; insurrection; strikes; lockouts;
riots; floods; earthquakes; fires; casualties; acts of God; acts of the public enemy; epidemics;
quarantine restrictions; freight embargoes; unusually severe weather; economic downturns
(which for purposes of this Section 7.6 means three consecutive quarterly declines of the
monetary value of all finished goods and services produced in the United States, as measured by
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initial quarterly estimates of United States Gross Domestic Project published by the United
States Department of Commerce Bureau of Economic Analysis); acts or omissions of the other
Party; or acts or failures to act of any other public or governmental agency or entity (other than
the acts or failures to act of City which shall not excuse performance by City). An extension of
time for any such cause shall be for the period of the enforced delay and shall commence to run
from the time of the commencement of the cause but in any event shall not exceed a cumulative
total of one year. Notwithstanding the foregoing, extension of time for an economic downturn
shall commence upon Developer’s notification to City of the economic downturn (together with
appropriate backup evidence) and continue for the period of the economic downturn or five
years, whichever is less.
(b)
If Developer is unable to proceed with the Project within the timeframe
contemplated under this Agreement because there are insufficient building permits or GMO
Allocations available within a three-year period under the GMO Ordinance, any resulting delays
in performance shall be a “Permitted Delay.” Upon each occurrence of a Permitted Delay, the
Term shall automatically extend an additional three (3) years. The Permitted Delay shall end if
and when Developer receives sufficient building permits such that the cumulative total equals or
exceeds the GMO Allocation Schedule, but in no event shall the aggregate of all Permitted
Delays authorized under this Section (b) extend longer than six (6) years.
7.7
Resolution of Disputes. With regard to any dispute involving the Project, the
resolution of which is not provided for by this Agreement or Applicable Law, Developer shall, at
City’s request, meet with City. The parties to any such meetings shall attempt in good faith to
resolve any such disputes. Nothing in this Section shall in any way be interpreted as requiring
that Developer and City and/or City’s designee reach agreement with regard to those matters
being addressed, nor shall the outcome of these meetings be binding in any way on City or
Developer unless expressly agreed to by the parties to such meetings.
7.8
Termination. This Agreement shall terminate upon the earlier of (i) expiration
of the Term, or (ii) when the Property has been fully developed and all of Developer’s
obligations have been fully satisfied as reasonably determined by City, or (iii) after all appeals
have been exhausted before a final court of judgment, or issuance of a final court order directed
to City to set aside, withdraw, or abrogate City’s approval of this Agreement or any material part
thereof. Upon termination of this Agreement as to all of the Property, at the request of
Developer, City shall record a Notice of Termination for each affected parcel in a form
satisfactory to the City Attorney in the Office of the Sonoma County Recorder. In the event this
Agreement is terminated, neither party shall have any further rights or obligations hereunder,
except for those obligations of Developer set forth in Sections 6.6 and 6.7 of this Agreement.
8.

MORTGAGEE PROTECTION; CERTAIN RIGHTS OF CURE.

8.1
Mortgagee Protection. This Agreement shall be superior and senior to all liens
placed upon the Property or any portion thereof after the date on which this Agreement or a
memorandum thereof is recorded, including the lien of any deed of trust or mortgage
(“Mortgage”). Notwithstanding the foregoing, no breach hereof shall defeat, render invalid,
diminish or impair the lien of any Mortgage made in good faith and for value, but all of the terms
and conditions contained in this Agreement shall be binding upon and effective against all
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persons and entities, including all deed of trust beneficiaries or mortgagees under any Mortgage
(“Mortgagees”) including those Mortgagees who acquire title to the Property or any portion
thereof by foreclosure, trustee’s sale, deed in-lieu-of foreclosure, voluntary transfer or otherwise
(“Foreclosing Mortgagees”).
8.2

Mortgagee Obligations.

(a)
No Mortgagee shall be liable to pay or perform any obligations of
Developer under this Agreement, or to cure any breach or default by Developer under this
Agreement, unless and until such Mortgagee has assumed in writing the obligations of Developer
under this Agreement, in which event the terms and conditions of Section 1.2(b) below shall
apply.
(b)
City, upon receipt of a written request from a Foreclosing Mortgagee,
shall permit such Foreclosing Mortgagee to succeed to the rights and obligations of Developer
under this Agreement, provided that all defaults by Developer hereunder that are reasonably
susceptible of being cured are cured by such Foreclosing Mortgagee as soon as reasonably
possible, and in no event shall any Mortgagee or its successors or assigns be entitled to enjoy the
rights and benefits granted by this Agreement until all outstanding obligations of Developer have
been satisfied and all outstanding defaults reasonably susceptible of being cured by such
Foreclosing Mortgagee have been cured.
(c)
Notwithstanding subsection (b), above, in no event shall a Foreclosing
Mortgagee personally be liable for any defaults or monetary obligations of Developer arising
prior to acquisition of possession of such property by such Foreclosing Mortgagee unless and
until such Foreclosing Mortgagee elects to succeed to the rights of Developer under this
Agreement.
(d)
A Foreclosing Mortgagee shall have the right to find a substitute
developer to assume the obligations of Developer under this Agreement, provided such substitute
developer must agree to cure all defaults and obligations of Developer that are reasonably
susceptible of being cured by such assignee as a condition of the City’s approval. In any event, a
Foreclosing Mortgagee shall not be entitled to devote the Property to any use except in full
compliance with the Project Approvals nor to construct any improvements thereon or institute
any uses other than those uses or improvements provided for or authorized by the Agreement or
the Project Approvals.
8.3
Notice of Default to Mortgagee. If City receives notice from a Mortgagee
requesting a copy of any notice of default given to Developer and specifying the address for
service thereof, City shall deliver to the Mortgagee, concurrently with service thereof to
Developer, all notices given to Developer describing all claims by City that Developer has
defaulted hereunder. If City determines that Developer is not in compliance with this
Agreement, City also shall serve notice of noncompliance on the Mortgagee concurrently with
service on Developer. Each Mortgagee shall have the right, but not the obligation, during the
same period available to Developer to cure or remedy, or to commence to cure or remedy, the
condition of default claimed or the areas of noncompliance (each a “Default”) set forth in City’s
notice; provided, however, that if the Mortgagee must obtain possession and control of the
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Property in order to cure any such Default, then the Mortgagee shall have such reasonable
additional time as may be necessary for the Mortgagee to obtain possession and control of the
Property and cure such Default. No delay in or failure to give such notice to a Mortgagee shall
affect Developer’s obligations under this Agreement, or affect the effectiveness of City’s notice
of default or noncompliance given to Developer, or delay the start of or extend the cure period or
response period available to Developer. Notwithstanding the above, if despite City’s good faith
efforts delivery of notice to a Mortgagee is delayed, the Mortgagee’s period to cure or otherwise
respond to the notice shall be extended for the length of the delay, based on the date the notice
was given to the Mortgagee.
9.

ASSIGNABILITY.

9.1
Assignment by Developer. Developer may not convey, assign or transfer any of
its interests, rights or obligations under this Agreement (an “Assignment”) during the Term
except in connection with a transfer of all or a portion of the Property to any third party (a
“Transferee”) that satisfies the requirements of this Section 9 (a “Transfer”). Developer shall
have the right to freely transfer ownership of all or a portion of the Property without the consent
of the City, provided that prior to receiving a certificate of occupancy for all buildings on an
individual legal parcel, Developer shall not transfer such parcel unless it has provided City with
notice of an intent to transfer (“Intent to Transfer Notice”) as more particularly described in
Section 9.2, below. Any Assignment of all or a portion of this Agreement in connection with a
Transfer shall be documented by an Assignment and Assumption Agreement in a form
substantially similar to Exhibit F, attached hereto, and hereinafter referred to as an “Assignment
and Assumption Agreement.” In addition to an Assignment and Assumption Agreement, any
Transfer of a portion of the Property for which a building permit has been issued shall be
accompanied by evidence that Developer or Developer’s assignee has provided a completion
guaranty, payment and performance bond, or other similar instrument accepted by the applicable
construction lender (“Completion Guaranty”) that assures that any building located on the
portion of the Property being transferred for which a building permit has been issued by City will
be constructed in substantial compliance with this Agreement and the Project Approvals. Upon
delivery of an Intent to Transfer Notice and an Assignment and Assumption Agreement, and, if
applicable, evidence of a Completion Guaranty, Developer shall be free from any further liability
or obligation under this Agreement with respect to those obligations assumed under the
Assignment and Assumption Agreement.
9.2
Intent to Transfer Notice. Not less than forty-five (45) calendar days prior to a
Transfer of all or a portion of the Property prior to obtaining a certificate of occupancy for all
buildings on the legal parcel to be transferred, Developer shall provide City with an Intent to
Transfer Notice which Notice shall include the boundaries of the area being transferred, the
name and business address of the proposed transferee, and the proposed effective date of the
proposed Transfer.
9.3
Covenants Run With The Land. Except as otherwise provided in this
Agreement, all of the provisions, agreements, rights, powers, standards, terms, covenants and
obligations contained in this Agreement shall run with the land and shall be binding upon the
Parties and their respective heirs, successors (by merger, consolidation or otherwise) and assigns,
devisees, administrators, representatives, lessees and all other persons or entities acquiring the
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Property, any lot, parcel or any portion thereof and any interest therein, whether by sale,
operation of law or other manner, and shall inure to the benefit of the Parties and their respective
successors.
9.4
Pre-Approved Transfers. The following Transfers shall not require delivery of
an Intent to Transfer Notice to City nor an Amendment to this Agreement, and shall
automatically, upon execution and delivery of an Assignment and Assumption Agreement, result
in the release of Developer of its obligations hereunder as they may relate specifically to the
specific property or asset sold or transferred:
(a)
the Transfer of Developer’s rights and obligations under this Agreement to
any corporation, limited liability company, partnership or other entity which is controlling of,
controlled by or under common control with Developer, where “control” for purposes of this
definition means effective management and control of the other entity, subject only to major
events requiring the consent or approval of the other members of such entity;
(b)
Collateral assignment or hypothecation of Developer’s interest in the
Agreement to any lender making a loan or mortgage pertaining to all or any portion of the
Property;
(c)
A Transfer of an individual legal parcel within the Property after all of the
buildings on such a legal parcel have received a certificate of occupancy or final inspection;
(d)
Transfer of the parcel on which the Affordable Housing Units will be
constructed in connection with or following the Affordable Housing Substantial Completion
Milestone.
9.5
Non-Assuming Transferees. Except as otherwise required by a transferor, the
burdens, obligations and duties of such transferor under this Agreement shall not apply to any
purchaser of any individual residential unit offered for sale nor to any tenant of a residential
rental unit on the Property. The transferee in a transaction described above and the successors
and assigns of such a transferee shall be deemed to have no burdens, obligations or duties under
this Agreement, but shall continue to benefit from the vested rights provided by this Agreement
for the duration of the Term hereof. Nothing in this Section shall exempt any property
transferred to a non-assuming transferee from payment of applicable fees, taxes and assessments
or compliance with any conditions of approval set forth in the Project Approvals regarding use of
the Property that are applicable to non-assuming transferees.
9.6
Foreclosure. Nothing contained in this Section shall prevent a transfer of the
Property, or any portion thereof, to a lender, or other party, as a result of a foreclosure or deed in
lieu of foreclosure, and any lender acquiring the Property, or any portion thereof, as a result of
foreclosure or a deed in lieu of foreclosure shall take such Property subject to the rights and
obligations of Developer under this Agreement, and further subject to Section 8 (“Mortgagee
Protection; Certain Rights of Cure”) of this Agreement.
10.

GENERAL.

10.1 Controlling Law. This Agreement shall be governed by the laws of the State of
California, without reference to choice of laws principles.
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10.2 Construction of Agreement. The language in this Agreement in all cases shall
be construed as a whole and in accordance with its fair meaning. Each reference in this
Agreement to this Agreement or any of the Existing Project Approvals or Subsequent Ministerial
or Discretionary Approvals shall be deemed to refer to the Agreement, Project Approval or
Subsequent Ministerial or Discretionary Approval as it may be amended from time to time,
whether or not the particular reference refers to such possible amendment. Section headings in
this Agreement are for convenience only and are not intended to be used in interpreting or
construing the terms, covenants or conditions of this Agreement. This Agreement has been
reviewed and revised by legal counsel for both City and Developer, and no presumption or rule
that ambiguities shall be construed against the drafting party shall apply to the interpretation or
enforcement of this Agreement. Unless the context clearly requires otherwise, (i) the plural and
singular numbers shall each be deemed to include the other; (ii) the masculine, feminine, and
neuter genders shall each be deemed to include the others; (iii) “shall,” “will,” or “agrees” are
mandatory, and “may” is permissive; (iv) “or” is not exclusive; (v) “include,” “includes” and
“including” are not limiting and shall be construed as if followed by the words “without
limitation,” and (vi) “days” means calendar days unless specifically provided otherwise.
10.3 No Waiver. No delay or omission by City or Developer in exercising any right
or power accruing upon the other Party’s noncompliance or failure to perform under the
provisions of this Agreement shall impair or be construed to waive any right or power. A waiver
by City or Developer of any of the covenants or conditions to be performed by the other Party
shall not be construed as a waiver of any succeeding breach of the same or other covenants and
conditions.
10.4

Agreement is Entire Agreement.
(a)

The following exhibits are attached to this Agreement:
Exhibit A

Legal Description

Exhibit B

Depiction of Property and Improvements

Exhibit C

Mitigation Monitoring and Reporting Program

Exhibit D

Affordable Housing Agreement

Exhibit E

GMO Allocation Schedule

Exhibit F

Form of Assignment and Assumption Agreement

(b)
This Agreement and all exhibits attached hereto or documents
incorporated herein by reference, are the sole and entire agreement between the Parties
concerning the Property. The Parties acknowledge and agree that they have not made any
representation with respect to the subject matter of this Agreement or any representations
inducing the execution and delivery, except representations set forth herein, and each Party
acknowledges that it has relied on its own judgment in entering this Agreement. The Parties
further acknowledge that all statements or representations that heretofore may have been made
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by either of them to the other are void and of no effect, and that neither of them has relied
thereon in its dealings with the other.
(c)
If any condition of approval set forth in any of the Project Approvals
including, without limitation, any general condition, any condition pertaining to tentative map
approval or any condition pertaining to approval of a conditional use permit conflicts, is
inconsistent, or creates an ambiguity, with any term or condition of this Development
Agreement, then any such condition shall be deemed to have been waived or satisfied for
purposes of the underlying Project Approvals and the term or condition appearing in the
Development Agreement shall control.
(d)
The Initial Study project description submitted by Developer with its
application for the Existing Project Approvals provides descriptive Project information to assist
in the environmental review and analyses for the Project by illustrating a potential buildout
scenario that establishes the maximum level of environmental impact that the Project would
foreseeably cause. To the extent that such project description is in conflict or inconsistent with
this Agreement or any of the Project Approvals, such conflict or inconsistency shall be resolved
by reference to this Agreement and/or the applicable Project Approvals, provided that the
environmental impact would be equal to or less than that which was analyzed in the Project’s
environmental review.
10.5 Estoppel Certificate. City or Developer from time to time may deliver written
notice to the other Party requesting written certification that, to the knowledge of the certifying
Party, (i) this Agreement is in full force and effect and constitutes a binding obligation of the
Parties, (ii) this Agreement has not been amended or modified either orally or in writing, or, if it
has been amended or modified, specifying the nature of the amendments or modifications, and,
(iii) the requesting Party does not have knowledge of default in the performance of its
obligations under this Agreement, or if in known default, describing therein the nature and
monetary amount, if any, of the default.
10.6 Further Documents. Each Party shall execute and deliver to the other all other
instruments and documents as may be reasonably necessary to carry out this Agreement.
10.7 Time of Essence. Time is of the essence in the performance of each and every
covenant and obligation to be performed by the Parties hereunder.
10.8 Construction. This Agreement has been reviewed and revised by legal counsel
for both City and Developer and no presumption or rule that ambiguities shall be construed
against the drafting Party shall apply to the interpretation or enforcement of this Agreement.
10.9 Notices. Except as otherwise expressly provided herein, all notices and
demands pursuant to this Agreement shall be in writing and delivered in person, by commercial
courier or by first-class certified mail, postage prepaid. Except as otherwise expressly provided
herein, notices shall be considered delivered when personally served, upon delivery if delivered
by commercial courier, or two (2) days after mailing if sent by mail. Notices shall be sent to the
addresses below for the respective Parties; provided, however, that any Party may change its
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address for purposes of this Section by giving written notice to the other Parties. These
addresses may be used for service of process:
City:

City Manager
City of Healdsburg
401 Grove Street
Healdsburg, California 95448

with copy to: Samantha Zutler, Esq.
City Attorney
City of Healdsburg
101 Howard Street, Suite 400
San Francisco, California 94123
Developer:

Replay Healdsburg, LLC
631 Center Street
Healdsburg, CA 95448
Attention: David Hill

with copy to: Goldfarb & Lipman LLP
Attn: Barbara Kautz, Esq.
1300 Clay Street, Eleventh Floor
Oakland, CA 94612
The provisions of this Section shall be deemed directive only and shall not detract from the
validity of any notice given in a manner that would be legally effective in the absence of this
Section.
10.10 Developer is an Independent Contractor. Developer is not an agent or employee
of City, but is an independent entity with full rights to manage its employees subject to the
requirements of the law. All persons employed or utilized by Developer in connection with this
Agreement are employees or contractors of Developer and shall not be considered employees of
City in any respect.
10.11 No Joint Venture. It is specifically understood and agreed that the Project is a
private development. No partnership, joint venture or other association of any kind between City
and Developer is formed by this Agreement.
10.12 Nondiscrimination. Developer shall not discriminate, in any way, against any
person on the basis of race, color, national origin, gender, marital status, sexual orientation, age,
creed, religion or disability in connection with or related to the performance of this Agreement.
10.13 No Third Party Beneficiary. This Agreement shall not be construed or deemed
to be an Agreement for the benefit of any third party or parties, and no third party or parties shall
have any claim or right of action hereunder for any cause whatsoever.
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10.14 Further Assurances; Warranty by Signers. The Parties agree to execute such
additional instruments and to undertake such actions as may reasonably be necessary to effectuate
the intent of this Agreement. Each of the persons whose signature appears below warrants and
represents that he/she is the duly authorized representative of the entity on whose behalf the
signature appears and that in signing this Agreement, such person intends to, and does hereby,
bind said entity to the terms and conditions of this Agreement.
10.15 Counterparts. This Agreement may be executed in counterparts, each of which
is deemed to be an original, and all such counterparts constitute one and the same instrument.

[REMAINDER OF PAGE INTENTIONALLY LEFT BLANK]
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IN WITNESS WHEREOF, this Agreement has been entered into by and between the
Parties as of the Effective Date.
CITY:
City of Healdsburg, a
California municipal corporation
By:
David Mickaelian
City Manager
APPROVED AS TO FORM:
By:
Samantha Zutler, Esq.
City Attorney
ATTEST:
By:
Stephanie Williams
City Clerk

DEVELOPER:
Replay Healdsburg, LLC,
a Delaware limited liability company
By:
Name:

[insert notary acknowledgments]
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Mill District Project Mitigation Monitoring and Reporting Program
Mitigation Measure

Monitoring
Responsibility

MM AQ-4a: Mitigation Measures for New Sensitive Receptors Located near Planning and Building
US 101. Future development under the Plan that includes sensitive receptors
(such as schools hospitals, daycare centers, or retirement homes) located
within 450 feet of US 101 shall require site-specific analysis to determine the
level of cancer risk and PM2.5 exposure. This analysis shall be conducted
following procedures prescribed by NSAPCD or outlined by BAAQMD.
If the site-specific analysis reveals significant exposures, such as cancer risk
greater than 10 in one million, additional measures shall be employed to
reduce the risk to below the threshold. If this is not possible, the sensitive
receptors shall be relocated. Such additional measures include:
• Design the site such that sensitive receptors or air intakes for ventilation of
habitable uses are located as far as possible from US 101.
• Install indoor air filtration systems that effectively reduce particulate levels
to a less-than-significant level.
Project Proponents shall submit
performance specifications and design details to demonstrate that lifetime
residential exposures would result in less-than-significant cancer risks (less
than 10 in one million chances).
• Tiered plantings of trees or shrubs along project boundaries closest to US
101 shall be provided.
MM AQ-4b: New Sources of TACs Located near Sensitive Receptors. The Planning and Building
City shall ensure that future development under the Plan that includes new
sources of air pollution shall undergo review to ensure that these sources do
not cause significant cancer risk or PM2.5 concentrations. If this is not
possible, the sources shall be relocated. To meet this requirement, Project
Proponents must provide the following:
• NSAPCD Permit or permit evaluation for that source or;
• Site-specific air quality analysis that addresses the cancer risker risk and
PM2.5 criteria.
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Monitoring/Reporting Action
and Schedule

Monitoring Compliance Record
(Name/Date)

Request site specific analysis
at time of application for
projects
with
sensitive
receptors within 450 feet of
US 101.

Site specific analysis has been
performed by Illingworth &
Rodkin (April 2018, updated
November 2018).

This analysis confirmed that the
Incorporate additional
level of cancer risk from the
measures into design, to avoid Project will be less than 10 in one
cancer risk greater than 10 in million.
one million.

Request
Permit

copy

of

NSAPCD Site specific analysis has been
performed by Illingworth &
Rodkin (April 2018, updated
OR
November 2018).
Request site-specific analysis This analysis confirmed that new
at time of application.
sources of TACs would not cause
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significant cancer risk or PM2.5
concentrations.
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Table 1 (cont.): Mill District Project Mitigation Monitoring and Reporting Program

Mitigation Measure

Monitoring
Responsibility

MM BR-1a: Protect Special-status Birds and Migratory Passerines and Planning and Building
Raptors during Construction. The City shall ensure that preconstruction
surveys for nesting special-status birds or raptors are conducted for Planrelated construction commencing between February 1 and October 15.
Surveys shall be completed by a qualified wildlife biologist who is
experienced in identifying birds and their habitat and surveys shall be
completed within 14 days of construction. Trees within a minimum 300-foot
radius of proposed construction shall be included in the survey, unless
otherwise directed by current CDFW standards.
If the biologist detects no active nesting by special-status or migratory birds
or raptors, then work may proceed without restrictions. If migratory bird
and/or active raptor nests are identified, the biologist shall determine
whether or not construction activities might impact the active nest or disrupt
reproductive behavior. If it is determined that construction would not affect
an active nest or disrupt breeding behavior, construction may proceed
without any restriction.

Monitoring/Reporting Action
and Schedule

Incorporate preconstruction The
requirement
for
surveys into conditions of preconstruction surveys meeting
the
requirements
of
this
individual projects.
mitigation measure has been
Report findings of
incorporated as a condition of
preconstruction surveys to
project approval.
Planning and Building prior to
ground disturbance.
Install appropriate buffers, if
necessary, prior to the start of
construction and maintain
during construction.

If the qualified biologist determines that construction activities would likely
disrupt raptor breeding or passerine nesting activities, then a no-disturbance
buffer around the nesting location shall be established to avoid disturbance
or destruction of the nest site until after the breeding season or after a
wildlife biologist determines that the young have fledged (usually late June
through mid-July). The extent of these buffers would be determined by a
wildlife biologist in consultation with the CDFW and would depend on the
species’ sensitivity to disturbance (which can vary among species); the level
of noise or construction disturbance; line of sight between the nest and the
disturbance; ambient levels of noise and other disturbances; and
consideration of other topographical or artificial barriers. Typically a 50-feet
buffer shall be required for passerines and a 250-feet buffer for raptors,
however the wildlife biologist shall analyze and use the above factors in
making an appropriate decision on buffer distances.

SF #4834-4547-0089 v1

Monitoring Compliance Record
(Name/Date)
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Table 1 (cont.): Mill District Project Mitigation Monitoring and Reporting Program

Mitigation Measure

Monitoring
Responsibility

MM BR-1b: Protect Special-status Bats during Building Demolition and Tree Planning and Building
Removal. Not more than two weeks prior to building demolition, the City
shall ensure that a qualified biologist (i.e., one familiar with the identification
of bats and signs of bats) survey buildings proposed for demolition for the
presence of roosting bats or evidence of bats. If no roosting bats or evidence
of bats are found in the structure, demolition may proceed. If the biologist
determines or presumes bats are present, the biologist shall exclude the bats
from suitable spaces by installing one-way exclusion devices. After the bats
vacate the space, the biologist shall close off the space to prevent
recolonization. Building demolition shall only commence after the biologist
verifies seven to 10 days later that the exclusion methods have successfully
prevented bats from returning. To avoid impacts on non-volant (i.e., nonflying) bats, the biologist shall only conduct bat exclusion and eviction from
February 15 through April 15 and from August 15 through October 30.

Monitoring/Reporting Action
and Schedule

Monitoring Compliance Record
(Name/Date)

Incorporate preconstruction
surveys into conditions of
individual
projects
that
include
demolition
of
buildings or removal of large
trees.

The
requirement
for
preconstruction surveys meeting
the
requirements
of
this
mitigation measure has been
incorporated as a condition of
project approval.

Report findings of
preconstruction surveys to
Planning and Building prior to
demolition or tree removal.

Prior to the removal of large trees scheduled during seasonal periods of bat
activity (February 15 through April 15 and August 15 through October 30), a
qualified bat biologist shall conduct a bat habitat assessment to determine
the presence of suitable bat roosting habitat. No more than 30 days before
removal of any large tree or snag, a biologist familiar with identification of
bats and signs of bats will conduct a pre-construction survey for signs of bat
activity. If construction is postponed or interrupted for more than 30 days
from the date of the initial bat survey, the biologist shall repeat the preconstruction survey.
If a tree provides potentially suitable roosting habitat, but bats are not
present, bats shall be excluded by temporarily sealing cavities, pruning limbs,
or removing the entire tree, in consultation with the qualified bat biologist.
Trees and snags with cavities or loose bark that exhibit evidence of use by
bats shall be scheduled for bat exclusion and/or eviction, conducted during
appropriate seasons (i.e., February 15 through April 15 and August 15
through October 30) and supervised by the biologist.
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Table 1 (cont.): Mill District Project Mitigation Monitoring and Reporting Program

Mitigation Measure

Monitoring
Responsibility

MM CR-1a: Avoid or Reduce Impacts to Currently Unknown Archaeological Planning and Building
Resources. The City shall maintain a map of the Plan area that shows areas
that have been previously surveyed for archaeological resources. Prior to
implementation of the Plan in portions of the Plan area not previously
surveyed for archaeological resources, the City shall contact, or require the
Project Proponent to contact, the Northwest Information Center for
evaluation and a recommendation as to whether further study is required to
determine the presence of archaeological resources. If further study is
recommended, the City shall ensure that a qualified professional conduct a
pedestrian survey and make recommendations designed to avoid or minimize
adverse impacts on archaeological resources that meet the CEQA definition
of historical or unique archaeological resources. Recommendations shall be
implemented prior to project implementation. If the resource cannot feasibly
be avoided than a data recovery program shall be implemented. Data
recovery efforts must follow standard archaeological methods and all
significant cultural resource materials recovered shall be subject to scientific
analysis, professional museum curation, and a report prepared by the
qualified archaeologist according to current professional standards.

Monitoring/Reporting Action
and Schedule

Request NWIC report at time Site specific analysis has been
of application.
performed by Evans & DeShazo
(October 2017) and the City has
Incorporate recommendations consulted with the NWIC (January
as condition on individual 2018).
projects, as needed.
Recommendations of the analysis
have been incorporated as
conditions of project approval.

If archaeological resources are discovered during construction the City shall
ensure that a qualified archaeologist is enlisted to evaluate the significance of
the find. Once the archaeologist has had the opportunity to evaluate the find
and suggest appropriate mitigation measures, as necessary if the deposit
contains historical or unique archaeological resources, the archaeologist shall
undertake data recovery of the deposit unless the project can be modified to
allow the materials to be left in place. If the archaeological resources are
Native American, representatives of the appropriate culturally affiliated tribe
shall also be enlisted to help evaluate the find and suggest appropriate
treatment and mitigation measures.
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Monitoring Compliance Record
(Name/Date)
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Table 1 (cont.): Mill District Project Mitigation Monitoring and Reporting Program

Mitigation Measure

Monitoring
Responsibility

MM CR-1b: Update 1983 Historic Property Survey and Complete Eligibility Planning and Building
Determinations. In accordance with Municipal Code 20.12 and consistent
with Healdsburg 2030 General Plan Policy Implementation Measure HCR-1,
the City shall update the 1983 cultural resource survey by conducting further
evaluation of the buildings/structures that could be impacted by Plan
implementation, and that have not already been evaluated under the Plan.
These include six of the seven buildings/structures/districts that have been
determined to be eligible for listing in the National Register, California
Register, or local designation, and the 13 building/structures/properties
identified in the 2012 survey as potentially eligible for the National Register,
California Register, or local designation as historic structures or historic
districts but needing further evaluation. These 19 buildings/structures and
districts are as follows:
• A.F. Stevens Mill & Lumber Company Historic District at 359 Hudson Street
• Healdsburg Station and Freight Depot at 316 Depot Street
• Healdsburg Railroad Turntable
• Roma Winery/Sunsweet Prune Packing at 128 Mill Street
• Roma Vista Winery at 420 Hudson Street
• William Cummings House at 17 Fitch Street
• Bungalow located at 201 East Street
• Commercial building located at 135 Healdsburg Avenue
• Commercial building located at 139 Healdsburg Avenue
• Buffi’s Hotel located at 146 Healdsburg Avenue
• Buildings and structures and potential historic district on Nu Forest
Products property at 164 Healdsburg Avenue
• Several small cottages located at 149 Healdsburg Avenue
• Commercial building located at 177 Healdsburg Avenue for local designation.
• Wood bridge located adjacent to 177 Healdsburg Avenue.
• Small industrial shed located at 180 Healdsburg Avenue
• Circa 1862 building located at 44 Mill Street
• Bungalow located at 205 East Street.
• Chambaud/Simi Winery building at 431/433 Hudson Street

SF #4834-4547-0089 v1

Monitoring/Reporting Action
and Schedule

Monitoring Compliance Record
(Name/Date)

Update 1983 cultural resource Further evaluation of the listed
survey as further evaluations buildings on the project site (in
become available.
the form of site-specific analysis)
was has been performed by Evans
& DeShazo (October 2017) and
provided to the City.
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Table 1 (cont.): Mill District Project Mitigation Monitoring and Reporting Program

Mitigation Measure

Monitoring
Responsibility

Monitoring/Reporting Action
and Schedule

Monitoring Compliance Record
(Name/Date)

• Portions of the Roma Vista Winery warehouses on Drayeur Avenue.
MM CR-1c: Amend Municipal Code 20.12.100. As provided in Municipal City of Healdsburg
Code 20.12.100, and following the procedures outlined in Municipal
Ordinance 20.28 Article VII, the City shall amend Municipal Code 20.12.100
to include in the list of Designated Historic Structures, any of the above-listed
buildings/structures that are determined eligible for the National Register or
California Register, or qualify for local designation.

Amend Municipal Code
20.12.100.

MM CR-1d: Implement Healdsburg 2030 General Plan Policies. The City Planning and Building
shall continue to implement Healdsburg 2030 General Plan policies HCR-A-2
and HCR-A-3. HCR-A-2 states that the City will support the efforts of owners
of qualified properties in seeking local historic designation, listing on the
California Register and/or the Federal Register of Historic Sites; and HCR-A-3
states that the City will support the efforts of property owners to preserve
and renovate historically significant structures.

Implement Healdsburg 2030 No applicant action is necessary.
General Plan policies HCR-A-2
and HCR-A.

MM CR-1f: Recordation of Historical Resources. Prior to Demolition or Planning and Building
Removal. Healdsburg Municipal Code Chapter 20.24 Article V, Historic
Resources Protection, is intended to protect the City’s historic resources by
preventing the unwarranted demolition of historic buildings and structures.
If any of the historical resources within the Plan area are proposed for
demolition, then the procedures detailed in Healdsburg Municipal Code
Chapter 20.24 Article V, Historic Resources Protection, for historic building
demolitions must be followed.

Comply with procedures in
Healdsburg Municipal Code
Chapter 20.24 Article V on
individual
projects
with
historic resources.

The potential conditions of approval contained within the Municipal Code
that may be adopted by the Zoning Administrator or Historic Committee in
approving a historic demolition permit shall be made conditions of approval
for demolition of any structure that is determined to be eligible for
designation based upon the determinations made under Mitigation Measure
CR-lb. The potential conditions of approval shall also be made conditions of
approval for relocation of any of these structures.
These conditions of approval are as follows:
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No applicant action is necessary.

The required conditions of
approval have been incorporated
into the conditions of project
approval.
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Table 1 (cont.): Mill District Project Mitigation Monitoring and Reporting Program

Mitigation Measure

Monitoring
Responsibility

Monitoring/Reporting Action
and Schedule

Monitoring Compliance Record
(Name/Date)

• Prior to demolition, the Project Proponent shall provide archival quality
photographs, floor plans and elevation drawings, as appropriate, to record
the building(s) or structure(s) being demolished.
• Prior to issuance of the historic demolition permit, the Historic Committee
shall approve a design review application for new construction for the site
of the demolished structure(s) and a building permit shall be issued for the
replacement structure(s). In addition to the findings required for design
review applications, the Historic Committee shall find that the proposed
design is compatible with the historic character of the surrounding historic
neighborhood, if applicable.
• The Project Proponent shall donate to the Healdsburg Museum any artifact
or other architectural element identified by the Historic Committee. The
artifact or architectural element shall be carefully removed and delivered
to the Museum in good condition to be used in future conservation work.
MM CR-2: Evaluation and Treatment of Paleontological Resources. If Planning and Building
paleontological resources (e.g., vertebrate bones, teeth, or abundant and
well-preserved invertebrates or plants), are encountered during construction,
work in the immediate vicinity shall be diverted away from the find until a
professional paleontologist assesses and salvages the find, if necessary.

Incorporate as condition on The
requirements
of
this
individual projects.
mitigation measure have been
incorporated as a condition of
project approval.

MM CR-3: Protection of Human Remains Encountered During Construction. Planning and Building
Should human remains, associated grave goods, or items of cultural
patrimony be encountered during construction, the following procedures
shall be followed as required by Public Resources Code § 5097.9 and Health
and Safety Code § 7050.5. In the event of discovery or recognition of any
human remains, there shall be no further excavation or disturbance of the
site or any nearby area reasonably suspected to overlie adjacent remains
until the Sonoma County Coroner has determined that the remains are not
subject to his or her authority. Further, pursuant to California Public
Resources Code Section 5097.98(b), remains shall be left in place and free
from disturbance until a final decision as to the treatment and disposition has
been made by the Coroner. If the coroner recognizes the human remains to

Incorporate as condition on The
requirements
of
this
individual projects.
mitigation measure have been
incorporated as a condition of
project approval.
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Table 1 (cont.): Mill District Project Mitigation Monitoring and Reporting Program

Mitigation Measure

Monitoring
Responsibility

Monitoring/Reporting Action
and Schedule

Monitoring Compliance Record
(Name/Date)

be those of a Native American, or has reason to believe that they are those of
a Native American, he or she shall contact, by telephone within 24 hours, the
State Native American Heritage Commission (NAHC). In accordance with
Public Resources Code 5097.98, the Native American Heritage Commission
would then immediately notify the "most likely descendant(s)" of receiving
notification of the discovery. The most likely descendant(s) would then make
recommendations within 48 hours, and engage in consultations concerning
the treatment of the remains.
MM HHM-3: Protect against Hazards from Soil or Groundwater Planning and Building
Contamination. If construction is proposed on a moderate or high risk
environmental case site or on a contiguous property of a moderate or high
risk site, the City shall ensure that, prior to construction, an investigation of
soil and, if encountered, groundwater, will be performed to determine the
presence or absence of contamination. Samples shall be collected to the
depth of the proposed project excavation.
If contaminated soil and/or groundwater is discovered, the results of the soil
and/or groundwater investigation shall be incorporated into a Soil and
Groundwater Management Plan, to determine whether specific soils and/or
groundwater management and disposal procedures for contaminated
materials are required; whether excavation soils are suitable for reuse, and to
recommend construction worker health and safety procedures for working
with contaminated materials are required; the City shall verify that the Soil
and Groundwater Management Plan is implemented.

Request site specific
investigation at time of
application of individual
project located on moderate
or high risk environmental
case site or on contiguous
property of a moderate or
high risk site.
Approve, if necessary, Soil and
Groundwater
Management
Plan prior to issuance of
grading permit.

Soil and Groundwater Management Plan
If contaminated soil and/or groundwater is encountered during the soil
and/or groundwater investigation, at least two weeks prior to construction
the City’s contractor shall prepare and implement a construction Soil and
Groundwater Management Plan. The contractor shall submit the Plan to the
City for review and approval. Elements of the plan shall include:
• Measures to address hazardous materials and other worker health and
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A Phase I Environmental Site
Assessment has been performed
by GHD, Inc.(November 2015)
The requirement to prepare a soil
and groundwater management
plan has been incorporated as a
condition of project approval.
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Table 1 (cont.): Mill District Project Mitigation Monitoring and Reporting Program

Mitigation Measure

•
•
•
•

Monitoring
Responsibility

Monitoring/Reporting Action
and Schedule

Monitoring Compliance Record
(Name/Date)

safety issues, including the specific level of protection required for
construction workers.
Provisions for excavation of soil, stockpiling, dust and odor control
measures.
Measures to prevent offsite migration of contaminated soil and groundwater.
Location and final disposition of all soil and groundwater removed from
the site.
All other necessary procedures to ensure that excavated materials are
stored, managed and disposed of in a manner that is protective of human
health and in accordance with applicable laws and regulations.

MM HWQ-2: Prepare and Implement Master Drainage Plan. Prior to any Public Works
project approvals within the Plan area, the City shall have prepared a Master
Drainage Plan to identify the improvements necessary to support
implementation of the Plan.

Prepare Master Drainage Plan. The City has prepared a Master
Drainage Plan (GHD, March 2017).

The Master Drainage Plan shall model the hydraulics of stormwater flow in
the Plan area under full buildout conditions using one- or two-dimensional
modeling of appropriate design storm flows. The Master Drainage Plan shall
identify the systemwide capacity improvements to be implemented over the
course of buildout under the Plan. The drainage system improvements
known to be required for Plan implementation have been listed in the Project
Description for this EIR, but some additional improvements may be required
after the analysis required in this Mitigation Measure has been conducted.
These additional drainage system improvements would be similar to the
types of improvements listed in the Project Description.
MM HWQ-3: Groundwater Management. If construction dewatering is Public Works
required for development within the Plan area, the City shall require one of
the following dewatering management options be implemented:
• Reuse the water on-site for dust control, compaction, or irrigation.
• Retain the water on-site in a grassy or porous area to allow
infiltration/evaporation.
• Discharge (by permit) to a sanitary sewer or surface water (this option may
SF #4834-4547-0089 v1

Incorporate as condition on These requirements have been
individual projects where incorporated as conditions of
dewatering is required.
approval for the project.
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Table 1 (cont.): Mill District Project Mitigation Monitoring and Reporting Program

Mitigation Measure

Monitoring
Responsibility

Monitoring/Reporting Action
and Schedule

Monitoring Compliance Record
(Name/Date)

require a temporary method to filter sediment-laden water prior to
discharge).
If discharging to the sanitary sewer, the City shall require Project Proponents
to obtain a onetime discharge permit or other type of approval requiring, as
necessary, measures for characterizing the discharge and ensuring filtering
methods and monitoring to verify that the discharge is compliant with the
City’s local wastewater discharge requirements.
If discharging to a local surface water or storm drain, the City shall require
that a Best Management Practices/Pollution Prevention Plan be prepared in
compliance with the North Coast Regional Water Quality Control Board Order
No. R1-2009-0045, Waste Discharge Requirements for Low Threat Discharges
to Surface Waters in the North Coast Region. The Best Management
Practices/Pollution Prevention Plan shall characterizes the discharge and
identifies specific measures to control the discharge, such as sediment
controls to ensure that excessive sediment is not discharged, and flow
controls to prevent erosion and flooding downstream of the discharge. The
City shall require that the Best Management Practices/Pollution Prevention
Plan be implemented during construction dewatering activities.
In areas of potential groundwater contamination associated with leaking
underground storage tanks or other potentially contaminative activities, the
City shall require Project Proponents to prepare a dewatering and discharge
plan to specify how the water will be collected, contained, sampled, treated,
monitored, and discharged to the either the sanitary sewer, the local storm
drain system, or to an off-site disposal facility. The City shall require any
necessary on-site treatment to remove constituents from the groundwater to
within permit requirements prior to discharge to either the sanitary sewer or
the local storm drain system.
MM NO-1: Noise and Land Use Compatibility. The City shall ensure that new Planning and Building
projects in the Plan area will comply with the Healdsburg 2030 General Plan’s
Land Use Compatibility for Community Noise Environments guidelines and
SF #4834-4547-0089 v1

Request site specific analysis Site specific analysis has been
at time of application and performed by Illingworth &
verify
compliance
with Rodkin (March 2018, updated
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Table 1 (cont.): Mill District Project Mitigation Monitoring and Reporting Program

Mitigation Measure

the City of Healdsburg Noise Ordinance by requiring acoustic analyses to be
conducted by a qualified noise specialist and by requiring implementation of
the recommendations of such analyses as follows:
• For single-family, duplex, or mobile home residential projects proposed in
areas where exterior day-night average noise levels are, or are projected
to, exceed 60 dBA Ldn (as shown on Figure 11 of the Healdsburg 2030
General Plan Policy Document), the City shall ensure that an acoustic
analysis be prepared that recommends project improvements, as needed,
to maintain interior noise levels at or below 45 dBA Ldn. This can typically
be accomplished with the incorporation of an adequate forced air
mechanical ventilation system in the residential units to allow residents the
option of controlling noise by keeping the windows closed.
• For multi-family residential or motel/hotel projects proposed in areas
where exterior day/night average noise levels are, or are projected to
exceed, 65 dBA Ldn (as shown on Figure 11 of the Healdsburg 2030 General
Plan Policy Document), the City shall ensure that an acoustic analysis be
prepared that recommends project improvements, as needed, to maintain
interior noise levels at or below 45 dBA Ldn. This can typically be
accomplished with the incorporation of an adequate forced air mechanical
ventilation system in the residential units to allow residents the option of
controlling noise by keeping the windows closed.
• For school library, church, hospital or nursing home projects proposed in
areas where exterior day-night average noise levels are, or are projected to
exceed 70 dBA Ldn (as shown on Figure 11 of the Healdsburg 2030 General
Plan Policy Document), the City shall ensure that an acoustic analysis be
prepared that recommends project improvements, as needed, to maintain
interior noise levels at or below 45 dBA Ldn, if needed. Standard office
construction methods typically provide about 25 to 30 decibels of noise
reduction in interior spaces.
• For golf course, cemetery, or industrial projects proposed in areas where
exterior day-night average noise levels are, or are projected to exceed 75 dBA
Ldn (as shown on Figure 11 of the Healdsburg 2030 General Plan Policy

SF #4834-4547-0089 v1

Monitoring
Responsibility

Monitoring/Reporting Action
and Schedule

Healdsburg 2030 General
Plan’s Land Use Compatibility
for
Community
Noise
Environments guidelines and
the City of Healdsburg Noise
Ordinance.

Monitoring Compliance Record
(Name/Date)

October 2018).

Recommendations of the analysis
have been incorporated as
conditions of project approval.
These recommendations include a
requirement
for
subsequent
Incorporate recommendations acoustic analysis as specific design
into design of individual details are finalized in the future.
projects.
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Table 1 (cont.): Mill District Project Mitigation Monitoring and Reporting Program
Monitoring/Reporting Action
and Schedule

Monitoring Compliance Record
(Name/Date)

MM NO-2a: Railroad Vibration. The City shall ensure an acoustic analysis is Planning and Building
conducted by a qualified noise specialist for structures within 100 feet of the
centerline of the railroad and that the recommendations of the analysis are
implemented. The analysis shall specify measures including, but not limited
to, setbacks and structural design features that will reduce vibration levels at
or below the guidelines of the FTA Groundborne Vibration Impact Criteria, as
shown in Table 3.10-4 of this EIR.

Request site specific analysis
at time of application for
projects within 100 feet of
centerline of railroad.

Site specific analysis has been
performed by Illingworth &
Rodkin (March 2018, updated
October 2018).

MM NO-3: Temporary Construction Noise (For Large or Complex Projects). Planning and Building
For large or complex construction projects with anticipated construction
durations exceeding one year, or as determined by the Planning and Building

Request project specific plan Site specific analysis has been
at time of application for large performed by Illingworth &
or complex projects.
Rodkin (March 2018, updated

Mitigation Measure

Monitoring
Responsibility

Document), the City shall ensure that an acoustic analysis be prepared that
recommends project improvements, as needed, to maintain exterior noise
levels at 65 dBA Ldn, or at ambient levels whichever is greater and to maintain
interior noise levels at or below 50 dBA Ldn. Standard industrial construction
methods can typically provide about 25 to 30 decibels of noise reduction in
interior spaces.
• In areas where traffic noise levels exceed, or are projected to exceed, 70
dBA Ldn (along the US 101 corridor, Mill Street, Healdsburg Avenue, or the
Northwestern Pacific Rail corridor as shown on Figure 11 of the Healdsburg
2030 General Plan Policy Document), the City shall ensure that an acoustic
analysis be prepared that recommends project improvements, as needed,
to maintain interior noise levels at or below 45 dBA Ldn, to maintain
exterior sounds levels below 65 dBA Ldn, and to maintain single-event noise
below 50 dBA Lmax in bedrooms and 55 dBA Lmax, in other rooms. Potential
strategies may include, but are not limited to the inclusion of windows and
doors with high Sound Transmission Class (STC) ratings, and the
incorporation of forced-air mechanical ventilation systems necessary to
meet 45 dBA Ldn and the Lmax noise limits. Noise barriers may be necessary
to shield outdoor activity areas.

SF #4834-4547-0089 v1

Incorporate recommendations The project conditions of approval
into design of individual require further acoustic analysis
projects.
when final design details are
provided as part of applications
for design review.
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Table 1 (cont.): Mill District Project Mitigation Monitoring and Reporting Program

Mitigation Measure

Director, a construction noise logistics plan shall be prepared that specifies
allowable hours of construction, noise and vibration minimization measures,
posting or notification of construction schedules, and designation of a noise
disturbance coordinator who would respond to neighborhood complaints.
The individual measures of this plan shall be required to be in place prior to
the start of construction, and implemented during construction to reduce
noise impacts on neighboring residents and other uses. A typical
construction noise logistics plan would include, but not be limited to, the
following measures to reduce construction noise levels as low as practical:
1. Equip internal combustion engine-driven equipment with intake and
exhaust mufflers that are in good condition and are appropriate for the
equipment.
2. Locate stationary noise-generating equipment as far as possible from
sensitive receptors in the vicinity.
3. Locate staging areas and construction material areas as far away as possible
from adjacent land uses.
4. Prohibit all unnecessary idling of internal combustion engines.
5. Utilize "quiet" air compressors and other stationary noise sources where
technology exists.
6. Erect temporary noise control blanket barriers in a manner to shield noisesensitive uses.
7. Control noise levels from workers’ amplified music so that sounds are not
audible sensitive receptors in the vicinity.
8. If impact pile driving is proposed, multiple-pile drivers shall be considered
to expedite construction. Although noise levels generated by multiple pile
drivers would be higher than the noise generated by a single pile driver, the
total duration of pile driving activities would be reduced.
9. If impact pile driving is proposed, temporary noise control blanket barriers
shall shroud pile drivers or be erected in a manner to shield the adjacent land
uses. Such noise control blanket barriers can be rented and quickly erected.
10. If impact pile driving is proposed, foundation pile holes shall be pre-drilled
to minimize the number of impacts required to seat the pile. Pre-drilling
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Monitoring
Responsibility

Monitoring/Reporting Action
and Schedule

Incorporate measures as
condition of individual
projects.
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Monitoring Compliance Record
(Name/Date)

October 2018).
The
requirement
for
a
construction logistics plan once
further design details are known
has been
incorporated
as
conditions of project approval.
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Table 1 (cont.): Mill District Project Mitigation Monitoring and Reporting Program

Mitigation Measure

Monitoring
Responsibility

Monitoring/Reporting Action
and Schedule

Monitoring Compliance Record
(Name/Date)

foundation pile holes is a standard construction noise control technique.
Pre-drilling reduces the number of blows required to seat the pile. Notify
all adjacent land uses of the construction schedule in writing.
11. Designate a "disturbance coordinator responsible for responding to
complaints about project construction noise and taking reasonable
measures to correct the problem. Conspicuously post a telephone number
for the disturbance coordinator at the construction site and include it in any
notice sent to neighbors regarding the construction schedule.
MM TR-1: Implementation of Intersection Improvements at Healdsburg Planning and Building
Avenue/Mill Street/Vine Street. The City shall track the additional vehicle and Public Works
trips to the intersection from new development. Each individual Project
Proponent shall prepare a Traffic Memo that identifies the project’s traffic
generation rate and contribution to the Healdsburg Avenue/Mill Street/Vine
Street intersection. The Project Proponent may include updated traffic
counts at the intersection, if warranted. Precise timing for the improvements
cannot be established at this time, but the City shall cause the improvements
to be implemented prior to the intersection exceeding 2,250 vehicle trips
during the PM peak. Design of the roundabout shall consider pedestrian
safety such as properly designed and installed curb ramps, crosswalks, and
warning devices.

Request traffic memo at time Site specific analysis has been
of application for large or performed by Wtrans (March
complex projects.
2018, updated November 2018).
Implement
improvements The intersection improvements
prior to intersection exceeding are under construction.
2,250 vehicle trips.

MM TR-C1a: Improvement at Healdsburg Avenue/Mill Street/Vine Street. Planning and Building Verify design of roundabout The intersection improvements
The City shall include in the design of the roundabout a right-turn bypass lane and Public Works
will achieve acceptable LOS have been designed and are under
prior to construction.
construction by the City.
at the north and east approaches to the roundabout. This would include a
short right-turn lane on each approach. The design of the bypass lanes shall
consider pedestrian safety. For example, if feasible, the bypass lanes shall not
overlap with the pedestrian crossings at the approach of the roundabout.
The roundabout also can be designed in an alternate way that achieves an
acceptable LOS as defined in the Healdsburg General Plan. Documentation
shall be provided showing the alternate design can achieve the City’s LOS
standards.
MM TR-C1b: Improvement at Healdsburg Avenue/Front Street. The City Planning and Building Request traffic memo at time Site specific analysis has been
SF #4834-4547-0089 v1

Exhibit C to DA – Mill District Project Mitigation Monitoring and Reporting Program
-14-

Attachment: Attachment 2 - Mill District Project - Development Agreement (2305 : Mill District Tentative

3.A.b

Packet Pg. 102

Table 1 (cont.): Mill District Project Mitigation Monitoring and Reporting Program

Mitigation Measure

Monitoring
Responsibility

shall cause installation of a traffic signal at the intersection of Healdsburg and Public Works
Avenue and Front Street. The City shall track the additional vehicle trips to
the intersection from new development. Each individual Project Proponent
shall prepare a Traffic Memo that identifies the project’s traffic generation
rate and contribution to the Healdsburg Avenue/Front Street intersection.
Precise timing for the improvements cannot be established at this time, but
the City shall cause the improvement to be implemented prior to the
intersection exceeding 1,004 vehicle trips during the PM peak.

SF #4834-4547-0089 v1

Monitoring/Reporting Action
and Schedule

Monitoring Compliance Record
(Name/Date)

of application for large or performed by Wtrans (March
complex projects.
2018, updated November 2018).
Implement
improvements This signal was installed in 2017.
prior to intersection exceeding
1,004 vehicle trips.

Exhibit C to DA – Mill District Project Mitigation Monitoring and Reporting Program
-15-

Attachment: Attachment 2 - Mill District Project - Development Agreement (2305 : Mill District Tentative

3.A.b

Packet Pg. 103

3.A.b

RECORDING REQUESTED BY
AND WHEN RECORDED MAIL TO:
City of Healdsburg
401 Grove Street
Healdsburg, CA 95448
Attention: City Manager
EXEMPT FROM RECORDING FEES PER
GOVERNMENT CODE §§6103, 27383
Space above this line for Recorder’s use.

AFFORDABLE HOUSING REGULATORY AGREEMENT
AND
DECLARATION OF RESTRICTIVE COVENANTS

by and between

THE CITY OF HEALDSBURG

and
REPLAY HEALDSBURG, LLC
(Mill District Project)

Exhibit D-1

Attachment: Attachment 2 - Mill District Project - Development Agreement (2305 : Mill District Tentative Map and Development Agreement)

Development Agreement Exhibit D
Form of Affordable Housing Regulatory Agreement and Declaration of Restrictive Covenants

2036\02\2497309.2
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AFFORDABLE HOUSING REGULATORY AGREEMENT
AND DECLARATION OF RESTRICTIVE COVENANTS
This Affordable Housing Regulatory Agreement and Declaration of Restrictive
Covenants (this “Agreement”) is entered into for reference purposes as of ________________,
2019 (the “Effective Date”), by and between the City of Healdsburg, a California municipal
corporation (“City”) and Replay Healdsburg, LLC, a Delaware limited liability company
(“Developer”). City and Developer are individually referred to herein as a “Party” and
collectively as the “Parties.”
RECITALS
A.
Developer is the owner of approximately 9.59 acres of real property located at
146 and 164 Healdsburg Avenue in the City of Healdsburg, California (the “Property”). The
Property is more particularly described in Exhibit A attached hereto.
B.
In 2017, Developer submitted an application to City for the development of a
mixed-use project (the “Project”), the final iteration of which includes construction of (i) a 53room hotel, (ii) approximately 15,000 square feet of commercial space, (iii) public improvements
and open space, and (iv) up to 208 residential units, broken down by affordability level as
follows: (a) up to 146 multi-family condominium units, to be sold at “market rate” prices (the
“Market Rate Units”); (b) 22 multi-family residential units, to be sold or leased to persons
whose household income is between 120% and 160% of area median income (the “Middle
Income Units”); and (c) 40 multi-family residential units, to be leased to households with very
low and low incomes (the “Affordable Units”).
C.
The Project is expected to be constructed in phases over a period of several years.
The Affordable Units will be constructed on a separate legal parcel within the Property (the
“Affordable Housing Site”), which will be transferred to a nonprofit affordable housing
developer or an entity controlled by a nonprofit housing developer who will oversee the
construction and operation of the Affordable Units.
D.
The City has adopted a Density Bonus Ordinance, Healdsburg Municipal Code
Section 20.20.035 (Affordable Housing Incentives), to implement State Density Bonus Law
(Government Code Section 65915 — 65918) (together “Density Bonus Law”). Density Bonus
Law allows a density bonus, concessions, waivers, and parking reductions when a developer
proposes to provide rental housing affordable to Lower Income or Very Low Income Households
(as defined below). The City has also adopted an “Inclusionary Housing Ordinance”,
Healdsburg Municipal Code Section 20.20.030, which requires housing developments in the City
to pay affordable housing impact fees or to construct affordable housing.
E.
On January 8, 2019, the City’s Planning Commission approved Resolution No.
_________, approving Master Conditional Use Permit CUP 2017-12, the Developer’s
application for a density bonus, concessions, and waivers pursuant to Density Bonus Law,
Historic Demolition Permit MISC 2017-01, and Heritage Tree Removal Permit HT 2017-02 for
the Project and recommending that the City Council approve a tentative map and a development
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agreement for the project. [If necessary, add information regarding any appeal] On _____,
2019, the City Council adopted Resolution No. ______, approving Tentative Map TM 2017-01
for the Project, and adopted Ordinance No. ______, approving Development Agreement ______
for the Project (referred to collectively with the Planning Commission’s January 8, 2019,
approvals as the “Project Approvals”).
F.
Under the Density Bonus Law, the Project Approvals require, among other things,
that at least twenty-four (24) of the Affordable Units be made available at a VLI Rent for a
period of fifty-five (55) years, as detailed in this Agreement. Density Bonus Law in turn entitles
the Project to:
a. A thirty-five percent (35%) density bonus above the otherwise-permitted
maximum residential density on the Property;
b. A “concession” pursuant to which Developer may satisfy the Inclusionary
Housing Ordinance’s requirement to provide moderate income housing by
providing lower income housing;
c. A “concession” permitting modification to the timing requirements in the
City’s Policies and Procedures for the Healdsburg Residential Growth
Management Program to allow reserved allocations to be issued at the
beginning of a three-year allocation cycle;
d. A “waiver” permitting maximum height of fifty (50) feet for specified
structures;
e. A “waiver” permitting a reduction in the number of parking spaces
required for the Affordable Housing Site; and
f. A “waiver” permitting a reduced setback requirement for the Affordable
Units.
G.
As a material consideration for the long term assurances, vested rights, and other
City obligations provided by the Development Agreement and as a material inducement to City
to enter into the Development Agreement, Developer offered and agreed to provide certain
public benefits to the City as specified in the Development Agreement. Developer is providing
the Affordable Units to comply with the provisions of Density Bonus Law, the Inclusionary
Housing Ordinance, and Section 5 of the Development Agreement.
H.
To ensure the continued affordability of the Affordable Units for the Term, this
Agreement shall be executed and recorded against the Property prior to the recordation of any
parcel map or final subdivision map or issuance of building permits for the Project, whichever
occurs first.
I.
The purpose of this Agreement is to restrict the occupancy and rents of 24 of the
Affordable Units for the benefit of Very Low Income Households as required by Density Bonus Law
and to restrict the occupancy and rents of 16 of the Affordable Units for the benefit of Lower Income
Households. The Parties intend the covenants set forth in this Agreement to run with the land and to
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be binding upon Developer and Developer’s successors and assigns for the full term of this
Agreement.
AGREEMENT
NOW THEREFORE, in consideration of the foregoing, and other valuable
consideration, the receipt and sufficiency of which are hereby acknowledged, the Parties hereby
agree as follows.
1.
Definitions. The following terms have the meanings set forth in this Section wherever
used in this Agreement or the attached exhibits:
“Adjusted for Family Size Appropriate for the Unit” means, in the absence of
pertinent federal statutes applicable to the Project, adjusted for a household of one person in the
case of a studio unit, two persons in the case of a one-bedroom unit, three persons in the case of a
two-bedroom unit, four persons in the case of a three-bedroom unit, and one additional person
for every additional bedroom thereafter.
“Affordable Housing Occupancy Date” means the date of issuance by City of a
certificate of occupancy for the final Affordable Unit in the Project, to be memorialized by
the Parties through execution and recordation of the Certificate of Completion in the form
attached hereto as Exhibit B.
“Affordable Housing Site” is defined in Recital C.
“Affordable Housing Substantial Completion Milestone” is defined in Section 3.a.i.
“Affordable Units” means forty (40) deed-restricted, multi-family residential rental units
for occupancy by Lower Income Households, twenty-four (24) of which shall be for occupancy
by Very Low Income Households.
“Applicable Laws” means all applicable laws, ordinances, statutes, codes, orders,
decrees, rules, regulations, official policies, standards and specifications (including any
ordinance, resolution, rule, regulation, standard, official policy, condition, or other measure) of
the United States, the State of California, the County of Sonoma, City of Healdsburg, or any
other political subdivision in which the Project is located, and of any other political subdivision,
agency or instrumentality exercising jurisdiction over City, Developer, or the Project.
“Area Median Income” or “AMI” means the median income for Sonoma County,
California, adjusted for the actual number of persons in the applicable household, as
determined by HUD pursuant to Section 8 of the United States Housing Act of 1937 and as
published from time to time by HCD in Section 6932 of Title 25 of the California Code of
Regulations or successor provision published pursuant to California Health and Safety Code
Section 50093(c), unless a federal standard applicable to the development (such as the Tax
Credits program, as administered pursuant to the regulations of TCAC) provides for the use
of a different calculation of median income, in which case the federal standard shall apply.
“City” means the City of Healdsburg, a California municipal corporation.
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“City Documents” means the Development Agreement and this Agreement.
“City’s Authorized Representative” means the City Manager of the City of
Healdsburg, or his or her designee.
“Claims” is defined in Section 21.
“Developer” means Replay Healdsburg LLC, a Delaware limited liability company
or its assignee.
“Effective Date” means the date set forth in the first paragraph of this Agreement.
“Gross Income” means the combined, gross, pre-tax income of all adult occupants of the
applicant household, as calculated under California Code of Regulations, Title 25, Section 6914,
unless a federal standard applicable to the Project (such as the Tax Credits program, as
administered pursuant to the regulations of TCAC) provides for the use of a different calculation
of household income, in which case the federal standard shall apply.
“HCD” means the State of California Department of Housing and Community
Development.
“HUD” means the U.S. Department of Housing and Urban Development.
“Indemnitees” is defined in Section 21.
“Inclusionary Housing Units” is defined in Section 3.a.iii.
“LI Rent” means a monthly Rent that does not exceed one-twelfth of thirty percent
(30%) times 60 percent (60%) of the AMI, Adjusted for Family Size Appropriate for the Unit or,
for Lower Income Households with a Gross Income that is greater than 60% of AMI, one-twelfth
of thirty percent (30%) times the household’s actual Gross Income. If the sixteen (16) units for
Lower Income Households are subject to recorded rental restrictions pursuant to a federal
program (such as Tax Credits as administered pursuant to TCAC regulations) that provides for
the use of a maximum allowable Rent and/or different assumed household size, the applicable
federal standard shall apply. Specifically, the TCAC definitions for maximum allowable Rent
and “assumed household size” shall apply so long as the Affordable Units for Lower Income
Households are subject to rent restrictions under the Tax Credits program.
“Lower Income Households” shall have the meaning defined in California Health and
Safety Code Section 50079.5 and as periodically published by the California Department of
Housing and Community Development unless a federal standard applicable to the
development (such as the Tax Credits program, as administered pursuant to the regulations
of TCAC) provides for a different standard for Lower Income Households in which case the
TCAC standard shall apply.
“Management Agreement” is defined in Section 17.b.
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“Market Rate Unit” means a unit that is not restricted for rent or sale to a particular
affordability level.
“Marketing and Management Plan” or “Plan” is defined in Section 17.g.
“Middle Income Household” means a household whose Gross Income upon initial
occupancy is neither less than one hundred twenty percent (120%) of AMI nor more than one
hundred sixty percent (160%) of AMI, as adjusted for the actual number of persons in the
applicable household.
“Middle Income Unit” means a unit that is restricted for rent or sale to Middle Income
Households.
“Party” or “Parties” respectively means City and Developer individually or collectively.
“Project” is defined in Recital B.
“Project Approvals” is defined in Recital E.
“Property” is defined in Recital A.
“Property Manager” is defined in Section 17.b.
“Regulations” means Title 25 of the California Code of Regulations.
“Rent” means the following amount, including a reasonable utility allowance for utilities
paid by the Tenant as established by the Sonoma County Community Development Commission,
including garbage collection, sewer, water, electricity, gas and other heating, cooking and
refrigeration fuel, but not telephone service, Internet, or cable or subscription TV plus other fees
and charges required to be paid by tenants of the Affordable Units on a non-optional basis.
“Tax Credits” means the federal low-income housing tax credit program under Section
42 of the Internal Revenue Code.
“TCAC” means the California Tax Credit Allocation Committee.
“Tenant” shall mean a household occupying an Affordable Unit.
“Term” means the term of this Agreement, commencing upon the Effective Date and
ending on the Termination Date.
“Termination Date” is the date that is fifty-five years after the Affordable Housing
Occupancy Date.
“Very Low Income Households” shall have the meaning defined in California Health
and Safety Code Section 50105 and as periodically published by the California Department of
Housing and Community Development.
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“VLI Rent” means a monthly Rent that does not exceed one-twelfth of thirty percent
(30%) times 50 percent (50%) of the AMI, Adjusted for Family Size Appropriate for the Unit.
2.
Use and Affordability Restrictions. Developer hereby covenants and agrees, for itself and
its successors and assigns, that the Affordable Units shall be used solely in compliance with the
Project Approvals, including the Development Agreement, and the requirements set forth herein.
Developer represents and warrants that it has not entered into any agreement that would restrict or
compromise its ability to comply with the occupancy and affordability restrictions set forth in this
Agreement, and Developer covenants that it shall not enter into any agreement that is inconsistent
with such restrictions without the express written consent of City.
3.

Construction of Affordable Units.
a. The Parties intend that all of the Affordable Units shall be constructed
concurrently with, or earlier than, both the first phase of construction of the Market
Rate Units and the hotel. For purposes of this Agreement and the Project
Approvals, “concurrent construction,” shall mean the following:
i. All Affordable Housing dwelling units must have received a certificate of
occupancy or reach the Affordable Housing Substantial Completion
Milestone before City will issue a certificate of occupancy or undertake
final inspections for the hotel. The “Affordable Housing Substantial
Completion Milestone” means the time at which all of the following have
occurred: Developer has transferred the Affordable Housing Site to an
affordable housing developer or its affiliate; the affordable housing
developer has secured an allocation of Tax Credits and closed on its
construction financing; and the Developer has provided a completion
guaranty to the City, in a form reasonably acceptable to the City, to secure
its obligation to deliver all of the Affordable Housing units under this
Agreement.
ii. City shall not issue a certificate of occupancy for the forty-ninth (49th)
Market Rate Unit until it has issued a certificate of occupancy for all forty
(40) Affordable Units.
iii. In the event that Developer has constructed any Market Rate Units prior to
of all forty (40) Affordable Units receiving their certificates of occupancy
or final inspection, fifteen percent (15%) of such units shall be reserved as
inclusionary housing units to satisfy the requirements set forth in Section
20.20.030 of the Healdsburg Municipal Code (the "Inclusionary Housing
Units") until such time as all forty (40) Affordable Units have received
certificates of occupancy or final inspection.
1. Consistent with Section 20.20.030 of the Healdsburg Municipal
Code, two-thirds of the Inclusionary Units shall be provided for
Low or Very Low Income Households and one-third of the

SF #4850-6382-8098 v6

Attachment: Attachment 2 - Mill District Project - Development Agreement (2305 : Mill District Tentative Map and Development Agreement)

Development Agreement Exhibit D

Exhibit D-7
Packet Pg. 110

3.A.b

Inclusionary Units shall be provided for Moderate Income
Households.
2. At the Developer's sole discretion, the Inclusionary Housing Units
may be rented at affordable rents rather than sold at an affordable
price. The Parties shall execute and record a regulatory agreement
prior to issuance of a certificate of occupancy for the first Market
Rate Unit, which shall address the marketing and management of
the Inclusionary Housing Units and reflect whether the units will be
sold or rented.
3. If the Inclusionary Housing Units are rented at an affordable rent,
once all forty (40) Affordable Units have received certificates of
occupancy or final inspection, the recorded restriction shall be
released, and the Developer may sell or rent the Inclusionary
Housing Units at unrestricted prices. To the extent consistent with
applicable Tax Credit regulations or a regulatory agreement
required by TCAC and all fair housing laws, residents of the
Inclusionary Housing Units shall be given first priority to rent
Affordable Units.
b. City’s Authorized Representative may approve, in its sole discretion (which may
be withheld for any reason), a modified construction schedule if this timing
requirement will create unreasonable delays in the issuance of certificates of
occupancy for Market Rate Units and if the Developer provides satisfactory
assurance, as approved by the City’s Authorized Representative, that the
Affordable Units will be completed prior to completion of all of the Market Rate
Units. Each Affordable Unit shall be inspected by the City prior to occupancy to
determine that it meets the construction and other standards required by this
Agreement.
c. The design, appearance, and general quality of the Affordable Units shall be
consistent with the design review standards that are part of the Project Approvals.
4.
Unit Size Mix for Affordable Units. The Affordable Units shall range in size from studios
to three-bedroom units, with no fewer than four (4) three-bedroom units. Developer shall
endeavor to provide twenty (20) two- and three-bedroom units within the Affordable Units,
subject to Tax Credit financing requirements.
5.
Income Mix for Affordable Units. A minimum of twenty-four (24) of the Affordable
Units will be made available for rent to Very Low Income Households (each, a “VLI Unit”) in
accordance with Section 6, below with the remainder of the sixteen (16) Affordable Units being
made available for rent to Lower Income Households (each, an “LI Unit”) pursuant to Section 7,
below. In addition to the forty (40) Affordable Units to be constructed on the Affordable Housing
Site, one (1) additional unit shall be provided for use as a manager’s unit and will be rented to a
Middle Income Household or below.

SF #4850-6382-8098 v6

Attachment: Attachment 2 - Mill District Project - Development Agreement (2305 : Mill District Tentative Map and Development Agreement)

Development Agreement Exhibit D

Exhibit D-8
Packet Pg. 111

3.A.b

6.

Very Low Income Restrictions.
a. Affordability Requirements. For a term of fifty-five (55) years commencing upon
the Affordable Housing Occupancy Date, each VLI Unit shall be rented at a VLI
Rent to (or if vacant, available for occupancy by) a Very Low Income Household.
b. Household Income Increases.
i. If upon recertification of a VLI Unit Tenant’s Gross Income, Developer
determines that such Tenant’s Gross Income has increased and exceeds the
qualifying income for a Very Low Income Household but does not exceed
the qualifying income for a Lower Income Household, then upon the
expiration of such Tenant’s lease and following sixty (60) days’ notice,
Developer may increase Tenant’s Rent to LI Rent and Developer shall
make the next vacant LI Unit available as a VLI Unit to restore the
affordability mix required by this Agreement.
ii. If upon recertification of a VLI Unit Tenant’s Gross Income, Developer
determines that such Tenant’s Gross Income has increased and exceeds the
qualifying income for a Very Low Income Household and Lower Income
Household, then upon the expiration of such Tenant’s lease and following
sixty (60) days’ notice, and if so permitted by local and state law, such
tenant shall be required to vacate the unit and Developer shall rent the unit
to a Very Low Income Household to restore the affordability mix required
by this Agreement. Provided, however, that if the Project is financed with
Tax Credits or other Federal or State assistance, then the requirements of
IRS regulation section 1.42, and/or other relevant regulations shall apply.
In addition, should a Tenant’s Gross Income exceed the qualifying income
for a Lower Income Household, and should this section cause the Tenant’s
Rent to exceed the requirements of this Agreement, Developer shall still be
deemed in compliance with this Agreement until such time as Tenant is
required to move out pursuant to this Agreement, at which point the
Affordable Unit shall be rented as a VLI Unit as needed to restore the
affordability mix required by this Agreement.

7.

Lower Income Restrictions.
a. Affordability Requirements. For a term of fifty-five (55) years commencing upon
the Affordable Housing Occupancy Date, each LI Unit shall be rented at an LI
Rent to (or if vacant, available for occupancy by) a Lower Income Household.
b. Household Income Increases. If upon recertification of an LI Unit Tenant’s Gross
Income, Developer determines that such Tenant’s Gross Income has increased and
exceeds the qualifying income for a Lower Income Household, then upon the
expiration of such Tenant’s lease and following sixty (60) days’ notice, and if so
permitted by local and state law, such tenant shall be required to vacate the unit
and Developer shall rent the unit to a Lower Income Household to restore the

SF #4850-6382-8098 v6

Attachment: Attachment 2 - Mill District Project - Development Agreement (2305 : Mill District Tentative Map and Development Agreement)

Development Agreement Exhibit D

Exhibit D-9
Packet Pg. 112

3.A.b

affordability mix required by this Agreement. Provided, however, that if the
Project is financed with Tax Credits or other Federal or State assistance, then the
requirements of IRS regulation section 1.42, and/or other relevant regulations shall
apply. In addition, should a Tenant’s Gross Income exceed the qualifying income
for a Lower Income Household, and should this section cause the Tenant’s Rent to
exceed the requirements of this Agreement, Developer shall still be deemed in
compliance with this Agreement until such time as Tenant is required to move out
pursuant to this Agreement, at which point the Affordable Unit shall be rented as
an LI Unit as needed to restore the affordability mix required by this Agreement.
8. No Condominium Conversion. Developer shall not convert any of the Affordable Units to
condominium or cooperative tenantship or sell condominium or cooperative rights to the
Affordable Units or any part thereof during the term of this Agreement.
9. Developer Certification. For each Affordable Unit, prior to the initial occupancy of such
Affordable Unit, and on every anniversary of the Affordable Housing Occupancy Date
thereafter for the remainder of the term of this Agreement, Developer or Developer’s
authorized agent shall obtain from that household a written certificate containing all of the
following in such format and with such supporting documentation as City may reasonably
require:
(i)

The identity of each household member; and

(ii)

The total household Gross Income.

Developer shall retain such certificates for not less than three (3) years, and upon City’s
request, shall provide copies of such certificates to City and make the originals available
for City inspection.
10. Affordable Unit Occupancy. In the Affordable Units, no fewer than one occupant shall be
allowed per bedroom, unless a reasonable accommodation is required pursuant to state or
federal fair housing laws. A studio shall count as a one-bedroom unit for the purposes of
these occupancy requirements. If no Very Low or Lower Income Households apply
within sixty (60) days of an Affordable Unit being available that meet these occupancy
standards, the City shall, upon request of Developer, grant exceptions to the occupancy
standards, but only to the extent such exceptions are consistent with Applicable Laws, and
do not increase City’s obligations or liabilities under this Agreement, or diminish or
impair City’s rights and remedies under this Agreement.
11. Annual Report; Inspections. By not later than March 31 of each year during the term of
this Agreement, commencing with the year following the year of the Affordable Housing
Occupancy Date (reflecting information from the year of the Affordable Housing
Occupancy Date), Developer shall submit an annual report (“Annual Report”) to City in
a form reasonably satisfactory to City, together with Developer’s certification that the
Affordable Units are in compliance with the requirements of this Agreement. The Annual
Report shall, at a minimum, include the following information for each Affordable Unit:
(i) unit number; (ii) number of bedrooms; (iii) current rent and other charges; (iv) dates of
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any vacancies during the previous year; (v) number of people residing in the unit; (vi) total
gross household income of residents; (vii) documentation of source of household income;
and (viii) the information required by Section 9, above. Upon request of City, Developer
shall allow City’s Authorized Representative to inspect and copy all records documenting
the source of household income.
Developer shall include with the Annual Report an income recertification for each
household, documentation verifying tenant eligibility, and such additional information as
City may reasonably request from time to time in order to demonstrate compliance with
this Agreement. The Annual Report shall conform to the format requested by City.
12.

Non-Discrimination; Compliance with Fair Housing Laws.
a. Preference for Displaced and Local Residents. In order to ensure that there is an
adequate supply of affordable housing within the City of Healdsburg for residents
and employees of businesses within the City, to the extent permitted by law and
consistent with the program regulations for funding sources used for development
of the Affordable Units, within the pool of eligible applicants, first priority should
be given to qualified households with members who live or work in the city limits
of Healdsburg. If there are no qualified Very Low and Lower Income Households
who meet these criteria, second priority shall be granted to qualified households
with members who live or work in unincorporated north Sonoma County,
Windsor, Geyserville, or Cloverdale. In the event there are fewer applicants for
the Affordable Units that meet the criteria specified in this paragraph than there are
available Affordable Units, such units shall be made available to members of the
general public who are qualified Very Low and Lower Income Households.
Notwithstanding the foregoing, in the event of a conflict between this provision
and the provisions of Section 42 of the Internal Revenue Code of 1986, as
amended, the provisions of such Section 42 shall control if such provisions apply
to the project due to Affordable Unit financing sources.
b. Fair Housing. Developer shall comply with state and federal fair housing laws in
the marketing and rental of the Affordable Units. With respect to the Affordable
Units, Developer shall accept as tenants, on the same basis as all other prospective
tenants, persons who are recipients of federal certificates or vouchers for rent
subsidies pursuant to the existing Section 8 program or any successor thereto.

13.
Non-Discrimination. Developer shall not restrict the rental, lease, sublease, transfer, use,
occupancy, tenure or enjoyment of the Affordable Units on the basis of race, color, religion,
creed, sex, sexual orientation, disability, marital status, ancestry, or national origin of any person.
Developer covenants for itself and all persons claiming under or through it, and this Agreement is
made and accepted upon and subject to the condition that there shall be no discrimination against
or segregation of any person or group of persons on account of any basis listed in subdivision (a)
or (d) of Section 12955 of the Government Code, as those bases are defined in Sections 12926,
12926.1, subdivision (m) and paragraph (1) of subdivision (p) of Section 12955, and Section
12955.2 of the Government Code, in the lease, sublease, transfer, use, occupancy, tenure or
enjoyment of the Affordable Units, nor shall Developer or any person claiming under or through
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Developer establish or permit any such practice or practices of discrimination or segregation with
reference to the selection, location, number, use or occupancy of tenants, lessees, subtenants,
sublessees or vendees in, of, or for the Affordable Units.
14.

Reporting Requirements; Access to Information; Inspections.
a. Maintenance of Records.
i. Developer shall maintain Affordable Unit tenant leases, income
certifications and other matters related to the leasing of the Affordable
Units for a period of not less than three (3) years after the final date of
occupancy by the tenant.
ii. Records related to compliance with this Agreement must be kept accurate
and up-to-date. City shall notify Developer of any records it deems
insufficient. Developer shall have thirty (30) calendar days from such
notice to correct any specified reasonable deficiency in the records, or, if
more than thirty (30) days shall be reasonably necessary to correct the
deficiency, Developer shall begin to correct the deficiency within thirty
(30) days and diligently pursue the correction of the deficiency as soon as
reasonably possible.
b. Access to Records; Inspections.
i. Developer shall provide City and its authorized agents and representatives
reasonable access to any books, documents, papers and records associated
with the Affordable Units for the purpose of making audits, examinations,
excerpts and transcriptions in connection with monitoring compliance with
this Agreement, during normal business hours of Developer and upon not
less than three (3) business days’ prior written notice.
ii. With forty-eight (48) hours’ notice, during normal business hours and as
often as may be deemed necessary, City and its authorized agents and
representatives shall be permitted access to and the right to examine the
Affordable Units and to interview tenants and employees of the Affordable
Units, for the purpose of verifying compliance with applicable regulations
and compliance with the conditions of this Agreement.

15.

Term of Agreement.
a. Term of Restrictions. This Agreement shall commence upon the Effective Date
and shall remain in effect until the Termination Date.
b. Effectiveness Survives Conveyance of Property.
i. Except as provided in Section 15.b.ii, below, this Agreement shall remain
effective and fully binding on all portions of the Property for the full term
hereof, regardless of any sale, assignment, transfer, refinancing, or
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conveyance of the Affordable Units or the Project or any part thereof or
interest therein.
ii. Upon the Affordable Housing Occupancy Date, the Agreement shall be
released from the rest of the Property and shall only apply to the Affordable
Housing Site.
c. Reconveyance. Upon the termination of this Agreement, the Parties agree to
execute and record appropriate instruments to release and discharge this
Agreement; provided, however, the execution and recordation of such instruments
shall not be necessary or a prerequisite to the termination of this Agreement upon
the expiration of the Term. This Agreement shall be partially released from the
Property as specified in Section 11.b.ii, above, and the Parties agree to execute and
record appropriate instruments to release and discharge this Agreement as to the
portions of the Property so specified.
16.
Binding Upon Successors; Covenants to Run with the Land. Developer hereby
subjects its interest in the Affordable Units to the covenants and restrictions set forth in this
Agreement. City and Developer hereby declare their express intent that the covenants and
restrictions set forth herein shall be deemed covenants running with the land and shall be binding
upon and inure to the benefit of the heirs, administrators, executors, successors in interest,
transferees, and assigns of Developer and City, regardless of any sale, assignment, refinancing,
conveyance or transfer of the Affordable Units, or any part thereof or interest therein, whether a
change in interest occurs voluntarily or involuntarily, by operation of law or otherwise, except as
expressly released by City. Any successor-in-interest to Developer, including without limitation
any purchaser, transferee or lessee of the Affordable Units (other than the tenants of the individual
Affordable Units) shall be subject to all of the duties and obligations imposed hereby for the full
term of this Agreement. Each and every contract, deed, lease or other instrument affecting or
conveying the Affordable Units or any part thereof, shall conclusively be held to have been
executed, delivered and accepted subject to the covenants, restrictions, duties and obligations set
forth herein, regardless of whether such covenants, restrictions, duties and obligations are set forth
in such contract, deed, lease or other instrument. If any such contract, deed, lease or other
instrument has been executed prior to the date hereof, Developer hereby covenants to obtain and
deliver to City an instrument in recordable form signed by the parties to such contract, deed, lease
or other instrument pursuant to which such parties acknowledge and accept this Agreement and
agree to be bound hereby.
Developer agrees for itself and for its successors that in the event that a court of competent
jurisdiction determines that the covenants herein do not run with the land, such covenants shall
be enforced as equitable servitudes against the Affordable Units in favor of City.
Without limiting the generality of the foregoing, Developer and City hereby declare their
understanding and intent that:
(a)
The covenants and restrictions contained in this Agreement shall be construed
as covenants running with the land pursuant to California Civil Code section 1468 and not as
conditions which might result in forfeiture of title by Developer;
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(b) The burden of the covenants and restrictions set forth in this Agreement touch
and concern the Property in that the Developer’s legal interest in the Property and all
improvements thereon are rendered less valuable thereby; and
(c) The benefit of the covenants and restrictions set forth in this Agreement touch
and concern the land by enhancing and increasing the enjoyment and use of the Property by
the Affordable Unit tenants.
(d) All covenants and restrictions contained herein without regard to technical
classification or designation shall be binding upon Developer and its successors in interest for
the benefit of the City, and such covenants and restrictions shall run in favor of the City for the
entire period during which such covenants and restrictions shall be in force and effect, without
regard to whether the City is an owner of any land or interest therein to which such covenant
and restrictions relate.
17.

Project Construction; Property Management; Repair and Maintenance; Marketing.
a. Management Responsibilities. Developer shall be responsible for all management
functions with respect to the Affordable Units, including without limitation
the selection of tenants, certification and recertification of household income
and eligibility, evictions, collection of rents and deposits, maintenance,
landscaping, routine and extraordinary repairs, replacement of capital items, and
security. City shall have no responsibility for construction, rehabilitation,
management, repair, maintenance or marketing of the Affordable Units.
b. Management Entity. If Developer enters into a separate property management
agreement (“Management Agreement”) with a property management company or
other organization in order to manage the Affordable Units (including leasing,
property management, maintenance and repair services, and reporting obligations)
and ensure that Developer’s obligations under this Agreement with respect to the
Affordable Units are satisfied (“Property Manager”), the Management
Agreement shall not relieve Developer of its primary responsibility for
proper performance of management duties. The Property Manager shall have
the requisite skill and experience to implement the Marketing and Management
Plan approved by the City under Section 17.g of this Agreement.
c. Management Policies. Developer shall adopt and implement written management
policies with respect to the Affordable Units that comply with the provisions of
this Agreement. The Developer shall provide copies of its management policies to
City upon their initial adoption and thereafter upon request.
d. Repair, Maintenance and Security. Throughout the term of this Agreement,
Developer shall at its own expense, maintain the Affordable Units in good physical
condition, in good repair, and in decent, safe, sanitary, habitable and tenantable
living conditions in conformity with all applicable state, federal, and local laws,
ordinances, codes, and regulations. Without limiting the foregoing, Developer
agrees to maintain the Affordable Units (including without limitation, the
residential units, common areas, landscaping, driveways, parking areas and
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walkways) in a condition free of all waste, nuisance, debris, unmaintained
landscaping, graffiti, disrepair, abandoned vehicles/appliances, and illegal activity,
and shall take all reasonable steps to prevent the same from occurring on the
Affordable Units. Developer shall prevent and/or rectify any physical
deterioration apart from reasonable wear and tear of the Affordable Units and
the Project and shall make all repairs, renewals and replacements necessary to
keep the Affordable Units and the improvements located therein in good
condition and repair. Developer shall provide adequate security measures for
the Project, including without limitation, the installation of adequate lighting and
deadbolt locks.
e. Additional Requirements. All construction work and professional services for the
Affordable Units shall be performed by persons or entities licensed or otherwise
authorized to perform the applicable work or service in the State of California and
shall have a current City of Healdsburg business license if required under local
law. To the extent allowed by state and federal laws, Developer shall limit the
installation of satellite dish, antenna and other such equipment to screened
locations on the Affordable Unit buildings as approved by City. Developer shall
diligently work to resolve complaints related to noise, parking, litter or other
neighborhood concerns.
f. City’s Right to Perform Maintenance. In the event that Developer breaches any of
the covenants contained in Section 17, and such default continues for a period of
ten (10) days after written notice from City (with respect to graffiti, debris, and
waste material) or thirty (30) days after written notice from City (with respect to
landscaping, building improvements and general maintenance), or such additional
time as is reasonably required to rectify the condition, then City, in addition to any
other remedy it may have under this Agreement or at law or in equity, shall have
the right, but not the obligation, to enter upon the Affordable Units and perform all
acts and work necessary to protect, maintain, and preserve the improvements and
the landscaped areas on the Property. All reasonable third-party costs expended by
City in connection with the foregoing shall be paid by Developer to City upon
demand. All such sums remaining unpaid thirty (30) days following delivery of
City’s invoice therefor shall bear interest at the lesser of 8% per annum or the
highest rate permitted by Applicable Law. City shall have a lien against the
Affordable Units for the amount of such unpaid sums and shall have the right to
record a Notice of Claim of Lien against the Affordable Units.
g. Marketing and Management Plan. Not fewer than sixty (60) days before
Developer begins offering Affordable Units for rent (whichever occurs first),
Developer shall submit for City review and approval, a plan for marketing and
managing the Affordable Units (the “Marketing and Management Plan” or
“Plan”). The Marketing and Management Plan shall address in detail how
Developer plans to market the Affordable Units to prospective Very Low and
Lower Income Households in accordance with fair housing laws and this
Agreement, Developer’s tenant selection criteria, and how Developer plans to
certify the eligibility of Very Low and Lower Income Households. The Plan shall
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also describe the management team and shall address how Developer and the
management entity plan to manage and maintain the Affordable Units. The Plan
shall include the form of rental agreement that Developer proposes to enter into
with Very Low and Lower Income Household tenants. Upon receipt of the Plan,
the City shall promptly review the Plan and shall approve or disapprove it within
thirty (30) days after submission. If City has not responded to the proposed
Management and Marketing Plan within thirty (30) days following City’s receipt
of such Plan, Developer may simultaneously give a subsequent request to the City
Manager, the Planning Director, and the City Attorney, which request shall be
labelled prominently: "Second Request: Deemed Approval Matter." If City fails to
respond to the subsequent request within fifteen (15) days following the date when
given, then the Management and Marketing Plan shall be deemed approved. If the
Plan is not approved, the Developer shall submit a revised Plan within thirty (30)
days, which shall be subject to the same review procedure set forth in this
Subsection (g). Developer shall abide by the terms of the Marketing and
Management Plan in marketing, managing, leasing, and maintaining the
Affordable Units and the Project, and throughout the term of this Agreement,
shall submit proposed material modifications to City for review and approval.
h. Approval of Amendments. If City has not responded to any proposed amendment
or change to the Management and Marketing Plan within thirty (30) days
following City’s receipt of such amendment, Developer may simultaneously give a
subsequent request to the City Manager, the Planning Director, and the City
Attorney, which request shall be labelled prominently: "Second Request: Deemed
Approval Matter." If City fails to respond to the subsequent request within fifteen
(15) days following the date when given, then the amendment shall be deemed
approved by City.
i. Fees, Taxes, and Other Levies. Developer shall be responsible for payment of all
fees, assessments, taxes, charges, liens and levies applicable to the Affordable
Units, including without limitation possessory interest taxes, if applicable, imposed
by any public entity, and shall pay such charges prior to delinquency. However,
Developer shall not be required to pay any such charge so long as (a) Developer
is contesting such charge in good faith and by appropriate proceedings, (b)
Developer maintains reserves adequate to pay any contested liabilities, and (c) on
final determination of the proceeding or contest, Developer immediately pays or
discharges any decision or judgment rendered against it, together with all costs,
charges and interest. Developer shall have all rights under Applicable Law to
appeal the valuation of the Project (including but not limited to the Affordable
Units, any improvements, fixtures or appurtenances, and any personal property)
for tax purposes, and nothing herein shall be deemed to preclude Developer from
applying for a Welfare Exemption or other taxation relief as a result of the
affordability and public benefit provided by the Affordable Units.
j. Property Damage or Destruction. If any part of the Affordable Units are damaged
or destroyed, Developer shall repair or restore the same, consistent with the
occupancy and rent restriction requirements set forth in this Agreement. Such
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work shall be commenced as soon as reasonably practicable after the damage or
loss occurs and shall be completed within one year thereafter or as soon as
reasonably practicable, provided that insurance proceeds are available to be
applied to such repairs or restoration within such period and the repair or
restoration is financially feasible. During such time that lenders providing
financing for the construction of the Project impose requirements that differ from
the requirements of this Section the requirements of such lenders and investors
shall prevail.
18.
Recordation; Subordination. This Agreement shall be recorded in the Official Records of
Sonoma County no later than the date on which the final subdivision map for the Project is
recorded. Developer hereby represents, warrants and covenants that with the exception of
easements of record, absent the written consent of City, this Agreement shall not be subordinated
in priority to any lien (other than those pertaining to taxes or assessments), encumbrance, or other
interest in the Affordable Units. Notwithstanding the fact that the Project Approvals run with the
Affordable Housing Site and the twenty-four (24) VLI Units shall remain restricted for use by
Very Low Income Households at a VLI Rent regardless of any subordination, upon request, the
City shall not unreasonably withhold its consent to subordinate this Agreement to the deeds of trust
and regulatory agreements required by Developer’s construction and permanent lenders (each a
“Senior Interest”) in a form reasonably approved by the City, if the subordination request meets
the following conditions:
a. All of the proceeds of loans related to the proposed Senior Interest, less any
transaction costs, must be used to provide construction and/or permanent financing
for the Affordable Units or the Project.
b. The proposed lender of a Senior Interest (each a “Senior Lender”) must be a state
or federally chartered financial institution, or a nonprofit corporation that is not
affiliated with Developer or any of Developer’s affiliates, other than as a depositor
or a lender. The City reserves the right to negotiate priority of interest with public
entities.
c. The subordination agreement(s) must be structured to minimize the risk that this
Agreement would be extinguished as a result of a foreclosure by the Senior Lender
or other holder of the Senior Interest. To satisfy this requirement, the
subordination agreement must provide the City with adequate rights to cure any
defaults by Developer, including: (i) providing the City or its successor with copies
of any notices of default in the same manner as provided to Developer at the same
time or promptly thereafter such notice is provided to the Developer; and (ii)
providing the City with a cure period of at least thirty (30) days to cure any default.
d. The subordination does not require the consent of the Senior Lender prior to the
City exercising remedies available to the City under this Agreement.
19.
No Impairment of Lien. No violation or breach of the covenants, conditions, restrictions,
provisions or limitations contained in this Agreement shall defeat or render invalid or in any way
impair the lien or charge of any mortgage, deed of trust or other financing or security instrument;
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provided, however, that any successor in interest to the Affordable Units shall be bound by such
covenants, conditions, restrictions, limitations and provisions, whether such successor’s title was
acquired by foreclosure, deed in lieu of foreclosure, trustee’s sale or otherwise.
20.

Default and Remedies.
a. Events of Default. An Event of Default shall arise hereunder if Developer fails to
perform any obligation under this Agreement and fails to cure such default within
thirty (30) days after the City has notified the Developer in writing of the default,
or if the default cannot be cured within thirty (30) days, has failed to commence to
cure within thirty (30) days and thereafter diligently pursued such cure and
completed such cure within a reasonable time.
b. Remedies. Upon the occurrence of an Event of Default and its continuation
beyond any applicable cure period, City may proceed with any of the following
remedies:
(i)

Bring an action for equitable relief seeking the specific performance of the
terms and conditions of this Agreement, and/or enjoining, abating, or
preventing any violation of such terms and conditions, and/or seeking
declaratory relief;

(ii)

For violations of obligations with respect to rents for residential units in
the Affordable Units, impose as liquidated damages a charge in an amount
equal to the actual amount collected in excess of the VLI Rent or LI Rent
as applicable; and/or

(iii).

Pursue any other remedy allowed under the City Documents or at law or
in equity.

Each of the remedies provided herein is cumulative and not exclusive. City may
exercise from time to time any rights and remedies available to it under
Applicable Law or in equity, in addition to, and not in lieu of, any rights and
remedies expressly provided in this Agreement. Any failure or delay by City in
asserting any of its rights or remedies, including specific performance, as to any
Event of Default shall not operate as a waiver of any default or of any such rights
or remedies or deprive City of its right to institute and maintain any actions or
proceedings which it may deem necessary to protect, assert or enforce any such
rights or remedies.
21.
Indemnity. To the fullest extent permitted by law, Developer shall indemnify, defend (with
counsel approved by City) and hold City and its elected and appointed officers, officials,
employees, agents, consultants, contractors and representatives (collectively, the “Indemnitees”)
harmless from and against all liability, loss, cost, expense (including without limitation attorneys’
fees and costs of litigation), claim, demand, action, suit, judicial or administrative proceeding,
penalty, deficiency, fine, order, and damage (all of the foregoing collectively “Claims”) arising
directly or indirectly, in whole or in part, as a result of or in connection with Developer’s
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construction, management, marketing, evaluation and determination of a household’s Gross
Income, leasing, or operation of the Affordable Units or any failure to perform any obligation as
and when required by this Agreement. Developer’s indemnification obligations under this Section
21 shall not extend to Claims resulting solely from the gross negligence or willful misconduct of
Indemnitees. The provisions of this Section 21 shall survive the expiration or earlier termination of
this Agreement.
22.
Expenses. Developer agrees to pay an annual monitoring fee for compliance with this
Agreement as may be adopted by resolution of the City Council which is in force and effect for a
similar class of affordable units; provided, however, that if the Project is financed with Tax
Credits or other Federal or State assistance and subject to a regulatory agreement administered by
TCAC, then the annual reporting requirements imposed by such regulatory agreement shall apply
and no additional annual monitoring fee shall be imposed or collected.
23.

Miscellaneous.
a. Amendments. This Agreement may be amended or modified only by a written
instrument signed by both Parties and recorded in the Official Records of Sonoma
County.
b. No Waiver. Any waiver by City of any term or provision of this Agreement must
be in writing. No waiver shall be implied from any delay or failure by City to
take action on any breach or default hereunder or to pursue any remedy allowed
under this Agreement or Applicable Law. No failure or delay by City at any time
to require strict performance by Developer of any provision of this Agreement or
to exercise any election contained herein or any right, power or remedy hereunder
shall be construed as a waiver of any other provision or any succeeding breach of
the same or any other provision hereof or a relinquishment for the future of such
election.
c. Notices. Except for any notice, demand or communication required under
applicable law to be given in another matter, all notices, demands and
communications to be sent pursuant to this Agreement shall be made in writing,
and sent to the parties at their respective addresses specified below or to such other
address as a party may designate by written notice delivered to the other parties in
accordance with this Section. All notices demands or communications shall be
shall be sent by personal delivery, by reputable overnight delivery service (which
provides a delivery receipt), or by certified or registered mail, return receipt
requested, postage prepaid. Any notice, demand or communication shall be
deemed given, received, made or communicated on the date personal delivery is
effected or, if mailed in the manner herein specified, on the delivery date or date
delivery is refused by the addressee, as shown on the return receipt. Either party
may change its address at any time by giving written notice of such change to City
or Developer as the case may be, in the manner provided herein, at least ten (10)
days prior to the date such change is desired to be effective.
Any notice to be delivered to City shall be addressed to:
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City:

City Manager
City of Healdsburg
401 Grove Street
Healdsburg, California 95448

with copy to: Samantha Zutler, Esq.
City Attorney
City of Healdsburg
101 Howard Street, Suite 400
San Francisco, California 94123
Developer:

Replay Healdsburg, LLC
631 Center Street
Healdsburg, CA 95448
Attention: David Hill

with copy to: Goldfarb & Lipman LLP
Attn: Barbara Kautz, Esq.
1300 Clay Street, Eleventh Floor
Oakland, CA 94612
d. Further Assurances. The Parties shall execute, acknowledge and deliver to the
other such other documents and instruments, and take such other actions, as either
shall reasonably request as may be necessary to carry out the intent of this
Agreement.
e. Parties Not Co-Venturers; Independent Contractor; No Agency Relationship.
Nothing in this Agreement is intended to or shall establish the Parties as partners,
co-venturers, or principal and agent with one another. The relationship of
Developer and City shall not be construed as a joint venture, equity venture,
partnership or any other relationship. City neither undertakes nor assumes any
responsibility or duty to Developer (except as expressly provided in this
Agreement) or to any third party with respect to the Project. Developer and its
employees are not employees of City but rather are, and shall always be considered
independent contractors. Furthermore, Developer and its employees shall at no
time pretend to be or hold themselves out as employees or agents of City. Except
as City may specify in writing, Developer shall not have any authority to act as an
agent of City or to bind City to any obligation.
f. Action by City. Except as may be otherwise specifically provided herein,
whenever any approval, notice, direction, consent or request by City is required or
permitted under this Agreement, such action shall be in writing, and such action
may be given, made or taken by City’s Authorized Representative or by any
person who shall have been designated by City’s Authorized Representative,
without further approval by the City Council.
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g. No Third Party Beneficiaries. This Agreement is not intended to be for the benefit
of any person other than the parties and their permitted successors and assigns.
h. Non-Liability of City and City Officials, Employees and Agents. No member,
official, employee or agent of City shall be personally liable to Developer or any
successor in interest, in the event of any default or breach by City, or for any
amount of money which may become due to Developer or its successor or for any
obligation of City under this Agreement.
i. Headings; Construction; Statutory References. The headings of the sections and
paragraphs of this Agreement are for convenience only and shall not be used to
interpret this Agreement. The language of this Agreement shall be construed as a
whole according to its fair meaning and not strictly for or against any Party. All
references in this Agreement to particular statutes, regulations, ordinances or
resolutions of the United States, the State of California, or the City of Healdsburg
shall be deemed to include the same statute, regulation, ordinance or resolution as
hereafter amended or renumbered, or if repealed, to such other provisions as may
thereafter govern the same subject.
j. Time is of the Essence. Time is of the essence in the performance of this
Agreement.
k. Governing Law; Venue. This Agreement shall be construed in accordance with
the laws of the State of California without regard to principles of conflicts of law.
Any action to enforce or interpret this Agreement shall be filed and heard in the
Superior Court of Sonoma County, California or in the Federal District Court for
the Northern District of California.
l. Attorneys’ Fees and Costs. If any legal or administrative action is brought to
interpret or enforce the terms of this Agreement, the prevailing party shall be entitled
to recover all reasonable attorneys’ fees and costs incurred in such action.
m. Severability. If any provision of this Agreement is held invalid, illegal, or
unenforceable by a court of competent jurisdiction, the validity, legality, and
enforceability of the remaining provisions shall not be affected or impaired
thereby.
n. Entire Agreement; Exhibits. This Agreement contains the entire agreement of
Parties with respect to the subject matter hereof, and supersedes all prior oral or
written agreements between the Parties with respect thereto. Exhibit A and
Exhibit B attached hereto are incorporated herein by this reference.
o. Counterparts. This Agreement may be executed in multiple counterparts, each of
which shall be an original and all of which together shall constitute one agreement.
SIGNATURES ON FOLLOWING PAGE(S).
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IN WITNESS WHEREOF, the Parties have executed this Affordable Housing
Regulatory Agreement and Declaration of Restrictive Covenants as of the date first written
above.
CITY:
CITY OF HEALDSBURG, a municipal corporation
By:

_______________________________
David Mickaelian, City Manager

Attest:
By:_____________________________
________________, City Clerk
Approved as to form:
By:____________________________
Samantha Zutler, City Attorney

DEVELOPER:
REPLAY HEALDSBURG, LLC,
a Delaware limited liability company
By:
Name:
Its:

SIGNATURES MUST BE NOTARIZED.
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A notary public or other officer completing this certificate verifies only the identity of the
individual who signed the document to which this certificate is attached, and not the
truthfulness, accuracy, or validity of that document.

STATE OF CALIFORNIA

)
)

COUNTY OF SONOMA

)

On
, 20__, before me, ______________________, Notary Public, personally
appeared
, who proved to me on the basis of
satisfactory evidence to be the person(s) whose name(s) is/are subscribed to the within
instrument and acknowledged to me that he/she/they executed the same in his/her/their
authorized capacity(ies), and that by his/her/their signature(s) on the instrument the person(s), or
the entity upon behalf of which the person(s) acted, executed the instrument.
I certify under PENALTY OF PERJURY under the laws of the State of California that the
foregoing paragraph is true and correct.
WITNESS my hand and official seal.
Signature _______________________________ (Seal)
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A notary public or other officer completing this certificate verifies only the identity of the individual
who signed the document to which this certificate is attached, and not the truthfulness, accuracy, or
validity of that document.
STATE OF CALIFORNIA
COUNTY OF SONOMA

)
)
)

On
, 20__, before me, ______________________, Notary Public, personally
appeared
, who proved to me on the basis of
satisfactory evidence to be the person(s) whose name(s) is/are subscribed to the within
instrument and acknowledged to me that he/she/they executed the same in his/her/their
authorized capacity(ies), and that by his/her/their signature(s) on the instrument the person(s), or
the entity upon behalf of which the person(s) acted, executed the instrument.
I certify under PENALTY OF PERJURY under the laws of the State of California that the
foregoing paragraph is true and correct.
WITNESS my hand and official seal.
Signature _______________________________ (Seal)
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Exhibit A to DA Exhibit D
PROPERTY DESCRIPTION

The real property situated in the City of Healdsburg, County of Sonoma, State of California,
described as follows:

APN: _______________
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Exhibit B to DA Exhibit D

CERTIFICATE OF COMPLETION
RECORDING REQUESTED BY
AND WHEN RECORDED MAIL TO:
City of Healdsburg
401 Grove Street
Healdsburg, CA 95448
Attention: City Manager
This document is exempt from the payment of a
recording fee pursuant to Government Code
§§6103 and 27383.
CERTIFICATE OF COMPLETION
THIS CERTIFICATE OF COMPLETION (“Certificate of Completion”) is made by the CITY
OF HEALDSBURG, California municipal corporation (“City”), in favor of REPLAY
HEALDSBURG, LLC, a California limited liability company (“Developer”), as of the date set
forth below.
RECITALS
A.
City and Developer have entered into that certain Affordable Housing Regulatory
Agreement (“Agreement”) dated _____, 2019, concerning the development of affordable
multifamily rental housing on certain real property (the “Property”) situated in the City of
Healdsburg, California, as more fully described in Exhibit “A” attached hereto and made a part
hereof. The Agreement was recorded in the Official Records of Sonoma County on ________,
2019, at Instrument No.______________.
B.
As referenced in Section 1 of the Agreement, the Affordable Housing Occupancy Date
shall mean the date of issuance by City of a certificate of occupancy for the final Affordable
Unit, as memorialized in a Certificate of Completion to be executed by City and Developer and
recorded in the Official Records of Sonoma County.
NOW, THEREFORE, City and Developer hereby agree as follows:
1.
City has issued to Developer a certificate of occupancy for the final Affordable Unit as of
_____________, 20__. Accordingly, as provided in the Agreement, the Affordable Housing
Occupancy Date shall mean ____________, 20__ and the Termination Date shall mean
____________, 20__.
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2.
This Certificate of Completion shall not be deemed or construed to constitute evidence of
compliance with or satisfaction of any obligation of Developer to any holder of a mortgage, or
any insurer of a mortgage, securing money loaned to finance the construction and development
of the Project or any portion thereof. This Certificate of Completion is not a notice of
completion as referred to in Section 8182 of the California Civil Code.
IN WITNESS WHEREOF, City and Developer have executed this Certificate of Completion this
___ day of _______________, 20__.

CITY OF HEALDSBURG,
a California municipal corporation
By:
Print Name: David Mickaelian
Its: City Manager

APPROVED AS TO FORM:

ATTEST:

Samantha Zutler, City Attorney

_____________________________
_______________, City Clerk

DEVELOPER:
REPLAY HEALDSBURG, LLC,
a Delaware limited liability company
By:
Name:
Its:

SIGNATURES MUST BE NOTARIZED.
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A notary public or other officer completing this certificate verifies only the identity of the
individual who signed the document to which this certificate is attached, and not the
truthfulness, accuracy, or validity of that document.

STATE OF CALIFORNIA

)
)

COUNTY OF SONOMA

)

On
, 20__, before me, ______________________, Notary Public, personally
appeared
, who proved to me on the basis of
satisfactory evidence to be the person(s) whose name(s) is/are subscribed to the within instrument
and acknowledged to me that he/she/they executed the same in his/her/their authorized
capacity(ies), and that by his/her/their signature(s) on the instrument the person(s), or the entity
upon behalf of which the person(s) acted, executed the instrument.
I certify under PENALTY OF PERJURY under the laws of the State of California that the
foregoing paragraph is true and correct.
WITNESS my hand and official seal.
Signature _______________________________ (Seal)
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A notary public or other officer completing this certificate verifies only the identity of the individual
who signed the document to which this certificate is attached, and not the truthfulness, accuracy, or
validity of that document.
STATE OF CALIFORNIA
COUNTY OF SONOMA

)
)
)

On
, 20__, before me, ______________________, Notary Public, personally
appeared
, who proved to me on the basis of
satisfactory evidence to be the person(s) whose name(s) is/are subscribed to the within instrument
and acknowledged to me that he/she/they executed the same in his/her/their authorized
capacity(ies), and that by his/her/their signature(s) on the instrument the person(s), or the entity
upon behalf of which the person(s) acted, executed the instrument.
I certify under PENALTY OF PERJURY under the laws of the State of California that the
foregoing paragraph is true and correct.
WITNESS my hand and official seal.
Signature _______________________________ (Seal)
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EXHIBIT A TO EXHIBIT B OF DA EXHIBIT D
PROPERTY DESCRIPTION
The real property situated in the City of Healdsburg, County of Sonoma, State of California,
described as follows:

APN: _______________
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EXHIBIT E
GMO ALLOCATION SCHEDULE

GMO
Allocation
Cycle

Market Rate
Units1

Low/Very Low
Income Units

Middle
Income
Housing Units

Hotel Rooms

7
(2019 – 2021)

40

40 rental2

2 ABD3

534

8
(2022 – 2024)

40

--

9
(2025-2027)

45*

10
(2028-2030)
*

1

2
3

4
5

6

14
rental5

30**

--

--

2
ABD

--

2
ABD

--

8 rental5 or
ownership6;
8 ABD

--

GMO Allocations for Market Rate Units in cycles 9 and 10 shall be limited to the number of GMO
Allocations necessary to develop a total of 138 Market Rate Units, 8 Affordable-By-Design Housing
Units, and up to 8 Ownership Middle Income Units.

Market Rate Units are eligible for “A allocations” and/or “B allocations,” as further set
forth in Sections 5.6 and 5.7 of this Agreement.
Low/Very Low Income Units are exempt from GMO requirements.
“ABD” means “Affordable By Design” for-sale units. Developer, in its sole
discretion, may elect to provide more than two (2) Affordable-by-Design Housing
Units in a given GMO Cycle.
Hotel Rooms are exempt from GMO requirements.
Rental Middle Income Housing Units are eligible for “C allocations,” as further set
forth in the GMO Policies and Procedures and in Section 5.6 of this Agreement.
Ownership Middle Income Housing Units and Affordable-By-Design Housing Units
shall require GMO Allocations pursuant to the GMO Policies and Procedures.
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EXHIBIT F
FORM OF ASSIGNMENT AND ASSUMPTION AGREEMENT
RECORDING REQUESTED BY AND
WHEN RECORDED MAIL TO:
[Land Owner]

SPACE ABOVE THIS LINE FOR RECORDER’S USE ONLY

ASSIGNMENT AND ASSUMPTION AGREEMENT
(Mill District Healdsburg)
THIS ASSIGNMENT AND ASSUMPTION AGREEMENT ("Agreement") is entered
into as of the ____ day of __________, 20__ (the "Assignment Date") by and among Replay
Healdsburg, LLC, a Delaware limited liability company ("Assignor" or "Land Owner"), and
______________________, a ___________________ ("Assignee") (each individually a "Party"
and collectively the "Parties").

RECITALS
A.
Assignor and the City of Healdsburg, a California municipal corporation ("City")
have entered into that certain Development Agreement dated as of _____________, 2019
("Development Agreement") which was recorded in the Official Records of Sonoma County on
_____________, 2019 as Instrument No. _____________. Capitalized terms not otherwise
defined in this Agreement are as defined in the Development Agreement.
B.
Assignor is the fee owner of the real property located within the City of
Healdsburg, County of Sonoma, State of California, as further described in Exhibit A attached
hereto and incorporated herein by reference (the "Transfer Property") and is the Developer as
defined in the Development Agreement.
C.
The Transfer Property described in Exhibit A is a portion of the Property as
defined in the Development Agreement and
D.
Assignor desires to transfer its interest in the Transfer Property to Assignee
concurrently with execution of this Agreement, and Assignee desires to so acquire such interest
in the Transfer Property from Assignor.
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E.
Section 9 of the Development Agreement provides that the Land Owner may
transfer all or a portion of the Property and assign all or a portion of its rights and obligations
under the Development Agreement related to the Transfer Property to another party, provided
that the Land Owner shall have notified the City prior to any assignment, that the Assignor and
Assignee enter into an assignment and assumption agreement in substantially the form of this
Agreement, and that, concurrently with the Assignment, the Assignor shall provide the City with
an executed copy of this Agreement.
F.
Assignor has provided the required written notice to City of its intent to enter into
this Agreement as required by Section 9 of the Development Agreement and, concurrently with
the execution of this Agreement, shall provide the City with an executed copy of this Agreement.
G.
Assignor now desires to assign its interests, rights, duties and obligations
applicable to the Transfer Property under the Development Agreement to Assignee, and
Assignee desires to assume such interests, rights, duties and obligations from Assignor.
NOW, THEREFORE, in exchange for the mutual covenants set forth herein and for other
good and valuable consideration, the receipt and sufficiency of which are hereby acknowledged,
the Parties hereby agree as follows:
AGREEMENT
The introductory paragraph, the Recitals, and all defined terms set forth therein are
hereby incorporated into this Agreement as if hereinafter fully and completely rewritten.
1.
Assignment and Assumption of Interest. Assignor hereby transfers, assigns and
conveys to Assignee, all of Assignor's right, title and interest in and to, and the obligations,
duties, responsibilities, conditions and restrictions under, the Development Agreement related to
the Transfer Property being transferred, as set forth in Section 2 below (the "Rights and
Obligations"). By accepting this assignment, Assignee, for itself and its successors and assigns,
hereby expressly and unconditionally accepts the foregoing assignment, assumes all such Rights
and Obligations, and expressly agrees for the benefit of City, to pay, perform and discharge all
obligations of Assignor under the Development Agreement related to the Transfer Property, and
to comply with all covenants and conditions of Assignor arising from or under the Development
Agreement related to the Transfer Property. Assignee hereby represents that it has reviewed and
accepts all obligations of Assignor, if any, required by the Project Approvals.
2.
Allocation of Rights and Obligations. [Placeholder for enumeration of which
of the rights and allocations shall be transferred to the Assignee and which shall be
retained by the Assignor.] In no event shall the City be obligated to make, or be liable for
making, any determination as to which obligations are being transferred, other than as
specifically set forth in this Section 2.
3.
Substitution of Land Owner. Assignee hereafter shall be substituted for and
replace Assignor in the Development Agreement with respect to the Rights and Obligations
transferred under this Agreement. Whenever the term "Developer" appears in the Development

Exhibit F to DA - Form of Assignment and Assumption Agreement
-2-

Attachment: Attachment 2 - Mill District Project - Development Agreement (2305 : Mill District Tentative Map and Development Agreement)

3.A.b

SF #4834-4547-0089 v1

Packet Pg. 136

Agreement, it shall hereafter mean Assignee with respect to the Rights and Obligations
transferred under this Agreement.
4.

Assignor and Assignee Agreements, Indemnifications and Waivers.
(a)

Assignor represents and warrants as follows:

(i)
Development Agreement. To the extent applicable to the Transfer
Property, the Development Agreement is unmodified and in full force and effect, and the City
has not agreed to any amendment of any provision of the Development Agreement with respect
to the Transfer Property. [If any amendments have occurred, state here.]
(ii)
No Defaults. To the actual knowledge of Assignor, no default on
the part of City, and no breach, event, or failure of condition that, with notice or lapse of time or
both, would constitute a default on the part of City, exists under the Development Agreement
with respect to the Transfer Property. [If any default exists, describe here.]
(iii) No Set-Offs. To the actual knowledge of Assignor, there are no
set-offs or defenses against the enforcement of any right or remedy, or any duty or obligation, of
the City or Assignor under the Development Agreement with respect to the Transfer Property.
(iv)
No Termination Right. To the actual knowledge of the Assignor,
the Assignor currently has no right to terminate the Development Agreement pursuant to Article
7 of the Development Agreement.
(b)

Assignee represents and warrants as follows:

(i)
Assignee is ______________________, a __________. For the
purposes of this Agreement the Land Owner's office is: _____________.
(ii)
Assignee represents and warrants that, as of the Effective Date of
this Agreement, Assignee is:
(iii)

The sole fee owner of the Transfer Property;

(iv)

Duly organized and validly existing under the laws of the State of

California;
(v)
Qualified and authorized to do business in the State of California
and has duly complied with all requirements pertaining thereto; and
(vi)
In good standing and has all necessary powers under the laws of
the State of California to own property and in all other respects enter into and perform the
undertakings and obligations of this Agreement.
(c)

Assignee further represents and warrants:
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(i)
That no approvals or consents of any persons are necessary for the
execution, delivery or performance of this Agreement by Assignee, except as have been
obtained;
(ii)
That the execution and delivery of this Agreement and the
performance of the obligations of Assignee have been duly authorized by all necessary actions
and approvals required;
(iii) That this Agreement is a legal, valid, and binding obligation of
Assignee enforceable in accordance with its terms;
(iv)
That the execution, delivery, and performance of this Agreement
by the Assignee does not and will not materially conflict with, or constitute a material violation
or material breach of, or constitute a default under (a) the formation agreements of the Assignee
(if any), (b) any law, rule, or regulation binding upon or applicable to Assignee, or (c) any
material agreements to which Assignee is a party;
(v)
That Assignee or any person or entity owning or operating the
Transfer Property, has duly obtained and maintained, or will duly obtain and maintain, all
licenses, permits, consents, and approvals required by all applicable governmental authorities to
develop, sell, lease, own, and operate all or a portion of the Project on the Transfer Property.
(d)
Assignor and Assignee each hereby waives and releases, and Assignee
hereby agrees to indemnify and hold City harmless, from any and all damages, liabilities, causes
of action, claims or potential claims against City (including attorneys' fees and costs) arising out
of or resulting from the assignment and assumption of the Rights and Obligations.
(e)
Assignor acknowledges and agrees that the Rights and Obligations have
been fully assigned to Assignee by this Agreement and, accordingly, that Assignee shall have the
exclusive right to assert any claims against City with respect to such Rights and Obligations.
Accordingly, without limiting any claims of Assignee under the Development Agreement,
Assignor hereby waives any claims or potential claims by Assignor against City to the extent
arising solely out of the transferred Rights and Obligations.
5.
Governing Law; Venue. This Agreement shall be interpreted and enforced in
accordance with the laws of the State of California without regard to principles of conflicts of
laws. Any action to enforce or interpret this Agreement shall be filed and litigated exclusively in
the Superior Court of Sonoma County, California.
6.
City as Third Party Beneficiary. The City of Healdsburg shall be a third party
beneficiary of this Agreement. The City shall have the right to rely upon the representations and
warranties set forth in Section 4 hereof.
7.
Entire Agreement/Amendment. This Agreement constitutes the entire agreement
among the Parties with respect to the subject matter hereof, and supersedes all prior written and
oral agreements with respect to the matters covered by this Agreement. This Agreement may not
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be amended except by an instrument in writing signed by each of the Parties and consented to in
writing by City.
8.
Further Assurances. Each Party shall execute and deliver such other certificates,
agreements and documents and take such other actions as may be reasonably required to
consummate or implement the transactions contemplated by this Agreement and the
Development Agreement.
9.
Benefit and Liability. Subject to the restrictions on transfer set forth in the
Development Agreement, this Agreement and all of the terms, covenants, and conditions hereof
shall extend to the benefit of and be binding upon the respective successors and permitted
assigns of the Parties.
10.
Attorneys' Fees. In the event of any litigation pertaining to this Agreement, the
losing Party shall pay the prevailing Party's litigation costs and expenses, including without
limitation reasonable attorneys' fees.
11.
City is a Third-Party Beneficiary. The City is an intended third-party beneficiary
of this Agreement, and has the right, but not the obligation, to enforce the provisions hereof.
12.
Recordation. Assignor shall cause this Agreement to be recorded in the Official
Records of Sonoma County, and shall promptly provide conformed copies of the recorded
Agreement to City and Assignee.
13.
Address for Notices. Assignee's address for
communications under the Development Agreement is as follows:

notices,

demands

and

________________________________
________________________________
________________________________
Attn: _______________________
With copies to:
________________________________
________________________________
________________________________
Attn: _______________________

14.
Captions; Interpretation. The section headings used herein are solely for
convenience and shall not be used to interpret this Agreement. The Parties acknowledge that this
Agreement is the product of negotiation and compromise on the part of both Parties, and the
Parties agree, that since both have participated in the negotiation and drafting of this Agreement,
this Agreement shall not be construed as if prepared by one of the Parties, but rather according to
its fair meaning as a whole, as if both Parties had prepared it.
Exhibit F to DA - Form of Assignment and Assumption Agreement
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15.
Severability. If any term, provision, condition or covenant of this Agreement or
its application to any Party or circumstances shall be held by a court of competent jurisdiction, to
any extent, invalid or unenforceable, the remainder of this Agreement, or the application of the
term, provision, condition or covenant to persons or circumstances other than those as to whom
or which it is held invalid or unenforceable, shall not be affected, and shall be valid and
enforceable to the fullest extent permitted by law unless the rights and obligations of the Parties
have been materially altered or abridged thereby.
16.
Counterparts. This Agreement may be executed in counterparts, each of which
shall, irrespective of the date of its execution and delivery, be deemed an original, and the
counterparts together shall constitute one and the same instrument.
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IN WITNESS WHEREOF Assignor and Assignee have executed this Agreement as of
the date first set forth above.

ASSIGNOR:
________________________________, a
_________________________________
By:
FORM – DO NOT SIGN
Name:
Its:
ASSIGNEE:
________________________________, a
_________________________________
By:
FORM – DO NOT SIGN
Name:
Its:

Exhibit F to DA - Form of Assignment and Assumption Agreement
-7-

Attachment: Attachment 2 - Mill District Project - Development Agreement (2305 : Mill District Tentative Map and Development Agreement)

3.A.b

SF #4834-4547-0089 v1

Packet Pg. 141

State of California
County of

)
)

On _____________________ before me, ______________________________, a Notary Public,
personally appeared ___________ who proved to me on the basis of satisfactory evidence to be
the person(s) whose name(s) is/are subscribed to the within instrument and acknowledged to me
that he/she/they executed the same in his/her/their authorized capacity(ies), and that by
his/her/their signature(s) on the instrument the person(s), or the entity upon behalf of which the
person(s) acted, executed the instrument.
I certify under PENALTY OF PERJURY under the laws of the State of California that the
foregoing paragraph is true and correct.
WITNESS my hand and official seal.
Signature
Signature of Notary Public

(Seal)
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State of California
County of

)
)

On _____________________ before me, ______________________________, a Notary Public,
personally appeared ___________ who proved to me on the basis of satisfactory evidence to be
the person(s) whose name(s) is/are subscribed to the within instrument and acknowledged to me
that he/she/they executed the same in his/her/their authorized capacity(ies), and that by
his/her/their signature(s) on the instrument the person(s), or the entity upon behalf of which the
person(s) acted, executed the instrument.
I certify under PENALTY OF PERJURY under the laws of the State of California that the
foregoing paragraph is true and correct.
WITNESS my hand and official seal.
Signature
Signature of Notary Public

(Seal)
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EXHIBIT A
DESCRIPTION OF TRANSFER PROPERTY

[to be attached]
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CEQA CERTIFICATE OF DETERMINATION

[ TO BE ATTACHED]
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CITY OF HEALDSBURG
ORDINANCE NO. _________

AN ORDINANCE OF THE CITY COUNCIL OF THE CITY OF HEALDSBURG
APPROVING A DEVELOPMENT AGREEMENT (DA 2018-01) FOR THE MILL
DISTRICT PROJECT LOCATED AT 146 AND 164 HEALDSBURG AVENUE

WHEREAS, applications have been received from Replay Healdsburg, LLC requesting
approval of Tentative Subdivision Map TM 2017-01, Conditional Use Permit CUP 2017-12,
Historic Demolition Permit MISC 2017-01 Heritage Tree Removal HT 2017-02, and
Development Agreement DA 2018-01, to subdivide the approximately 9.59 acre property at 146
and 164 Healdsburg Avenue (APN 002-261-023 and 024 and 002-303-012 and 013) into seven
lots to allow the development of up to 208 multi-family residential units, a 53-room hotel and
15,000 square feet of commercial space (together, the “Project”); and
WHEREAS, Replay Healdsburg, LLC (“Applicant”) proposes to enter into a
Development Agreement (the “Development Agreement”) with the City of Healdsburg for the
purpose of developing the Project and securing defined Growth Management Ordinance
Allocations in exchange for dedications and contributions to the community, in the form attached
as Exhibit 1 to this ordinance; and
WHEREAS, Sections 65864 through 65869.5 of the California Government Code and
Chapter 17.20 of the Healdsburg Municipal Code (“Development Agreement Law”) authorize
the City to establish procedures to enter into binding development agreements with persons
having legal or equitable interests in real property located within the City for the development of
property; and
WHEREAS, the City of Healdsburg has established and codified such procedures as
Chapter 17.20 of the Healdsburg Municipal Code; and
WHEREAS, the Project is located within a geographic area for which the City previously
prepared and adopted the Central Healdsburg Avenue Plan (“CHAP”); and
WHEREAS, prior to the City’s approval of the CHAP, an Environmental Impact Report
(EIR) was prepared pursuant to the California Environmental Quality Act (Pub. Res. Code §
21000, et seq.) (CEQA), and certified by the Healdsburg City Council on January 21, 2014 (State
Clearinghouse Number 2012112011), which analyzed the environmental impacts of buildout
under the CHAP; and
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WHEREAS, the analysis in the CHAP EIR allows the use of CEQA streamlining and/or
tiering provisions for projects developed under the CHAP EIR, including this project; and
WHEREAS, an Environmental Checklist evaluation has been prepared for the Project,
which can be found in the Planning Department’s files for the Project at 401 Grove Street,
Healdsburg, CA 95448; and
WHEREAS, the Planning Commission held a noticed public hearing on January 8, 2019,
for the purpose of receiving oral testimony on the proposed Project approvals, including the
Development Agreement; and .
WHEREAS, after considering all public comments received and all pertinent documents,
including the Staff Report dated January 8, 2019, the Planning Commission, by Resolution 201903, recommended approval of the Development Agreement; and
WHEREAS, by adoption of separate resolutions the Planning Commission has (a)
considered and recommended that the City Council approve a related request for Tentative
Subdivision Map 2017-01, and (b) approved Conditional Use Permit CUP 2017-12, Historic
Demolition Permit MISC 2017- 01 and Heritage Tree Removal HT 2017-02 for the Mill District
Project; and
WHEREAS, the Healdsburg City Council held a duly noticed public hearing on the
Development Agreement DA 2018-01 on March 11, 2019, reviewed the written and verbal staff
reports, took testimony, and received into the record all pertinent documents related to the
Project.
NOW, THEREFORE BE IT RESOLVED that the Healdsburg City Council hereby
approves the Development Agreement as presented in Exhibit 1 to this ordinance and based upon
the facts and findings as set forth below:
Section 1.

Findings.

1. The foregoing Recitals are true and correct and by this reference are made a part
hereof.
2. The Development Agreement is consistent with the Healdsburg General Plan, the
Central Healdsburg Avenue Plan (“CHAP”), and the Land Use Code including
provisions that are adopted concurrently with the approval of this development
agreement.
3. The Development Agreement will provide Healdsburg with tangible benefits beyond
those that may be required by the City through normal project conditions of approval.
The Development Agreement ensures that the City will receive Affordable Housing
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and Middle Income Housing. The City will also receive monetary contributions for
Connectivity Funds for providing access to and from the future SMART rail
station/transit center to the surrounding areas, funds to City homelessness and other
housing first programs and initiatives, and funds to be used for a new aerial ladder
truck.
4. Any environmental impacts related to the Development Agreement have been

reviewed and considered in accordance with the provisions of the California
Environmental Quality Act. The project is located within a geographic area for which
the City previously prepared and adopted the Central Healdsburg Avenue Plan
(“CHAP”). Prior to the City’s approval of the CHAP, an Environmental Impact
Report (EIR) was prepared pursuant to the California Environmental Quality Act
(Pub. Res. Code § 21000, et seq.) (CEQA), and certified by the Healdsburg City
Council on January 21, 2014 (State Clearinghouse Number 2012112011), which
analyzed the environmental impacts of buildout under the CHAP. The analysis in the
CHAP EIR allows the use of CEQA streamlining and/or tiering provisions for
projects developed under the CHAP EIR, including this project. Specifically, the
Project complies with CEQA based on each of the applicable CEQA streamlining and/or
tiering code sections described below, each of which, separately and independently, provides
a basis for CEQA compliance:
a. The Environmental Checklist, and the Certificate of Determination attached

hereto as Exhibit 2, each conclude that the Project would not result in any
significant impacts that: (1) are peculiar to the Project or Project site; (2) were
not identified as significant project-level, cumulative, or off-site effects in the
CHAP EIR; or (3) were previously identified significant effects, which as a
result of substantial new information that was not known at the time that the
CHAP EIR was certified, are determined to have a more severe adverse
impact than discussed in the CHAP EIR. As a result, pursuant to Section
15183, the Project is exempt from further environmental review under CEQA.
b. The Environmental Checklist, and the Certificate of Determination attached
hereto as Exhibit 2, each conclude that the Project would not cause new
significant impacts not previously identified in the previously certified CHAP
EIR, nor result in a substantial increase in the severity of previously identified
significant impacts. No new mitigation measures would be necessary to
reduce significant impacts. No changes have occurred with respect to
circumstances surrounding the CHAP that would cause significant
environmental impacts to which the Project would contribute considerably,
and no new information has been put forward that shows that the Project
would cause significant environmental impacts. Therefore, no supplemental

Attachment: Attachment 2B - Draft City Council Ordinance approving Mill District Project - Development Agreement (2305 : Mill District

3.A.c

3
Packet Pg. 148

environmental review is required for the Project in accordance with Public
Resources Code Section 21166, and CEQA Guidelines Sections 15162 and
15164.
c. The Environmental Checklist, and the Certificate of Determination attached

hereto as Exhibit 2, each conclude that the Project would not cause new
significant impacts not previously identified in the previously certified CHAP
EIR, which may serve as a “Program EIR” under CEQA, nor result in a
substantial increase in the severity of previously identified significant impacts.
No new mitigation measures would be necessary to reduce significant
impacts.
No changes have occurred with respect to circumstances
surrounding the CHAP that would cause significant environmental impacts to
which the Project would contribute considerably, and no new information has
been put forward that shows that the Project would cause significant
environmental impacts. Therefore, no supplemental environmental review is
required for the Project in accordance with CEQA Guidelines Sections 15162
and 15168.
Section 2.
Approval and Execution. The City Council hereby approves the
Development Agreement, substantially in the form attached hereto as Exhibit 1, subject
such minor and clarifying changes consistent with the terms thereof as may be approved
by the City Attorney prior to execution hereof. The City Council further authorizes the
City Manager to execute the Agreement on behalf of the City.
Section 3.
Severability. If any section, subsection, sentence, clause or phrase or
word of this Ordinance is for any reason held to be unconstitutional, unlawful or
otherwise invalid by a court of competent jurisdiction, such decision shall not affect the
validity of the remaining portions of this ordinance. The City Council hereby declares
that it would have passed and adopted this Ordinance and each and all provisions thereof
irrespective of the fact that any one or more of said provisions may be declared
unconstitutional, unlawful or otherwise invalid.
Section 4.
Effective and Operative Dates. This Ordinance of the City of Healdsburg
shall be effective thirty (30) days after the date of its passage; provided, however, that if
the City Council’s approval of the related Tentative Subdivision Map TM 2017-01 has
not become effective by July 1, 2019, then this Ordinance shall be deemed to be void and
of no further force or effect.. Before expiration of fifteen days after its passage, this
ordinance or a summary thereof as provided in Government Code Section 36933, shall be
published at least once in a newspaper of general circulation published and circulated in
the City of Healdsburg, along with the names of the City Council voting for and against
its passage.
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This ordinance was introduced by the City Council of the City of Healdsburg, County of
Sonoma, at a regular meeting thereof on the ___ day of ________, 2019, by the following
roll call vote:

AYES:

Councilmembers ( )

NOES:

Councilmembers ( )

ABSENT:

Councilmembers ( )

ABSTAINING:

Councilmembers ( )

SO ORDERED

ATTEST

____________________________

_____________________________

David Hagele, MAYOR

Stephanie Williams, CITY CLERK

EXHIBITS:

1.
2.

Development Agreement
CEQA Certificate of Determination
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RECORD WITHOUT FEE
PURSUANT TO GOVERNMENT CODE § 6103

RECORDING REQUESTED BY AND
WHEN RECORDED MAIL TO:
CITY OF HEALDSBURG
401 GROVE STREET
HEALDSBURG, CALIFORNIA 95448
ATTN: SAMANTHA ZUTLER, ESQ.
SPACE ABOVE THIS LINE FOR RECORDER’S USE ONLY

DEVELOPMENT AGREEMENT

by and between

THE CITY OF HEALDSBURG,
a California municipal corporation,

and

REPLAY HEALDSBURG, LLC, a Delaware limited liability company
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DEVELOPMENT AGREEMENT
This DEVELOPMENT AGREEMENT (“Agreement”) is entered into as of the Effective
Date by and between THE CITY OF HEALDSBURG, a California municipal corporation
(“City”), and REPLAY HEALDSBURG, LLC, a Delaware limited liability company (the
“Developer”). City and Developer may each be referred to as a “Party,” and collectively the
“Parties”.
RECITALS
Developer and City enter into this Agreement on the basis of the following facts,
understandings and intentions, and the following recitals are a substantive part of this
Agreement:
A.
Sections 65864 through 65869.5 of the California Government Code and Chapter
17.20 of the Healdsburg Municipal Code (“Development Agreement Law”) authorize City to
establish procedures to enter into binding development agreements with persons having legal or
equitable interests in real property located within the City for the development of property.
B.
In January 2014, the Healdsburg City Council adopted the Central Healdsburg
Avenue Plan (the “CHAP”), which establishes a set of guiding principles and design frameworks
for the development of public infrastructure and private investment in the area generally located
south of Mill Street between Highway 101 and the Russian River (the “CHAP Area”).
C.
Developer is the owner of that certain real property within the CHAP Area, in the
City of Healdsburg, measuring approximately 9.59 acres in size, as further described in Exhibit
A, attached hereto and incorporated herein by this reference (the “Property”).
D.
Developer proposes to develop, and the Parties desire to provide for the
development of, a project that includes the following elements, all as shown on Exhibit B,
attached hereto and incorporated herein by this reference (collectively, the “Project”):
(i)

A hotel containing approximately 53 guest rooms;

(ii)
Up to 208 residential apartments and condominiums (“Residential
Units”) as follows:
(a)
Not more than one hundred thirty-eight (138) multi-family
condominium units to be sold at unrestricted prices (the “Market Rate
Housing”);
(b)
Thirty (30) deed-restricted multi-family residential units for
occupancy by persons whose household income is between 120% and 160% of
area median income (the “Middle Income Households”), twenty-two (22) of
which shall be deed-restricted multi-family residential units. A minimum of
fourteen (14), and up to a maximum of twenty-two (22), of such deed-restricted
units shall be made available as rental units affordable to Middle Income
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Households (together, the “Rental Middle Income Housing Units”). Developer
in its sole discretion may make up to a maximum of eight (8) such deed-restricted
units available for sale at a restricted price to Middle Income Households
(together, the “Ownership Middle Income Housing Units”). In addition,
Developer shall construct no less than eight (8) units available for an initial sale at
a restricted price to Middle Income Households (the "Affordable-by-Design
Housing Units");
(c)
Forty (40) deed-restricted, multi-family residential rental units for
occupancy by Lower Income Households (the “Affordable Housing Units”),
twenty-four (24) of which shall be for occupancy by Very Low Income
Households;
(iii) Approximately fifteen thousand (15,000) square feet of commercial space
in multiple buildings throughout the Project site, including approximately 1,500 square
feet of commercial space that will provide an occupancy preference to an existing local
business or a new business that is locally owned; and
(iv)
A variety of amenities, including (a) privately owned and maintained open
space in the center of the Property for public use and enjoyment, (b) public plaza spaces,
(c) a community garden, and (d) bicycle racks and shared vehicle charging stations.
E.
Through this Agreement, the Parties intend to preserve the size and density of
development as set forth in the Project Approvals, as defined below. City and Developer each
acknowledge that development and construction of the Project is a large-scale undertaking
involving major investments by Developer, and assurances that the Project can be developed and
used in accordance with the terms and conditions set forth herein and the existing rules
governing development of the Property will benefit both Developer and City.
F.
This Agreement will eliminate uncertainty in the comprehensive development
planning of the Project and provide that the Property may be developed, constructed, completed
and used pursuant to this Agreement, and in accordance with existing policies, rules and
regulations of City, subject to the exceptions and limitations expressed herein. Further, this
Agreement will (i) secure orderly development of the Property; (ii) meet the goals of City’s
General Plan and the CHAP; (iii) help to maintain an economic and social balance between
housing supply and employment opportunities; (iv) provide affordable housing for various
income categories in excess of the minimum required by City’s existing inclusionary housing
requirements; (v) provide services and goods to City and Project residents; (vi) provide funding
for enhanced firefighting equipment; and (vii) provide funding for improving access to and from
the future SMART rail station/transit center, all of which provide City with tangible benefits
beyond those that could be imposed through project conditions of approval.
G.
An Environmental Impact Report (EIR), Mitigation Monitoring and Reporting
Plan (the “CHAP MMRP”) and Statement of Overriding Considerations for the CHAP were
prepared pursuant to the California Environmental Quality Act (Pub. Res. Code § 21000, et seq.)
(“CEQA”), and certified by the Healdsburg City Council on January 21, 2014 (State
Clearinghouse Number 2012112011). The analysis in the CHAP EIR allows the use of CEQA
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streamlining and/or tiering provisions for projects developed under the CHAP EIR, including the
Project. Accordingly, City has prepared a “Certificate of Determination” that documents
City’s review of the Project in accordance with CEQA. All mitigation measures in the CHAP
MMRP that are applicable to the Project have been incorporated into a project-specific
mitigation monitoring and reporting program (the “MMRP”), attached hereto as Exhibit C and
incorporated herein by this reference. City identified the following applicable CEQA
streamlining and/or tiering code sections, each of which, separately and independently, provide a
basis for the Project’s CEQA compliance:
(i)
A Community Plan Exemption, pursuant to Public Resources Code
Section 21083.3 and CEQA Guidelines Section 15183;
(ii)
An addendum to the CHAP EIR, pursuant to Public Resources Code
Section 21166 and CEQA Guidelines Section 15164; and
(iii) Reliance on the CHAP EIR as a Program EIR, pursuant to CEQA
Guidelines Section 15168.
H.
After conducting a public hearing with respect to this Agreement on January 8,
2019, the Healdsburg Planning Commission (the “Planning Commission”) approved Resolution
No. 2019-02, approving the Developer’s application for a conditional use permit, density bonus,
Historic Demolition Permit, and Heritage Tree Removal Permit for the Project and Resolutions
Nos. 2019-01 and 2019-03, respectively recommending that the City Council approve a tentative
map and this Agreement based on findings made pursuant to Healdsburg Municipal Code
Section 17.20.030.
I.
Following public hearings, City has taken numerous actions in connection with
the development of the Project on the Property. The approvals and development actions
described in this Recital I are collectively referred to herein as the “Existing Project
Approvals.” The Existing Project Approvals are as follows:
1.
Tentative Subdivision Map TM 2017-01 (to create seven parcels)
(Resolution No. ______);
2.
Master Conditional Use Permit CUP 2017-12 for Hotel and Residential
Uses (including density bonus, concessions, and waivers) (Resolution No. ______);
3.
Heritage Tree Removal Permit HT 2017-02 (Resolution No. ______); and
4.
Historic Demolition Permit MISC 2017-01 (Resolution No. ______).
J.
The City Council reviewed this Agreement at a public hearing held on
_________, 2019, made the findings required by Municipal Code Section 17.20.030 and
Government Code Section 65867.5, and therefore approved this Agreement by Ordinance No.
_________, introduced on _____, 2019 and adopted on _______, 2019. Ordinance No.
__________ will become effective on ______, 2019 (the “Effective Date”).
K.
Subsequent to approval of this Agreement, City and Developer anticipate that
applications for additional approvals, entitlements, and permits related to the development and
operation of the Project will be submitted to implement the Project (the “Subsequent Project
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Approvals”), including but not limited to a final subdivision map (the “Final Subdivision
Map”) for the Project.
AGREEMENT
NOW, THEREFORE, pursuant to the authority contained in California Government
Code section 65864, and in consideration of the mutual representations, covenants and promises
of the Parties, the Parties hereto agree as follows:
1.

DEFINITIONS.

“Administrative Agreement Amendment” shall have the meaning set forth in
Section 6.4(a).
“Administrative Project Amendment” shall have the meaning set forth in Section
6.3(a)(i).
“Affordable-by-Design Housing Units” shall have the meaning set forth in Recital
D(ii)(b).
“Affordable Housing Agreement” shall have the meaning set forth in Section 5.1(c).
“Affordable Housing Cost” means a monthly obligation to pay mortgage payments
(principal and interest), property taxes, property insurance, mortgage insurance, utilities, and
homeowners’ association dues (if applicable) in an aggregate amount not greater than onetwelfth of thirty-three percent (33%) of one hundred sixty percent (160%) of Area Median
Income, adjusted for an assumed household size of one person in the case of a studio unit, two
persons in the case of a one-bedroom unit, three persons in the case of a two-bedroom unit, and
four persons in the case of a three-bedroom unit.
“Affordable Housing Substantial Completion Milestone” shall have the meaning set forth
in Section 3.3(b)(i).
“Affordable Housing Units” shall have the meaning set forth in Recital D(ii)(c).
“Agreement” shall have the meaning set forth in the introductory paragraph preceding
the Recitals.
“Applicable Law” shall have the meaning set forth in Section 3.2.
“Building Permit” means a permit issued by City for the renovation or construction of a
building or structure, as required by the California Building, Residential, Mechanical, Electrical,
Plumbing, Green Building, Fire or Energy Standard Codes, as adopted by City and incorporated
in the Healdsburg Municipal Code by reference.
“CEQA” shall have the meaning set forth in Recital G.
“Certificate of Compliance” has the meaning set forth in Section 7.5(d).
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“Certificate of Determination” means that certain Certificate of
Determination/Community Plan Evaluation, Addendum, and Program EIR prepared by City to
analyze the Project’s environmental effects as required by CEQA.
“Changes in the Law” shall have the meaning set forth in Section 3.7.
“City” shall have the meaning set forth in the introductory paragraph preceding the
Recitals.
“City Manager” means the City Manager of City or his/her designee.
“Connectivity Funds” shall have the meaning set forth in Section 5.4(b).
“Credit” shall have the meaning set forth in Section 4.2(c)(iii).
“Cure Period” shall have the meaning set forth in Section 7.1.
“Default” shall have the meaning set forth in Section 7.2.
“Developer” means Replay Healdsburg, LLC, a Delaware limited liability company, and
its permitted successors and assigns.
“Development Agreement Law” shall have the meaning set forth in Recital A.
“Effective Date” shall have the meaning set forth in Recital J.
“Excess Proceeds” shall have the meaning set forth in Section 5.2(c)(iii).
“Existing Project Approvals” shall have the meaning set forth in Recital I.
“Expediting Fees” shall have the meaning set forth in Section 4.5.
“Extended Cure Period” shall have the meaning set forth in Section 7.1.
“Final Subdivision Map” shall have the meaning set forth in Recital K.
“GMO Allocation” means an entitlement that is normally a prerequisite for the issuance
of a building permit for a dwelling unit or units in accordance with the GMO Policies and
Procedures.
“GMO Allocation Cycle(s)” refers to one or more of the three-year periods contemplated
by the GMO (specifically, Section 17.24.020 of the Healdsburg Municipal Code).
“GMO Allocation Schedule” shall have the meaning set forth in Section 5.5.
“GMO” or “Growth Management Ordinance” means Chapter 17.24 of the Healdsburg
Municipal Code.
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“GMO Policies and Procedures” means the Policies and Procedures for the Healdsburg
Residential Growth Management Program adopted by Healdsburg City Council on February 19,
2008, as revised by the Healdsburg City Council on January 7, 2019.
“Impact Fees” shall have the meaning set forth in Section 4.2.
“Inclusionary Housing Units” shall have the meaning set forth in Section 3.3.a.iii.
“LIHTC” shall mean the Federal Low Income Housing Tax Credit Program under Section
42 of the Internal Revenue Code as administered pursuant to the regulations of the California
Tax Credit Allocation Committee.
“Lower Income Households” shall have the meaning defined in California Health and
Safety Code Section 50079.5 and as periodically published by the California Department of
Housing and Community Development.
“Major Agreement Amendment” shall have the meaning set forth in Section 6.4(b).
“Market Rate Housing” shall have the meaning set forth in Recital D(ii)(a).
“Maximum Restricted Sales Price” shall have the meaning set forth in Section 5.2(c).
“Middle Income Households” shall have the meaning set forth in Recital D(ii)(b).
“MMRP” shall have the meaning set forth in Recital G.
“Mortgage” shall have the meaning set forth in Section 8.1.
“Mortgagee” shall have the meaning set forth in Section 8.1.
“New City Laws” shall mean City’s laws, rules, regulations, official policies, standards
and specifications, including those enacted or imposed by a citizen-sponsored initiative or
referendum or by the City Council directly or indirectly in connection with any proposed
initiative or referendum, in each case to the extent amended or otherwise imposed following the
Effective Date.
“Non-Administrative Project Amendment” shall have the meaning set forth in
Section 6.3(a)(ii).
“Ownership Middle Income Housing Units” shall have the meaning set forth in Recital
D(ii)(b).
“Park” shall have the meaning set forth in Section 4.2(c)(iii).
“Party/Parties” shall have the meaning set forth in the introductory paragraph preceding
the Recitals of this Agreement.
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“Permitted Use Table” shall mean the table entitled “Permitted Use Table” that is set
forth in “General Provisions - #1” of the Conditions of Approval for Conditional Use Permit
CUP 2017-12.
“Processing Fees” shall have the meaning set forth in Section 4.3.
“Project” shall have the meaning set forth in Recital D.
“Project Approvals” means the Existing Project Approvals and any approved Subsequent
Project Approvals.
“Property” shall have the meaning set forth in Recital C.
“Quimby Act Fee” shall have the meaning set forth in Section 4.2(c)(i).
“Quimby Act Ordinance” shall have the meaning set forth in Section 4.2(c)(i).
“Recitals” shall mean Recitals A through J of this Agreement, which are hereby
incorporated into this Agreement.
“Rental Middle Income Housing Units” shall have the meaning set forth in Recital
D(ii)(b).
“Sale Price Restriction” shall have the meaning set forth in Section 5.2(c)(ii).
“Saggio Hills DA” means that certain Development Agreement by and between City and
Sonoma Luxury Resort, LLC entered into on or about February of 2011 for the development of a
project commonly referred to, and referred to in this Agreement, as “Saggio Hills”.
“Subdivision Map Act” means California Government Code Sections 66410 through
66499.58.
“Subsequent Discretionary Approvals” means all other Subsequent Project Approvals
other than Subsequent Ministerial Approvals, including amendments of the Project Approvals,
improvement agreements, architectural review permits, use permits, lot line adjustments,
subdivision maps, rezonings, development agreements, permits that are not Subsequent
Ministerial Approvals, resubdivisions, and any amendments to, or repealing of, any of the
foregoing, are Subsequent Discretionary Approvals.
“Subsequent Ministerial Approvals” means permits or approvals that are required by
Applicable Law and that are to be issued upon compliance with uniform, objective standards and
regulations. They include applications for road construction permits or authorizations; grading
and excavation permits; building permits, including electrical, plumbing, mechanical, Title 24
Electrical, and Title 24 Handicap permits or approvals; certificates of occupancy or final
inspections; encroachment permits; water connection permits; and any other similar permits
required for the development and operation of the Project.
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“Subsequent Project Approvals” shall have the meaning set forth in Recital K and
includes Subsequent Discretionary Approvals and Subsequent Ministerial Approvals.
“Taxes and Assessments” shall have the meaning set forth in Section 4.4
“Term” shall have the meaning set forth in Section 2.2.
“Transfer” shall have the meaning set forth in Section 9.1.
“Very Low Income Households” shall have the meaning defined in California Health and
Safety Code Section 50105 and as periodically published by the California Department of
Housing and Community Development.
2.

EFFECTIVE DATE AND TERM.

2.1
Effective Date. This Agreement shall become effective upon the Effective
Date, which is date that the ordinance approving this Agreement becomes effective.
2.2
Term. The term (“Term”) of this Agreement shall commence upon the
Effective Date and shall extend for a period of fifteen (15) years thereafter, unless terminated
earlier pursuant to the terms of this Agreement or extended pursuant to Section 7.6. The Term
has been established by City and Developer as a reasonable estimate of the time required to
develop the Project, including all on- and off-site public improvements, and obtain the public
benefits of the Project.
2.3
Expiration. Following the expiration of the Term, or the earlier completion of
development of the Project and all of Developer’s obligations in connection therewith, this
Agreement shall be deemed terminated and of no further force and effect, subject, however, to
the provisions of Section 7.8 below.
2.4
Developer Representations and Warranties. Developer represents and warrants
to City that, as of the Effective Date:
(a)

Developer owns fee title interest in the Property, as provided herein;

(b)
Developer: (i) is organized and validly existing under the laws of the State
of Delaware; (ii) to the extent required, has qualified and been authorized to do business in the
State of California and has complied with all requirements pertaining thereto; and (iii) to the
extent required, is in good standing and has all necessary powers under the laws of the State of
California to own property;
(c)
No approvals or consents of any persons are necessary for the execution,
delivery or performance of this Agreement by Developer, except as have been obtained;
(d)
The execution and delivery of this Agreement have been duly authorized
by all necessary corporate action; and
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(e)
This Agreement is a valid obligation of Developer and is enforceable in
accordance with its terms.
3.

DEVELOPMENT OF THE PROPERTY.

3.1
Vested Rights. The Property is hereby made subject to the provisions of this
Agreement. Developer shall have the vested right to develop the Property and the Project in
accordance with and subject to the Existing Project Approvals, the Subsequent Project
Approvals, Applicable Law and this Agreement, which shall control the permitted uses, density
and intensity of use of the Property, the maximum height and size of buildings on the Property,
building setbacks, and provisions for reservation or dedication of land for public purposes.
Except as and to the extent required by state or federal law, and subject to the provisions of this
Agreement, City shall not impose on the Property any New City Law that has any of the
following effects on the rights provided by the Project Approvals and Applicable Law:
(a)
Changes any land use designation or permitted use of the Property from
that shown in the Project Approvals; or
(b)
Limits or controls the rate, timing, phasing or sequencing of the approval,
development, or construction of all or any part of the Property except as set forth in Applicable
Law; or
(c)
Limits or restricts any right specifically granted by the Project Approvals,
including but not limited to permitted uses and density and intensity of use and maximum height,
size, or number of buildings or materially changes the Project site plan; or
(d)
Imposes any requirements for reservation or dedication of land for public
purposes except as set forth in Applicable Law.
3.2
Applicable Law. City and Developer acknowledge and agree that City is
restricted in its authority to limit its police power by contract and that the limitations,
reservations and exceptions contained in this Agreement are intended to reserve to City all of its
police power that cannot be so limited. Notwithstanding the foregoing reservation of City, it is
the intent of City and Developer that this Agreement be construed to provide Developer with
rights afforded by state and local laws, including but not limited to, the Development Agreement
Law and the Subdivision Map Act. Therefore, the laws, rules, regulations, official policies,
standards and specifications of City applicable to the development of the Property and/or the
Project shall be (collectively, “Applicable Law”):
(a)
Those rules, regulations, official policies, standards and specifications of
City set forth in the Project Approvals and this Agreement;
(b)
With respect to matters not addressed by and not otherwise inconsistent
with the Project Approvals and this Agreement, those laws, rules, regulations, official policies,
standards and specifications (including City ordinances and resolutions) governing permitted
uses, building locations, timing and manner of construction, densities, intensities of uses, heights
and sizes, and requirements for on- and off-site infrastructure and public improvements, in each
case only to the extent in full force and effect on the Effective Date;
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(c)
New City Laws that relate to hearing bodies, petitions, applications,
notices, findings, records, hearings, reports, recommendations, appeals and any other matter of
procedure imposed at any time, provided such New City Laws are uniformly applied on a Citywide basis to all substantially similar types of development projects and properties;
(d)
New City Laws that revise City’s uniform construction codes, including
City’s building code, plumbing code, mechanical code, electrical code, fire code, grading code
and other uniform construction codes, as of the date of permit issuance, provided, that such New
City Laws are uniformly applied on a City-wide basis to all substantially similar types of
development projects and properties;
(e)
New City Laws that are necessary to address a specific, adverse impact
upon public health or safety that cannot reasonably be addressed by other means, provided, that
such New City Laws are uniformly applied on a City-wide basis to all substantially similar types
of development projects and properties; and
(f)
New City Laws that do not apply to the Property and/or the Project due to
the limitations set forth above, but only to the extent that such New City Laws are accepted in
writing by Developer in its sole discretion.
3.3

Development Timing.

(a)
The Parties acknowledge that Developer cannot at this time predict when
or the rate at which the phases of the Project will be developed or the order in which each phase
will be developed. Such decisions depend upon numerous factors, such as market orientation
and demand, construction financing, interest rates, absorption, completion and other similar
factors which may not be within the control of Developer. In particular, and not in any limitation
of any of the foregoing, since the California Supreme Court held in Pardee Construction Co. v.
The City of Camarillo, 37 Cal.3d 465 (1984), that the failure of the parties therein to consider
and expressly provide for the timing of development resulted in a later-adopted initiative
restricting the timing of development prevailing over such parties’ agreement, it is the Parties’
desire to avoid that result by acknowledging that, unless otherwise provided for in this
Agreement, Developer shall have the vested right to develop the Project in such order and at
such rate and at such times as Developer deems appropriate in the exercise of its business
judgment, subject to the terms, requirements and conditions of the Existing Project Approvals
and this Agreement.
(b)
Developer will use its best efforts, in accordance with its own business
judgment and taking into consideration market conditions and other economic factors
influencing Developer’s business decision, to commence or to continue development, and to
develop the Project in a regular, progressive and timely manner in accordance with the
provisions and conditions of this Agreement and the Existing Project Approvals.
Notwithstanding the foregoing, the following requirements apply to the Project:
i. All Affordable Housing Units must have received a certificate of
occupancy or reach the Affordable Housing Substantial Completion Milestone before City will
issue a certificate of occupancy or undertake final inspections for the hotel. The “Affordable
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Housing Substantial Completion Milestone” means the time at which all of the following have
occurred: Developer has transferred the parcel on which the Affordable Housing Units will be
constructed to an affordable housing developer or its affiliate; the affordable housing developer
has secured an LIHTC allocation and closed on its construction financing; and the Developer has
provided evidence of a completion guaranty to the City, in a form reasonably acceptable to the
City, to secure its obligation to deliver all of the Affordable Housing Units under this
Agreement.
ii. City shall not issue a certificate of occupancy for the forty-ninth (49th)
Market Rate Unit until it has issued a certificate of occupancy for all forty (40) Affordable Units.
iii. In the event that Developer has constructed any Market Rate Units prior to
of all forty (40) Affordable Housing Units receiving their certificates of occupancy or final
inspection, fifteen percent (15%) of such Market Rate Units shall be reserved as inclusionary
housing units to satisfy the requirements set forth in Section 20.20.030 of the Healdsburg
Municipal Code (the "Inclusionary Housing Units") until such time as all forty (40) Affordable
Housing Units have received certificates of occupancy or final inspection.
1.
Consistent with Section 20.20.030 of the Healdsburg Municipal
Code, two-thirds of the Inclusionary Housing Units shall be provided for Low or Very
Low Income Households and one-third of the Inclusionary Housing Units shall be
provided for Moderate Income Households.
2.
At the Developer's sole discretion, the Inclusionary Housing Units
may be rented at affordable rents rather than sold at an affordable price. The Parties shall
execute and record a regulatory agreement prior to issuance of a certificate of occupancy
for the first Market Rate Unit, which shall address the marketing and management of the
Inclusionary Housing Units and reflect whether the units will be sold or rented.
3.
If the Inclusionary Housing Units are rented at an affordable rent,
once all forty (40) Affordable Housing Units have received certificates of occupancy or
final inspection, the recorded restriction shall be released, and the Developer may sell or
rent the Inclusionary Housing Units at unrestricted prices. To the extent consistent with
applicable LIHTC regulations or a regulatory agreement required by the California Tax
Credit Allocation Committee and all fair housing laws, residents of the Inclusionary
Housing Units shall be given first priority to rent Affordable Housing Units.
4.
If the Inclusionary Housing Units are sold, the Developer's
obligation to provide Middle Income Housing shall be reduced by one (1) for every
Inclusionary Housing Unit sold at an affordable price.
5.
Notwithstanding anything to the contrary in Section 5.4, the
Developer shall have no obligation to make the second phase of the Connectivity Funds
payments provided for in Section 5.4(b)(ii) or the aerial ladder truck contribution
provided for in Section 5.4(c) until after all forty (40) Affordable Housing Units have
received certificates of occupancy.
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(c)
At least fourteen (14) Middle Income Housing units must have received a
certificate of occupancy or final inspection before City will issue a certificate of occupancy or
final inspection for the ninety-seventh (97th) Market Rate Housing unit.
(d)
All twenty two (22) Middle Income Housing Units must have received a
certificate of occupancy or final inspection before City will issue a certificate of occupancy or
final inspection for the final Market Rate Housing unit in the Project’s last phase.
(e)
The Existing Project Approvals (including but not limited to the Permitted
Use Table included in the conditions of approval for Conditional Use Permit CUP 2017-12)
permit a range of units that may be developed on individual legal parcels within the Project to
accommodate physical site constraints, market demand, and availability of GMO Allocations or
building permits under the Growth Management Ordinance. The Parties agree and acknowledge
that Developer, in its sole discretion, may decide how many dwelling units to build on each
parcel and when to build such units within the Existing Project Approval’s permitted range,
within the parameters of the Permitted Use Table.
3.4
Regulation by Other Public Agencies. City and Developer acknowledge and
agree that other governmental or quasi-governmental entities not within the control of City
possess authority to regulate aspects of the development of the Property and the Project and that
this Agreement does not limit the authority of such other public agencies. City shall cooperate
with Developer in Developer’s effort to obtain such permits and approvals as may be required by
other governmental or quasi-governmental entities in connection with the development of, or the
provision of services to, the Property and/or the Project; provided, however, City shall have no
obligation to incur any costs, without compensation or reimbursement, or to amend any City
policy, regulation or ordinance in connection therewith.
3.5
Life of Project Approvals. The term of any and all Project Approvals shall
automatically be extended for the longer of the Term or the term otherwise applicable to such
Project Approvals. Without limiting the generality of the foregoing, pursuant to the Subdivision
Map Act, any vesting or tentative maps heretofore or hereafter approved in connection with
development of the Project or the Property, shall be extended for the Term (and may be subject
to other extensions provided under the Subdivision Map Act). Notwithstanding the foregoing,
however:
(a)
The number of years that each GMO Allocation awarded to Developer for
the Project is valid shall be governed by the GMO Policies and Procedures in effect on the
Effective Date of this Agreement, unless approved by the City and Developer, or otherwise
specifically extended by the terms of this Agreement; and
(b)
The Final Subdivision Map shall be filed within two (2) years after the
approval of Tentative Map TM 2017-01, unless otherwise extended pursuant to the Existing
Project Approvals, or state or local law; and
(c)
The term, expiration, and extension of all Building Permits shall be
governed by the Healdsburg Municipal Code.
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3.6
Developer’s Right to Rebuild. City agrees that Developer may renovate or
rebuild portions of the Project at any time within the Term should it become necessary due to
any casualty, including natural disaster or changes in seismic requirements. Such renovations or
reconstruction shall be processed as a Subsequent Project Approval consistent with all prior
Project Approvals and Applicable City Law. Any such renovation or rebuilding shall be subject
to all design, density and other limitations and requirements imposed by this Agreement, and
shall comply with the Project Approvals, Applicable City Law, and the requirements of CEQA.
3.7
State and Federal Law. As provided in Section 65869.5 of the California
Government Code, this Agreement shall not preclude the applicability to the Project of changes
in laws, regulations, plans or policies, to the extent that such changes are specifically mandated
and required by changes in State or Federal laws or by changes in laws, regulations, plans or
policies of special districts or other governmental entities, other than City, created or operating
pursuant to the laws of the State of California (“Changes in the Law”). In the event Changes in
the Law prevent or preclude, or render substantially more expensive or time consuming,
compliance with one or more provisions of this Agreement, City and Developer shall meet and
confer in good faith in order to determine whether such provisions of this Agreement shall be
modified or suspended, or performance thereof delayed, as may be necessary to comply with
Changes in the Law. Nothing in this Agreement shall preclude City or Developer from
contesting by any available means (including administrative or judicial proceedings) the
applicability to any such Changes in the Law to the Project.
3.8
Compliance with State and Federal Law. Developer, at its sole cost and
expense, shall comply with requirements of, and obtain all permits and approvals required by,
regional, State and Federal agencies having jurisdiction over the Project.
4.

FEES AND EXACTIONS.

4.1
Development Fees, Taxes and Exactions. Developer shall pay all fees, special
assessments, special taxes, exactions and dedications payable due to the development, build out,
occupancy and use of the Property pursuant to this Agreement including Impact Fees, Processing
Fees, Taxes and Assessments, and Expediting Fees, except as otherwise provided herein.
4.2

Impact Fees.

(a)
Developer shall pay all development impact fees imposed pursuant to the
Mitigation Fee Act, California Government Code section 66000 et seq. (“Impact Fees”), which
are in force and effect on a City-wide basis at the time, and at the rates in effect, when such
Impact Fees are due.
(b)
Consistent with Healdsburg Municipal Code Section 17.32.020, unless
otherwise explicitly stated in this Agreement, the following Impact Fees, to the extent imposed
on the Project as a condition of approval under the Existing Project Approvals, shall be imposed
separately on the totality of each parcel shown on the tentative map and shall be payable prior to
the issuance of the first certificate of occupancy or final inspection issued for the first building on
such a parcel, and shall be paid at the rate then in effect: water capacity charge; sewer capacity
charge; residential drainage; commercial and industrial drainage; residential parks; commercial
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and industrial parks; residential street development; commercial and industrial street
development; electric development; fire development; or any other fees permitted to be deferred
by the Healdsburg Municipal Code. In the event that additional buildings are subsequently
constructed upon the same parcel that were not contemplated at the time that these Impact Fees
were paid, additional Impact Fees shall be paid for such building in the amount and manner
contemplated by this subsection (b).
(c)

Quimby Act Fees

(i)
The parkland dedication fees (“Quimby Act Fee”) for the entire
Project shall be assessed and computed pursuant to the formula in the City’s ordinance governing
parkland dedication in effect at the issuance of the first building permit issued for any building in
the Project (“Quimby Act Ordinance”). The land value to be used for computing the
appropriate fees shall be based on an appraisal obtained and paid for by Developer within sixty
(60) days of approval of the Development Agreement. The appraisal shall be prepared by and
appropriately licensed and qualified appraiser approved by the City.
(ii)

Developer agrees to waive application of Cal. Gov. Code Section

66477(a)(1).
(iii) Developer shall receive a Publicly-Accessible Open Space Credit,
(“Credit”) equal to the appraised land value of the proposed 0.78-acre privately owned and
maintained park (“Park”). The Credit shall be issued on the conditions that the Park is subject to
an ongoing public-access easement and is substantially in conformance with the Project
Approvals.
(iv)
At the time the fee is calculated, the value of the credit shall be
determined, also pursuant to the formula in the City’s Quimby Act Ordinance. The total value of
the Credit shall be deducted from the total amount of Quimby Act fees payable for the entire
Project. The remaining fee shall be divided by 208 to result in a “per unit” fee, which shall be
payable at the time of issuance of the first building permit for each parcel for all residential units
on that parcel.
(v)
In the event that the final design of the Park is smaller than 0.78
acres, the Credit shall be reduced to be consistent with the size of the Park actually constructed,
and Developer shall pay the difference to the City as an in-lieu fee, calculated pursuant to the
City’s Quimby Act Ordinance. If, at any point, Developer is required to use any of the 0.78acres to comply with any building or zoning open space requirements or other obligations of the
Project, the value of that portion of the Park shall be deducted from the Credit, and the
Developer shall pay the difference to the City as an in-lieu fee. The amount of any in-lieu fee
shall be computed pursuant to the City’s Quimby Act Ordinance, and shall be payable at the time
of issuance of the first building permit of the next parcel to be developed.
(vi)
The intent of the parties is that the Developer shall pay the Quimby
Act Fee, less the value of the Credit and any reductions to the Credit as stated above. Any
outstanding amounts shall be payable at the time of issuance of the first building permit of the
final parcel to be developed.
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(d)
Developer’s payment of the Connectivity Funds in the amounts and within
the timeframes described in Section 5.4(b) of this Agreement shall completely satisfy
Developer’s obligation for providing access to and from the future SMART rail station/transit
center to the surrounding areas, including the Project site, and for improving bikeways, and
pedestrian routes and pedestrian connections. No further or future Impact Fees or other financial
obligations in connection with such access, bike paths or pedestrian routes shall be imposed on
the Project for Subsequent Project Approvals or issuance of building permits.
(e)
Developer’s payment of the funds for a new fire ladder truck in the
amounts and within the timeframes described in Section 5.4(c) of this Agreement shall relieve
Developer from payment of additional fire-related Impact Fees. No further or future Impact Fees
or other financial obligations in connection with fire services shall be imposed on the Project for
Subsequent Project Approvals or issuance of building permits.
(f)
Mitigation Fee Act.

City shall manage and expend such Impact Fees in accordance with the

4.3
Processing Fees. City may charge and Developer agrees to pay all processing
fees, application, inspection and monitoring fees, and staff and legal fees (“Processing Fees”),
for land use approvals, grading and building permits, general plan maintenance fees, and other
permits and entitlements, which are in force and effect on a City-wide basis at the time those
permits, approvals or entitlements are applied for on any or all portions of the Project, and which
are intended to cover the actual costs of processing the foregoing.
4.4
Taxes and Assessments. City may charge and Developer agrees to pay any
new, increased or modified taxes or assessments, imposed as a condition of or in connection with
the Project Approvals or otherwise, provided such taxes and assessments are equally applied on a
City-wide basis and have a uniform effect on a broadly-based class of land, projects, or
taxpayers, as applicable, within City (“Taxes and Assessments”).
4.5
Expediting Fees. In addition to charging Processing Fees under Section 4.3 of
this Agreement, City shall, if requested by Developer, contract with one or more outside
inspectors, engineers, attorneys or consultants (“Third-Party Consultants”) in order to expedite
all or any portion of the monitoring, inspection, testing, application processing and evaluation
services to be performed in connection with construction and development of the Project or in
connection with the periodic review of the Agreement (“Expediting Fees”). If Developer
requests the use of Third-Party Consultants pursuant to the terms of this Section 4.5, Developer
shall pay to City, within 30 days following City’s written demand therefore, the full amount of
all Expediting Fees, plus a 10 percent City administration charge. Upon the request of
Developer, City shall provide copies of Third-Party Consultants’ professional services agreement
and conflict of interest statements, if applicable. City shall also provide copies of Third-Party
Consultant invoices that City asks Developer to pay pursuant to this paragraph at the same time
that City submits an invoice seeking payment to Developer. In the event that a Third-Party
Consultant invoice contains attorney-client privileged communications, City may redact those
portions of the Third-Party Consultant invoice that are privileged. The Expediting Fees, together
with the associated administrative charge, shall be in addition to, and not in lieu of, the
Processing Fees.
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5.

OBLIGATIONS OF THE PARTIES.
5.1

Affordable Housing Units.

(a)
Developer shall cause construction of a minimum of forty-one (41) units
of rental housing on a separate legal parcel within the Project, with forty (40) units affordable to
Lower Income Households or below and one manager’s unit as follows:
(i)
A minimum of twenty-four (24) dwelling units shall be made
available at an affordable rent, adjusted for household size, to Very Low Income Households.
(ii)
The remaining sixteen (16) dwelling units shall be made available
at an affordable rent, adjusted for household size, to Lower Income Households.
(iii) No more than one (1) dwelling unit shall be made available at an
affordable rent, adjusted for household size, to a Middle Income Household to be used as a
manager’s unit for the Affordable Housing Units.
(b)
Developer shall endeavor to provide twenty (20) two- and three-bedroom
units, subject to LIHTC financing requirements, but in no event shall Developer provide fewer
than four (4) three-bedroom units, as required pursuant to Municipal Code Section
20.20.030.F.3.
(c)
Developer shall enter into an “Affordable Housing Agreement” with
City, in the form attached hereto as Exhibit D, setting forth its obligations to provide and
maintain the Affordable Housing Units for a term of 55 years. The Affordable Housing
Agreement shall be executed by Developer and be recorded against the Property prior to City
approval of the Final Subdivision Map. The Affordable Housing Agreement shall be assignable
to the owner and operator of the Affordable Housing Units, and City shall release the Affordable
Housing Agreement from the Property except for the parcel containing the Affordable Housing
units upon the earlier to occur of issuance of a certificate of occupancy for all forty (40) of the
Affordable Housing Units or the Affordable Housing Substantial Completion Milestone.
(d)
As provided in the Existing Project Approvals, the provision of twentyfour (24) dwelling units at an affordable rent, adjusted for household size, to Very Low Income
Households within the Affordable Housing entitles the Developer to a density bonus,
development incentives and concessions, waivers, and reduced parking standards under
Government Code Section 65915 and Healdsburg Municipal Code Section 20.20.035.
(e)
The provision of the Affordable Housing Units in accordance with this
Agreement shall satisfy any and all of Developer’s inclusionary housing obligations under
Healdsburg Municipal Code Section 20.20.030 and any successor provisions, ordinances, or
policies related to affordable housing production or Impact Fees.
5.2

Middle Income Housing.

(a)
A total of thirty (30) residential units will be made available at an
affordable rent or sales price, adjusted for household size, to Middle Income Households. The
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residential units for Middle Income Households shall consist of unit types that range from
studios to three bedrooms per unit, with the final unit mix to be determined based on a market
needs assessment conducted by the Developer prior to its application for major design review for
the Project phase that includes Middle Income Housing. The application for major design
review for each Project structure that includes Middle Income Housing shall stipulate the number
and location of Middle Income Housing units that will be included as part of such structure, and
shall state whether such Middle Income Housing units will be deed-restricted for rent units,
deed0restricted for sale units, or Affordable-by-Design Housing Units, as set forth in
subdivisions 5.2(b), 5.2(c), and 5.2(d), below.
(b)
A minimum of fourteen (14) deed-restricted Middle Income Housing
Units, and up to a maximum of all twenty-two (22) deed-restricted Middle Income Housing
Units, will be made available for rent to Middle Income Households. The Rental Middle Income
Housing Units shall be subject to the following restrictions:
(i)
All Rental Middle Income Housing Units shall be rented at an
affordable price to Middle Income Households for a period of fifty-five (55) years. For purposes
of this Agreement, “an affordable price to Middle Income Households” shall mean a monthly
rent that does not exceed one-twelfth of thirty-three percent (33%) of one hundred sixty percent
(160%) of the area median income and adjusted for household size.
(ii)
All Rental Middle Income Housing Units shall include interior
finishes and features that are durable, of good quality, and consistent with contemporary
standards for new housing.
(iii) The Rental Middle Income Units must contain air conditioning,
dishwashers, refrigerators, garbage disposals, cooking facilities, and either in-unit laundry
facilities or access to common area laundry facilities, in the Developer’s sole discretion.
(iv)
Applicants must be income certified as a Middle Income
Household to qualify to rent a Rental Middle Income Housing Unit, and Rental Middle Income
Housing Unit residents shall be required to re-certify their household income no more often than
once every three (3) years.
(v)
The above requirements shall be memorialized in a regulatory
agreement between the Parties that is recorded prior to City approval of the Final Subdivision
Map. The regulatory agreement shall meet any applicable requirements of the GMO Policies
and Procedures as may be amended, or new GMO policies and procedures that may be adopted,
by the City Council specifically for rental Middle Income Housing Units that do not otherwise
conflict with the terms of this Agreement.
(c)
Developer may, in its sole discretion, make up to a maximum of eight (8)
deed-restricted Middle Income Housing units available for sale to Middle Income Households at
a price determined by the Developer that is at or below an Affordable Housing Cost for the
homebuyer (the “Maximum Restricted Sales Price”). Any such Ownership Middle Income
Housing Units that are sold shall be subject to the following restrictions:
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(i)
For each Middle Income Housing unit that is designated as an
Ownership Middle Income Housing Unit, a GMO Allocation shall be a prerequisite to
construction of such unit if required by the Growth Management Ordinance and the GMO
Policies and Procedures.
(ii)
Prior to commencement of construction of any building in which
Ownership Middle Income Housing Units are proposed to be located, Developer shall record a
covenant for each such Ownership Middle Income Housing Unit that restricts each future sale of
such unit to income-eligible Middle Income Households at the Maximum Restricted Sales Price
for a period of forty-five (45) years after the sale (the “Sale Price Restriction”), except as
otherwise contemplated pursuant to subdivision (iii) below.
(iii) For the initial sale of any such Ownership Middle Income Housing
Unit and, except as provided below, all future sales of those units, if an escrow for a Middle
Income Household to purchase said unit at or below the Maximum Restricted Sales Price is not
opened within ninety (90) days after the unit is first made available for sale, City or its designee
shall have a right of first refusal to purchase any such unit(s) at the Maximum Restricted Sales
Price, adjusted for assumed household size based on the number of bedrooms in the unit. If City
or its designee declines to exercise its right to purchase any such unit within an additional ninety
(90) days from the time City is notified that it has the right to purchase that unit, any such unit(s)
may be sold at an unrestricted market price without any continuing Sale Price Restriction.
However, at close of escrow for such unit, the seller shall pay to City the positive difference, if
any, between the actual purchase price and the Maximum Restricted Sales Price (“Excess
Proceeds”). Following payment of any Excess Proceeds to City, the Ownership Middle Income
Housing Unit in question shall be released from any Sale Price Restriction and City’s right of
first refusal to purchase shall terminate, and the unit shall no longer be referred to as an
“Ownership Middle Income Housing Unit.”
(iv)
All Ownership Middle Income Housing Units shall include interior
finishes and features that are durable, of good quality, and consistent with contemporary
standards for new housing.
(v)
The Ownership Middle Income Units must contain air
conditioning, dishwashers, refrigerators, garbage disposals, cooking facilities, and either in-unit
laundry facilities or access to common area laundry facilities, in the Developer’s sole discretion.
(vi)
Applicants must be income certified as a Middle Income
Household to qualify to purchase an Ownership Middle Income Housing Unit and must provide
information as may reasonably be required by City in order to verify income levels and
eligibility status.
(vii) The owner of each Ownership Middle Income Housing Unit shall
meet any requirements reasonably imposed by City in order to ensure that such unit is occupied
as the owner’s principal residence.
(viii) The above requirements and other terms applicable to the
Ownership Middle Income Housing Units, City’s right of first refusal, and the payment of any
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Excess Proceeds to City, shall be included in a separate Ownership Middle Income Housing
Agreement, to be executed and recorded prior to the recordation of the Final Subdivision Map.
(d)
A minimum of eight (8) Affordable-by-Design Housing Units will be
made available for initial sale to Middle Income Households at the Maximum Restricted Sales
Price. The Affordable-by-Design Housing Units will not exceed 850 square feet, and shall be
subject to the following restrictions as to the initial sale only:
(i)
A GMO Allocation shall be a prerequisite to construction of an
Affordable-by-Design Housing Unit if required by the Growth Management Ordinance and the
GMO Policies and Procedures.
(ii)
All Affordable-by-Design Housing Units shall include interior
finishes and features that are durable, of good quality, and consistent with contemporary
standards for new housing. The Affordable-by-Design Housing Units shall incorporate water
management and sustainability best practices into the units' interiors and appliances.
(iii) The Affordable-by-Design Housing Units must contain air
conditioning, dishwashers, refrigerators, garbage disposals, cooking facilities, and either in-unit
laundry facilities or access to common area laundry facilities, in the Developer’s sole discretion.
(iv)
Applicants must be income certified as a Middle Income
Household to qualify to purchase an Affordable-by-Design Housing Unit and must provide
information as may reasonably be required by City in order to verify income levels and eligibility
status.
(v)
In order to ensure that there is an adequate supply of affordable
housing within the City of Healdsburg for residents and employees of businesses within the City,
to the extent permitted by law, within the pool of eligible applicants, first priority will be given
to qualified households with members who live or work in the city limits of Healdsburg. If there
are no qualified Middle Income Households who meet these criteria, second priority shall be
granted to qualified households with members who live or work in unincorporated north Sonoma
County, Windsor, Geyserville, or Cloverdale. In the event there are fewer applicants for the
Affordable-by-Design Housing Units that meet the criteria specified in this paragraph than there
are available Affordable-by-Design Housing Units, such units shall be made available to
members of the general public who are qualified Middle Income Households.
(vi)
Developer will construct and make available at least two (2)
Affordable-by-Design Housing Units in each GMO Cycle beginning with the GMO Cycle that
starts on January 1, 2022. Developer, in its sole discretion, may elect to provide more than two
(2) Affordable-by-Design Housing Units in a given GMO Cycle.
5.3
Public Improvements. Developer will design and construct public
improvements on City property in accordance with the Project Approvals.
5.4
Additional Developer Contributions. The Developer shall make the following
additional contributions as consideration for City’s performance of its obligations under this
Agreement:
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(a)
To improve TCAC scoring, City will contribute $250,000 toward the
development of the Affordable Housing Units, and the Developer will contribute $250,000 to
City homelessness and other housing first programs and initiatives. All such amounts would be
paid within 30 days of receipt of the Major Design Review approval for the Affordable Housing
Units. Developer’s payment of funds to City’s homelessness and other housing first programs
and initiatives shall satisfy any obligation of Developer for further contributions to any City
housing fund unless otherwise required by state law.
(b)
The Developer shall contribute “Connectivity Funds” in a total amount of
One Million Three Hundred Thousand Dollars ($1,300,000) to be used to improve access to and
from the future SMART rail station/transit center to the surrounding areas, improving bikeways,
and creating an inviting and attractive network of pedestrian routes that includes sidewalks along
existing and new streets, off-street pathways and pedestrian connections, particularly (but not
necessarily exclusively) within the CHAP Area. Projects that may be funded by the
Connectivity Funds include the Foss Creek Trail Connection at Front Street to Memorial
Bridge/Railroad Park Renovation, subject to prior to CEQA review of any such proposal.
Connectivity Funds shall be payable as follows:
(i)
Four Hundred Thousand Dollars ($400,000) to be paid within ten
(10) calendar days after the earlier of (A) the selection of a design consultant for the first
improvement project to be funded with Connectivity Funds or (B) the issuance of the first
building permit for the hotel.
(ii)
The balance of Nine Hundred Thousand Dollars ($900,000) to be
paid within ten (10) calendar days after City delivers written notice to Developer that it is going
out to bid for the first improvement project to be funded with Connectivity Funds.
(c)
The Developer will contribute $800,000 to be used for a new aerial ladder
truck (100’ or longer) with a narrower profile, longer ladder, better turning radius and better
technology, in order to allow the Fire Department to meet the access challenges for the Project.
The funds for the fire truck shall be paid to City within thirty (30) days after City Council
authorizes the purchase of the new fire truck.
(d)
The Developer shall cause the Property to be annexed into an existing
lighting and landscaping district identified by City.
5.5
GMO Allocation Schedule. City agrees to the “GMO Allocation Schedule”
established in this Section 5.5, and in no event shall City approve fewer GMO Allocations for the
Project than provided in this Section 5.5. For ease of reference, the GMO Allocation Schedule,
plus a summary of Project development that does not require a GMO Allocation, is provided in a
table format as Exhibit E hereto. Notwithstanding any language to the contrary in this
Agreement, Developer acknowledges that City’s administration of its GMO Policies and
Procedures may result in the number of issued and active GMO Allocations exceeding the
number of building permits to construct residential units available in a particular GMO Cycle. In
such a situation, City shall not have any liability to the holder of a GMO Allocation related to the
City’s failure to issue a building permit if the maximum number of building permits for
residential units specified in the Growth Management Ordinance have been issued. For the
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purposes of this Section 5.5, the term “GMO Allocations for Market Rate Housing” shall include
any GMO Allocations necessary for the construction of Ownership Middle Income Housing
Units and/or Affordable-By-Design Housing Units, if required pursuant to Sections 5.2(c)(i) and
5.2(d)(i), respectively.
(a)
As of the Effective Date, City shall reserve forty (40) GMO Allocations
for Market Rate Housing within the Project, which shall expire on December 31, 2021.
(b)
As of January 1, 2022, City shall reserve forty (40) GMO Allocations for
Market Rate Housing within the Project, which shall expire on December 31, 2024.
(c)
As of January 1, 2025, City shall reserve for the Project the lesser of (i)
forty-five (45) GMO Allocations for Market Rate Housing within the Project and (ii) the
maximum number of GMO Allocations required to complete construction of all Market Rate
Housing within the Project. These GMO Allocations shall expire on December 31, 2027.
(d)
As of January 1, 2028, City shall reserve for the Project the lesser of (i)
thirty (30) GMO Allocations for Market Rate Housing within the Project and (ii) the maximum
number of GMO Allocations required to complete construction of all Market Rate Housing
within the Project. These GMO Allocations shall expire on December 31, 2030.
(e)
Notwithstanding anything to the contrary elsewhere in this Agreement, the
occurrence of any of the events contemplated in Section 7.6 of this Agreement shall not affect
the expiration date of the GMO Allocations set forth in Section 5.5.(d), above.
(f)
Following the occurrence of any events contemplated in Section 7.6 of this
Agreement, the following provisions shall apply:
(i)
If Developer determines, in its sole discretion, that it will not be
able to use any of the GMO Allocations reserved by the City for the Project in a given GMO
Cycle before such GMO Allocations expire, Developer may provide written notice to the City
that Developer is renouncing its reservation of those GMO Allocations within an individual
GMO Cycle. Such notice shall be given, if at all, no later than the date that is 18 months after
the start of an individual GMO Cycle.
(ii)
If Developer provides timely notice that it is renouncing its
reservation of GMO Allocations within an individual GMO Cycle, the Term of the Agreement
shall automatically extend one (1) additional year, and, as of January 1, 2031, the City shall
reserve for the Project the lesser of (i) forty-five (45) GMO Allocations for Market Rate Housing
within the Project and (ii) the maximum number of GMO Allocations required to complete
construction of all Market Rate Housing within the Project. These GMO Allocations shall expire
on December 31, 2031.
(iii) Following the timely receipt of such notice, the City shall have the
right, in its sole discretion, to assign the GMO Allocations renounced by Developer within the
individual GMO Cycle to another project.
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(iv)
Developer’s right to relinquish GMO Allocations and obtain new
GMO Allocations in 2031, pursuant to this Section 5.5(f), can only be exercised once, whether or
not multiple events occur of the type contemplated in Section 7.6 of this Agreement.
5.6
Additional City Obligations regarding the Growth Management Ordinance and
Building Permits. City shall make the following commitments in accordance with the
requirements of the Growth Management Ordinance and the GMO Policies and Procedures, and
City agrees to the following obligations as a material inducement to Developer to enter into this
Agreement:
(a)
In no event shall City approve fewer GMO Allocations than described in
the GMO Allocation Schedule.
(b)
Developer shall not be required to apply for GMO Allocations for the
Affordable Housing Units. The City will issue allocations and building permits for the Rental
Middle Income Units within the Project, subject to availability and to Developer’s compliance
with Applicable Law, consistent with the GMO Allocation Schedule attached hereto as Exhibit
E. GMO Allocations shall not be required to be issued prior to Design Review approval or “Plan
Check” for Market Rate Housing building plans submitted to City for its review.
(c)
Developer is entitled to obtain “foundation only” permits for residential
buildings without needing a GMO Allocation. Developer may, upon compliance with City’s
normal requirements relating to “foundation-only” permits and following City’s issuance of a
foundation-only permit for a given condominium building, construct the foundation (and related
infrastructure and other support structures covered by such foundation-only permit) for such
building prior to obtaining a GMO Allocation; provided, however, that Developer shall not
commence work on any portion of a Market Rate Unit other than that permitted by such
foundation-only permit unless and until Developer has obtained a building permit that provides
for the construction of the remainder of such Market Rate Unit. The issuance of a foundationonly permit by City shall not grant or vest any right to perform any work or construct any
improvements or structures other than or beyond what is expressly covered in the foundationonly permit and this Agreement. Developer knowingly and willingly assumes all risks
associated with City’s issuance of a foundation-only permit.
(d)
City may convert “A allocations” to “B allocations,” (as such terms are
used in the GMO Policies and Procedures) at its election (and whether or not “B allocations” are
otherwise available), provided that City shall not fail to convert such allocations if necessary to
accommodate the GMO Allocation Schedule.
(e)
As a concession under Government Code Section 65915, and consistent
with the Existing Project Approvals, City will grant the Developer its total allotment of GMO
Allocations at the beginning of each three (3) year GMO Allocation Cycle.
(f)
To the extent that any GMO Allocations are relinquished by Saggio Hills,
or any successor or assign of Saggio Hills, during the last year of a GMO Allocation Cycle, then
Developer may submit a written request to the City for such GMO Allocations in addition to the
GMO Allocations reserved for the Developer under the GMO Allocation Schedule. In the event
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that such GMO Allocations are still available as of December 31 of that year, the GMO
Allocations shall automatically be issued to Developer. In such an event, the three-year period
for which the GMO Allocation is valid shall commence upon January 1 of the following year.
Notwithstanding the foregoing, Developer acknowledges that its right to obtain such GMO
Allocations pursuant to this subsection (f) is junior to Saggio Hills’ rights to GMO Allocations as
described in the Saggio Hills DA.
(g)
The City agrees that, to the extent there are available but uncommitted or
unused GMO Allocations at the end of any calendar year before Developer has received
sufficient GMO Allocations to complete construction of the Project, and such GMO Allocations
would expire or be forfeited at the end of the applicable year, then if Developer has previously
submitted a written request therefor, such GMO Allocations shall automatically be issued to the
Project. In such an event, the three-year period for which the GMO Allocation is valid shall
commence upon January 1 of the following year. Notwithstanding the foregoing, Developer
acknowledges that its right to obtain such GMO Allocations pursuant to this subsection (g) is
junior to Saggio Hills’ rights to GMO Allocations as described in the Saggio Hills DA.
(h)
It is possible that, as of December 31 of the last year of any GMO
Allocation Cycle, the City has issued building permits for fewer than 90 residential units subject
to the Growth Management Ordinance for the applicable GMO Allocation Cycle. In such an
event, if (i) City otherwise were ready to issue a building permit for a residential building within
the Project, and (ii) the number of residential units in such building is equal to or less than the
number of residential units for which building permits are still available pursuant to the Growth
Management Ordinance, then City may issue to Developer a building permit for that building in
order to avoid available residential building permits being lost in a given GMO Allocation Cycle.
The foregoing provision shall be applicable to this Project whether or not Developer has been
issued GMO Allocations for such residential building permits, notwithstanding Section 4(b) of
the GMO Policies and Procedures or any successor provisions.
(i)
Nothing in this Agreement precludes Developer from applying for more
building permits or GMO Allocations than are required to be issued to the Developer under the
GMO Allocation Schedule; however, City shall have the discretion to deny such building permits
or GMO Allocations (to the extent not ministerial in nature) if they exceed the numbers
authorized in this Section 5.6.
5.7
Sales Tax Point of Sale Designation. Developer shall use good faith efforts to
require all persons and entities providing bulk lumber, concrete, structural steel and prefabricated building components, such as roof trusses, to be used in connection with the
construction and development of, or incorporated into, the Project, to designate City as the sole
point-of-sale for purposes of computing sales taxes due under the Bradley-Burns Uniform Local
Sales and Use Tax Law (California Revenue and Taxation Code sections 7200 et seq. and
implementing regulations) on the sale of such bulk construction and building materials and
components, to the extent permitted by such laws.
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6.

COOPERATION AND IMPLEMENTATION.

6.1
Subsequent Project Approvals. Developer and City acknowledge and agree that
Developer intends to submit applications for Subsequent Project Approvals. In connection with
any Subsequent Project Approval, City shall exercise its discretion in accordance with
Applicable Law and the Project Approvals, and as provided by this Agreement.
6.2

Processing Applications for Subsequent Project Approvals.

(a)
Developer acknowledges it has an obligation to submit complete
applications for Subsequent Project Approvals on a timely basis. Developer shall use its best
efforts to (i) provide to City in a timely manner any and all documents, applications, plans, and
other information necessary for City to carry out its obligations hereunder; and (ii) cause
Developer’s planners, engineers, and all other consultants to provide to City in a timely manner
all such documents, applications, plans and other materials required under Applicable Law. It is
the express intent of Developer and City to cooperate and diligently work to obtain any and all
Subsequent Project Approvals.
(b)
Upon submission by Developer of all appropriate applications and
Processing Fees for any pending Subsequent Project Approval, City shall, as allowed by law,
reasonably and diligently, subject to state law and City ordinances, policies and procedures
regarding hiring and contracting, commence and complete all steps necessary to act on
Developer’s currently pending Subsequent Project Approval applications.
(c)
With the Existing Project Approvals, City has made a final policy decision
that the Project is in the best interests of the public health, safety and general welfare.
Applications for Subsequent Ministerial Approvals that are consistent with this Agreement and
the Existing Project Approvals shall be processed and considered in a manner consistent with the
vested rights granted by this Agreement and shall be deemed to be tools to implement those final
policy decisions, and shall be approved by City so long as they are consistent with Applicable
Law, this Agreement and the Existing Project Approvals.
(d)
While City expressly reserves its discretion with respect to all Subsequent
Discretionary Approvals, City agrees that it shall not use its authority in considering any
application for a Subsequent Discretionary Approval to deviate from state law or change the
policy decisions reflected by the Existing Project Approvals or otherwise to prevent or frustrate
the further development of the Project as set forth in the Existing Project Approvals. In the event
that any Subsequent Projects Approvals require City to approve a conditional use permit under
Healdsburg Municipal Code Section 20.28.165 or a successor provision, City agrees that City
has conclusively determined that the Project’s geographic location and contemplated categories
of uses as specified in Recital D of this Agreement are in accord with City’s General Plan and
any applicable planned development, specific or area plan, including the CHAP; the Project’s
geographic location and contemplated categories of uses as specified in Recital D of this
Agreement are consistent with the applicable development standards of Title 20 (Land Use
Code) of the Healdsburg Municipal Code; and the proposed geographic location of the Project
and contemplated categories of uses as specified in Recital D of this Agreement will not be
detrimental to public health and safety or materially injurious to uses, properties or
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improvements in the vicinity. However, in order to make the findings required by Section
20.28.165 of the Healdsburg Municipal Code, it may be necessary for City to impose conditions
related to the design, operation, and maintenance of the Project, provided that such conditions
shall not reduce the density or number of residential units, reduce the number of hotel rooms,
reduce the amount of non-residential square footage, change the uses specified in Recital D of
this Agreement, or otherwise change or prevent the construction, operation, or maintenance of
the Project as contemplated by this Agreement and the Existing Project Approvals.
(e)
Nothing herein shall limit the ability of City to require reports, analysis
and/or studies, consistent with Applicable Law, in order to assist in determining that any
requested Subsequent Ministerial Approval is consistent with this Agreement and the Existing
Project Approvals. If City determines that an application for a Subsequent Ministerial Approval
is not consistent with this Agreement or the Existing Project Approvals and should be processed
as an application for a Subsequent Discretionary Approval rather than a Subsequent Ministerial
Approval, City shall specify in writing the reasons for such determination and may propose a
modification which would be processed as a Subsequent Ministerial Approval. Developer shall
then either modify the application to conform to this Agreement and the Existing Project
Approvals, as the case may be, or City shall process the application as an application for a
Subsequent Discretionary Approval.
(f)
City shall process Developer’s applications for Subsequent Project
Approvals to the fullest extent allowed by Applicable Law and Developer may proceed with
Subsequent Project Approvals as provided for herein to the fullest extent allowed by Applicable
Law.
(g)
City shall process Developer’s condominium tentative map applications
for the creation of individual condominiums, as defined in California Civil Code §4125(b), in
accordance with Section 66427 of the Subdivision Map Act, which precludes City from requiring
a condominium plan as a condition of obtaining a tentative or final map. When condominium
final maps are approved for each condominium parcel, Developer shall prepare and record
condominium plans that contain the information required in California Civil Code Section 4285.
6.3

Changes and Amendments to Project Approvals.

(a)
Given the long term build-out of the Project, City and Developer
acknowledge that modifications or amendments to the Project Approvals may be appropriate and
mutually desirable. To the extent permitted by Applicable Law, any Project Approval may, from
time to time, be amended or modified in the following manner:
(i)
Upon the written request of Developer for an amendment or
modification to a Project Approval, the City Manager shall determine: (A) whether the
requested amendment or modification is minor when considered in light of the Project as a
whole; and (B) whether the requested amendment or modification is consistent with this
Agreement and Applicable Law. If the City Manager finds, in his or her sole discretion, that the
proposed amendment or modification is minor, consistent with this Agreement and Applicable
Law, and will result in no new significant impacts not addressed and mitigated in the
environmental review, the amendment shall be determined to be an “Administrative Project
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Amendment” and the City Manager may approve the Administrative Project Amendment
consistent with City’s procedures for such administrative actions, including any requirements for
notice, public hearing and appeal rights. Administrative Project Amendments shall not require
an amendment to this Agreement.
(ii)
Any request of Developer for an amendment or modification to a
Project Approval which is determined by the City Manager or his/her designee not to be an
Administrative Project Amendment as set forth above shall be deemed a “Non-Administrative
Project Amendment” and shall be subject to review, consideration and action pursuant to the
Project Approvals, Applicable Law and this Agreement, as applicable.
6.4
Amendment of this Agreement. This Agreement may be amended from time to
time, in whole or in part, by mutual written consent of the Parties or their successors in interest,
as follows:
(a)
Administrative Agreement Amendments. Any amendment to this
Agreement which does not substantially affect (a) the Term of this Agreement; (b) permitted
uses of the Property; (c) provisions for the reservation or dedication of land; (d) conditions, terms
restrictions or requirements for subsequent discretionary actions; (e) increases in the density or
intensity of the use of the Property or the maximum height or size of proposed buildings; or (f)
monetary contributions by Developer, shall be deemed an “Administrative Agreement
Amendment” and the City Manager, except to the extent otherwise required by Applicable Law,
may approve the Administrative Agreement Amendment without notice and public hearing.
(b)
Major Agreement Amendments. Any amendment to this Agreement
which is determined not to be an Administrative Agreement Amendment as set forth above shall
be deemed a “Major Agreement Amendment” and shall require giving of notice and a public
hearing before the Planning Commission and City Council in accordance with Applicable Law.
The City Manager shall have the authority to determine if an amendment is a Major Agreement
Amendment or an Administrative Agreement Amendment pursuant to the terms of this Section
6.4.
6.5
Mitigation Measures. Developer shall comply with all applicable mitigation
measures in the MMRP.
6.6

Cooperation in the Event of Legal Challenge.

(a)
City and Developer, at Developer’s sole cost and expense, shall cooperate
in the event of any court action instituted by a third party or other governmental entity or official
challenging the validity of any provision of this Agreement, any Existing Project Approvals or
any Subsequent Project Approvals (“Litigation Challenge”). Each party shall promptly notify
the other of any Litigation Challenge and shall communicate regarding the defense of such
Litigation Challenges, subject to confidentiality requirements that may prevent communication
of certain information.
(b)
To the extent that Developer determines to contest or defend such
Litigation Challenge, Developer shall take the lead role defending such Litigation Challenge and
may, in its sole discretion, elect to be represented by the legal counsel of its choice, with the
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costs of such representation, including Developer’s administrative, legal and court costs, paid by
Developer. In such event, City shall appear in the action and defend its decision, except that City
shall not be required to be an advocate for Developer, and Developer shall reimburse City,
within ten (10) business days following City’s written demand therefore, which request may be
made from time to time during the course of such Litigation Challenge, for all reasonable costs
incurred by City in connection with the Litigation Challenge, including City’s administrative,
legal and court costs, provided that City, in its sole discretion shall determine to either: (i) elect
to joint representation by Developer’s counsel; or (ii) retain an experienced litigation attorney. If
Developer defends any such Litigation Challenge, Developer shall indemnify, defend, and hold
harmless City and its officials and employees from and against any claims, losses, or liabilities
assessed or awarded against City by way of judgment, settlement, or stipulation.
(c)
Any proposed settlement of a Litigation Challenge shall be subject to
City’s and Developer’s approval, which approval shall not be unreasonably withheld,
conditioned, or delayed. If the proposed settlement includes terms that would constitute an
amendment or modification of this Agreement, any Existing Project Approvals or any
Subsequent Project Approvals, the settlement shall not become effective unless such amendment
or modification is approved by City in accordance with applicable legal requirements, and City
reserves its full legislative discretion with respect thereto. If for any reason the proposed
settlement does not become effective and the litigation continues, Developer shall continue to
pay the costs of representation as set forth in subsection (b), above.
(d)
If Developer opts not to contest or defend such Litigation Challenge at the
time that the Litigation Challenge is first filed, City shall have the right, but not the obligation, to
contest or defend such Litigation Challenge. If City elects to contest or defend such Litigation
Challenge, City shall bear all its costs and expenses related to such defense, including City’s
administrative, legal, and court costs and Developer shall indemnify and hold harmless City and
its officials and employees from and against any losses or liabilities assessed or awarded against
City by way of judgment. The Developer’s indemnity and hold harmless obligation shall not
extend to any claim arising from City’s negligence or willful misconduct.
6.7
Indemnity and Hold Harmless. Developer shall indemnify and hold City and its
elected and appointed officers, agents, employees, and representatives harmless from and against
any and all claims, costs, liabilities and damages (including attorneys’ fees and costs), including
without limitation bodily injury, death, or property damage, resulting directly or indirectly from
the approval or implementation of this Agreement, the development and construction of the
Project by or on behalf of Developer, or from any operations performed under this Agreement,
whether such operations were performed by Developer or any of Developer’s contractors,
subcontractors, agents or employees, except to the extent such claims, costs and liabilities arise
from the active negligence or willful misconduct of City, its elected and appointed officers,
agents, employees, representatives, contactors or subcontractors.
7.

DEFAULT AND REMEDIES.

7.1
Breach. Subject to extensions of time under this Agreement or by mutual
consent in writing, the failure or delay by either Party to perform any term or provision of this
Agreement shall constitute a breach of this Agreement. In the event of alleged breach of any
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terms or conditions of this Agreement, the Party alleging such breach shall give the other Party
notice in writing specifying the nature of the breach and the manner in which said breach or
default may be satisfactorily cured, and the Party in breach shall have 30 days following such
notice (“Cure Period”) to cure such breach, except that in the event of a breach of an obligation
to make a payment, the Party in breach shall have 10 business days to cure the breach. If the
breach is of a type that cannot be cured within 30 days, the breaching Party shall, within a 30-day
period following notice to the non-breaching Party, notify the non-breaching Party of the time it
will take to cure such breach which shall be a reasonable period under the circumstances
(“Extended Cure Period”); commence to cure such breach; and be proceeding diligently to cure
such breach. During the Cure Period or Extended Cure Period, the Party charged shall not be
considered in default for purposes of termination or institution of legal proceedings; but City’s
right to refuse to issue a permit or Subsequent Project Approval, under Section 7.3, shall not be
limited by this provision. The failure of any Party to give notice of any breach shall not be
deemed to be a waiver of that Party’s right to allege any other breach at any other time.
7.2
Default. If the breaching Party has not cured such breach within the Cure
Period or the Extended Cure Period, if any, such Party shall be in default (“Default”), and the
non-breaching Party, at its option, may terminate the Agreement, institute legal proceedings
pursuant to this Agreement and shall have such remedies as are set forth in Section 7.4 below.
7.3
Withholding of Permits. In the event of a Default by Developer, City shall have
the right to refuse to issue any permits or other approvals to which Developer would otherwise
have been entitled pursuant to this Agreement. This provision is in addition to and shall not limit
any actions that City may take to enforce the conditions of the Project Approvals.
7.4

Remedies.

(a)
In the event of a Default by City or Developer, the non-defaulting Party
shall have the right to terminate this Agreement upon giving notice of intent to terminate
pursuant to Government Code Section 65868 and regulations of City implementing such section.
Following notice of intent to terminate, the matter shall be scheduled for consideration and
reviewed in the manner set forth in Government Code Section 65867 and City regulations
implementing this section. Following consideration of the evidence presented in the review
before the City Council, either Party alleging Default by the other Party may give written notice
of termination of this Agreement to the other Party. Termination of this Agreement shall be
subject to the provisions of Section 7.8 below.
(b)
City and Developer agree that in the event of Default by City, the Parties
intend that the only remedy shall be declaratory relief or specific performance of this Agreement.
The Parties further agree that in the event of Default by Developer, City’s primary remedy would
be specific performance of the terms and provisions of this Agreement. In no event shall either
Party be entitled to any actual, consequential, punitive, or special damages. If City issues a
Project Approval pursuant to this Agreement in reliance upon a specified condition being
satisfied by Developer in the future, and if Developer then fails to satisfy such condition, City
shall be entitled to specific performance for the purpose of causing Developer to satisfy such
condition.
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(c)
In addition to any other rights or remedies, either Party may institute legal
action to cure, correct or remedy any Default, to enforce any covenants or agreements herein, to
enjoin any threatened or attempted violation hereof, or to obtain any other remedies consistent
with the purpose of this Agreement except as limited by Section 7.4(b) above. Any such legal
action shall be brought in the Superior Court for Sonoma County, California.
7.5

Periodic Review.

(a)
The annual review for this Agreement shall occur in the same month as
the month of the Effective Date. No later than 60 calendar days prior to the annual review
month, Developer shall submit to City an accounting of the fees due and paid to City, any
assignments or transfers of the Property and all construction of public improvements under this
Agreement. Developer shall initiate the annual review by submitting a written request to the
Planning Director. Developer shall submit an application and pay all legally required fees as
required by City for the reasonable out-of-pocket expenses City incurs in connection with its
review, and provide evidence as determined necessary by City to demonstrate good faith
compliance with the provisions of this Agreement. However, failure to initiate the annual review
within 30 days of receipt of written notice to do so from City shall not constitute a Default by
Developer under this Agreement, unless City has provided actual notice and opportunity to cure
and Developer has failed to so cure. A report that includes the following information shall be
deemed adequate to determine good faith compliance:
(i)

The beginning and ending date of the annual review period;

(ii)
A description of any Subsequent Project Approvals that have been
applied for or approved during the applicable annual review period;
(iii) A description of any construction activity that has been
commenced or completed during the applicable annual review period;
(iv)
A description of compliance with Sections 5.1 through 5.4 of this
Agreement during the applicable annual review period;
(v)
A description of any enforced delay or Permitted Delay as
provided for under Section 7.6 of this Agreement that occurred during the applicable annual
review period; and
(vi)
A description of any transfer or assignments as provided for under
Section 9 of this Agreement that occurred during the applicable annual review period.
(b)
The annual review required by Government Code section 65865.1 and
Section 17.20.050 of the Healdsburg Municipal Code shall be conducted as provided herein:
(i)
The City Manager shall review Developer’s submission to
ascertain whether Developer has complied in good faith with the terms of this Agreement. If the
City Manager finds good faith compliance by Developer with the terms of this Agreement, the
City Manager shall so notify Developer and the City Council in writing, and if the City Council
accepts the report, the review for that period shall be concluded. If the City Manager finds good
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faith compliance with this Agreement, the notification to the City Council shall not require a
hearing of any kind or an appearance from Developer. If the City Manager is not satisfied that
the Developer is performing in accordance with the material terms and conditions of this
Agreement, the City Manager shall refer the matter to the City Council for a determination as to
compliance with this Agreement and notify Developer in writing at least ten days in advance of
the time at which the matter will be considered by the City Council.
(ii)
In the event that the City Manager is not satisfied pursuant to
section (b)(i) above, the City Council shall conduct a hearing at which Developer must submit
evidence that it has complied in good faith with the terms and conditions of this Agreement. The
findings of the City Council on whether Developer has complied with this Agreement for the
period under review shall be based upon substantial evidence in the record. If the City Council
determines that, based upon substantial evidence, Developer has complied in good faith with the
terms and conditions of this Agreement, the review for that period shall be concluded. If,
however, the City Council determines, based upon substantial evidence in the record, that there
are significant questions as to whether Developer has complied in good faith with the terms and
conditions of this Agreement, the City Council may continue the hearing and shall notify
Developer of City’s intent to meet and confer with Developer within 30 days of such
determination, prior to taking further action. Following the 30-day time period, the City Council
shall resume the hearing in order to further consider the matter and to make a determination,
regarding Developer’s good faith compliance with the terms and conditions of the Agreement
and to take those actions it deems appropriate, including but not limited to, termination of this
Agreement, in accordance with California Government Code section 65865.1 and the
Healdsburg Municipal Code.
(c)
Failure of City to conduct an annual review shall not constitute a waiver
by City of its rights to otherwise enforce the provisions of this Agreement nor shall Developer
have or assert any defense to such enforcement by reason of any such failure to conduct an
annual review.
(d)
If, after an annual review, City finds Developer has complied in good faith
with this Agreement, City shall promptly following Developer’s request issue to Developer a
certificate of compliance certifying that Developer has so complied through the period of the
applicable annual review (“Certificate of Compliance”). The Certificate of Compliance must
be in recordable form and must contain such information as may be necessary to impart
constructive notice of City’s finding. Developer may record the Certificate of Compliance in the
Official Records of the County of Sonoma.
7.6

Enforced Delay; Extension of Time of Performance.

(a)
Subject to the limitations set forth below, performance by either party
hereunder shall not be deemed to be in default, and all performance and other dates specified in
this Agreement shall be extended, where delays are due to: war; insurrection; strikes; lockouts;
riots; floods; earthquakes; fires; casualties; acts of God; acts of the public enemy; epidemics;
quarantine restrictions; freight embargoes; unusually severe weather; economic downturns
(which for purposes of this Section 7.6 means three consecutive quarterly declines of the
monetary value of all finished goods and services produced in the United States, as measured by
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initial quarterly estimates of United States Gross Domestic Project published by the United
States Department of Commerce Bureau of Economic Analysis); acts or omissions of the other
Party; or acts or failures to act of any other public or governmental agency or entity (other than
the acts or failures to act of City which shall not excuse performance by City). An extension of
time for any such cause shall be for the period of the enforced delay and shall commence to run
from the time of the commencement of the cause but in any event shall not exceed a cumulative
total of one year. Notwithstanding the foregoing, extension of time for an economic downturn
shall commence upon Developer’s notification to City of the economic downturn (together with
appropriate backup evidence) and continue for the period of the economic downturn or five
years, whichever is less.
(b)
If Developer is unable to proceed with the Project within the timeframe
contemplated under this Agreement because there are insufficient building permits or GMO
Allocations available within a three-year period under the GMO Ordinance, any resulting delays
in performance shall be a “Permitted Delay.” Upon each occurrence of a Permitted Delay, the
Term shall automatically extend an additional three (3) years. The Permitted Delay shall end if
and when Developer receives sufficient building permits such that the cumulative total equals or
exceeds the GMO Allocation Schedule, but in no event shall the aggregate of all Permitted
Delays authorized under this Section (b) extend longer than six (6) years.
7.7
Resolution of Disputes. With regard to any dispute involving the Project, the
resolution of which is not provided for by this Agreement or Applicable Law, Developer shall, at
City’s request, meet with City. The parties to any such meetings shall attempt in good faith to
resolve any such disputes. Nothing in this Section shall in any way be interpreted as requiring
that Developer and City and/or City’s designee reach agreement with regard to those matters
being addressed, nor shall the outcome of these meetings be binding in any way on City or
Developer unless expressly agreed to by the parties to such meetings.
7.8
Termination. This Agreement shall terminate upon the earlier of (i) expiration
of the Term, or (ii) when the Property has been fully developed and all of Developer’s
obligations have been fully satisfied as reasonably determined by City, or (iii) after all appeals
have been exhausted before a final court of judgment, or issuance of a final court order directed
to City to set aside, withdraw, or abrogate City’s approval of this Agreement or any material part
thereof. Upon termination of this Agreement as to all of the Property, at the request of
Developer, City shall record a Notice of Termination for each affected parcel in a form
satisfactory to the City Attorney in the Office of the Sonoma County Recorder. In the event this
Agreement is terminated, neither party shall have any further rights or obligations hereunder,
except for those obligations of Developer set forth in Sections 6.6 and 6.7 of this Agreement.
8.

MORTGAGEE PROTECTION; CERTAIN RIGHTS OF CURE.

8.1
Mortgagee Protection. This Agreement shall be superior and senior to all liens
placed upon the Property or any portion thereof after the date on which this Agreement or a
memorandum thereof is recorded, including the lien of any deed of trust or mortgage
(“Mortgage”). Notwithstanding the foregoing, no breach hereof shall defeat, render invalid,
diminish or impair the lien of any Mortgage made in good faith and for value, but all of the terms
and conditions contained in this Agreement shall be binding upon and effective against all
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persons and entities, including all deed of trust beneficiaries or mortgagees under any Mortgage
(“Mortgagees”) including those Mortgagees who acquire title to the Property or any portion
thereof by foreclosure, trustee’s sale, deed in-lieu-of foreclosure, voluntary transfer or otherwise
(“Foreclosing Mortgagees”).
8.2

Mortgagee Obligations.

(a)
No Mortgagee shall be liable to pay or perform any obligations of
Developer under this Agreement, or to cure any breach or default by Developer under this
Agreement, unless and until such Mortgagee has assumed in writing the obligations of Developer
under this Agreement, in which event the terms and conditions of Section 1.2(b) below shall
apply.
(b)
City, upon receipt of a written request from a Foreclosing Mortgagee,
shall permit such Foreclosing Mortgagee to succeed to the rights and obligations of Developer
under this Agreement, provided that all defaults by Developer hereunder that are reasonably
susceptible of being cured are cured by such Foreclosing Mortgagee as soon as reasonably
possible, and in no event shall any Mortgagee or its successors or assigns be entitled to enjoy the
rights and benefits granted by this Agreement until all outstanding obligations of Developer have
been satisfied and all outstanding defaults reasonably susceptible of being cured by such
Foreclosing Mortgagee have been cured.
(c)
Notwithstanding subsection (b), above, in no event shall a Foreclosing
Mortgagee personally be liable for any defaults or monetary obligations of Developer arising
prior to acquisition of possession of such property by such Foreclosing Mortgagee unless and
until such Foreclosing Mortgagee elects to succeed to the rights of Developer under this
Agreement.
(d)
A Foreclosing Mortgagee shall have the right to find a substitute
developer to assume the obligations of Developer under this Agreement, provided such substitute
developer must agree to cure all defaults and obligations of Developer that are reasonably
susceptible of being cured by such assignee as a condition of the City’s approval. In any event, a
Foreclosing Mortgagee shall not be entitled to devote the Property to any use except in full
compliance with the Project Approvals nor to construct any improvements thereon or institute
any uses other than those uses or improvements provided for or authorized by the Agreement or
the Project Approvals.
8.3
Notice of Default to Mortgagee. If City receives notice from a Mortgagee
requesting a copy of any notice of default given to Developer and specifying the address for
service thereof, City shall deliver to the Mortgagee, concurrently with service thereof to
Developer, all notices given to Developer describing all claims by City that Developer has
defaulted hereunder. If City determines that Developer is not in compliance with this
Agreement, City also shall serve notice of noncompliance on the Mortgagee concurrently with
service on Developer. Each Mortgagee shall have the right, but not the obligation, during the
same period available to Developer to cure or remedy, or to commence to cure or remedy, the
condition of default claimed or the areas of noncompliance (each a “Default”) set forth in City’s
notice; provided, however, that if the Mortgagee must obtain possession and control of the
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Property in order to cure any such Default, then the Mortgagee shall have such reasonable
additional time as may be necessary for the Mortgagee to obtain possession and control of the
Property and cure such Default. No delay in or failure to give such notice to a Mortgagee shall
affect Developer’s obligations under this Agreement, or affect the effectiveness of City’s notice
of default or noncompliance given to Developer, or delay the start of or extend the cure period or
response period available to Developer. Notwithstanding the above, if despite City’s good faith
efforts delivery of notice to a Mortgagee is delayed, the Mortgagee’s period to cure or otherwise
respond to the notice shall be extended for the length of the delay, based on the date the notice
was given to the Mortgagee.
9.

ASSIGNABILITY.

9.1
Assignment by Developer. Developer may not convey, assign or transfer any of
its interests, rights or obligations under this Agreement (an “Assignment”) during the Term
except in connection with a transfer of all or a portion of the Property to any third party (a
“Transferee”) that satisfies the requirements of this Section 9 (a “Transfer”). Developer shall
have the right to freely transfer ownership of all or a portion of the Property without the consent
of the City, provided that prior to receiving a certificate of occupancy for all buildings on an
individual legal parcel, Developer shall not transfer such parcel unless it has provided City with
notice of an intent to transfer (“Intent to Transfer Notice”) as more particularly described in
Section 9.2, below. Any Assignment of all or a portion of this Agreement in connection with a
Transfer shall be documented by an Assignment and Assumption Agreement in a form
substantially similar to Exhibit F, attached hereto, and hereinafter referred to as an “Assignment
and Assumption Agreement.” In addition to an Assignment and Assumption Agreement, any
Transfer of a portion of the Property for which a building permit has been issued shall be
accompanied by evidence that Developer or Developer’s assignee has provided a completion
guaranty, payment and performance bond, or other similar instrument accepted by the applicable
construction lender (“Completion Guaranty”) that assures that any building located on the
portion of the Property being transferred for which a building permit has been issued by City will
be constructed in substantial compliance with this Agreement and the Project Approvals. Upon
delivery of an Intent to Transfer Notice and an Assignment and Assumption Agreement, and, if
applicable, evidence of a Completion Guaranty, Developer shall be free from any further liability
or obligation under this Agreement with respect to those obligations assumed under the
Assignment and Assumption Agreement.
9.2
Intent to Transfer Notice. Not less than forty-five (45) calendar days prior to a
Transfer of all or a portion of the Property prior to obtaining a certificate of occupancy for all
buildings on the legal parcel to be transferred, Developer shall provide City with an Intent to
Transfer Notice which Notice shall include the boundaries of the area being transferred, the
name and business address of the proposed transferee, and the proposed effective date of the
proposed Transfer.
9.3
Covenants Run With The Land. Except as otherwise provided in this
Agreement, all of the provisions, agreements, rights, powers, standards, terms, covenants and
obligations contained in this Agreement shall run with the land and shall be binding upon the
Parties and their respective heirs, successors (by merger, consolidation or otherwise) and assigns,
devisees, administrators, representatives, lessees and all other persons or entities acquiring the
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Property, any lot, parcel or any portion thereof and any interest therein, whether by sale,
operation of law or other manner, and shall inure to the benefit of the Parties and their respective
successors.
9.4
Pre-Approved Transfers. The following Transfers shall not require delivery of
an Intent to Transfer Notice to City nor an Amendment to this Agreement, and shall
automatically, upon execution and delivery of an Assignment and Assumption Agreement, result
in the release of Developer of its obligations hereunder as they may relate specifically to the
specific property or asset sold or transferred:
(a)
the Transfer of Developer’s rights and obligations under this Agreement to
any corporation, limited liability company, partnership or other entity which is controlling of,
controlled by or under common control with Developer, where “control” for purposes of this
definition means effective management and control of the other entity, subject only to major
events requiring the consent or approval of the other members of such entity;
(b)
Collateral assignment or hypothecation of Developer’s interest in the
Agreement to any lender making a loan or mortgage pertaining to all or any portion of the
Property;
(c)
A Transfer of an individual legal parcel within the Property after all of the
buildings on such a legal parcel have received a certificate of occupancy or final inspection;
(d)
Transfer of the parcel on which the Affordable Housing Units will be
constructed in connection with or following the Affordable Housing Substantial Completion
Milestone.
9.5
Non-Assuming Transferees. Except as otherwise required by a transferor, the
burdens, obligations and duties of such transferor under this Agreement shall not apply to any
purchaser of any individual residential unit offered for sale nor to any tenant of a residential
rental unit on the Property. The transferee in a transaction described above and the successors
and assigns of such a transferee shall be deemed to have no burdens, obligations or duties under
this Agreement, but shall continue to benefit from the vested rights provided by this Agreement
for the duration of the Term hereof. Nothing in this Section shall exempt any property
transferred to a non-assuming transferee from payment of applicable fees, taxes and assessments
or compliance with any conditions of approval set forth in the Project Approvals regarding use of
the Property that are applicable to non-assuming transferees.
9.6
Foreclosure. Nothing contained in this Section shall prevent a transfer of the
Property, or any portion thereof, to a lender, or other party, as a result of a foreclosure or deed in
lieu of foreclosure, and any lender acquiring the Property, or any portion thereof, as a result of
foreclosure or a deed in lieu of foreclosure shall take such Property subject to the rights and
obligations of Developer under this Agreement, and further subject to Section 8 (“Mortgagee
Protection; Certain Rights of Cure”) of this Agreement.
10.

GENERAL.

10.1 Controlling Law. This Agreement shall be governed by the laws of the State of
California, without reference to choice of laws principles.
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10.2 Construction of Agreement. The language in this Agreement in all cases shall
be construed as a whole and in accordance with its fair meaning. Each reference in this
Agreement to this Agreement or any of the Existing Project Approvals or Subsequent Ministerial
or Discretionary Approvals shall be deemed to refer to the Agreement, Project Approval or
Subsequent Ministerial or Discretionary Approval as it may be amended from time to time,
whether or not the particular reference refers to such possible amendment. Section headings in
this Agreement are for convenience only and are not intended to be used in interpreting or
construing the terms, covenants or conditions of this Agreement. This Agreement has been
reviewed and revised by legal counsel for both City and Developer, and no presumption or rule
that ambiguities shall be construed against the drafting party shall apply to the interpretation or
enforcement of this Agreement. Unless the context clearly requires otherwise, (i) the plural and
singular numbers shall each be deemed to include the other; (ii) the masculine, feminine, and
neuter genders shall each be deemed to include the others; (iii) “shall,” “will,” or “agrees” are
mandatory, and “may” is permissive; (iv) “or” is not exclusive; (v) “include,” “includes” and
“including” are not limiting and shall be construed as if followed by the words “without
limitation,” and (vi) “days” means calendar days unless specifically provided otherwise.
10.3 No Waiver. No delay or omission by City or Developer in exercising any right
or power accruing upon the other Party’s noncompliance or failure to perform under the
provisions of this Agreement shall impair or be construed to waive any right or power. A waiver
by City or Developer of any of the covenants or conditions to be performed by the other Party
shall not be construed as a waiver of any succeeding breach of the same or other covenants and
conditions.
10.4

Agreement is Entire Agreement.
(a)

The following exhibits are attached to this Agreement:
Exhibit A

Legal Description

Exhibit B

Depiction of Property and Improvements

Exhibit C

Mitigation Monitoring and Reporting Program

Exhibit D

Affordable Housing Agreement

Exhibit E

GMO Allocation Schedule

Exhibit F

Form of Assignment and Assumption Agreement

(b)
This Agreement and all exhibits attached hereto or documents
incorporated herein by reference, are the sole and entire agreement between the Parties
concerning the Property. The Parties acknowledge and agree that they have not made any
representation with respect to the subject matter of this Agreement or any representations
inducing the execution and delivery, except representations set forth herein, and each Party
acknowledges that it has relied on its own judgment in entering this Agreement. The Parties
further acknowledge that all statements or representations that heretofore may have been made

SF #4814-8611-3138 v8

Attachment: Attachment 2B - Draft City Council Ordinance approving Mill District Project - Development Agreement (2305 : Mill District

3.A.c

35

Packet Pg. 189

by either of them to the other are void and of no effect, and that neither of them has relied
thereon in its dealings with the other.
(c)
If any condition of approval set forth in any of the Project Approvals
including, without limitation, any general condition, any condition pertaining to tentative map
approval or any condition pertaining to approval of a conditional use permit conflicts, is
inconsistent, or creates an ambiguity, with any term or condition of this Development
Agreement, then any such condition shall be deemed to have been waived or satisfied for
purposes of the underlying Project Approvals and the term or condition appearing in the
Development Agreement shall control.
(d)
The Initial Study project description submitted by Developer with its
application for the Existing Project Approvals provides descriptive Project information to assist
in the environmental review and analyses for the Project by illustrating a potential buildout
scenario that establishes the maximum level of environmental impact that the Project would
foreseeably cause. To the extent that such project description is in conflict or inconsistent with
this Agreement or any of the Project Approvals, such conflict or inconsistency shall be resolved
by reference to this Agreement and/or the applicable Project Approvals, provided that the
environmental impact would be equal to or less than that which was analyzed in the Project’s
environmental review.
10.5 Estoppel Certificate. City or Developer from time to time may deliver written
notice to the other Party requesting written certification that, to the knowledge of the certifying
Party, (i) this Agreement is in full force and effect and constitutes a binding obligation of the
Parties, (ii) this Agreement has not been amended or modified either orally or in writing, or, if it
has been amended or modified, specifying the nature of the amendments or modifications, and,
(iii) the requesting Party does not have knowledge of default in the performance of its
obligations under this Agreement, or if in known default, describing therein the nature and
monetary amount, if any, of the default.
10.6 Further Documents. Each Party shall execute and deliver to the other all other
instruments and documents as may be reasonably necessary to carry out this Agreement.
10.7 Time of Essence. Time is of the essence in the performance of each and every
covenant and obligation to be performed by the Parties hereunder.
10.8 Construction. This Agreement has been reviewed and revised by legal counsel
for both City and Developer and no presumption or rule that ambiguities shall be construed
against the drafting Party shall apply to the interpretation or enforcement of this Agreement.
10.9 Notices. Except as otherwise expressly provided herein, all notices and
demands pursuant to this Agreement shall be in writing and delivered in person, by commercial
courier or by first-class certified mail, postage prepaid. Except as otherwise expressly provided
herein, notices shall be considered delivered when personally served, upon delivery if delivered
by commercial courier, or two (2) days after mailing if sent by mail. Notices shall be sent to the
addresses below for the respective Parties; provided, however, that any Party may change its
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address for purposes of this Section by giving written notice to the other Parties. These
addresses may be used for service of process:
City:

City Manager
City of Healdsburg
401 Grove Street
Healdsburg, California 95448

with copy to: Samantha Zutler, Esq.
City Attorney
City of Healdsburg
101 Howard Street, Suite 400
San Francisco, California 94123
Developer:

Replay Healdsburg, LLC
631 Center Street
Healdsburg, CA 95448
Attention: David Hill

with copy to: Goldfarb & Lipman LLP
Attn: Barbara Kautz, Esq.
1300 Clay Street, Eleventh Floor
Oakland, CA 94612
The provisions of this Section shall be deemed directive only and shall not detract from the
validity of any notice given in a manner that would be legally effective in the absence of this
Section.
10.10 Developer is an Independent Contractor. Developer is not an agent or employee
of City, but is an independent entity with full rights to manage its employees subject to the
requirements of the law. All persons employed or utilized by Developer in connection with this
Agreement are employees or contractors of Developer and shall not be considered employees of
City in any respect.
10.11 No Joint Venture. It is specifically understood and agreed that the Project is a
private development. No partnership, joint venture or other association of any kind between City
and Developer is formed by this Agreement.
10.12 Nondiscrimination. Developer shall not discriminate, in any way, against any
person on the basis of race, color, national origin, gender, marital status, sexual orientation, age,
creed, religion or disability in connection with or related to the performance of this Agreement.
10.13 No Third Party Beneficiary. This Agreement shall not be construed or deemed
to be an Agreement for the benefit of any third party or parties, and no third party or parties shall
have any claim or right of action hereunder for any cause whatsoever.
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10.14 Further Assurances; Warranty by Signers. The Parties agree to execute such
additional instruments and to undertake such actions as may reasonably be necessary to effectuate
the intent of this Agreement. Each of the persons whose signature appears below warrants and
represents that he/she is the duly authorized representative of the entity on whose behalf the
signature appears and that in signing this Agreement, such person intends to, and does hereby,
bind said entity to the terms and conditions of this Agreement.
10.15 Counterparts. This Agreement may be executed in counterparts, each of which
is deemed to be an original, and all such counterparts constitute one and the same instrument.

[REMAINDER OF PAGE INTENTIONALLY LEFT BLANK]
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IN WITNESS WHEREOF, this Agreement has been entered into by and between the
Parties as of the Effective Date.
CITY:
City of Healdsburg, a
California municipal corporation
By:
David Mickaelian
City Manager
APPROVED AS TO FORM:
By:
Samantha Zutler, Esq.
City Attorney
ATTEST:
By:
Stephanie Williams
City Clerk

DEVELOPER:
Replay Healdsburg, LLC,
a Delaware limited liability company
By:
Name:

[insert notary acknowledgments]
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EXHIBIT A

LEGAL DESCRIPTION
[to be attached]
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EXHIBIT B

DEPICTION OF PROPERTY AND IMPROVEMENTS
[see next page]
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EXHIBIT C
MMRP

[see next pages]
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Mill District Project Mitigation Monitoring and Reporting Program
Mitigation Measure

Monitoring
Responsibility

MM AQ-4a: Mitigation Measures for New Sensitive Receptors Located near Planning and Building
US 101. Future development under the Plan that includes sensitive receptors
(such as schools hospitals, daycare centers, or retirement homes) located
within 450 feet of US 101 shall require site-specific analysis to determine the
level of cancer risk and PM2.5 exposure. This analysis shall be conducted
following procedures prescribed by NSAPCD or outlined by BAAQMD.
If the site-specific analysis reveals significant exposures, such as cancer risk
greater than 10 in one million, additional measures shall be employed to
reduce the risk to below the threshold. If this is not possible, the sensitive
receptors shall be relocated. Such additional measures include:
• Design the site such that sensitive receptors or air intakes for ventilation of
habitable uses are located as far as possible from US 101.
• Install indoor air filtration systems that effectively reduce particulate levels
to a less-than-significant level.
Project Proponents shall submit
performance specifications and design details to demonstrate that lifetime
residential exposures would result in less-than-significant cancer risks (less
than 10 in one million chances).
• Tiered plantings of trees or shrubs along project boundaries closest to US
101 shall be provided.
MM AQ-4b: New Sources of TACs Located near Sensitive Receptors. The Planning and Building
City shall ensure that future development under the Plan that includes new
sources of air pollution shall undergo review to ensure that these sources do
not cause significant cancer risk or PM2.5 concentrations. If this is not
possible, the sources shall be relocated. To meet this requirement, Project
Proponents must provide the following:
• NSAPCD Permit or permit evaluation for that source or;
• Site-specific air quality analysis that addresses the cancer risker risk and
PM2.5 criteria.
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Monitoring/Reporting Action
and Schedule

Monitoring Compliance Record
(Name/Date)

Request site specific analysis
at time of application for
projects
with
sensitive
receptors within 450 feet of
US 101.

Site specific analysis has been
performed by Illingworth &
Rodkin (April 2018, updated
November 2018).

This analysis confirmed that the
Incorporate additional
level of cancer risk from the
measures into design, to avoid Project will be less than 10 in one
cancer risk greater than 10 in million.
one million.

Request
Permit

copy

of

NSAPCD Site specific analysis has been
performed by Illingworth &
Rodkin (April 2018, updated
OR
November 2018).
Request site-specific analysis This analysis confirmed that new
at time of application.
sources of TACs would not cause
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concentrations.
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Table 1 (cont.): Mill District Project Mitigation Monitoring and Reporting Program

Mitigation Measure

Monitoring
Responsibility

MM BR-1a: Protect Special-status Birds and Migratory Passerines and Planning and Building
Raptors during Construction. The City shall ensure that preconstruction
surveys for nesting special-status birds or raptors are conducted for Planrelated construction commencing between February 1 and October 15.
Surveys shall be completed by a qualified wildlife biologist who is
experienced in identifying birds and their habitat and surveys shall be
completed within 14 days of construction. Trees within a minimum 300-foot
radius of proposed construction shall be included in the survey, unless
otherwise directed by current CDFW standards.
If the biologist detects no active nesting by special-status or migratory birds
or raptors, then work may proceed without restrictions. If migratory bird
and/or active raptor nests are identified, the biologist shall determine
whether or not construction activities might impact the active nest or disrupt
reproductive behavior. If it is determined that construction would not affect
an active nest or disrupt breeding behavior, construction may proceed
without any restriction.

Monitoring/Reporting Action
and Schedule

Incorporate preconstruction The
requirement
for
surveys into conditions of preconstruction surveys meeting
the
requirements
of
this
individual projects.
mitigation measure has been
Report findings of
incorporated as a condition of
preconstruction surveys to
project approval.
Planning and Building prior to
ground disturbance.
Install appropriate buffers, if
necessary, prior to the start of
construction and maintain
during construction.

If the qualified biologist determines that construction activities would likely
disrupt raptor breeding or passerine nesting activities, then a no-disturbance
buffer around the nesting location shall be established to avoid disturbance
or destruction of the nest site until after the breeding season or after a
wildlife biologist determines that the young have fledged (usually late June
through mid-July). The extent of these buffers would be determined by a
wildlife biologist in consultation with the CDFW and would depend on the
species’ sensitivity to disturbance (which can vary among species); the level
of noise or construction disturbance; line of sight between the nest and the
disturbance; ambient levels of noise and other disturbances; and
consideration of other topographical or artificial barriers. Typically a 50-feet
buffer shall be required for passerines and a 250-feet buffer for raptors,
however the wildlife biologist shall analyze and use the above factors in
making an appropriate decision on buffer distances.
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(Name/Date)
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Table 1 (cont.): Mill District Project Mitigation Monitoring and Reporting Program

Mitigation Measure

Monitoring
Responsibility

MM BR-1b: Protect Special-status Bats during Building Demolition and Tree Planning and Building
Removal. Not more than two weeks prior to building demolition, the City
shall ensure that a qualified biologist (i.e., one familiar with the identification
of bats and signs of bats) survey buildings proposed for demolition for the
presence of roosting bats or evidence of bats. If no roosting bats or evidence
of bats are found in the structure, demolition may proceed. If the biologist
determines or presumes bats are present, the biologist shall exclude the bats
from suitable spaces by installing one-way exclusion devices. After the bats
vacate the space, the biologist shall close off the space to prevent
recolonization. Building demolition shall only commence after the biologist
verifies seven to 10 days later that the exclusion methods have successfully
prevented bats from returning. To avoid impacts on non-volant (i.e., nonflying) bats, the biologist shall only conduct bat exclusion and eviction from
February 15 through April 15 and from August 15 through October 30.

Monitoring/Reporting Action
and Schedule

Monitoring Compliance Record
(Name/Date)

Incorporate preconstruction
surveys into conditions of
individual
projects
that
include
demolition
of
buildings or removal of large
trees.

The
requirement
for
preconstruction surveys meeting
the
requirements
of
this
mitigation measure has been
incorporated as a condition of
project approval.

Report findings of
preconstruction surveys to
Planning and Building prior to
demolition or tree removal.

Prior to the removal of large trees scheduled during seasonal periods of bat
activity (February 15 through April 15 and August 15 through October 30), a
qualified bat biologist shall conduct a bat habitat assessment to determine
the presence of suitable bat roosting habitat. No more than 30 days before
removal of any large tree or snag, a biologist familiar with identification of
bats and signs of bats will conduct a pre-construction survey for signs of bat
activity. If construction is postponed or interrupted for more than 30 days
from the date of the initial bat survey, the biologist shall repeat the preconstruction survey.
If a tree provides potentially suitable roosting habitat, but bats are not
present, bats shall be excluded by temporarily sealing cavities, pruning limbs,
or removing the entire tree, in consultation with the qualified bat biologist.
Trees and snags with cavities or loose bark that exhibit evidence of use by
bats shall be scheduled for bat exclusion and/or eviction, conducted during
appropriate seasons (i.e., February 15 through April 15 and August 15
through October 30) and supervised by the biologist.
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Table 1 (cont.): Mill District Project Mitigation Monitoring and Reporting Program

Mitigation Measure

Monitoring
Responsibility

MM CR-1a: Avoid or Reduce Impacts to Currently Unknown Archaeological Planning and Building
Resources. The City shall maintain a map of the Plan area that shows areas
that have been previously surveyed for archaeological resources. Prior to
implementation of the Plan in portions of the Plan area not previously
surveyed for archaeological resources, the City shall contact, or require the
Project Proponent to contact, the Northwest Information Center for
evaluation and a recommendation as to whether further study is required to
determine the presence of archaeological resources. If further study is
recommended, the City shall ensure that a qualified professional conduct a
pedestrian survey and make recommendations designed to avoid or minimize
adverse impacts on archaeological resources that meet the CEQA definition
of historical or unique archaeological resources. Recommendations shall be
implemented prior to project implementation. If the resource cannot feasibly
be avoided than a data recovery program shall be implemented. Data
recovery efforts must follow standard archaeological methods and all
significant cultural resource materials recovered shall be subject to scientific
analysis, professional museum curation, and a report prepared by the
qualified archaeologist according to current professional standards.

Monitoring/Reporting Action
and Schedule

Request NWIC report at time Site specific analysis has been
of application.
performed by Evans & DeShazo
(October 2017) and the City has
Incorporate recommendations consulted with the NWIC (January
as condition on individual 2018).
projects, as needed.
Recommendations of the analysis
have been incorporated as
conditions of project approval.

If archaeological resources are discovered during construction the City shall
ensure that a qualified archaeologist is enlisted to evaluate the significance of
the find. Once the archaeologist has had the opportunity to evaluate the find
and suggest appropriate mitigation measures, as necessary if the deposit
contains historical or unique archaeological resources, the archaeologist shall
undertake data recovery of the deposit unless the project can be modified to
allow the materials to be left in place. If the archaeological resources are
Native American, representatives of the appropriate culturally affiliated tribe
shall also be enlisted to help evaluate the find and suggest appropriate
treatment and mitigation measures.
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Table 1 (cont.): Mill District Project Mitigation Monitoring and Reporting Program

Mitigation Measure

Monitoring
Responsibility

MM CR-1b: Update 1983 Historic Property Survey and Complete Eligibility Planning and Building
Determinations. In accordance with Municipal Code 20.12 and consistent
with Healdsburg 2030 General Plan Policy Implementation Measure HCR-1,
the City shall update the 1983 cultural resource survey by conducting further
evaluation of the buildings/structures that could be impacted by Plan
implementation, and that have not already been evaluated under the Plan.
These include six of the seven buildings/structures/districts that have been
determined to be eligible for listing in the National Register, California
Register, or local designation, and the 13 building/structures/properties
identified in the 2012 survey as potentially eligible for the National Register,
California Register, or local designation as historic structures or historic
districts but needing further evaluation. These 19 buildings/structures and
districts are as follows:
• A.F. Stevens Mill & Lumber Company Historic District at 359 Hudson Street
• Healdsburg Station and Freight Depot at 316 Depot Street
• Healdsburg Railroad Turntable
• Roma Winery/Sunsweet Prune Packing at 128 Mill Street
• Roma Vista Winery at 420 Hudson Street
• William Cummings House at 17 Fitch Street
• Bungalow located at 201 East Street
• Commercial building located at 135 Healdsburg Avenue
• Commercial building located at 139 Healdsburg Avenue
• Buffi’s Hotel located at 146 Healdsburg Avenue
• Buildings and structures and potential historic district on Nu Forest
Products property at 164 Healdsburg Avenue
• Several small cottages located at 149 Healdsburg Avenue
• Commercial building located at 177 Healdsburg Avenue for local designation.
• Wood bridge located adjacent to 177 Healdsburg Avenue.
• Small industrial shed located at 180 Healdsburg Avenue
• Circa 1862 building located at 44 Mill Street
• Bungalow located at 205 East Street.
• Chambaud/Simi Winery building at 431/433 Hudson Street

SF #4834-4547-0089 v1

Monitoring/Reporting Action
and Schedule

Monitoring Compliance Record
(Name/Date)

Update 1983 cultural resource Further evaluation of the listed
survey as further evaluations buildings on the project site (in
become available.
the form of site-specific analysis)
was has been performed by Evans
& DeShazo (October 2017) and
provided to the City.
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Table 1 (cont.): Mill District Project Mitigation Monitoring and Reporting Program

Mitigation Measure

Monitoring
Responsibility

Monitoring/Reporting Action
and Schedule

Monitoring Compliance Record
(Name/Date)

• Portions of the Roma Vista Winery warehouses on Drayeur Avenue.
MM CR-1c: Amend Municipal Code 20.12.100. As provided in Municipal City of Healdsburg
Code 20.12.100, and following the procedures outlined in Municipal
Ordinance 20.28 Article VII, the City shall amend Municipal Code 20.12.100
to include in the list of Designated Historic Structures, any of the above-listed
buildings/structures that are determined eligible for the National Register or
California Register, or qualify for local designation.

Amend Municipal Code
20.12.100.

MM CR-1d: Implement Healdsburg 2030 General Plan Policies. The City Planning and Building
shall continue to implement Healdsburg 2030 General Plan policies HCR-A-2
and HCR-A-3. HCR-A-2 states that the City will support the efforts of owners
of qualified properties in seeking local historic designation, listing on the
California Register and/or the Federal Register of Historic Sites; and HCR-A-3
states that the City will support the efforts of property owners to preserve
and renovate historically significant structures.

Implement Healdsburg 2030 No applicant action is necessary.
General Plan policies HCR-A-2
and HCR-A.

MM CR-1f: Recordation of Historical Resources. Prior to Demolition or Planning and Building
Removal. Healdsburg Municipal Code Chapter 20.24 Article V, Historic
Resources Protection, is intended to protect the City’s historic resources by
preventing the unwarranted demolition of historic buildings and structures.
If any of the historical resources within the Plan area are proposed for
demolition, then the procedures detailed in Healdsburg Municipal Code
Chapter 20.24 Article V, Historic Resources Protection, for historic building
demolitions must be followed.

Comply with procedures in
Healdsburg Municipal Code
Chapter 20.24 Article V on
individual
projects
with
historic resources.

The potential conditions of approval contained within the Municipal Code
that may be adopted by the Zoning Administrator or Historic Committee in
approving a historic demolition permit shall be made conditions of approval
for demolition of any structure that is determined to be eligible for
designation based upon the determinations made under Mitigation Measure
CR-lb. The potential conditions of approval shall also be made conditions of
approval for relocation of any of these structures.
These conditions of approval are as follows:
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No applicant action is necessary.

The required conditions of
approval have been incorporated
into the conditions of project
approval.
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Mitigation Measure

Monitoring
Responsibility

Monitoring/Reporting Action
and Schedule

Monitoring Compliance Record
(Name/Date)

• Prior to demolition, the Project Proponent shall provide archival quality
photographs, floor plans and elevation drawings, as appropriate, to record
the building(s) or structure(s) being demolished.
• Prior to issuance of the historic demolition permit, the Historic Committee
shall approve a design review application for new construction for the site
of the demolished structure(s) and a building permit shall be issued for the
replacement structure(s). In addition to the findings required for design
review applications, the Historic Committee shall find that the proposed
design is compatible with the historic character of the surrounding historic
neighborhood, if applicable.
• The Project Proponent shall donate to the Healdsburg Museum any artifact
or other architectural element identified by the Historic Committee. The
artifact or architectural element shall be carefully removed and delivered
to the Museum in good condition to be used in future conservation work.
MM CR-2: Evaluation and Treatment of Paleontological Resources. If Planning and Building
paleontological resources (e.g., vertebrate bones, teeth, or abundant and
well-preserved invertebrates or plants), are encountered during construction,
work in the immediate vicinity shall be diverted away from the find until a
professional paleontologist assesses and salvages the find, if necessary.

Incorporate as condition on The
requirements
of
this
individual projects.
mitigation measure have been
incorporated as a condition of
project approval.

MM CR-3: Protection of Human Remains Encountered During Construction. Planning and Building
Should human remains, associated grave goods, or items of cultural
patrimony be encountered during construction, the following procedures
shall be followed as required by Public Resources Code § 5097.9 and Health
and Safety Code § 7050.5. In the event of discovery or recognition of any
human remains, there shall be no further excavation or disturbance of the
site or any nearby area reasonably suspected to overlie adjacent remains
until the Sonoma County Coroner has determined that the remains are not
subject to his or her authority. Further, pursuant to California Public
Resources Code Section 5097.98(b), remains shall be left in place and free
from disturbance until a final decision as to the treatment and disposition has
been made by the Coroner. If the coroner recognizes the human remains to

Incorporate as condition on The
requirements
of
this
individual projects.
mitigation measure have been
incorporated as a condition of
project approval.
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Mitigation Measure

Monitoring
Responsibility

Monitoring/Reporting Action
and Schedule

Monitoring Compliance Record
(Name/Date)

be those of a Native American, or has reason to believe that they are those of
a Native American, he or she shall contact, by telephone within 24 hours, the
State Native American Heritage Commission (NAHC). In accordance with
Public Resources Code 5097.98, the Native American Heritage Commission
would then immediately notify the "most likely descendant(s)" of receiving
notification of the discovery. The most likely descendant(s) would then make
recommendations within 48 hours, and engage in consultations concerning
the treatment of the remains.
MM HHM-3: Protect against Hazards from Soil or Groundwater Planning and Building
Contamination. If construction is proposed on a moderate or high risk
environmental case site or on a contiguous property of a moderate or high
risk site, the City shall ensure that, prior to construction, an investigation of
soil and, if encountered, groundwater, will be performed to determine the
presence or absence of contamination. Samples shall be collected to the
depth of the proposed project excavation.
If contaminated soil and/or groundwater is discovered, the results of the soil
and/or groundwater investigation shall be incorporated into a Soil and
Groundwater Management Plan, to determine whether specific soils and/or
groundwater management and disposal procedures for contaminated
materials are required; whether excavation soils are suitable for reuse, and to
recommend construction worker health and safety procedures for working
with contaminated materials are required; the City shall verify that the Soil
and Groundwater Management Plan is implemented.

Request site specific
investigation at time of
application of individual
project located on moderate
or high risk environmental
case site or on contiguous
property of a moderate or
high risk site.
Approve, if necessary, Soil and
Groundwater
Management
Plan prior to issuance of
grading permit.

Soil and Groundwater Management Plan
If contaminated soil and/or groundwater is encountered during the soil
and/or groundwater investigation, at least two weeks prior to construction
the City’s contractor shall prepare and implement a construction Soil and
Groundwater Management Plan. The contractor shall submit the Plan to the
City for review and approval. Elements of the plan shall include:
• Measures to address hazardous materials and other worker health and
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A Phase I Environmental Site
Assessment has been performed
by GHD, Inc.(November 2015)
The requirement to prepare a soil
and groundwater management
plan has been incorporated as a
condition of project approval.
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Mitigation Measure

•
•
•
•

Monitoring
Responsibility

Monitoring/Reporting Action
and Schedule

Monitoring Compliance Record
(Name/Date)

safety issues, including the specific level of protection required for
construction workers.
Provisions for excavation of soil, stockpiling, dust and odor control
measures.
Measures to prevent offsite migration of contaminated soil and groundwater.
Location and final disposition of all soil and groundwater removed from
the site.
All other necessary procedures to ensure that excavated materials are
stored, managed and disposed of in a manner that is protective of human
health and in accordance with applicable laws and regulations.

MM HWQ-2: Prepare and Implement Master Drainage Plan. Prior to any Public Works
project approvals within the Plan area, the City shall have prepared a Master
Drainage Plan to identify the improvements necessary to support
implementation of the Plan.

Prepare Master Drainage Plan. The City has prepared a Master
Drainage Plan (GHD, March 2017).

The Master Drainage Plan shall model the hydraulics of stormwater flow in
the Plan area under full buildout conditions using one- or two-dimensional
modeling of appropriate design storm flows. The Master Drainage Plan shall
identify the systemwide capacity improvements to be implemented over the
course of buildout under the Plan. The drainage system improvements
known to be required for Plan implementation have been listed in the Project
Description for this EIR, but some additional improvements may be required
after the analysis required in this Mitigation Measure has been conducted.
These additional drainage system improvements would be similar to the
types of improvements listed in the Project Description.
MM HWQ-3: Groundwater Management. If construction dewatering is Public Works
required for development within the Plan area, the City shall require one of
the following dewatering management options be implemented:
• Reuse the water on-site for dust control, compaction, or irrigation.
• Retain the water on-site in a grassy or porous area to allow
infiltration/evaporation.
• Discharge (by permit) to a sanitary sewer or surface water (this option may
SF #4834-4547-0089 v1

Incorporate as condition on These requirements have been
individual projects where incorporated as conditions of
dewatering is required.
approval for the project.
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Mitigation Measure

Monitoring
Responsibility

Monitoring/Reporting Action
and Schedule

Monitoring Compliance Record
(Name/Date)

require a temporary method to filter sediment-laden water prior to
discharge).
If discharging to the sanitary sewer, the City shall require Project Proponents
to obtain a onetime discharge permit or other type of approval requiring, as
necessary, measures for characterizing the discharge and ensuring filtering
methods and monitoring to verify that the discharge is compliant with the
City’s local wastewater discharge requirements.
If discharging to a local surface water or storm drain, the City shall require
that a Best Management Practices/Pollution Prevention Plan be prepared in
compliance with the North Coast Regional Water Quality Control Board Order
No. R1-2009-0045, Waste Discharge Requirements for Low Threat Discharges
to Surface Waters in the North Coast Region. The Best Management
Practices/Pollution Prevention Plan shall characterizes the discharge and
identifies specific measures to control the discharge, such as sediment
controls to ensure that excessive sediment is not discharged, and flow
controls to prevent erosion and flooding downstream of the discharge. The
City shall require that the Best Management Practices/Pollution Prevention
Plan be implemented during construction dewatering activities.
In areas of potential groundwater contamination associated with leaking
underground storage tanks or other potentially contaminative activities, the
City shall require Project Proponents to prepare a dewatering and discharge
plan to specify how the water will be collected, contained, sampled, treated,
monitored, and discharged to the either the sanitary sewer, the local storm
drain system, or to an off-site disposal facility. The City shall require any
necessary on-site treatment to remove constituents from the groundwater to
within permit requirements prior to discharge to either the sanitary sewer or
the local storm drain system.
MM NO-1: Noise and Land Use Compatibility. The City shall ensure that new Planning and Building
projects in the Plan area will comply with the Healdsburg 2030 General Plan’s
Land Use Compatibility for Community Noise Environments guidelines and
SF #4834-4547-0089 v1

Request site specific analysis Site specific analysis has been
at time of application and performed by Illingworth &
verify
compliance
with Rodkin (March 2018, updated
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Table 1 (cont.): Mill District Project Mitigation Monitoring and Reporting Program

Mitigation Measure

the City of Healdsburg Noise Ordinance by requiring acoustic analyses to be
conducted by a qualified noise specialist and by requiring implementation of
the recommendations of such analyses as follows:
• For single-family, duplex, or mobile home residential projects proposed in
areas where exterior day-night average noise levels are, or are projected
to, exceed 60 dBA Ldn (as shown on Figure 11 of the Healdsburg 2030
General Plan Policy Document), the City shall ensure that an acoustic
analysis be prepared that recommends project improvements, as needed,
to maintain interior noise levels at or below 45 dBA Ldn. This can typically
be accomplished with the incorporation of an adequate forced air
mechanical ventilation system in the residential units to allow residents the
option of controlling noise by keeping the windows closed.
• For multi-family residential or motel/hotel projects proposed in areas
where exterior day/night average noise levels are, or are projected to
exceed, 65 dBA Ldn (as shown on Figure 11 of the Healdsburg 2030 General
Plan Policy Document), the City shall ensure that an acoustic analysis be
prepared that recommends project improvements, as needed, to maintain
interior noise levels at or below 45 dBA Ldn. This can typically be
accomplished with the incorporation of an adequate forced air mechanical
ventilation system in the residential units to allow residents the option of
controlling noise by keeping the windows closed.
• For school library, church, hospital or nursing home projects proposed in
areas where exterior day-night average noise levels are, or are projected to
exceed 70 dBA Ldn (as shown on Figure 11 of the Healdsburg 2030 General
Plan Policy Document), the City shall ensure that an acoustic analysis be
prepared that recommends project improvements, as needed, to maintain
interior noise levels at or below 45 dBA Ldn, if needed. Standard office
construction methods typically provide about 25 to 30 decibels of noise
reduction in interior spaces.
• For golf course, cemetery, or industrial projects proposed in areas where
exterior day-night average noise levels are, or are projected to exceed 75 dBA
Ldn (as shown on Figure 11 of the Healdsburg 2030 General Plan Policy

SF #4834-4547-0089 v1

Monitoring
Responsibility

Monitoring/Reporting Action
and Schedule

Healdsburg 2030 General
Plan’s Land Use Compatibility
for
Community
Noise
Environments guidelines and
the City of Healdsburg Noise
Ordinance.

Monitoring Compliance Record
(Name/Date)

October 2018).

Recommendations of the analysis
have been incorporated as
conditions of project approval.
These recommendations include a
requirement
for
subsequent
Incorporate recommendations acoustic analysis as specific design
into design of individual details are finalized in the future.
projects.
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Table 1 (cont.): Mill District Project Mitigation Monitoring and Reporting Program
Monitoring/Reporting Action
and Schedule

Monitoring Compliance Record
(Name/Date)

MM NO-2a: Railroad Vibration. The City shall ensure an acoustic analysis is Planning and Building
conducted by a qualified noise specialist for structures within 100 feet of the
centerline of the railroad and that the recommendations of the analysis are
implemented. The analysis shall specify measures including, but not limited
to, setbacks and structural design features that will reduce vibration levels at
or below the guidelines of the FTA Groundborne Vibration Impact Criteria, as
shown in Table 3.10-4 of this EIR.

Request site specific analysis
at time of application for
projects within 100 feet of
centerline of railroad.

Site specific analysis has been
performed by Illingworth &
Rodkin (March 2018, updated
October 2018).

MM NO-3: Temporary Construction Noise (For Large or Complex Projects). Planning and Building
For large or complex construction projects with anticipated construction
durations exceeding one year, or as determined by the Planning and Building

Request project specific plan Site specific analysis has been
at time of application for large performed by Illingworth &
or complex projects.
Rodkin (March 2018, updated

Mitigation Measure

Monitoring
Responsibility

Document), the City shall ensure that an acoustic analysis be prepared that
recommends project improvements, as needed, to maintain exterior noise
levels at 65 dBA Ldn, or at ambient levels whichever is greater and to maintain
interior noise levels at or below 50 dBA Ldn. Standard industrial construction
methods can typically provide about 25 to 30 decibels of noise reduction in
interior spaces.
• In areas where traffic noise levels exceed, or are projected to exceed, 70
dBA Ldn (along the US 101 corridor, Mill Street, Healdsburg Avenue, or the
Northwestern Pacific Rail corridor as shown on Figure 11 of the Healdsburg
2030 General Plan Policy Document), the City shall ensure that an acoustic
analysis be prepared that recommends project improvements, as needed,
to maintain interior noise levels at or below 45 dBA Ldn, to maintain
exterior sounds levels below 65 dBA Ldn, and to maintain single-event noise
below 50 dBA Lmax in bedrooms and 55 dBA Lmax, in other rooms. Potential
strategies may include, but are not limited to the inclusion of windows and
doors with high Sound Transmission Class (STC) ratings, and the
incorporation of forced-air mechanical ventilation systems necessary to
meet 45 dBA Ldn and the Lmax noise limits. Noise barriers may be necessary
to shield outdoor activity areas.

SF #4834-4547-0089 v1

Incorporate recommendations The project conditions of approval
into design of individual require further acoustic analysis
projects.
when final design details are
provided as part of applications
for design review.
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Table 1 (cont.): Mill District Project Mitigation Monitoring and Reporting Program

Mitigation Measure

Director, a construction noise logistics plan shall be prepared that specifies
allowable hours of construction, noise and vibration minimization measures,
posting or notification of construction schedules, and designation of a noise
disturbance coordinator who would respond to neighborhood complaints.
The individual measures of this plan shall be required to be in place prior to
the start of construction, and implemented during construction to reduce
noise impacts on neighboring residents and other uses. A typical
construction noise logistics plan would include, but not be limited to, the
following measures to reduce construction noise levels as low as practical:
1. Equip internal combustion engine-driven equipment with intake and
exhaust mufflers that are in good condition and are appropriate for the
equipment.
2. Locate stationary noise-generating equipment as far as possible from
sensitive receptors in the vicinity.
3. Locate staging areas and construction material areas as far away as possible
from adjacent land uses.
4. Prohibit all unnecessary idling of internal combustion engines.
5. Utilize "quiet" air compressors and other stationary noise sources where
technology exists.
6. Erect temporary noise control blanket barriers in a manner to shield noisesensitive uses.
7. Control noise levels from workers’ amplified music so that sounds are not
audible sensitive receptors in the vicinity.
8. If impact pile driving is proposed, multiple-pile drivers shall be considered
to expedite construction. Although noise levels generated by multiple pile
drivers would be higher than the noise generated by a single pile driver, the
total duration of pile driving activities would be reduced.
9. If impact pile driving is proposed, temporary noise control blanket barriers
shall shroud pile drivers or be erected in a manner to shield the adjacent land
uses. Such noise control blanket barriers can be rented and quickly erected.
10. If impact pile driving is proposed, foundation pile holes shall be pre-drilled
to minimize the number of impacts required to seat the pile. Pre-drilling
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Monitoring/Reporting Action
and Schedule

Incorporate measures as
condition of individual
projects.
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October 2018).
The
requirement
for
a
construction logistics plan once
further design details are known
has been
incorporated
as
conditions of project approval.
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Mitigation Measure

Monitoring
Responsibility

Monitoring/Reporting Action
and Schedule

Monitoring Compliance Record
(Name/Date)

foundation pile holes is a standard construction noise control technique.
Pre-drilling reduces the number of blows required to seat the pile. Notify
all adjacent land uses of the construction schedule in writing.
11. Designate a "disturbance coordinator responsible for responding to
complaints about project construction noise and taking reasonable
measures to correct the problem. Conspicuously post a telephone number
for the disturbance coordinator at the construction site and include it in any
notice sent to neighbors regarding the construction schedule.
MM TR-1: Implementation of Intersection Improvements at Healdsburg Planning and Building
Avenue/Mill Street/Vine Street. The City shall track the additional vehicle and Public Works
trips to the intersection from new development. Each individual Project
Proponent shall prepare a Traffic Memo that identifies the project’s traffic
generation rate and contribution to the Healdsburg Avenue/Mill Street/Vine
Street intersection. The Project Proponent may include updated traffic
counts at the intersection, if warranted. Precise timing for the improvements
cannot be established at this time, but the City shall cause the improvements
to be implemented prior to the intersection exceeding 2,250 vehicle trips
during the PM peak. Design of the roundabout shall consider pedestrian
safety such as properly designed and installed curb ramps, crosswalks, and
warning devices.

Request traffic memo at time Site specific analysis has been
of application for large or performed by Wtrans (March
complex projects.
2018, updated November 2018).
Implement
improvements The intersection improvements
prior to intersection exceeding are under construction.
2,250 vehicle trips.

MM TR-C1a: Improvement at Healdsburg Avenue/Mill Street/Vine Street. Planning and Building Verify design of roundabout The intersection improvements
The City shall include in the design of the roundabout a right-turn bypass lane and Public Works
will achieve acceptable LOS have been designed and are under
prior to construction.
construction by the City.
at the north and east approaches to the roundabout. This would include a
short right-turn lane on each approach. The design of the bypass lanes shall
consider pedestrian safety. For example, if feasible, the bypass lanes shall not
overlap with the pedestrian crossings at the approach of the roundabout.
The roundabout also can be designed in an alternate way that achieves an
acceptable LOS as defined in the Healdsburg General Plan. Documentation
shall be provided showing the alternate design can achieve the City’s LOS
standards.
MM TR-C1b: Improvement at Healdsburg Avenue/Front Street. The City Planning and Building Request traffic memo at time Site specific analysis has been
SF #4834-4547-0089 v1
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Table 1 (cont.): Mill District Project Mitigation Monitoring and Reporting Program

Mitigation Measure

Monitoring
Responsibility

shall cause installation of a traffic signal at the intersection of Healdsburg and Public Works
Avenue and Front Street. The City shall track the additional vehicle trips to
the intersection from new development. Each individual Project Proponent
shall prepare a Traffic Memo that identifies the project’s traffic generation
rate and contribution to the Healdsburg Avenue/Front Street intersection.
Precise timing for the improvements cannot be established at this time, but
the City shall cause the improvement to be implemented prior to the
intersection exceeding 1,004 vehicle trips during the PM peak.

SF #4834-4547-0089 v1

Monitoring/Reporting Action
and Schedule

Monitoring Compliance Record
(Name/Date)

of application for large or performed by Wtrans (March
complex projects.
2018, updated November 2018).
Implement
improvements This signal was installed in 2017.
prior to intersection exceeding
1,004 vehicle trips.
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RECORDING REQUESTED BY
AND WHEN RECORDED MAIL TO:
City of Healdsburg
401 Grove Street
Healdsburg, CA 95448
Attention: City Manager
EXEMPT FROM RECORDING FEES PER
GOVERNMENT CODE §§6103, 27383
Space above this line for Recorder’s use.

AFFORDABLE HOUSING REGULATORY AGREEMENT
AND
DECLARATION OF RESTRICTIVE COVENANTS

by and between

THE CITY OF HEALDSBURG

and
REPLAY HEALDSBURG, LLC
(Mill District Project)

Exhibit D-1

Attachment: Attachment 2B - Draft City Council Ordinance approving Mill District Project - Development Agreement (2305 : Mill District

Development Agreement Exhibit D
Form of Affordable Housing Regulatory Agreement and Declaration of Restrictive Covenants
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AFFORDABLE HOUSING REGULATORY AGREEMENT
AND DECLARATION OF RESTRICTIVE COVENANTS
This Affordable Housing Regulatory Agreement and Declaration of Restrictive
Covenants (this “Agreement”) is entered into for reference purposes as of ________________,
2019 (the “Effective Date”), by and between the City of Healdsburg, a California municipal
corporation (“City”) and Replay Healdsburg, LLC, a Delaware limited liability company
(“Developer”). City and Developer are individually referred to herein as a “Party” and
collectively as the “Parties.”
RECITALS
A.
Developer is the owner of approximately 9.59 acres of real property located at
146 and 164 Healdsburg Avenue in the City of Healdsburg, California (the “Property”). The
Property is more particularly described in Exhibit A attached hereto.
B.
In 2017, Developer submitted an application to City for the development of a
mixed-use project (the “Project”), the final iteration of which includes construction of (i) a 53room hotel, (ii) approximately 15,000 square feet of commercial space, (iii) public improvements
and open space, and (iv) up to 208 residential units, broken down by affordability level as
follows: (a) up to 146 multi-family condominium units, to be sold at “market rate” prices (the
“Market Rate Units”); (b) 22 multi-family residential units, to be sold or leased to persons
whose household income is between 120% and 160% of area median income (the “Middle
Income Units”); and (c) 40 multi-family residential units, to be leased to households with very
low and low incomes (the “Affordable Units”).
C.
The Project is expected to be constructed in phases over a period of several years.
The Affordable Units will be constructed on a separate legal parcel within the Property (the
“Affordable Housing Site”), which will be transferred to a nonprofit affordable housing
developer or an entity controlled by a nonprofit housing developer who will oversee the
construction and operation of the Affordable Units.
D.
The City has adopted a Density Bonus Ordinance, Healdsburg Municipal Code
Section 20.20.035 (Affordable Housing Incentives), to implement State Density Bonus Law
(Government Code Section 65915 — 65918) (together “Density Bonus Law”). Density Bonus
Law allows a density bonus, concessions, waivers, and parking reductions when a developer
proposes to provide rental housing affordable to Lower Income or Very Low Income Households
(as defined below). The City has also adopted an “Inclusionary Housing Ordinance”,
Healdsburg Municipal Code Section 20.20.030, which requires housing developments in the City
to pay affordable housing impact fees or to construct affordable housing.
E.
On January 8, 2019, the City’s Planning Commission approved Resolution No.
_________, approving Master Conditional Use Permit CUP 2017-12, the Developer’s
application for a density bonus, concessions, and waivers pursuant to Density Bonus Law,
Historic Demolition Permit MISC 2017-01, and Heritage Tree Removal Permit HT 2017-02 for
the Project and recommending that the City Council approve a tentative map and a development
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agreement for the project. [If necessary, add information regarding any appeal] On _____,
2019, the City Council adopted Resolution No. ______, approving Tentative Map TM 2017-01
for the Project, and adopted Ordinance No. ______, approving Development Agreement ______
for the Project (referred to collectively with the Planning Commission’s January 8, 2019,
approvals as the “Project Approvals”).
F.
Under the Density Bonus Law, the Project Approvals require, among other things,
that at least twenty-four (24) of the Affordable Units be made available at a VLI Rent for a
period of fifty-five (55) years, as detailed in this Agreement. Density Bonus Law in turn entitles
the Project to:
a. A thirty-five percent (35%) density bonus above the otherwise-permitted
maximum residential density on the Property;
b. A “concession” pursuant to which Developer may satisfy the Inclusionary
Housing Ordinance’s requirement to provide moderate income housing by
providing lower income housing;
c. A “concession” permitting modification to the timing requirements in the
City’s Policies and Procedures for the Healdsburg Residential Growth
Management Program to allow reserved allocations to be issued at the
beginning of a three-year allocation cycle;
d. A “waiver” permitting maximum height of fifty (50) feet for specified
structures;
e. A “waiver” permitting a reduction in the number of parking spaces
required for the Affordable Housing Site; and
f. A “waiver” permitting a reduced setback requirement for the Affordable
Units.
G.
As a material consideration for the long term assurances, vested rights, and other
City obligations provided by the Development Agreement and as a material inducement to City
to enter into the Development Agreement, Developer offered and agreed to provide certain
public benefits to the City as specified in the Development Agreement. Developer is providing
the Affordable Units to comply with the provisions of Density Bonus Law, the Inclusionary
Housing Ordinance, and Section 5 of the Development Agreement.
H.
To ensure the continued affordability of the Affordable Units for the Term, this
Agreement shall be executed and recorded against the Property prior to the recordation of any
parcel map or final subdivision map or issuance of building permits for the Project, whichever
occurs first.
I.
The purpose of this Agreement is to restrict the occupancy and rents of 24 of the
Affordable Units for the benefit of Very Low Income Households as required by Density Bonus Law
and to restrict the occupancy and rents of 16 of the Affordable Units for the benefit of Lower Income
Households. The Parties intend the covenants set forth in this Agreement to run with the land and to
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be binding upon Developer and Developer’s successors and assigns for the full term of this
Agreement.
AGREEMENT
NOW THEREFORE, in consideration of the foregoing, and other valuable
consideration, the receipt and sufficiency of which are hereby acknowledged, the Parties hereby
agree as follows.
1.
Definitions. The following terms have the meanings set forth in this Section wherever
used in this Agreement or the attached exhibits:
“Adjusted for Family Size Appropriate for the Unit” means, in the absence of
pertinent federal statutes applicable to the Project, adjusted for a household of one person in the
case of a studio unit, two persons in the case of a one-bedroom unit, three persons in the case of a
two-bedroom unit, four persons in the case of a three-bedroom unit, and one additional person
for every additional bedroom thereafter.
“Affordable Housing Occupancy Date” means the date of issuance by City of a
certificate of occupancy for the final Affordable Unit in the Project, to be memorialized by
the Parties through execution and recordation of the Certificate of Completion in the form
attached hereto as Exhibit B.
“Affordable Housing Site” is defined in Recital C.
“Affordable Housing Substantial Completion Milestone” is defined in Section 3.a.i.
“Affordable Units” means forty (40) deed-restricted, multi-family residential rental units
for occupancy by Lower Income Households, twenty-four (24) of which shall be for occupancy
by Very Low Income Households.
“Applicable Laws” means all applicable laws, ordinances, statutes, codes, orders,
decrees, rules, regulations, official policies, standards and specifications (including any
ordinance, resolution, rule, regulation, standard, official policy, condition, or other measure) of
the United States, the State of California, the County of Sonoma, City of Healdsburg, or any
other political subdivision in which the Project is located, and of any other political subdivision,
agency or instrumentality exercising jurisdiction over City, Developer, or the Project.
“Area Median Income” or “AMI” means the median income for Sonoma County,
California, adjusted for the actual number of persons in the applicable household, as
determined by HUD pursuant to Section 8 of the United States Housing Act of 1937 and as
published from time to time by HCD in Section 6932 of Title 25 of the California Code of
Regulations or successor provision published pursuant to California Health and Safety Code
Section 50093(c), unless a federal standard applicable to the development (such as the Tax
Credits program, as administered pursuant to the regulations of TCAC) provides for the use
of a different calculation of median income, in which case the federal standard shall apply.
“City” means the City of Healdsburg, a California municipal corporation.
SF #4850-6382-8098 v6

Attachment: Attachment 2B - Draft City Council Ordinance approving Mill District Project - Development Agreement (2305 : Mill District

Development Agreement Exhibit D

Exhibit D-4
Packet Pg. 216

3.A.c

“City Documents” means the Development Agreement and this Agreement.
“City’s Authorized Representative” means the City Manager of the City of
Healdsburg, or his or her designee.
“Claims” is defined in Section 21.
“Developer” means Replay Healdsburg LLC, a Delaware limited liability company
or its assignee.
“Effective Date” means the date set forth in the first paragraph of this Agreement.
“Gross Income” means the combined, gross, pre-tax income of all adult occupants of the
applicant household, as calculated under California Code of Regulations, Title 25, Section 6914,
unless a federal standard applicable to the Project (such as the Tax Credits program, as
administered pursuant to the regulations of TCAC) provides for the use of a different calculation
of household income, in which case the federal standard shall apply.
“HCD” means the State of California Department of Housing and Community
Development.
“HUD” means the U.S. Department of Housing and Urban Development.
“Indemnitees” is defined in Section 21.
“Inclusionary Housing Units” is defined in Section 3.a.iii.
“LI Rent” means a monthly Rent that does not exceed one-twelfth of thirty percent
(30%) times 60 percent (60%) of the AMI, Adjusted for Family Size Appropriate for the Unit or,
for Lower Income Households with a Gross Income that is greater than 60% of AMI, one-twelfth
of thirty percent (30%) times the household’s actual Gross Income. If the sixteen (16) units for
Lower Income Households are subject to recorded rental restrictions pursuant to a federal
program (such as Tax Credits as administered pursuant to TCAC regulations) that provides for
the use of a maximum allowable Rent and/or different assumed household size, the applicable
federal standard shall apply. Specifically, the TCAC definitions for maximum allowable Rent
and “assumed household size” shall apply so long as the Affordable Units for Lower Income
Households are subject to rent restrictions under the Tax Credits program.
“Lower Income Households” shall have the meaning defined in California Health and
Safety Code Section 50079.5 and as periodically published by the California Department of
Housing and Community Development unless a federal standard applicable to the
development (such as the Tax Credits program, as administered pursuant to the regulations
of TCAC) provides for a different standard for Lower Income Households in which case the
TCAC standard shall apply.
“Management Agreement” is defined in Section 17.b.
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“Market Rate Unit” means a unit that is not restricted for rent or sale to a particular
affordability level.
“Marketing and Management Plan” or “Plan” is defined in Section 17.g.
“Middle Income Household” means a household whose Gross Income upon initial
occupancy is neither less than one hundred twenty percent (120%) of AMI nor more than one
hundred sixty percent (160%) of AMI, as adjusted for the actual number of persons in the
applicable household.
“Middle Income Unit” means a unit that is restricted for rent or sale to Middle Income
Households.
“Party” or “Parties” respectively means City and Developer individually or collectively.
“Project” is defined in Recital B.
“Project Approvals” is defined in Recital E.
“Property” is defined in Recital A.
“Property Manager” is defined in Section 17.b.
“Regulations” means Title 25 of the California Code of Regulations.
“Rent” means the following amount, including a reasonable utility allowance for utilities
paid by the Tenant as established by the Sonoma County Community Development Commission,
including garbage collection, sewer, water, electricity, gas and other heating, cooking and
refrigeration fuel, but not telephone service, Internet, or cable or subscription TV plus other fees
and charges required to be paid by tenants of the Affordable Units on a non-optional basis.
“Tax Credits” means the federal low-income housing tax credit program under Section
42 of the Internal Revenue Code.
“TCAC” means the California Tax Credit Allocation Committee.
“Tenant” shall mean a household occupying an Affordable Unit.
“Term” means the term of this Agreement, commencing upon the Effective Date and
ending on the Termination Date.
“Termination Date” is the date that is fifty-five years after the Affordable Housing
Occupancy Date.
“Very Low Income Households” shall have the meaning defined in California Health
and Safety Code Section 50105 and as periodically published by the California Department of
Housing and Community Development.
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“VLI Rent” means a monthly Rent that does not exceed one-twelfth of thirty percent
(30%) times 50 percent (50%) of the AMI, Adjusted for Family Size Appropriate for the Unit.
2.
Use and Affordability Restrictions. Developer hereby covenants and agrees, for itself and
its successors and assigns, that the Affordable Units shall be used solely in compliance with the
Project Approvals, including the Development Agreement, and the requirements set forth herein.
Developer represents and warrants that it has not entered into any agreement that would restrict or
compromise its ability to comply with the occupancy and affordability restrictions set forth in this
Agreement, and Developer covenants that it shall not enter into any agreement that is inconsistent
with such restrictions without the express written consent of City.
3.

Construction of Affordable Units.
a. The Parties intend that all of the Affordable Units shall be constructed
concurrently with, or earlier than, both the first phase of construction of the Market
Rate Units and the hotel. For purposes of this Agreement and the Project
Approvals, “concurrent construction,” shall mean the following:
i. All Affordable Housing dwelling units must have received a certificate of
occupancy or reach the Affordable Housing Substantial Completion
Milestone before City will issue a certificate of occupancy or undertake
final inspections for the hotel. The “Affordable Housing Substantial
Completion Milestone” means the time at which all of the following have
occurred: Developer has transferred the Affordable Housing Site to an
affordable housing developer or its affiliate; the affordable housing
developer has secured an allocation of Tax Credits and closed on its
construction financing; and the Developer has provided a completion
guaranty to the City, in a form reasonably acceptable to the City, to secure
its obligation to deliver all of the Affordable Housing units under this
Agreement.
ii. City shall not issue a certificate of occupancy for the forty-ninth (49th)
Market Rate Unit until it has issued a certificate of occupancy for all forty
(40) Affordable Units.
iii. In the event that Developer has constructed any Market Rate Units prior to
of all forty (40) Affordable Units receiving their certificates of occupancy
or final inspection, fifteen percent (15%) of such units shall be reserved as
inclusionary housing units to satisfy the requirements set forth in Section
20.20.030 of the Healdsburg Municipal Code (the "Inclusionary Housing
Units") until such time as all forty (40) Affordable Units have received
certificates of occupancy or final inspection.
1. Consistent with Section 20.20.030 of the Healdsburg Municipal
Code, two-thirds of the Inclusionary Units shall be provided for
Low or Very Low Income Households and one-third of the
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Inclusionary Units shall be provided for Moderate Income
Households.
2. At the Developer's sole discretion, the Inclusionary Housing Units
may be rented at affordable rents rather than sold at an affordable
price. The Parties shall execute and record a regulatory agreement
prior to issuance of a certificate of occupancy for the first Market
Rate Unit, which shall address the marketing and management of
the Inclusionary Housing Units and reflect whether the units will be
sold or rented.
3. If the Inclusionary Housing Units are rented at an affordable rent,
once all forty (40) Affordable Units have received certificates of
occupancy or final inspection, the recorded restriction shall be
released, and the Developer may sell or rent the Inclusionary
Housing Units at unrestricted prices. To the extent consistent with
applicable Tax Credit regulations or a regulatory agreement
required by TCAC and all fair housing laws, residents of the
Inclusionary Housing Units shall be given first priority to rent
Affordable Units.
b. City’s Authorized Representative may approve, in its sole discretion (which may
be withheld for any reason), a modified construction schedule if this timing
requirement will create unreasonable delays in the issuance of certificates of
occupancy for Market Rate Units and if the Developer provides satisfactory
assurance, as approved by the City’s Authorized Representative, that the
Affordable Units will be completed prior to completion of all of the Market Rate
Units. Each Affordable Unit shall be inspected by the City prior to occupancy to
determine that it meets the construction and other standards required by this
Agreement.
c. The design, appearance, and general quality of the Affordable Units shall be
consistent with the design review standards that are part of the Project Approvals.
4.
Unit Size Mix for Affordable Units. The Affordable Units shall range in size from studios
to three-bedroom units, with no fewer than four (4) three-bedroom units. Developer shall
endeavor to provide twenty (20) two- and three-bedroom units within the Affordable Units,
subject to Tax Credit financing requirements.
5.
Income Mix for Affordable Units. A minimum of twenty-four (24) of the Affordable
Units will be made available for rent to Very Low Income Households (each, a “VLI Unit”) in
accordance with Section 6, below with the remainder of the sixteen (16) Affordable Units being
made available for rent to Lower Income Households (each, an “LI Unit”) pursuant to Section 7,
below. In addition to the forty (40) Affordable Units to be constructed on the Affordable Housing
Site, one (1) additional unit shall be provided for use as a manager’s unit and will be rented to a
Middle Income Household or below.
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6.

Very Low Income Restrictions.
a. Affordability Requirements. For a term of fifty-five (55) years commencing upon
the Affordable Housing Occupancy Date, each VLI Unit shall be rented at a VLI
Rent to (or if vacant, available for occupancy by) a Very Low Income Household.
b. Household Income Increases.
i. If upon recertification of a VLI Unit Tenant’s Gross Income, Developer
determines that such Tenant’s Gross Income has increased and exceeds the
qualifying income for a Very Low Income Household but does not exceed
the qualifying income for a Lower Income Household, then upon the
expiration of such Tenant’s lease and following sixty (60) days’ notice,
Developer may increase Tenant’s Rent to LI Rent and Developer shall
make the next vacant LI Unit available as a VLI Unit to restore the
affordability mix required by this Agreement.
ii. If upon recertification of a VLI Unit Tenant’s Gross Income, Developer
determines that such Tenant’s Gross Income has increased and exceeds the
qualifying income for a Very Low Income Household and Lower Income
Household, then upon the expiration of such Tenant’s lease and following
sixty (60) days’ notice, and if so permitted by local and state law, such
tenant shall be required to vacate the unit and Developer shall rent the unit
to a Very Low Income Household to restore the affordability mix required
by this Agreement. Provided, however, that if the Project is financed with
Tax Credits or other Federal or State assistance, then the requirements of
IRS regulation section 1.42, and/or other relevant regulations shall apply.
In addition, should a Tenant’s Gross Income exceed the qualifying income
for a Lower Income Household, and should this section cause the Tenant’s
Rent to exceed the requirements of this Agreement, Developer shall still be
deemed in compliance with this Agreement until such time as Tenant is
required to move out pursuant to this Agreement, at which point the
Affordable Unit shall be rented as a VLI Unit as needed to restore the
affordability mix required by this Agreement.

7.

Lower Income Restrictions.
a. Affordability Requirements. For a term of fifty-five (55) years commencing upon
the Affordable Housing Occupancy Date, each LI Unit shall be rented at an LI
Rent to (or if vacant, available for occupancy by) a Lower Income Household.
b. Household Income Increases. If upon recertification of an LI Unit Tenant’s Gross
Income, Developer determines that such Tenant’s Gross Income has increased and
exceeds the qualifying income for a Lower Income Household, then upon the
expiration of such Tenant’s lease and following sixty (60) days’ notice, and if so
permitted by local and state law, such tenant shall be required to vacate the unit
and Developer shall rent the unit to a Lower Income Household to restore the
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affordability mix required by this Agreement. Provided, however, that if the
Project is financed with Tax Credits or other Federal or State assistance, then the
requirements of IRS regulation section 1.42, and/or other relevant regulations shall
apply. In addition, should a Tenant’s Gross Income exceed the qualifying income
for a Lower Income Household, and should this section cause the Tenant’s Rent to
exceed the requirements of this Agreement, Developer shall still be deemed in
compliance with this Agreement until such time as Tenant is required to move out
pursuant to this Agreement, at which point the Affordable Unit shall be rented as
an LI Unit as needed to restore the affordability mix required by this Agreement.
8. No Condominium Conversion. Developer shall not convert any of the Affordable Units to
condominium or cooperative tenantship or sell condominium or cooperative rights to the
Affordable Units or any part thereof during the term of this Agreement.
9. Developer Certification. For each Affordable Unit, prior to the initial occupancy of such
Affordable Unit, and on every anniversary of the Affordable Housing Occupancy Date
thereafter for the remainder of the term of this Agreement, Developer or Developer’s
authorized agent shall obtain from that household a written certificate containing all of the
following in such format and with such supporting documentation as City may reasonably
require:
(i)

The identity of each household member; and

(ii)

The total household Gross Income.

Developer shall retain such certificates for not less than three (3) years, and upon City’s
request, shall provide copies of such certificates to City and make the originals available
for City inspection.
10. Affordable Unit Occupancy. In the Affordable Units, no fewer than one occupant shall be
allowed per bedroom, unless a reasonable accommodation is required pursuant to state or
federal fair housing laws. A studio shall count as a one-bedroom unit for the purposes of
these occupancy requirements. If no Very Low or Lower Income Households apply
within sixty (60) days of an Affordable Unit being available that meet these occupancy
standards, the City shall, upon request of Developer, grant exceptions to the occupancy
standards, but only to the extent such exceptions are consistent with Applicable Laws, and
do not increase City’s obligations or liabilities under this Agreement, or diminish or
impair City’s rights and remedies under this Agreement.
11. Annual Report; Inspections. By not later than March 31 of each year during the term of
this Agreement, commencing with the year following the year of the Affordable Housing
Occupancy Date (reflecting information from the year of the Affordable Housing
Occupancy Date), Developer shall submit an annual report (“Annual Report”) to City in
a form reasonably satisfactory to City, together with Developer’s certification that the
Affordable Units are in compliance with the requirements of this Agreement. The Annual
Report shall, at a minimum, include the following information for each Affordable Unit:
(i) unit number; (ii) number of bedrooms; (iii) current rent and other charges; (iv) dates of
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any vacancies during the previous year; (v) number of people residing in the unit; (vi) total
gross household income of residents; (vii) documentation of source of household income;
and (viii) the information required by Section 9, above. Upon request of City, Developer
shall allow City’s Authorized Representative to inspect and copy all records documenting
the source of household income.
Developer shall include with the Annual Report an income recertification for each
household, documentation verifying tenant eligibility, and such additional information as
City may reasonably request from time to time in order to demonstrate compliance with
this Agreement. The Annual Report shall conform to the format requested by City.
12.

Non-Discrimination; Compliance with Fair Housing Laws.
a. Preference for Displaced and Local Residents. In order to ensure that there is an
adequate supply of affordable housing within the City of Healdsburg for residents
and employees of businesses within the City, to the extent permitted by law and
consistent with the program regulations for funding sources used for development
of the Affordable Units, within the pool of eligible applicants, first priority should
be given to qualified households with members who live or work in the city limits
of Healdsburg. If there are no qualified Very Low and Lower Income Households
who meet these criteria, second priority shall be granted to qualified households
with members who live or work in unincorporated north Sonoma County,
Windsor, Geyserville, or Cloverdale. In the event there are fewer applicants for
the Affordable Units that meet the criteria specified in this paragraph than there are
available Affordable Units, such units shall be made available to members of the
general public who are qualified Very Low and Lower Income Households.
Notwithstanding the foregoing, in the event of a conflict between this provision
and the provisions of Section 42 of the Internal Revenue Code of 1986, as
amended, the provisions of such Section 42 shall control if such provisions apply
to the project due to Affordable Unit financing sources.
b. Fair Housing. Developer shall comply with state and federal fair housing laws in
the marketing and rental of the Affordable Units. With respect to the Affordable
Units, Developer shall accept as tenants, on the same basis as all other prospective
tenants, persons who are recipients of federal certificates or vouchers for rent
subsidies pursuant to the existing Section 8 program or any successor thereto.

13.
Non-Discrimination. Developer shall not restrict the rental, lease, sublease, transfer, use,
occupancy, tenure or enjoyment of the Affordable Units on the basis of race, color, religion,
creed, sex, sexual orientation, disability, marital status, ancestry, or national origin of any person.
Developer covenants for itself and all persons claiming under or through it, and this Agreement is
made and accepted upon and subject to the condition that there shall be no discrimination against
or segregation of any person or group of persons on account of any basis listed in subdivision (a)
or (d) of Section 12955 of the Government Code, as those bases are defined in Sections 12926,
12926.1, subdivision (m) and paragraph (1) of subdivision (p) of Section 12955, and Section
12955.2 of the Government Code, in the lease, sublease, transfer, use, occupancy, tenure or
enjoyment of the Affordable Units, nor shall Developer or any person claiming under or through
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Developer establish or permit any such practice or practices of discrimination or segregation with
reference to the selection, location, number, use or occupancy of tenants, lessees, subtenants,
sublessees or vendees in, of, or for the Affordable Units.
14.

Reporting Requirements; Access to Information; Inspections.
a. Maintenance of Records.
i. Developer shall maintain Affordable Unit tenant leases, income
certifications and other matters related to the leasing of the Affordable
Units for a period of not less than three (3) years after the final date of
occupancy by the tenant.
ii. Records related to compliance with this Agreement must be kept accurate
and up-to-date. City shall notify Developer of any records it deems
insufficient. Developer shall have thirty (30) calendar days from such
notice to correct any specified reasonable deficiency in the records, or, if
more than thirty (30) days shall be reasonably necessary to correct the
deficiency, Developer shall begin to correct the deficiency within thirty
(30) days and diligently pursue the correction of the deficiency as soon as
reasonably possible.
b. Access to Records; Inspections.
i. Developer shall provide City and its authorized agents and representatives
reasonable access to any books, documents, papers and records associated
with the Affordable Units for the purpose of making audits, examinations,
excerpts and transcriptions in connection with monitoring compliance with
this Agreement, during normal business hours of Developer and upon not
less than three (3) business days’ prior written notice.
ii. With forty-eight (48) hours’ notice, during normal business hours and as
often as may be deemed necessary, City and its authorized agents and
representatives shall be permitted access to and the right to examine the
Affordable Units and to interview tenants and employees of the Affordable
Units, for the purpose of verifying compliance with applicable regulations
and compliance with the conditions of this Agreement.

15.

Term of Agreement.
a. Term of Restrictions. This Agreement shall commence upon the Effective Date
and shall remain in effect until the Termination Date.
b. Effectiveness Survives Conveyance of Property.
i. Except as provided in Section 15.b.ii, below, this Agreement shall remain
effective and fully binding on all portions of the Property for the full term
hereof, regardless of any sale, assignment, transfer, refinancing, or

SF #4850-6382-8098 v6

Attachment: Attachment 2B - Draft City Council Ordinance approving Mill District Project - Development Agreement (2305 : Mill District

Development Agreement Exhibit D

Exhibit D-12
Packet Pg. 224

3.A.c

conveyance of the Affordable Units or the Project or any part thereof or
interest therein.
ii. Upon the Affordable Housing Occupancy Date, the Agreement shall be
released from the rest of the Property and shall only apply to the Affordable
Housing Site.
c. Reconveyance. Upon the termination of this Agreement, the Parties agree to
execute and record appropriate instruments to release and discharge this
Agreement; provided, however, the execution and recordation of such instruments
shall not be necessary or a prerequisite to the termination of this Agreement upon
the expiration of the Term. This Agreement shall be partially released from the
Property as specified in Section 11.b.ii, above, and the Parties agree to execute and
record appropriate instruments to release and discharge this Agreement as to the
portions of the Property so specified.
16.
Binding Upon Successors; Covenants to Run with the Land. Developer hereby
subjects its interest in the Affordable Units to the covenants and restrictions set forth in this
Agreement. City and Developer hereby declare their express intent that the covenants and
restrictions set forth herein shall be deemed covenants running with the land and shall be binding
upon and inure to the benefit of the heirs, administrators, executors, successors in interest,
transferees, and assigns of Developer and City, regardless of any sale, assignment, refinancing,
conveyance or transfer of the Affordable Units, or any part thereof or interest therein, whether a
change in interest occurs voluntarily or involuntarily, by operation of law or otherwise, except as
expressly released by City. Any successor-in-interest to Developer, including without limitation
any purchaser, transferee or lessee of the Affordable Units (other than the tenants of the individual
Affordable Units) shall be subject to all of the duties and obligations imposed hereby for the full
term of this Agreement. Each and every contract, deed, lease or other instrument affecting or
conveying the Affordable Units or any part thereof, shall conclusively be held to have been
executed, delivered and accepted subject to the covenants, restrictions, duties and obligations set
forth herein, regardless of whether such covenants, restrictions, duties and obligations are set forth
in such contract, deed, lease or other instrument. If any such contract, deed, lease or other
instrument has been executed prior to the date hereof, Developer hereby covenants to obtain and
deliver to City an instrument in recordable form signed by the parties to such contract, deed, lease
or other instrument pursuant to which such parties acknowledge and accept this Agreement and
agree to be bound hereby.
Developer agrees for itself and for its successors that in the event that a court of competent
jurisdiction determines that the covenants herein do not run with the land, such covenants shall
be enforced as equitable servitudes against the Affordable Units in favor of City.
Without limiting the generality of the foregoing, Developer and City hereby declare their
understanding and intent that:
(a)
The covenants and restrictions contained in this Agreement shall be construed
as covenants running with the land pursuant to California Civil Code section 1468 and not as
conditions which might result in forfeiture of title by Developer;
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(b) The burden of the covenants and restrictions set forth in this Agreement touch
and concern the Property in that the Developer’s legal interest in the Property and all
improvements thereon are rendered less valuable thereby; and
(c) The benefit of the covenants and restrictions set forth in this Agreement touch
and concern the land by enhancing and increasing the enjoyment and use of the Property by
the Affordable Unit tenants.
(d) All covenants and restrictions contained herein without regard to technical
classification or designation shall be binding upon Developer and its successors in interest for
the benefit of the City, and such covenants and restrictions shall run in favor of the City for the
entire period during which such covenants and restrictions shall be in force and effect, without
regard to whether the City is an owner of any land or interest therein to which such covenant
and restrictions relate.
17.

Project Construction; Property Management; Repair and Maintenance; Marketing.
a. Management Responsibilities. Developer shall be responsible for all management
functions with respect to the Affordable Units, including without limitation
the selection of tenants, certification and recertification of household income
and eligibility, evictions, collection of rents and deposits, maintenance,
landscaping, routine and extraordinary repairs, replacement of capital items, and
security. City shall have no responsibility for construction, rehabilitation,
management, repair, maintenance or marketing of the Affordable Units.
b. Management Entity. If Developer enters into a separate property management
agreement (“Management Agreement”) with a property management company or
other organization in order to manage the Affordable Units (including leasing,
property management, maintenance and repair services, and reporting obligations)
and ensure that Developer’s obligations under this Agreement with respect to the
Affordable Units are satisfied (“Property Manager”), the Management
Agreement shall not relieve Developer of its primary responsibility for
proper performance of management duties. The Property Manager shall have
the requisite skill and experience to implement the Marketing and Management
Plan approved by the City under Section 17.g of this Agreement.
c. Management Policies. Developer shall adopt and implement written management
policies with respect to the Affordable Units that comply with the provisions of
this Agreement. The Developer shall provide copies of its management policies to
City upon their initial adoption and thereafter upon request.
d. Repair, Maintenance and Security. Throughout the term of this Agreement,
Developer shall at its own expense, maintain the Affordable Units in good physical
condition, in good repair, and in decent, safe, sanitary, habitable and tenantable
living conditions in conformity with all applicable state, federal, and local laws,
ordinances, codes, and regulations. Without limiting the foregoing, Developer
agrees to maintain the Affordable Units (including without limitation, the
residential units, common areas, landscaping, driveways, parking areas and
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walkways) in a condition free of all waste, nuisance, debris, unmaintained
landscaping, graffiti, disrepair, abandoned vehicles/appliances, and illegal activity,
and shall take all reasonable steps to prevent the same from occurring on the
Affordable Units. Developer shall prevent and/or rectify any physical
deterioration apart from reasonable wear and tear of the Affordable Units and
the Project and shall make all repairs, renewals and replacements necessary to
keep the Affordable Units and the improvements located therein in good
condition and repair. Developer shall provide adequate security measures for
the Project, including without limitation, the installation of adequate lighting and
deadbolt locks.
e. Additional Requirements. All construction work and professional services for the
Affordable Units shall be performed by persons or entities licensed or otherwise
authorized to perform the applicable work or service in the State of California and
shall have a current City of Healdsburg business license if required under local
law. To the extent allowed by state and federal laws, Developer shall limit the
installation of satellite dish, antenna and other such equipment to screened
locations on the Affordable Unit buildings as approved by City. Developer shall
diligently work to resolve complaints related to noise, parking, litter or other
neighborhood concerns.
f. City’s Right to Perform Maintenance. In the event that Developer breaches any of
the covenants contained in Section 17, and such default continues for a period of
ten (10) days after written notice from City (with respect to graffiti, debris, and
waste material) or thirty (30) days after written notice from City (with respect to
landscaping, building improvements and general maintenance), or such additional
time as is reasonably required to rectify the condition, then City, in addition to any
other remedy it may have under this Agreement or at law or in equity, shall have
the right, but not the obligation, to enter upon the Affordable Units and perform all
acts and work necessary to protect, maintain, and preserve the improvements and
the landscaped areas on the Property. All reasonable third-party costs expended by
City in connection with the foregoing shall be paid by Developer to City upon
demand. All such sums remaining unpaid thirty (30) days following delivery of
City’s invoice therefor shall bear interest at the lesser of 8% per annum or the
highest rate permitted by Applicable Law. City shall have a lien against the
Affordable Units for the amount of such unpaid sums and shall have the right to
record a Notice of Claim of Lien against the Affordable Units.
g. Marketing and Management Plan. Not fewer than sixty (60) days before
Developer begins offering Affordable Units for rent (whichever occurs first),
Developer shall submit for City review and approval, a plan for marketing and
managing the Affordable Units (the “Marketing and Management Plan” or
“Plan”). The Marketing and Management Plan shall address in detail how
Developer plans to market the Affordable Units to prospective Very Low and
Lower Income Households in accordance with fair housing laws and this
Agreement, Developer’s tenant selection criteria, and how Developer plans to
certify the eligibility of Very Low and Lower Income Households. The Plan shall
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also describe the management team and shall address how Developer and the
management entity plan to manage and maintain the Affordable Units. The Plan
shall include the form of rental agreement that Developer proposes to enter into
with Very Low and Lower Income Household tenants. Upon receipt of the Plan,
the City shall promptly review the Plan and shall approve or disapprove it within
thirty (30) days after submission. If City has not responded to the proposed
Management and Marketing Plan within thirty (30) days following City’s receipt
of such Plan, Developer may simultaneously give a subsequent request to the City
Manager, the Planning Director, and the City Attorney, which request shall be
labelled prominently: "Second Request: Deemed Approval Matter." If City fails to
respond to the subsequent request within fifteen (15) days following the date when
given, then the Management and Marketing Plan shall be deemed approved. If the
Plan is not approved, the Developer shall submit a revised Plan within thirty (30)
days, which shall be subject to the same review procedure set forth in this
Subsection (g). Developer shall abide by the terms of the Marketing and
Management Plan in marketing, managing, leasing, and maintaining the
Affordable Units and the Project, and throughout the term of this Agreement,
shall submit proposed material modifications to City for review and approval.
h. Approval of Amendments. If City has not responded to any proposed amendment
or change to the Management and Marketing Plan within thirty (30) days
following City’s receipt of such amendment, Developer may simultaneously give a
subsequent request to the City Manager, the Planning Director, and the City
Attorney, which request shall be labelled prominently: "Second Request: Deemed
Approval Matter." If City fails to respond to the subsequent request within fifteen
(15) days following the date when given, then the amendment shall be deemed
approved by City.
i. Fees, Taxes, and Other Levies. Developer shall be responsible for payment of all
fees, assessments, taxes, charges, liens and levies applicable to the Affordable
Units, including without limitation possessory interest taxes, if applicable, imposed
by any public entity, and shall pay such charges prior to delinquency. However,
Developer shall not be required to pay any such charge so long as (a) Developer
is contesting such charge in good faith and by appropriate proceedings, (b)
Developer maintains reserves adequate to pay any contested liabilities, and (c) on
final determination of the proceeding or contest, Developer immediately pays or
discharges any decision or judgment rendered against it, together with all costs,
charges and interest. Developer shall have all rights under Applicable Law to
appeal the valuation of the Project (including but not limited to the Affordable
Units, any improvements, fixtures or appurtenances, and any personal property)
for tax purposes, and nothing herein shall be deemed to preclude Developer from
applying for a Welfare Exemption or other taxation relief as a result of the
affordability and public benefit provided by the Affordable Units.
j. Property Damage or Destruction. If any part of the Affordable Units are damaged
or destroyed, Developer shall repair or restore the same, consistent with the
occupancy and rent restriction requirements set forth in this Agreement. Such
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work shall be commenced as soon as reasonably practicable after the damage or
loss occurs and shall be completed within one year thereafter or as soon as
reasonably practicable, provided that insurance proceeds are available to be
applied to such repairs or restoration within such period and the repair or
restoration is financially feasible. During such time that lenders providing
financing for the construction of the Project impose requirements that differ from
the requirements of this Section the requirements of such lenders and investors
shall prevail.
18.
Recordation; Subordination. This Agreement shall be recorded in the Official Records of
Sonoma County no later than the date on which the final subdivision map for the Project is
recorded. Developer hereby represents, warrants and covenants that with the exception of
easements of record, absent the written consent of City, this Agreement shall not be subordinated
in priority to any lien (other than those pertaining to taxes or assessments), encumbrance, or other
interest in the Affordable Units. Notwithstanding the fact that the Project Approvals run with the
Affordable Housing Site and the twenty-four (24) VLI Units shall remain restricted for use by
Very Low Income Households at a VLI Rent regardless of any subordination, upon request, the
City shall not unreasonably withhold its consent to subordinate this Agreement to the deeds of trust
and regulatory agreements required by Developer’s construction and permanent lenders (each a
“Senior Interest”) in a form reasonably approved by the City, if the subordination request meets
the following conditions:
a. All of the proceeds of loans related to the proposed Senior Interest, less any
transaction costs, must be used to provide construction and/or permanent financing
for the Affordable Units or the Project.
b. The proposed lender of a Senior Interest (each a “Senior Lender”) must be a state
or federally chartered financial institution, or a nonprofit corporation that is not
affiliated with Developer or any of Developer’s affiliates, other than as a depositor
or a lender. The City reserves the right to negotiate priority of interest with public
entities.
c. The subordination agreement(s) must be structured to minimize the risk that this
Agreement would be extinguished as a result of a foreclosure by the Senior Lender
or other holder of the Senior Interest. To satisfy this requirement, the
subordination agreement must provide the City with adequate rights to cure any
defaults by Developer, including: (i) providing the City or its successor with copies
of any notices of default in the same manner as provided to Developer at the same
time or promptly thereafter such notice is provided to the Developer; and (ii)
providing the City with a cure period of at least thirty (30) days to cure any default.
d. The subordination does not require the consent of the Senior Lender prior to the
City exercising remedies available to the City under this Agreement.
19.
No Impairment of Lien. No violation or breach of the covenants, conditions, restrictions,
provisions or limitations contained in this Agreement shall defeat or render invalid or in any way
impair the lien or charge of any mortgage, deed of trust or other financing or security instrument;
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provided, however, that any successor in interest to the Affordable Units shall be bound by such
covenants, conditions, restrictions, limitations and provisions, whether such successor’s title was
acquired by foreclosure, deed in lieu of foreclosure, trustee’s sale or otherwise.
20.

Default and Remedies.
a. Events of Default. An Event of Default shall arise hereunder if Developer fails to
perform any obligation under this Agreement and fails to cure such default within
thirty (30) days after the City has notified the Developer in writing of the default,
or if the default cannot be cured within thirty (30) days, has failed to commence to
cure within thirty (30) days and thereafter diligently pursued such cure and
completed such cure within a reasonable time.
b. Remedies. Upon the occurrence of an Event of Default and its continuation
beyond any applicable cure period, City may proceed with any of the following
remedies:
(i)

Bring an action for equitable relief seeking the specific performance of the
terms and conditions of this Agreement, and/or enjoining, abating, or
preventing any violation of such terms and conditions, and/or seeking
declaratory relief;

(ii)

For violations of obligations with respect to rents for residential units in
the Affordable Units, impose as liquidated damages a charge in an amount
equal to the actual amount collected in excess of the VLI Rent or LI Rent
as applicable; and/or

(iii).

Pursue any other remedy allowed under the City Documents or at law or
in equity.

Each of the remedies provided herein is cumulative and not exclusive. City may
exercise from time to time any rights and remedies available to it under
Applicable Law or in equity, in addition to, and not in lieu of, any rights and
remedies expressly provided in this Agreement. Any failure or delay by City in
asserting any of its rights or remedies, including specific performance, as to any
Event of Default shall not operate as a waiver of any default or of any such rights
or remedies or deprive City of its right to institute and maintain any actions or
proceedings which it may deem necessary to protect, assert or enforce any such
rights or remedies.
21.
Indemnity. To the fullest extent permitted by law, Developer shall indemnify, defend (with
counsel approved by City) and hold City and its elected and appointed officers, officials,
employees, agents, consultants, contractors and representatives (collectively, the “Indemnitees”)
harmless from and against all liability, loss, cost, expense (including without limitation attorneys’
fees and costs of litigation), claim, demand, action, suit, judicial or administrative proceeding,
penalty, deficiency, fine, order, and damage (all of the foregoing collectively “Claims”) arising
directly or indirectly, in whole or in part, as a result of or in connection with Developer’s
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construction, management, marketing, evaluation and determination of a household’s Gross
Income, leasing, or operation of the Affordable Units or any failure to perform any obligation as
and when required by this Agreement. Developer’s indemnification obligations under this Section
21 shall not extend to Claims resulting solely from the gross negligence or willful misconduct of
Indemnitees. The provisions of this Section 21 shall survive the expiration or earlier termination of
this Agreement.
22.
Expenses. Developer agrees to pay an annual monitoring fee for compliance with this
Agreement as may be adopted by resolution of the City Council which is in force and effect for a
similar class of affordable units; provided, however, that if the Project is financed with Tax
Credits or other Federal or State assistance and subject to a regulatory agreement administered by
TCAC, then the annual reporting requirements imposed by such regulatory agreement shall apply
and no additional annual monitoring fee shall be imposed or collected.
23.

Miscellaneous.
a. Amendments. This Agreement may be amended or modified only by a written
instrument signed by both Parties and recorded in the Official Records of Sonoma
County.
b. No Waiver. Any waiver by City of any term or provision of this Agreement must
be in writing. No waiver shall be implied from any delay or failure by City to
take action on any breach or default hereunder or to pursue any remedy allowed
under this Agreement or Applicable Law. No failure or delay by City at any time
to require strict performance by Developer of any provision of this Agreement or
to exercise any election contained herein or any right, power or remedy hereunder
shall be construed as a waiver of any other provision or any succeeding breach of
the same or any other provision hereof or a relinquishment for the future of such
election.
c. Notices. Except for any notice, demand or communication required under
applicable law to be given in another matter, all notices, demands and
communications to be sent pursuant to this Agreement shall be made in writing,
and sent to the parties at their respective addresses specified below or to such other
address as a party may designate by written notice delivered to the other parties in
accordance with this Section. All notices demands or communications shall be
shall be sent by personal delivery, by reputable overnight delivery service (which
provides a delivery receipt), or by certified or registered mail, return receipt
requested, postage prepaid. Any notice, demand or communication shall be
deemed given, received, made or communicated on the date personal delivery is
effected or, if mailed in the manner herein specified, on the delivery date or date
delivery is refused by the addressee, as shown on the return receipt. Either party
may change its address at any time by giving written notice of such change to City
or Developer as the case may be, in the manner provided herein, at least ten (10)
days prior to the date such change is desired to be effective.
Any notice to be delivered to City shall be addressed to:
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City:

City Manager
City of Healdsburg
401 Grove Street
Healdsburg, California 95448

with copy to: Samantha Zutler, Esq.
City Attorney
City of Healdsburg
101 Howard Street, Suite 400
San Francisco, California 94123
Developer:

Replay Healdsburg, LLC
631 Center Street
Healdsburg, CA 95448
Attention: David Hill

with copy to: Goldfarb & Lipman LLP
Attn: Barbara Kautz, Esq.
1300 Clay Street, Eleventh Floor
Oakland, CA 94612
d. Further Assurances. The Parties shall execute, acknowledge and deliver to the
other such other documents and instruments, and take such other actions, as either
shall reasonably request as may be necessary to carry out the intent of this
Agreement.
e. Parties Not Co-Venturers; Independent Contractor; No Agency Relationship.
Nothing in this Agreement is intended to or shall establish the Parties as partners,
co-venturers, or principal and agent with one another. The relationship of
Developer and City shall not be construed as a joint venture, equity venture,
partnership or any other relationship. City neither undertakes nor assumes any
responsibility or duty to Developer (except as expressly provided in this
Agreement) or to any third party with respect to the Project. Developer and its
employees are not employees of City but rather are, and shall always be considered
independent contractors. Furthermore, Developer and its employees shall at no
time pretend to be or hold themselves out as employees or agents of City. Except
as City may specify in writing, Developer shall not have any authority to act as an
agent of City or to bind City to any obligation.
f. Action by City. Except as may be otherwise specifically provided herein,
whenever any approval, notice, direction, consent or request by City is required or
permitted under this Agreement, such action shall be in writing, and such action
may be given, made or taken by City’s Authorized Representative or by any
person who shall have been designated by City’s Authorized Representative,
without further approval by the City Council.
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g. No Third Party Beneficiaries. This Agreement is not intended to be for the benefit
of any person other than the parties and their permitted successors and assigns.
h. Non-Liability of City and City Officials, Employees and Agents. No member,
official, employee or agent of City shall be personally liable to Developer or any
successor in interest, in the event of any default or breach by City, or for any
amount of money which may become due to Developer or its successor or for any
obligation of City under this Agreement.
i. Headings; Construction; Statutory References. The headings of the sections and
paragraphs of this Agreement are for convenience only and shall not be used to
interpret this Agreement. The language of this Agreement shall be construed as a
whole according to its fair meaning and not strictly for or against any Party. All
references in this Agreement to particular statutes, regulations, ordinances or
resolutions of the United States, the State of California, or the City of Healdsburg
shall be deemed to include the same statute, regulation, ordinance or resolution as
hereafter amended or renumbered, or if repealed, to such other provisions as may
thereafter govern the same subject.
j. Time is of the Essence. Time is of the essence in the performance of this
Agreement.
k. Governing Law; Venue. This Agreement shall be construed in accordance with
the laws of the State of California without regard to principles of conflicts of law.
Any action to enforce or interpret this Agreement shall be filed and heard in the
Superior Court of Sonoma County, California or in the Federal District Court for
the Northern District of California.
l. Attorneys’ Fees and Costs. If any legal or administrative action is brought to
interpret or enforce the terms of this Agreement, the prevailing party shall be entitled
to recover all reasonable attorneys’ fees and costs incurred in such action.
m. Severability. If any provision of this Agreement is held invalid, illegal, or
unenforceable by a court of competent jurisdiction, the validity, legality, and
enforceability of the remaining provisions shall not be affected or impaired
thereby.
n. Entire Agreement; Exhibits. This Agreement contains the entire agreement of
Parties with respect to the subject matter hereof, and supersedes all prior oral or
written agreements between the Parties with respect thereto. Exhibit A and
Exhibit B attached hereto are incorporated herein by this reference.
o. Counterparts. This Agreement may be executed in multiple counterparts, each of
which shall be an original and all of which together shall constitute one agreement.
SIGNATURES ON FOLLOWING PAGE(S).
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IN WITNESS WHEREOF, the Parties have executed this Affordable Housing
Regulatory Agreement and Declaration of Restrictive Covenants as of the date first written
above.
CITY:
CITY OF HEALDSBURG, a municipal corporation
By:

_______________________________
David Mickaelian, City Manager

Attest:
By:_____________________________
________________, City Clerk
Approved as to form:
By:____________________________
Samantha Zutler, City Attorney

DEVELOPER:
REPLAY HEALDSBURG, LLC,
a Delaware limited liability company
By:
Name:
Its:

SIGNATURES MUST BE NOTARIZED.
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A notary public or other officer completing this certificate verifies only the identity of the
individual who signed the document to which this certificate is attached, and not the
truthfulness, accuracy, or validity of that document.

STATE OF CALIFORNIA

)
)

COUNTY OF SONOMA

)

On
, 20__, before me, ______________________, Notary Public, personally
appeared
, who proved to me on the basis of
satisfactory evidence to be the person(s) whose name(s) is/are subscribed to the within
instrument and acknowledged to me that he/she/they executed the same in his/her/their
authorized capacity(ies), and that by his/her/their signature(s) on the instrument the person(s), or
the entity upon behalf of which the person(s) acted, executed the instrument.
I certify under PENALTY OF PERJURY under the laws of the State of California that the
foregoing paragraph is true and correct.
WITNESS my hand and official seal.
Signature _______________________________ (Seal)
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A notary public or other officer completing this certificate verifies only the identity of the individual
who signed the document to which this certificate is attached, and not the truthfulness, accuracy, or
validity of that document.
STATE OF CALIFORNIA
COUNTY OF SONOMA

)
)
)

On
, 20__, before me, ______________________, Notary Public, personally
appeared
, who proved to me on the basis of
satisfactory evidence to be the person(s) whose name(s) is/are subscribed to the within
instrument and acknowledged to me that he/she/they executed the same in his/her/their
authorized capacity(ies), and that by his/her/their signature(s) on the instrument the person(s), or
the entity upon behalf of which the person(s) acted, executed the instrument.
I certify under PENALTY OF PERJURY under the laws of the State of California that the
foregoing paragraph is true and correct.
WITNESS my hand and official seal.
Signature _______________________________ (Seal)
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Exhibit A to DA Exhibit D
PROPERTY DESCRIPTION

The real property situated in the City of Healdsburg, County of Sonoma, State of California,
described as follows:

APN: _______________
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Exhibit B to DA Exhibit D

CERTIFICATE OF COMPLETION
RECORDING REQUESTED BY
AND WHEN RECORDED MAIL TO:
City of Healdsburg
401 Grove Street
Healdsburg, CA 95448
Attention: City Manager
This document is exempt from the payment of a
recording fee pursuant to Government Code
§§6103 and 27383.
CERTIFICATE OF COMPLETION
THIS CERTIFICATE OF COMPLETION (“Certificate of Completion”) is made by the CITY
OF HEALDSBURG, California municipal corporation (“City”), in favor of REPLAY
HEALDSBURG, LLC, a California limited liability company (“Developer”), as of the date set
forth below.
RECITALS
A.
City and Developer have entered into that certain Affordable Housing Regulatory
Agreement (“Agreement”) dated _____, 2019, concerning the development of affordable
multifamily rental housing on certain real property (the “Property”) situated in the City of
Healdsburg, California, as more fully described in Exhibit “A” attached hereto and made a part
hereof. The Agreement was recorded in the Official Records of Sonoma County on ________,
2019, at Instrument No.______________.
B.
As referenced in Section 1 of the Agreement, the Affordable Housing Occupancy Date
shall mean the date of issuance by City of a certificate of occupancy for the final Affordable
Unit, as memorialized in a Certificate of Completion to be executed by City and Developer and
recorded in the Official Records of Sonoma County.
NOW, THEREFORE, City and Developer hereby agree as follows:
1.
City has issued to Developer a certificate of occupancy for the final Affordable Unit as of
_____________, 20__. Accordingly, as provided in the Agreement, the Affordable Housing
Occupancy Date shall mean ____________, 20__ and the Termination Date shall mean
____________, 20__.
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2.
This Certificate of Completion shall not be deemed or construed to constitute evidence of
compliance with or satisfaction of any obligation of Developer to any holder of a mortgage, or
any insurer of a mortgage, securing money loaned to finance the construction and development
of the Project or any portion thereof. This Certificate of Completion is not a notice of
completion as referred to in Section 8182 of the California Civil Code.
IN WITNESS WHEREOF, City and Developer have executed this Certificate of Completion this
___ day of _______________, 20__.

CITY OF HEALDSBURG,
a California municipal corporation
By:
Print Name: David Mickaelian
Its: City Manager

APPROVED AS TO FORM:

ATTEST:

Samantha Zutler, City Attorney

_____________________________
_______________, City Clerk

DEVELOPER:
REPLAY HEALDSBURG, LLC,
a Delaware limited liability company
By:
Name:
Its:

SIGNATURES MUST BE NOTARIZED.
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A notary public or other officer completing this certificate verifies only the identity of the
individual who signed the document to which this certificate is attached, and not the
truthfulness, accuracy, or validity of that document.

STATE OF CALIFORNIA

)
)

COUNTY OF SONOMA

)

On
, 20__, before me, ______________________, Notary Public, personally
appeared
, who proved to me on the basis of
satisfactory evidence to be the person(s) whose name(s) is/are subscribed to the within instrument
and acknowledged to me that he/she/they executed the same in his/her/their authorized
capacity(ies), and that by his/her/their signature(s) on the instrument the person(s), or the entity
upon behalf of which the person(s) acted, executed the instrument.
I certify under PENALTY OF PERJURY under the laws of the State of California that the
foregoing paragraph is true and correct.
WITNESS my hand and official seal.
Signature _______________________________ (Seal)
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A notary public or other officer completing this certificate verifies only the identity of the individual
who signed the document to which this certificate is attached, and not the truthfulness, accuracy, or
validity of that document.
STATE OF CALIFORNIA
COUNTY OF SONOMA

)
)
)

On
, 20__, before me, ______________________, Notary Public, personally
appeared
, who proved to me on the basis of
satisfactory evidence to be the person(s) whose name(s) is/are subscribed to the within instrument
and acknowledged to me that he/she/they executed the same in his/her/their authorized
capacity(ies), and that by his/her/their signature(s) on the instrument the person(s), or the entity
upon behalf of which the person(s) acted, executed the instrument.
I certify under PENALTY OF PERJURY under the laws of the State of California that the
foregoing paragraph is true and correct.
WITNESS my hand and official seal.
Signature _______________________________ (Seal)
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EXHIBIT A TO EXHIBIT B OF DA EXHIBIT D
PROPERTY DESCRIPTION
The real property situated in the City of Healdsburg, County of Sonoma, State of California,
described as follows:

APN: _______________
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EXHIBIT E
GMO ALLOCATION SCHEDULE

GMO
Allocation
Cycle

Market Rate
Units1

Low/Very Low
Income Units

Middle
Income
Housing Units

Hotel Rooms

7
(2019 – 2021)

40

40 rental2

2 ABD3

534

8
(2022 – 2024)

40

--

9
(2025-2027)

45*

10
(2028-2030)
*

1

2
3

4
5

6

14
rental5

30**

--

--

2
ABD

--

2
ABD

--

8 rental5 or
ownership6;
8 ABD

--

GMO Allocations for Market Rate Units in cycles 9 and 10 shall be limited to the number of GMO
Allocations necessary to develop a total of 138 Market Rate Units, 8 Affordable-By-Design Housing
Units, and up to 8 Ownership Middle Income Units.

Market Rate Units are eligible for “A allocations” and/or “B allocations,” as further set
forth in Sections 5.6 and 5.7 of this Agreement.
Low/Very Low Income Units are exempt from GMO requirements.
“ABD” means “Affordable By Design” for-sale units. Developer, in its sole
discretion, may elect to provide more than two (2) Affordable-by-Design Housing
Units in a given GMO Cycle.
Hotel Rooms are exempt from GMO requirements.
Rental Middle Income Housing Units are eligible for “C allocations,” as further set
forth in the GMO Policies and Procedures and in Section 5.6 of this Agreement.
Ownership Middle Income Housing Units and Affordable-By-Design Housing Units
shall require GMO Allocations pursuant to the GMO Policies and Procedures.
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FORM OF ASSIGNMENT AND ASSUMPTION AGREEMENT
RECORDING REQUESTED BY AND
WHEN RECORDED MAIL TO:
[Land Owner]

SPACE ABOVE THIS LINE FOR RECORDER’S USE ONLY

ASSIGNMENT AND ASSUMPTION AGREEMENT
(Mill District Healdsburg)
THIS ASSIGNMENT AND ASSUMPTION AGREEMENT ("Agreement") is entered
into as of the ____ day of __________, 20__ (the "Assignment Date") by and among Replay
Healdsburg, LLC, a Delaware limited liability company ("Assignor" or "Land Owner"), and
______________________, a ___________________ ("Assignee") (each individually a "Party"
and collectively the "Parties").

RECITALS
A.
Assignor and the City of Healdsburg, a California municipal corporation ("City")
have entered into that certain Development Agreement dated as of _____________, 2019
("Development Agreement") which was recorded in the Official Records of Sonoma County on
_____________, 2019 as Instrument No. _____________. Capitalized terms not otherwise
defined in this Agreement are as defined in the Development Agreement.
B.
Assignor is the fee owner of the real property located within the City of
Healdsburg, County of Sonoma, State of California, as further described in Exhibit A attached
hereto and incorporated herein by reference (the "Transfer Property") and is the Developer as
defined in the Development Agreement.
C.
The Transfer Property described in Exhibit A is a portion of the Property as
defined in the Development Agreement and
D.
Assignor desires to transfer its interest in the Transfer Property to Assignee
concurrently with execution of this Agreement, and Assignee desires to so acquire such interest
in the Transfer Property from Assignor.
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E.
Section 9 of the Development Agreement provides that the Land Owner may
transfer all or a portion of the Property and assign all or a portion of its rights and obligations
under the Development Agreement related to the Transfer Property to another party, provided
that the Land Owner shall have notified the City prior to any assignment, that the Assignor and
Assignee enter into an assignment and assumption agreement in substantially the form of this
Agreement, and that, concurrently with the Assignment, the Assignor shall provide the City with
an executed copy of this Agreement.
F.
Assignor has provided the required written notice to City of its intent to enter into
this Agreement as required by Section 9 of the Development Agreement and, concurrently with
the execution of this Agreement, shall provide the City with an executed copy of this Agreement.
G.
Assignor now desires to assign its interests, rights, duties and obligations
applicable to the Transfer Property under the Development Agreement to Assignee, and
Assignee desires to assume such interests, rights, duties and obligations from Assignor.
NOW, THEREFORE, in exchange for the mutual covenants set forth herein and for other
good and valuable consideration, the receipt and sufficiency of which are hereby acknowledged,
the Parties hereby agree as follows:
AGREEMENT
The introductory paragraph, the Recitals, and all defined terms set forth therein are
hereby incorporated into this Agreement as if hereinafter fully and completely rewritten.
1.
Assignment and Assumption of Interest. Assignor hereby transfers, assigns and
conveys to Assignee, all of Assignor's right, title and interest in and to, and the obligations,
duties, responsibilities, conditions and restrictions under, the Development Agreement related to
the Transfer Property being transferred, as set forth in Section 2 below (the "Rights and
Obligations"). By accepting this assignment, Assignee, for itself and its successors and assigns,
hereby expressly and unconditionally accepts the foregoing assignment, assumes all such Rights
and Obligations, and expressly agrees for the benefit of City, to pay, perform and discharge all
obligations of Assignor under the Development Agreement related to the Transfer Property, and
to comply with all covenants and conditions of Assignor arising from or under the Development
Agreement related to the Transfer Property. Assignee hereby represents that it has reviewed and
accepts all obligations of Assignor, if any, required by the Project Approvals.
2.
Allocation of Rights and Obligations. [Placeholder for enumeration of which
of the rights and allocations shall be transferred to the Assignee and which shall be
retained by the Assignor.] In no event shall the City be obligated to make, or be liable for
making, any determination as to which obligations are being transferred, other than as
specifically set forth in this Section 2.
3.
Substitution of Land Owner. Assignee hereafter shall be substituted for and
replace Assignor in the Development Agreement with respect to the Rights and Obligations
transferred under this Agreement. Whenever the term "Developer" appears in the Development

Attachment: Attachment 2B - Draft City Council Ordinance approving Mill District Project - Development Agreement (2305 : Mill District

3.A.c

Exhibit F to DA - Form of Assignment and Assumption Agreement
-2SF #4834-4547-0089 v1

Packet Pg. 245

Agreement, it shall hereafter mean Assignee with respect to the Rights and Obligations
transferred under this Agreement.
4.

Assignor and Assignee Agreements, Indemnifications and Waivers.
(a)

Assignor represents and warrants as follows:

(i)
Development Agreement. To the extent applicable to the Transfer
Property, the Development Agreement is unmodified and in full force and effect, and the City
has not agreed to any amendment of any provision of the Development Agreement with respect
to the Transfer Property. [If any amendments have occurred, state here.]
(ii)
No Defaults. To the actual knowledge of Assignor, no default on
the part of City, and no breach, event, or failure of condition that, with notice or lapse of time or
both, would constitute a default on the part of City, exists under the Development Agreement
with respect to the Transfer Property. [If any default exists, describe here.]
(iii) No Set-Offs. To the actual knowledge of Assignor, there are no
set-offs or defenses against the enforcement of any right or remedy, or any duty or obligation, of
the City or Assignor under the Development Agreement with respect to the Transfer Property.
(iv)
No Termination Right. To the actual knowledge of the Assignor,
the Assignor currently has no right to terminate the Development Agreement pursuant to Article
7 of the Development Agreement.
(b)

Assignee represents and warrants as follows:

(i)
Assignee is ______________________, a __________. For the
purposes of this Agreement the Land Owner's office is: _____________.
(ii)
Assignee represents and warrants that, as of the Effective Date of
this Agreement, Assignee is:
(iii)

The sole fee owner of the Transfer Property;

(iv)

Duly organized and validly existing under the laws of the State of

California;
(v)
Qualified and authorized to do business in the State of California
and has duly complied with all requirements pertaining thereto; and
(vi)
In good standing and has all necessary powers under the laws of
the State of California to own property and in all other respects enter into and perform the
undertakings and obligations of this Agreement.
(c)

Assignee further represents and warrants:
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(i)
That no approvals or consents of any persons are necessary for the
execution, delivery or performance of this Agreement by Assignee, except as have been
obtained;
(ii)
That the execution and delivery of this Agreement and the
performance of the obligations of Assignee have been duly authorized by all necessary actions
and approvals required;
(iii) That this Agreement is a legal, valid, and binding obligation of
Assignee enforceable in accordance with its terms;
(iv)
That the execution, delivery, and performance of this Agreement
by the Assignee does not and will not materially conflict with, or constitute a material violation
or material breach of, or constitute a default under (a) the formation agreements of the Assignee
(if any), (b) any law, rule, or regulation binding upon or applicable to Assignee, or (c) any
material agreements to which Assignee is a party;
(v)
That Assignee or any person or entity owning or operating the
Transfer Property, has duly obtained and maintained, or will duly obtain and maintain, all
licenses, permits, consents, and approvals required by all applicable governmental authorities to
develop, sell, lease, own, and operate all or a portion of the Project on the Transfer Property.
(d)
Assignor and Assignee each hereby waives and releases, and Assignee
hereby agrees to indemnify and hold City harmless, from any and all damages, liabilities, causes
of action, claims or potential claims against City (including attorneys' fees and costs) arising out
of or resulting from the assignment and assumption of the Rights and Obligations.
(e)
Assignor acknowledges and agrees that the Rights and Obligations have
been fully assigned to Assignee by this Agreement and, accordingly, that Assignee shall have the
exclusive right to assert any claims against City with respect to such Rights and Obligations.
Accordingly, without limiting any claims of Assignee under the Development Agreement,
Assignor hereby waives any claims or potential claims by Assignor against City to the extent
arising solely out of the transferred Rights and Obligations.
5.
Governing Law; Venue. This Agreement shall be interpreted and enforced in
accordance with the laws of the State of California without regard to principles of conflicts of
laws. Any action to enforce or interpret this Agreement shall be filed and litigated exclusively in
the Superior Court of Sonoma County, California.
6.
City as Third Party Beneficiary. The City of Healdsburg shall be a third party
beneficiary of this Agreement. The City shall have the right to rely upon the representations and
warranties set forth in Section 4 hereof.
7.
Entire Agreement/Amendment. This Agreement constitutes the entire agreement
among the Parties with respect to the subject matter hereof, and supersedes all prior written and
oral agreements with respect to the matters covered by this Agreement. This Agreement may not
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be amended except by an instrument in writing signed by each of the Parties and consented to in
writing by City.
8.
Further Assurances. Each Party shall execute and deliver such other certificates,
agreements and documents and take such other actions as may be reasonably required to
consummate or implement the transactions contemplated by this Agreement and the
Development Agreement.
9.
Benefit and Liability. Subject to the restrictions on transfer set forth in the
Development Agreement, this Agreement and all of the terms, covenants, and conditions hereof
shall extend to the benefit of and be binding upon the respective successors and permitted
assigns of the Parties.
10.
Attorneys' Fees. In the event of any litigation pertaining to this Agreement, the
losing Party shall pay the prevailing Party's litigation costs and expenses, including without
limitation reasonable attorneys' fees.
11.
City is a Third-Party Beneficiary. The City is an intended third-party beneficiary
of this Agreement, and has the right, but not the obligation, to enforce the provisions hereof.
12.
Recordation. Assignor shall cause this Agreement to be recorded in the Official
Records of Sonoma County, and shall promptly provide conformed copies of the recorded
Agreement to City and Assignee.
13.
Address for Notices. Assignee's address for
communications under the Development Agreement is as follows:

notices,

demands

and

________________________________
________________________________
________________________________
Attn: _______________________
With copies to:
________________________________
________________________________
________________________________
Attn: _______________________

14.
Captions; Interpretation. The section headings used herein are solely for
convenience and shall not be used to interpret this Agreement. The Parties acknowledge that this
Agreement is the product of negotiation and compromise on the part of both Parties, and the
Parties agree, that since both have participated in the negotiation and drafting of this Agreement,
this Agreement shall not be construed as if prepared by one of the Parties, but rather according to
its fair meaning as a whole, as if both Parties had prepared it.
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15.
Severability. If any term, provision, condition or covenant of this Agreement or
its application to any Party or circumstances shall be held by a court of competent jurisdiction, to
any extent, invalid or unenforceable, the remainder of this Agreement, or the application of the
term, provision, condition or covenant to persons or circumstances other than those as to whom
or which it is held invalid or unenforceable, shall not be affected, and shall be valid and
enforceable to the fullest extent permitted by law unless the rights and obligations of the Parties
have been materially altered or abridged thereby.
16.
Counterparts. This Agreement may be executed in counterparts, each of which
shall, irrespective of the date of its execution and delivery, be deemed an original, and the
counterparts together shall constitute one and the same instrument.
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IN WITNESS WHEREOF Assignor and Assignee have executed this Agreement as of
the date first set forth above.

ASSIGNOR:
________________________________, a
_________________________________
By:
FORM – DO NOT SIGN
Name:
Its:
ASSIGNEE:
________________________________, a
_________________________________
By:
FORM – DO NOT SIGN
Name:
Its:
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State of California
County of

)
)

On _____________________ before me, ______________________________, a Notary Public,
personally appeared ___________ who proved to me on the basis of satisfactory evidence to be
the person(s) whose name(s) is/are subscribed to the within instrument and acknowledged to me
that he/she/they executed the same in his/her/their authorized capacity(ies), and that by
his/her/their signature(s) on the instrument the person(s), or the entity upon behalf of which the
person(s) acted, executed the instrument.
I certify under PENALTY OF PERJURY under the laws of the State of California that the
foregoing paragraph is true and correct.
WITNESS my hand and official seal.
Signature
Signature of Notary Public

(Seal)
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State of California
County of

)
)

On _____________________ before me, ______________________________, a Notary Public,
personally appeared ___________ who proved to me on the basis of satisfactory evidence to be
the person(s) whose name(s) is/are subscribed to the within instrument and acknowledged to me
that he/she/they executed the same in his/her/their authorized capacity(ies), and that by
his/her/their signature(s) on the instrument the person(s), or the entity upon behalf of which the
person(s) acted, executed the instrument.
I certify under PENALTY OF PERJURY under the laws of the State of California that the
foregoing paragraph is true and correct.
WITNESS my hand and official seal.
Signature
Signature of Notary Public

(Seal)
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EXHIBIT A
DESCRIPTION OF TRANSFER PROPERTY

[to be attached]
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CEQA CERTIFICATE OF DETERMINATION

[ TO BE ATTACHED]
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Planning Commission Resolution 2019-01
A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF HEALDSBURG
RECOMMENDING THAT THE CITY COUNCIL APPROVE A TENTATIVE PARCEL MAP
FOR THE MILL DISTRICT PROJECT LOCATED AT 146 AND 164 HEALDSBURG AVENUE
WHEREAS, applications have been received from Replay Healdsburg, LLC, requesting
approval of Tentative Subdivision Map TM 2017-01, Conditional Use Permit CUP 2017-12, Historic
Demolition Permit MISC 2017-01, Heritage Tree Removal HT 2017-02, and Development Agreement
DA 2018-01, to subdivide the approximately 9.59 acre property at 146 and 164 Healdsburg Avenue
(APN 002-261-023 and 024 and 002-303-012 and 013) into seven lots to allow the development of up to
208 multi-family residential units, a 53-room hotel and 15,000 square feet of commercial space
(together, the “Project”); and
WHEREAS, on April 24, 2018, the Planning Commission conducted a public hearing on the
Project and after receiving comment from the public continued action on the project; and
WHEREAS, on January 8, 2019, the Planning Commission conducted a public hearing on the
Project; and
WHEREAS, prior to taking action on the Project, and at a properly noticed public hearing on
January 8, 2019, the Planning Commission reviewed written and oral staff reports, took testimony and
received into the record all pertinent documents related to the Project; and
WHEREAS, the project is located within a geographic area for which the City previously
prepared and adopted the Central Healdsburg Avenue Plan (“CHAP”); and
WHEREAS, prior to the City’s approval of the CHAP, an Environmental Impact Report (EIR)
was prepared pursuant to the California Environmental Quality Act (Pub. Res. Code § 21000, et seq.)
(CEQA), and certified by the Healdsburg City Council on January 21, 2014 (State Clearinghouse
Number 2012112011), which analyzed the environmental impacts of buildout under the CHAP; and
WHEREAS, the analysis in the CHAP EIR allows the use of CEQA streamlining and/or tiering
provisions for projects developed under the CHAP EIR, including this project; and
WHEREAS, an Environmental Checklist evaluation has been prepared for the Project, which can
be found in the Planning Department’s files for the Project at 401 Grove Street, Healdsburg, CA 95448;
and
WHEREAS, by adoption of separate resolutions the Planning Commission has considered and
approved related Conditional Use Permit, Development Agreement, Historic Demolition Permit and
Heritage Tree Removal requests which are incorporated by reference and subject to the conditions
herein.
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NOW, THEREFORE, BE IT RESOLVED that the Project complies with CEQA based on each
of the applicable CEQA streamlining and/or tiering code sections described below, each of which,
separately and independently, provides a basis for CEQA compliance:
1. The Environmental Checklist, and the Certificate of Determination attached hereto as Exhibit 1,

each conclude that the Project would not result in any significant impacts that: (1) are peculiar to
the Project or Project site; (2) were not identified as significant project-level, cumulative, or offsite effects in the CHAP EIR; or (3) were previously identified significant effects, which as a
result of substantial new information that was not known at the time that the CHAP EIR was
certified, are determined to have a more severe adverse impact than discussed in the CHAP EIR.
As a result, pursuant to Section 15183, the Project is exempt from further environmental review
under CEQA.
2. The Environmental Checklist, and the Certificate of Determination attached hereto as Exhibit 1,
each conclude that the Project would not cause new significant impacts not previously identified
in the previously certified CHAP EIR, nor result in a substantial increase in the severity of
previously identified significant impacts. No new mitigation measures would be necessary to
reduce significant impacts. No changes have occurred with respect to circumstances surrounding
the CHAP that would cause significant environmental impacts to which the Project would
contribute considerably, and no new information has been put forward that shows that the Project
would cause significant environmental impacts. Therefore, no supplemental environmental
review is required for the Project in accordance with Public Resources Code Section 21166, and
CEQA Guidelines Sections 15162 and 15164.
3. The Environmental Checklist, and the Certificate of Determination attached hereto as Exhibit 1,

each conclude that the Project would not cause new significant impacts not previously identified
in the previously certified CHAP EIR, which may serve as a “Program EIR” under CEQA, nor
result in a substantial increase in the severity of previously identified significant impacts. No
new mitigation measures would be necessary to reduce significant impacts. No changes have
occurred with respect to circumstances surrounding the CHAP that would cause significant
environmental impacts to which the Project would contribute considerably, and no new
information has been put forward that shows that the Project would cause significant
environmental impacts. Therefore, no supplemental environmental review is required for the
Project in accordance with CEQA Guidelines Sections 15162 and 15168.
BE IT FURTHER RESOLVED that the Healdsburg Planning Commission makes the findings
required to recommend the City Council approve the Tentative Subdivision Map TM 2017-01 with the
conditions attached hereto as Exhibit 2 for the Mill District Project as follows:
1.

The proposed map and its design and improvements are consistent with the general plan and any
applicable specific plan.
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The project’s proposed uses and density are consistent with the Healdsburg 2030 General Plan land
use designation of the site as Mixed Use Residential. The project is eligible for a State Density
Bonus Law provision of an additional 35% increase in density due to the percentage of affordable
housing that it includes. The maximum density allowed on the 9.59 acre site is 154 base units
(rounding up, as required by State Density Bonus Law). The project proposes 208 units, or 54 units
more than allowed by the MU general plan designation and zoning. This is a request for a 35%
bonus. The project includes 40 affordable units, 24 of which are proposed to be affordable to very
low income households. The project is generally consistent with the Central Healdsburg Avenue
Plan (CHAP). The preservation of as many trees as is feasible is consistent with the Healdsburg
2030 General Plan Natural Resources Element. Implementation of the recommended conditions of
approval will ensure that the Healdsburg 2030 General Plan Safety Element’s noise standards are
met. The project’s emergency service access and street improvements are consistent with the
Transportation Element.
2.

The site is physically suitable for the type and proposed density of development.
The proposed development can be accommodated without significant alterations to the site in that
the site has been previously developed, there are no known fault or slide areas on the site; the site is
relatively level; the buildings will not be constructed within a flood hazard area, and there are no
special status species on the site.

3.

The design of the subdivision and the proposed improvements are not likely to cause substantial
environmental damage or substantially and avoidably injure fish or wildlife or their habitat.
The site is a previously disturbed site in that it was formerly developed and served for many years
as the location of Nu Forest Products as well as the House of Sonoma. The site is relatively level
and will not provide challenges with regard to drainage, faults, liquefaction or slope instability.
The project area entirely comprises developed, disturbed, and landscaped areas. No native or
naturalized vegetation alliances are present. The area is not considered environmentally sensitive,
and has a very low potential to support special-status plant species. With implementation of the
applicable mitigation measures from the CHAP EIR, the project would not degrade the quality of
the environment, substantially reduce the habitat of a fish or wildlife species, cause a fish or wildlife
population to drop below self-sustaining levels, threaten to eliminate a plant or animal community,
reduce the number or restrict the range of a rare or endangered plant or animal.

4.

The design of the subdivision and the type of improvements are not likely to cause serious public
health problems.
All project improvements will be designed and constructed in accordance with City standards to
ensure protection of the public health. The project will also be required to comply with all
applicable mitigation measures set forth in the CHAP EIR.
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5.

The design of the subdivision and the type of improvements will not conflict with easements,
acquired by the public at large, for access through or use of property within the proposed
subdivision.
The subdivision design, including proposed improvements, has been reviewed by City departments
to ensure access through the site. The privately owned park will be retained for use by the public
through the Final Map process. New public street are proposed in the subdivision and will be
offered for dedication on the Final Map.

6.

Unless otherwise provided by the Subdivision Map Act, the design of the subdivision provides, to
the extent feasible, for future passive or natural heating or cooling opportunities in the subdivision.
The project will be constructed in accordance with the energy conservation standards of the
California Building Code.

BE IT FURTHER RESOLVED that the Healdsburg Planning Commission recommends the City
Council approve the Tentative Map subject to Exhibit 1 and Exhibit 2 hereto, which are incorporated
herein by reference.
DULY AND REGULARLY ADOPTED by the Healdsburg Planning Commission on the 8th day
of January 2019, by the following vote:
AYES: Bottarini, Breznikar, Eddinger, Luks, Petrik, Tracy
NOES: Civian
ABSENT: None
ABSTAIN: None
APPROVED:

ATTEST:

____________________________
Jeffrey D. Civian, CHAIR

_____________________________
Maya DeRosa, SECRETARY

EXHIBITS:
1. CEQA Certificate of Determination
2. Conditions of Approval
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CEQA CERTIFICATE OF DETERMINATION
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CONDITIONS OF APPROVAL
Mill District Project
Tentative Subdivision Map TM 2017-01
Address: 146 and 164 Healdsburg Avenue
(APN: 002-261-023 and 024; 002-303-012 and 013)
These conditions shall apply to City approval of Tentative Subdivision Map TM 2017-01.
However, the only conditions herein that constitute preconditions to the filing of the Final Map
are those that explicitly state that they constitute such preconditions, and such conditions may
be satisfied through substantial completion, as determined by the City Engineer, by execution of
a Subdivision Improvement Agreement, in a form acceptable to the City Engineer, or a
combination thereof. Either substantial completion or execution of a Subdivision Improvement
Agreement, or a combination of both, shall enable the City Engineer to make a determination of
substantial compliance with these conditions and the Tentative Subdivision Map TM 2017-01.
General
1.

This specific approval is limited to the Tentative Subdivision Map TM 2017-01, and is not
intended to serve as an approval of the overall project description that was submitted with
the tentative map application.

2.

This approval is based upon all conditions of approval set forth herein, including
mitigation measures and specified plans and agreements included by reference, as well as
all applicable City rules and regulations. Any deviations from the conditions must be
reviewed and approved by the City for conformity with this approval. Deviations may
require approved changes to these approvals and/or further environmental review.
Deviations without the above described approval will constitute a violation of permit
approval.

3.

Except as specifically authorized in these conditions of approval, the grading,
development, use, and maintenance of the property; the size, shape, arrangement, and
location of the structures, parking areas and landscape areas; and the protection and
preservation of resources shall be subject to Planning Commission approval and shall
conform to the conditions of approval below. Notwithstanding the foregoing, however, (1)
the associated grading and construction of infrastructure for the project shall be permitted
without Design Review approval if the design of such infrastructure has otherwise been
approved by means of the Tentative Map or Final Map, and (2) existing buildings may be
demolished on this site without Design Review approval so long as such demolition
activities are conducted in accordance with these conditions of approval. The property and
any portions thereof shall be sold, leased or financed in compliance with the conditions of
approval thereto, including all related covenants and agreements. All plans and agreements
(such as landscape maintenance plans) required pursuant to these conditions of approval
must be submitted for review and approval and shall be implemented as approved by the
City.
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4.

The use and/or construction of any structures or improvements authorized by this approval
shall not commence until all necessary planning and building permits pertaining to the use
or construction in question are obtained. Before any grading or building permit will be
issued by the City, the Owner/Applicant must obtain written clearance from all
departments having conditions; such clearance shall indicate that the Owner/Applicant has
satisfied all pre-construction conditions.

5.

The Owner/Applicant’s acceptance of this permit and/or commencement of use,
construction and/or operations under this approval shall be deemed acceptance of all
conditions of this approval by the Owner/Applicant.

6.

The timing for activities on site shall be as follows:
•

Limited grading permits associated with demolition of existing buildings onsite
may be issued after such applications are processed in accordance with City
requirements, including these conditions;

•

Demolition permits for existing buildings onsite may occur after issuance of the
relevant “limited grading permit.”

•

No other building or grading permits for any activities on the project site shall be
issued by the City until the Final Map for Tentative Subdivision Map Application
TM 2017-01 is recorded.

7.

All site and Project development must occur in conformance with the previously-certified
Central Healdsburg Avenue Plan Environmental Impact Report (CHAP EIR) identified for
the approval of Mill District Project land use application numbers TM 2017-01, DA 201801, CUP 2017-12 (including the associated density bonus submittal), MISC 2017-01 and
HT 2017-02 (together, the “Project Approvals”), and the adopted Mill District Project
Certificate of Determination and the Mitigation Monitoring and Reporting Program for the
Project that is attached thereto (the “Project MMRP”).

8.

The Owner/Applicant shall follow all recommendations of the following Technical
Appendices attached to the Mill District Environmental Checklist:
•

Mill District Air Quality and Greenhouse Gas Assessment, prepared by Illingworth
and Rodkin, Inc., dated April 17, 2018, as amended on November 8, 2018.

•

Biological Technical Memorandum for the Mill District Project, prepared by WRA
Environmental Consultants, dated December 10, 2018

•

Traffic Impact Study for the Mill District and Addendum, prepared by W-Trans,
dated March 1, 2018, as amended on December 11, 2018.

•

Historic Resource Evaluation of the Property Located at 146 Healdsburg Avenue,
Healdsburg, Sonoma County, CA, prepared by Evans & DeShazo, dated October
16, 2017
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9.

•

Historic Resource Evaluation of the Property Located at 164 Healdsburg Avenue,
Healdsburg, Sonoma County, CA, prepared by Evans & DeShazo, dated October
27, 2017

•

Mill District Environmental Noise and Vibration Assessment, prepared by
Illingworth and Rodkin, dated March 21, 2018, as amended on August 3, 2018 and
December 7, 2018.

•

Mill District Tree Survey and Protection Plan, prepared by WRA Environmental
Consultants, dated August 3, 2018.

The Owner/Applicant shall ensure that potential contractors are aware of City
requirements. The Owner/Applicant shall notify all contractors and subcontractors in
writing of the site rules, restrictions, and Conditions of Approval and submit a copy of the
notice to the Planning Department.

10. All construction-related vehicles, equipment staging and storage areas shall be located
onsite and outside of the road and highway right of way, unless otherwise agreed to by the
Director of Public Works. The Owner/Applicant shall provide all construction personnel
with a written notice of this requirement and a description of approved parking, staging
and storage areas. The notice shall also include the name and phone number of the
Owner/Applicant’s designee responsible for enforcement of this restriction. Designated
construction personnel parking, equipment staging and storage areas shall be depicted on
Project plans submitted for building permit applications. All City Department comments
on the Project are required to be met to the Department’s satisfaction.
11. The Owner/Applicant shall defend, indemnify and hold harmless the City or its agents or
officers and employees from any claim, action or proceeding against the City or its agents,
officers or employees, to attack, set aside, void, or annul, in whole or in part, the City’s
approval of this Project, except as to any claim action or proceeding submitted or initiated
by Owner/Applicant. Such defense shall be in accordance with Section 6.6 of the
Development Agreement for the project (the “Development Agreement”) that was
approved by the City Council on __________, 2019.
12. This approval does not confer legal status on any existing structures(s) or use(s) on the
property unless specifically authorized by this approval. The cover sheets of all building
permit and grading permit drawings for the Project shall be required to include
documentation of the developer’s commitment that all diesel-powered portable equipment
on the Project site will meet EPA particulate emissions standards for Tier 4 engines or the
equivalent for construction of the Project.
13. During any grading or construction activities on the site, the contractor shall implement the
following best management practices that are required of all Projects:
a.

All exposed surfaces (e.g., parking areas, staging areas, soil piles, graded areas, and
unpaved access roads) shall be watered two times per day.
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b.

All haul trucks transporting soil, sand, or other loose material off-site shall be covered.

c.

All visible mud or dirt track-out onto adjacent public roads shall be removed using
wet power vacuum street sweepers at least once per day. The use of dry power
sweeping is prohibited.

d.

All vehicle speeds on unpaved roads shall be limited to 15 miles per hour (mph).

e.

All roadways, driveways, and sidewalks shall be paved in a timely manner with no
undue delay. Building pads shall be laid immediately after grading unless seeding or
soil binders are used.

f.

Idling times of construction equipment shall be minimized either by shutting
equipment off when not in use or reducing the maximum idling time to 5 minutes (as
required by the California airborne toxics control measure Title 13, Section 2485 of
California Code of Regulations [CCR]). Clear signage shall be provided for
construction workers at all access points.

g.

All construction equipment shall be maintained and properly tuned in accordance
with manufacturer’s specifications. All equipment shall be checked by a certified
mechanic and determined to be running in proper condition prior to operation.

h.

Prior to issuance of a grading permit, the property owner shall post a publicly visible
sign with the telephone number and person to contact at the Planning Department
regarding dust complaints. This person shall respond and take corrective action
within 48 hours. The Air District’s phone number shall also be visible to ensure
compliance with applicable regulations.

14. The cover sheets of all building permit and grading permit drawings for the Project shall
be required to include documentation of the developer’s assurance that there shall be no
pile driving on site.
15. Prior to issuance of the first grading permit for grading activities on the Property, the
applicant shall submit a final grading plan that demonstrates the Project’s compliance
with Section 4.0 of the Mill District Tree Survey and Protection Plan, prepared by WRA
Environmental Consultants, dated August 3, 2018.
16. The Final Map shall be filed within two years from date of approval or an extension of
time shall be requested prior to the expiration date.
17. Prior to recordation of the Final Map and subject to City approval as to form and content,
the Owner/Applicant shall include all of the mitigation measures and conditions of
approval associated with or required by this Project approval on a separate informational
sheet(s) to be recorded with the Final Map. All applicable conditions and mitigation
measures for the Project shall be printed on grading and/or building plans.
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18. If the Tentative Map is proposed to be revised, including revisions to these conditions of
approval, the revisions shall be approved pursuant to and in accordance with Chapter
17.04 of the Healdsburg Municipal Code.
19. This approval is subject to the terms and conditions of the Development Agreement. If any
of these conditions of approval is in conflict, or is inconsistent, with any term or condition
of the Development Agreement for this Project, then the Development Agreement shall
control.
Planning and Building Department
1.

The Final Map submitted for review and approval by the Planning and Building Division
shall be substantially consistent with Tentative Subdivision Map TM 2017-01.

2.

Prior to City Council approval of the Final Map, the Owner/Applicant shall submit a final
landscape plan illustrating street tree species that are substantially consistent with CHAP
Appendix C Plant List for Plan Area as determined by the City Arborist in consultation with
a Planning Commission subcommittee. (amended).

3.

Prior to recording of the Final Map, street names shall be indicated on the Final Map and
subject to approval by the Public Works Department after consultation with the Fire
Department.

4.

Prior to City Council approval of the Final Map, the Owner/Applicant shall provide the
City with proof that a non-profit association (or other type of entity) representing all
property owners of Parcels 1 through 6 of the Project (as shown on the Tentative Map) has
been formed. Title to the common open space, recreational facilities, parking areas, and/or
private streets shall be held by said non-profit association or other non-profit entity on such
reasonable terms and conditions as the City may prescribe, so long as such terms and
conditions do not conflict with any conditions or requirements imposed upon the Project
by the California Bureau of Real Estate. The reasonable terms and conditions may include
restricting the rights to develop the property to the uses described in the Project
Description.

5.

Prior to recordation of a Final Map, the Owner/Applicant shall submit a set of covenants,
conditions, and restrictions (CC&Rs) that shall be subject to prior review and approval by
the City Attorney, Housing, Planning and Building, Public Works and Community
Services Departments. The CC&Rs must be recorded prior to the issuance of any building
permit for any structure on the Project site. The CC&Rs shall include (but not be limited
to) the following:
a.

Use restrictions for each parcel within the project site, as set forth in the “Permitted
Use Table” included in the conditions of approval for Conditional Use Permit CUP
2017-12, Historic Demolition Permit MISC 2017-01, and Heritage Tree Permit HT
2017-02.
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b.

Ongoing obligations of the property owners’ association to maintain improvements
within the subdivision, exclusive of the public roadway. Such improvements shall
include, but shall not be limited to: common area landscaping and irrigation; the park
on the Project site; the hotel plaza areas; residential site areas; plantings and irrigation
required as conditions of Project approval; restrooms available for public use; and
Storm Water Quality Management Plan components.

c.

A requirement that garage spaces shall be maintained and used solely as parking
spaces in accordance with the parking plan to be submitted to and approved by the
City pursuant to the conditions of approval for the Conditional Use Permit.

d.

A requirement that the homeowners’ association provide and maintain: (i) electric
vehicle parking as shown on Exhibit 1.1.2 of the project description attached to the
staff report as Exhibit4; and (ii) no fewer than two car share vehicles within the
project site.

e.

A requirement that all grading activities and the construction of all buildings and other
improvements, once commenced, shall be prosecuted diligently and continuously, and
further requiring the owner of any work of grading or construction that is left in an
unfinished state for more than one hundred and twenty (120) consecutive days or a
total of one hundred and eighty (180) days to take reasonable measures to protect
public health and safety, protect any building structure or disturbed ground from the
elements and screen unsightly elements from view (such as fencing, painting or
attractive screens or coverings). The CC&Rs shall provide the non-profit property
owners’ association with a right of entry to enforce this requirement and a right to
impose special assessments to recover any costs expended in connection with the
enforcement.

f.

Regulations pertaining to the types of public uses of the park on Lot 5 of the Project
site, as well as governing hours, nuisances, and other operational considerations.
Hours of operation and rules of use shall be consistent with other similar public parks
in the City of Healdsburg, generally available from dawn until dusk. There shall be
no security or other control gates limiting access. All repairs, maintenance and
management will be the responsibility of the master homeowner association for the
project.

g.

A provision stipulating that the City shall be a third party beneficiary of the CC&Rs,
with the right, but not the obligation, to enforce provisions of the CC&Rs. Any
modification of the CC&Rs relating to permitted uses, or the design, establishment,
maintenance or repair of common areas is subject to the consent of the City, which
consent shall not be unreasonably withheld.

Housing Department
1.

An Affordable Housing Agreement that ensures the long-term affordability of the units to
be constructed on Parcel 7, and that is substantially similar to Exhibit “D” to the
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Development Agreement for the Project, shall be executed by Developer and approved by
the City Council and shall be recorded concurrently with recordation of the Final Map.
Public Works
1.

Fees
a. Public Works engineering and inspection fees for Improvement Plan and Final Map
review shall be due and payable at the time of making the first submittal in connection
with the Improvement Plans or the Final Map, as applicable.
b. All Public Works Development Impact fees shall be due and payable at the time of
issuance of building permit(s) for the improvements to which they are applicable, unless
otherwise authorized by the City.

Public Works conditions 2 through 8 below shall be satisfied prior to City Council approval of
the Final Map, or included in a form of Subdivision Improvement Agreement acceptable to the
City Engineer.
2.

Final Map
a. Prior to Final Map Approval the Developer shall execute with the City an agreement
for subdivision improvements and furnish the required improvement securities and
insurance coverages.
b. All internal streets and sidewalks, and all sidewalks along the project’s Healdsburg
Avenue and Exchange Avenue frontages, together with associated underground
utilities and landscaping, must be completed prior to issuance of a certificate of
occupancy for the Hotel or any other commercial or residential component of the
project; provided, however, that if the planting of any landscaping elements is delayed
by weather or other unforeseen circumstances, such planting must be completed as
soon as practicable.
c. The Final Map shall be prepared in accordance with the State Subdivision Map Act, the
City’s Subdivision Ordinance and City’s Public Works Standard Specifications and
Details. All parcel or lot boundary dimensions and bearings shall be shown on the Final
Map with all parcel or lot corners delineated by durable monument.

3.

Dedications
a. The project is responsible for dedicating all necessary right of way and public
easements either on the final map, or via separate easement deed documents, as
determined by the City Engineer. The applicant is responsible for preparing all
dedication documents.
b. Vacate any unnecessary easements on the final map, as determined by the City
Engineer and/or Utilities Director.
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c. The street name “Mill Circle” is not allowed because it is similar to the existing Mill
Street. The street name shall be revised by the applicant and resubmitted for review and
approval as part of the final map process.
d. Prior to approval, the final map requires technical review and approval by the City’s
contract land surveyor.
4.

Low Impact Development/SWPPP
a. Prior to final map approval, the existing 36-inch storm drain outfall from Exchange
Avenue into Foss Creek shall be evaluated by the Public Works Department as to
adequacy consistent with Sonoma County Water Agency standards. Should the City
determine improvements are necessary due in whole or in part to the proposed Project,
the applicant shall be responsible for upgrading the outfall to current Sonoma County
Water Agency standards prior to acceptance of the subdivision improvements.
b. The existing storm drain system at the intersection of Healdsburg Avenue and South
Street is not sufficient to accommodate new storm water runoff from the proposed
project. The existing system may be used to accommodate existing, pre-project runoff
for the City’s standard design storms. New, post-project storm water runoff from this
area shall be discharged to either the existing 36-inch storm drain in Exchange Avenue
or to the proposed storm drain at the intersection of Healdsburg Avenue at Mill Circle.
c. The project shall be designed and constructed in accordance with the City’s low impact
development regulations.
d. Prior to acceptance of the subdivision improvements, the project may be required to
install a trash capture device at proposed storm drain manhole number one in the
intersection of Exchange Avenue and Mill Circle, as determined by the City Engineer.
e. The project shall submit final, construction-level hydrology and storm water
quality/low impact development calculations with the submittal of subdivision
improvement plans and building permits. The final hydrology calculations shall
comply with the City’s storm drain collection system design standards and shall be
prepared in accordance with the Sonoma County Water Agency Flood Control Design
Criteria Manual.

5.

Frontage Improvements
a. City standard frontage improvements including but not limited to sidewalk, curb,
gutter, utilities, landscaping and streetlights shall installed along Healdsburg Avenue
from the end of the existing roundabout improvements, to the southern project
frontage. All improvements shall be consistent with the adopted Central Healdsburg
Avenue Plan.
b. A full width Caltrans standard micro-surface and re-striping shall be constructed on
Healdsburg Avenue in any newly excavated areas as part of the Mill District project,
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that were recently paved as part of the roundabout project, the exact limits of which
shall be subject to review and approval by the City Engineer.
c. Existing pavement along the Healdsburg Avenue project frontage outside of the recent
Healdsburg Avenue Roundabout improvement area, shall be evaluated and
reconstructed or grind/overlaid on the full street, as appropriate, based on existing
condition and amount of utility cuts required by the project, subject to City Engineer
approval.
d. Frontage improvements along Exchange Avenue shall include but not be limited to,
removing and replacing the existing asphalt berm and pathway with City standard
sidewalk, curb and gutter with connections on both sides to existing sidewalk,
pedestrian ramps, new street intersection, streetlights and utilities. A 2-inch grind and
overlay shall be constructed on Exchange Avenue in the area of the new intersection
with Mill Circle.
e. Landscaping and signage at the new intersections on Healdsburg Avenue shall be
designed to preserve required sight distances. Sight distance calculations per State
standards shall be required with the subdivision improvement plan.
f. The applicant shall work with the City Engineer, prior to submittal of the subdivision
improvement plans, to develop a plan for on-street parking restrictions such as limited
time parking, fire staging/red curb no parking areas and clear zones as well as
truck/vehicle loading zones. These areas shall be appropriately signed.
g. All pavement saw cut and conform locations and grades shall be subject to the
approval of the City Engineer.
h.

6.

Inbound and outbound vehicular traffic at the intersection of internal project streets
with Healdsburg Avenue may in the future be limited to right-in, right-out movements,
at the discretion of the Department of Public Works.

Interior Streets and Parking
a. An encroachment permit from the Public Works Department shall be required for any
work done within the public right-of-way, public easement, or on public utility.
b. Angled parking will not be permitted on Healdsburg Avenue.
c. The interior street cross sections shall be designed and constructed in accordance with
the adopted Central Healdsburg Area Plan, unless otherwise approved by the Planning
Commission and City Council to match the reduced cross section proposal shown on
the approved tentative map.
d. The applicant shall dedicate the proposed 49-foot right of way between lots two and
three as shown on the approved tentative map, to the City for acceptance on the project
final map. The applicant shall also dedicate an additional 5-foot wide irrevocable offer
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of dedication for a potential future public utility easement area of the remaining future
roadway sections between proposed lots two and three. The exact location of the
irrevocable offer is subject to approval by the City Engineer and Utilities Director. The
irrevocable offer shall be rejected at this time on the final map, but remain in perpetuity
for future acceptance upon redevelopment of adjacent properties to the east and public
street connectivity to existing streets.
e. A vehicular back-up/turnaround space shall be constructed at the end of the proposed
public street between lots two and three. This condition does not require a
“hammerhead” turnaround.
f. Centerline street monuments shall be installed per City standards.
7. Utilities
a. All storm drain utilities shall be installed or upgraded in accordance with the Central
Healdsburg Area Plan and shall be designed to serve the project and all other tributary
areas outside the project boundaries, at full buildout.
b. Improvement plans shall include the design and installation of a new 12-inch water main
in Healdsburg Avenue from a connection to the newly completed water improvements
as part of the 5-way Roundabout Project at the north along the full project frontage to
the south. The new water main shall be installed outside of the two way left turn lane, to
avoid conflict with a potential future landscaped median. Abandon the existing water
main, services, hydrant(s) and re-connect existing services and fire hydrant(s) to the
proposed 12-inch main. The applicant is encouraged to work with affected businesses to
consider installation of new services to the existing businesses.
c. Extend and stub, public storm, water, sewer and dry public utilities to the end of the
proposed road between lots two and three. A mainline clean out shall be installed at the
end of the sewer main and a blow off shall be installed at the end of the water main.
d. A recycled water line will be installed to the end of the proposed road, between lots two
and three.
e. Locations of all utilities, including joint trench lines, shall be coordinated with the
proposed landscaped plan. Landscaping over utility lines shall be limited to low lying
shrubs and ground cover. Additional street pavement restoration will be required in joint
trench areas, subject to the approval of the City Engineer.
f. Draft joint trench plans shall be submitted concurrently with the subdivision
improvement plans.
g. Landscaping and irrigation shall be designed and constructed in accordance with the
City’s water efficiency requirements. The applicant shall submit Water Efficiency
Landscape Ordinance calculations with the landscape plans submitted as part of the
subdivision improvements and construction drawings submitted with building permits.
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h. All existing unused utility services shall be removed and abandoned at the main, in
accordance with City standards.
8. Miscellaneous
a. Improvement plans shall be prepared in accordance with the current edition of City
Public Works Standard Specifications & Details, State Department of Health Standards
and applicable Caltrans and State of California Manual on Uniform Traffic Control
Devices criteria, or as approved by the City Engineer. The improvement plans shall be
prepared by a California registered civil engineer(s).
b. All public sidewalks, driveway approaches and pedestrian ramps shall be designed and
constructed to meet accessibility guidelines.
c. Install a new benchmark on or near the project site within a public right of way or
property, on NAVD 1988 datum, 3rd order or better, subject to City Engineer approval.
d. An encroachment permit from the Public Works Department shall be required for any
work done within the public right-of-way, public easement, or on public utility.
Community Service
1.

The Project will be subject to requirements for park and recreational land as set forth in
Chapter 17.04 (Subdivisions), Article VIII (Park and Recreational Land) of the Healdsburg
Municipal Code. This Project shall meet the requirements as provided in the Development
Agreement.

2.

Proposed Private Open Space and Recreation Amenities.

The Owner/Applicant has proposed to locate on Lot 5 an approximately 0.78-acre, privately
owned park that would be open to the public. Concurrently with recordation of the Final Map,
the Owner/Applicant shall record against Lot 5 a deed restriction or covenant, in a form
reasonably acceptable to the City Manager or his or her designee, that designates the park as
open to the public in perpetuity.
The subdivision improvement agreement shall include the following requirements with respect
to the 0.78-acre park:
Unless determined otherwise by the Planning Commission during the
design review process, the design of the park shall be substantially
consistent with the following requirements:


The 0.78 acre park features a passive-use lawn area back dropped
by a grove of heritage Redwood trees, meandering pedestrian
walkways that are both concrete and soft surface, and public
seating and gathering areas.
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The public will be able to flow seamlessly in and out of the park
area from the adjacent public plazas and public sidewalks along the
new project streets and Healdsburg Avenue.



The park will feature a natural play area which includes boulders,
logs, and timbers in a child safe configuration for free-form play
and climbing / bouldering. In general, it is to serve children of
approximate ages of toddler through teen.

Fire Department
1.

Fire Code: All buildings shall be subject to fire code requirements.

2.

Fire Flow: The minimum fire flow and flow duration for buildings other than one- and
two-family dwellings shall be as specified in Table B105.1(2). A reduction in required fire
flow of up to 50 percent, as approved is allowed when the building is provided with an
approved automatic sprinkler system installed in accordance with other sections of this
code. The resulting fire flow shall not be less than 1500 gallons per minute for the
prescribed duration as specified in Table B105.1. City Ordinance 1157, Sec. B105.2

3.

Fire Hydrant: Where a portion of the facility or building hereafter constructed or moved
into or within the jurisdiction is more than 250 feet from a hydrant on a fire apparatus
access road, as measured by the approved route around the exterior of the facility or
building, on-site fire hydrants and fire mains shall be provided where required by the Fire
Code Official. City Ordinance 1157, 507.5.1

4.

Fire Hydrant: Fire hydrants shall be located within 100 feet of the FDC, or as approved by
the fire code official. City Ordinance 1157, Table C102.1 Footnote g

5.

FDC Location: With respect to hydrants, driveways, buildings and landscaping, fire
department connections shall be so located that fire apparatus and hose connected to
supply the system will not obstruct access to the buildings for other fire apparatus. The
location of the fire department connections shall be within 100 feet of a fire hydrant or
approved by the fire code official (Also see Section 507.5.1.1). City Ordinance 1157, CFC
912.2

6.

Signs: Where required by the fire code official, fire apparatus access roads shall be marked
with permanent NO PARKING-FIRE LANE signs complying with Figure D103.6 and
Fire Prevention Standard No. 3. Signs shall have a minimum dimension of 12 inches (305
mm) wide by 18 inches (457 mm) high and have red letters on a white reflective
background. Signs shall be posted on one or both sides of the fire apparatus road as
required by Section D103.6, City Ordinance 1157, Sec. CFC 503.3, Fire Prevention
Standard No. 3
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Electric Department
Electric Department conditions 1 and 2 below shall be satisfied prior to City Council approval of
the Final Map, unless otherwise agreed to in writing by the City Engineer, and (as applicable)
shall continue to apply to future construction and design activities with respect to the project.
1. Public utility easements (PUE) are required along the street frontages and at various
locations within the development. At a minimum, Developer will plan for and provide a 5foot PUE back of sidewalk on the south and west sides of the planned interior streets.
Additional PUEs will be required for necessary electrical equipment. The back two feet of
the sidewalk may be used for the dry-utility trench, but additional space is needed behind
sidewalk, outside of the normal pedestrian and ADA pathway for utility boxes and
fixtures. Placing utility boxes in the sidewalk should be avoided.
2.

Frontage improvements and construction of all utilities must be in compliance with the
City’s General Plan and the CHAP. This includes, but may not be limited to, the
requirement of new utilities being underground and the use of streetlights specified by the
CHAP.

SMART
1.

The Owner/Applicant shall comply with all requirements of Sonoma Marin Area Rail
Transit (SMART), as detailed in the attached letter to the City of Healdsburg from
SMART, dated August 17, 2017.
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Planning Commission Resolution 2019-02
A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF HEALDSBURG
APPROVING A CONDITIONAL USE PERMIT, HISTORIC DEMOLITION PERMIT, AND
HERITAGE TREE REMOVAL FOR THE MILL DISTRICT PROJECT LOCATED AT 146
AND 164 HEALDSBURG AVENUE
WHEREAS, applications have been received from Replay Healdsburg, LLC, requesting approval
of Tentative Subdivision Map TM 2017-01, Conditional Use Permit CUP 2017-12, Historic Demolition
Permit MISC 2017-01, Heritage Tree Removal HT 2017-02, and Development Agreement DA 2018-01,
to subdivide the approximately 9.59 acre property at 146 and 164 Healdsburg Avenue (APN 002-261023 and 024 and 002-303-012 and 013) into seven lots to allow the development of up to 208 multifamily residential units, a 53-room hotel and 15,000 square feet of commercial space (together, the
“Project”); and
WHEREAS, on April 24, 2018, the Planning Commission conducted a public hearing on the
Project and after receiving comment from the public continued action on the project; and
WHEREAS, on January 8, 2019, the Planning Commission conducted a public hearing on the
Project; and
WHEREAS, prior to taking action on the Project, and at a properly noticed public hearing on
January 8, 2019, the Planning Commission reviewed written and oral staff reports, took testimony and
received into the record all pertinent documents related to the Project; and
WHEREAS, the project is located within a geographic area for which the City previously
prepared and adopted the Central Healdsburg Avenue Plan (“CHAP”); and
WHEREAS, prior to the City’s approval of the CHAP, an Environmental Impact Report (EIR)
was prepared pursuant to the California Environmental Quality Act (Pub. Res. Code § 21000, et seq.)
(CEQA), and certified by the Healdsburg City Council on January 21, 2014 (State Clearinghouse
Number 2012112011), which analyzed the environmental impacts of buildout under the CHAP; and
WHEREAS, the analysis in the CHAP EIR allows the use of CEQA streamlining and/or tiering
provisions for projects developed under the CHAP EIR, including this project; and
WHEREAS, an Environmental Checklist evaluation has been prepared for the Project, which can
be found in the Planning Department’s files for the Project at 401 Grove Street, Healdsburg, CA 95448;
and
WHEREAS, by adoption of separate resolutions the Planning Commission has considered and
recommended approval of related Tentative Map and Development Agreement requests which are
incorporated by reference and subject to the conditions herein.

PC Reso 2019-02
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NOW, THEREFORE BE IT RESOLVED that the Project complies with CEQA based on each of
the applicable CEQA streamlining and/or tiering code sections described below, each of which,
separately and independently, provides a basis for CEQA compliance:
1. The Environmental Checklist, and the Certificate of Determination attached hereto as Exhibit 1,
each conclude that the Project would not result in any significant impacts that: (1) are peculiar
to the Project or Project site; (2) were not identified as significant project-level, cumulative, or
off- site effects in the CHAP EIR; or (3) were previously identified significant effects, which as
a result of substantial new information that was not known at the time that the CHAP EIR was
certified, are determined to have a more severe adverse impact than discussed in the CHAP EIR.
As a result, pursuant to Section 15183, the Project is exempt from further environmental review
under CEQA.
2. The Environmental Checklist, and the Certificate of Determination attached hereto as Exhibit 1,
each conclude that the Project would not cause new significant impacts not previously identified
in the previously certified CHAP EIR, nor result in a substantial increase in the severity of
previously identified significant impacts. No new mitigation measures would be necessary to
reduce significant impacts. No changes have occurred with respect to circumstances surrounding
the CHAP that would cause significant environmental impacts to which the Project would
contribute considerably, and no new information has been put forward that shows that the Project
would cause significant environmental impacts. Therefore, no supplemental environmental
review is required for the Project in accordance with Public Resources Code Section 21166, and
CEQA Guidelines Sections 15162 and 15164.
3. The Environmental Checklist, and the Certificate of Determination attached hereto as Exhibit
1, each conclude that the Project would not cause new significant impacts not previously
identified in the previously certified CHAP EIR, which may serve as a “Program EIR” under
CEQA, nor result in a substantial increase in the severity of previously identified significant
impacts. No new mitigation measures would be necessary to reduce significant impacts. No
changes have occurred with respect to circumstances surrounding the CHAP that would cause
significant environmental impacts to which the Project would contribute considerably, and no
new information has been put forward that shows that the Project would cause significant
environmental impacts. Therefore, no supplemental environmental review is required for the
Project in accordance with CEQA Guidelines Sections 15162 and 15168.
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BE IT FURTHER RESOLVED that the Healdsburg Planning Commission makes the findings
required to approve the Conditional Use Permit CUP 2017-12, Historic Demolition Permit MISC 201701 and Heritage Tree Removal HT 2017-02 for the Mill District Project with the conditions attached
hereto as Exhibit 2, as follows:
Conditional Use Permit 2017-12
1. The proposed location and operation of the conditional use is in accord with the Healdsburg General
Plan, objectives of the Land Use Code and purposes of the district in which the site is located.
The subject property is designated Mixed Use (MU) in the Healdsburg General Plan. This designation
provides for nonresidential uses, including visitor accommodations when compatible with the overall
purpose and character of the designation, and in a manner that does not undermine the role of the
downtown as the commercial center of Healdsburg. In addition, where a mix of uses is proposed on the
same site, as is the case with the Mill District project, the Mixed Use land use designation also allows
residential development up to 16 units per acre combined with nonresidential uses when compatible
with allowable nonresidential uses on the same and adjoining sites and designed to minimize impacts
on residents from noise and other elements typically associated with a thriving commercial area. As
discussed in detail in this report and the Environmental Checklist prepared for the project, conditions of
approval will promote the compatibility of the residential and non-residential uses on site and in the
surrounding vicinity. The Mixed Use land use designation also indicates that residential density
bonuses may be granted consistent with State law and the City’s housing incentives program.
The proposed project is in conformance with the maximum allowable floor area ratio (FAR) of 1.0 for
the Mixed Use land use designation (residential floor area is not counted when calculating the
maximum FAR). Both the proposed hotel and the residential units would be considered consistent with
the intent of the Mixed Use land use designation as they are conditionally permitted uses in the
underlying Mixed Use (MU) zoning district. Further, the hotel is also consistent with the intent of the
MU zoning district in that it provides a commercial use that is of interest to visitors of the community
and is functional with a commercial appearance. Finally, the proposed residential use is consistent
with the special purposes of the MU zoning district in that the Mill District development proposes to
incorporate residential uses with commercial uses in appropriate locations.
2. The proposed location and operation of the conditional use and the conditions under which it would be
operated or maintained will not be detrimental to the public health, safety or welfare or materially
injurious to properties or improvements in the vicinity.
The location of the subject property is in a Mixed Use district, surrounded by commercial and
residential uses along Healdsburg Avenue, Mill Street, Exchange Avenue, and across the railroad
tracks to the east. The project site is immediately adjacent to the railroad where the SMART train will
ultimately travel further north to Cloverdale. The noise analysis contained within the Environmental
Checklist determined that the noise levels associated with the future active rail line would be
acceptable after implementation of applicable mitigation measures from the CHAP EIR. Conditions of
approval are included that require all room facades designed for sleeping with a line of sight to the
railroad would be built to achieve an acceptable sound transmission class (STC) rating. The
Environmental Checklist also determined that outdoor noise levels at the hotel patio in the northeast
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corner of the project site would be conditionally acceptable, which the City has determined is the
appropriate threshold for that location, subject to future confirmation that interior noise levels will be
maintained at acceptable levels. Finally, the Environmental Checklist determined that noise levels
associated with other noise sources would be acceptable with the implementation of the
recommendations set forth in the noise analysis for the project. Based on the presence of similar types
of commercial and residential uses in the vicinity and the conditions of approval, the proposed
residential and hotel uses will not result in or create a detrimental condition on the property, property
vicinity or community.
3. The proposed conditional use will comply with each of the applicable provisions of this Title.
Under the MU zoning designation, in Land Use Code Section 20. 08.155 Table 12, a hotel (visitor
lodging) and residential uses as part of a mixed use development are both allowed uses subject to
approval of a conditional use permit to be acted upon by the Planning Commission. There are no
specific restrictions for visitor lodging or residential uses as part of a mixed use development in this
zone. The project will comply with all the standards for development in the MU zone with regard to
physical standards, with the exception of the requested waivers and concessions allowed by the State
Density Bonus Law.
4. The following incentives/concessions requested in connection with the Project (together, the “Density
Bonus Requests”) are (a) required for rents for the proposed affordable housing units to be set as
specified in Government Code Section 65915 and (b) would not have any specific adverse impacts, as
defined in Government Code Section 65589.5(d)(2), upon public health and safety, the physical
environment or any real property that is listed in the California Register of Historical Resources for
which there is no feasible method to satisfactorily mitigate or avoid the specific adverse impact without
rendering the development unaffordable to targeted households:
a. A thirty-five percent (35%) density bonus above the otherwise-permitted maximum
density on the Project site (i.e., a permitted total of up to 208 units);
b. The ability to satisfy the requirement in Section 20.20.030.B.1 of the City’s Municipal
Code to provide moderate income housing by providing lower income housing;
c. A modification to the timing requirements in the City's Policies and Procedures for the
Healdsburg Residential Growth Management Program to allow reserved allocations to be
issued at the beginning of a three-year allocation cycle;
d. An increase in maximum height to fifty (50) feet for structures on Parcels 3, 5, 6, and 7;
e. A reduction in required parking for the affordable housing to be constructed on Parcel 7,
so that only 41 parking spaces will be required in connection with the affordable housing;
and
f. A reduced setback requirement for the affordable housing on Parcel 7 so that portions of
the building may be located as close as five (5) feet from the adjacent westerly property
line (the site currently occupied by McDonald’s) and the eastern portion of the property
abutting a proposed public street.
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1. The adaptive re-use of the structures is infeasible or inappropriate, due to economic considerations,
structural conditions or land use incompatibility.
The adaptive reuse of the former lumber mill is infeasible due to the fact that it was developed as an
industrial use, which is no longer consistent with the General Plan land use designation of Mixed Use
nor the anticipated redevelopment of the site pursuant to the provisions of the CHAP and the
underlying Mixed Use zoning. Neither the industrial character nor the configuration of the structures
in question are compatible with the commercial and residential nature of the proposed development.
2. No public or other funding is available for financing renovation or purchase of the property on which
the building or structure is located.
No public or other funding is available to renovate the buildings or purchase the parcels on which the
former Nu Forest Products and House of Sonoma buildings are located.
3. The base zoning of the site is incompatible with the intended reuse of the existing structures.
The zoning of the site is governed by both the CHAP and the Land Use Code which identifies the site
as Mixed Use. The design principles of the CHAP encourage redevelopment that is pedestrian friendly
and oriented to the street, with a mix of uses provided. The current location and form of the buildings
as well as the industrial use of the Nu Forest Products site are not consistent with the adopted planning
and zoning documents.
4. The historic resource must be removed from the site in order for the property to be utilized for a
structure or use that substantially benefits the public.
The Public Works Department has identified structures that must be removed to accommodate
undergrounding of utilities and other improvements associated with the construction of the new
roundabout which was anticipated in the CHAP. Furthermore, the site must be cleared in order to
allow new goods, services and amenities to be provided by new development on this site, consistent
with the CHAP.
Heritage Tree Removal Permit HT 2017-02
1. The condition of the tree with respect to disease and danger of falling.
The tree assessment report for the proposed project, Mill District Tree Survey and Protection Plan,
prepared by WRA Environmental Consultants, dated August 3, 2018 and updated December 10, 2018,
determined that seven heritage trees will be removed, including two native coast live oak (#5923 and
#5924) and three native valley oak (#5914, #5916 and 5922), both in fair condition, and two non-native
ornamental species, one silver wattle (#5906) and one Modesto ash (#5907). Both of the non-native
heritage trees exhibited significant defects, including poor structure from repeated topping for overhead
power lines on the silver wattle, and leaf anthracnose on the Modesto ash. Of the five native heritage
trees that are proposed to be removed, tree #5914 is a dominant tree with good health and structure,
tree #5916 has a corrected lean, tree #5922 is identified as in a poor position, growing at a retaining
wall, tree #5923 is growing at a fence and tree #5924 is identified with poor growth form and lean.
PC Reso 2019-02
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The tree assessment report for the proposed project, Mill District Tree Survey and Protection Plan,
prepared by WRA Environmental Consultants, dated August 3, 2018 and updated December 10, 2018,
determined that seven heritage trees will be removed, including two native coast live oak (#5923 and
#5924) and three native valley oak (#5914, #5916 and 5922), both in fair condition, and two non-native
ornamental species, one silver wattle (#5906) and one Modesto ash (#5907). Both of the non-native
heritage trees exhibited significant defects, including the silver wattle suffering poor structure from
repeated topping for overhead power lines, putting it at risk of failure, thereby creating a safety
problem to people in the area, and the Modesto ash demonstrating lateral branch dieback creating a
structural hazard, also creating a safety problem to the general public and leaf anthracnose, creating a
risk to the health of other trees in the area.
3. The necessity to remove trees or to encroach into protected zones in order to construct proposed
improvements, to allow reasonable economic enjoyment or use of the property.
All seven of the heritage trees proposed to be removed are shown in the tree assessment report for the
proposed project, Mill District Tree Survey and Protection Plan, prepared by WRA Environmental
Consultants, dated August 3, 2018 and updated December 10, 2018, as being within the area of project
improvements. Specifically, trees #5906 and #5907 are within the development area of Parcel 4; trees
#5914, #5916 and #5924 are within the development area of Parcel 6; tree #5922 is growing at the
retaining wall on the northerly property line of Parcel 1 and tree #5923 is within the development area
of Parcel 7. Removing the trees will accommodate the proposed improvements, consistent with the
CHAP.
4. Topography of the site and the effect of tree removal on erosion, soil retention and potential increased
flows of surface waters.
Based on review of the preliminary grading plan submitted for the proposed project, and the fact that
the generally level site was previously developed, and largely covered with paving or buildings, the
tree assessment report for the proposed project, Mill District Tree Survey and Protection Plan, prepared
by WRA Environmental Consultants, dated August 3, 2018 and updated December 10, 2018, does not
identify any potential problems related to erosion, soil potential or increased flows of surface waters.
5. The number of trees on the property and the surrounding area and the effect of tree removal upon
property values in the area.
There are a total of 95 trees, 23 of which are heritage trees on the project site. A total of 67 trees are
anticipated to be removed by the project, seven of which are heritage trees. The majority of trees for
removal (47 trees or 70% of the total) are non-native, invasive silver wattle and Tree of Heaven trees.
Sixteen heritage trees have been selected for preservation. The project site is a previously developed
site that will be redeveloped with significant new trees. The existing stand of redwood trees on the site
will be preserved as part of a park. The request to remove seven heritage trees will not affect property
values in the area.
6. Professional arboricultural practices, including the number of healthy trees a site will safely support.
The tree assessment report for the proposed project, Mill District Tree Survey and Protection Plan,
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prepared by WRA Environmental Consultants, dated August 3, 2018 and updated December 10, 2018,
includes a tree protection plan to protect trees that will be retained on the site. The City’s Land Use
Code includes a requirement for replacement of heritage trees removed at a ratio of 1:3 that will be
accommodated on site and incorporated into the approved landscaping plan.
BE IT FURTHER RESOLVED that the Healdsburg Planning Commission does hereby approve
the Conditional Use Permit (including the applicant’s Density Bonus Requests), Historic Demolition
Permit and Heritage Tree Removal subject to Exhibit 1 and Exhibit 2 hereto, which are incorporated
herein by reference.
BE IT FURTHER RESOLVED that this Resolution shall take effect at such time as the City
Council’s approval of (a) the related Tentative Subdivision Map TM 2017-01 and (b) the related
Development Agreement DA 2018-01 becomes effective, and if either or both of such approvals has not
become effective by July 1, 2019, then this Resolution shall be deemed to be void and of no further force
or effect.
DULY AND REGULARLY ADOPTED by the Healdsburg Planning Commission on the
8 day of January 2019, by the following vote:
th

AYES: Breznikar, Eddinger, Luks, Petrick, Tracy
NOES: Bottarini, Civian
ABSENT: None
ABSTAIN: None
APPROVED:

ATTEST:

Jeffrey D. Civian, CHAIR

Maya DeRosa, SECRETARY

EXHIBITS:
1. CEQA Certificate of Determination
2. Conditions of Approval
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CONDITIONS OF APPROVAL
Mill District Project
Conditional Use Permit CUP 2017-12, Historic Demolition Permit MISC 2017-01, and Heritage
Tree Permit HT 2017-02
Address: 146 and 164 Healdsburg Avenue
(APN: 002-261-023 and 024; 002-303-012 and 013)
These conditions shall apply to City approval of Conditional Use Permit CUP 2017-12 (including the
associated density bonus submittal), Historic Demolition Permit MISC 2017-01, and Heritage Tree Permit
HT 2017-02. The conditions set forth in the “General” section apply to all of the applications being
approved, while the conditions in each subsequent section apply to the relevant specific application being
approved. Parcel numbers that are referenced in these conditions of approval are the proposed parcel
numbers set forth in Tentative Subdivision Map Application No. TM 2017-01.
General
1.

These specific approvals are limited to the Conditional Use Permit CUP 2017-12 (including the
associated density bonus submittal), Historic Demolition Permit MISC 2017-01, and Heritage Tree
Permit HT 2017-02 for the Mill District Project (the “Project”), and are not intended to serve as an
approval of the overall Project description that was submitted together with these applications.

2.

This approval is based upon all conditions of approval set forth herein, including mitigation
measures and specified plans and agreements included by reference, as well as all applicable City
rules and regulations. Any deviations from the Project conditions must be reviewed and approved by
the City for conformity with this approval. Deviations may require approved changes to these
approvals and/or further environmental review. Deviations without the above described approval
will constitute a violation of permit approval.

3.

Except as specifically authorized in these conditions of approval, all Project development shall be
subject to further Planning Commission approval in the form of design review and subsequent
conditional use permits, where applicable, and shall conform to the conditions of approval below.
Notwithstanding the foregoing, however, (1) the associated grading and construction of
infrastructure for the Project shall be permitted without design review approval if the design of such
infrastructure has otherwise been approved in connection with Tentative Subdivision Map TM 201701 or its associated final map, and (2) existing buildings may be demolished on this site without
design review approval so long as such demolition activities are conducted in accordance with these
conditions of approval. The property and any portions thereof shall be sold, leased or financed in
compliance with the conditions of approval thereto, including all related covenants and agreements.
All plans and agreements (such as landscape maintenance plans) required pursuant to these
conditions of approval must be submitted for review and approval and shall be implemented as
approved by the City.

4.

The use and/or construction of any structures or improvements authorized by this approval shall not
commence until all necessary planning and building permits pertaining to the use or construction in
question are obtained. Before any grading or building permit will be issued by the City, the
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Applicant must obtain written clearance from all departments having conditions; such clearance shall
indicate that the Applicant has satisfied all pre-construction conditions.
5.

The Applicant’s acceptance of this permit and/or commencement of use, construction and/or
operations under this approval shall be deemed acceptance of all conditions of this approval by the
Applicant.

6.

The timing for activities on site shall be as follows:
•

Limited grading permits associated with demolition of existing buildings onsite may be
issued after such applications are processed in accordance with City requirements, including
these conditions;

•

Demolition permits for existing buildings onsite may occur after issuance of the relevant
“limited grading permit.”

•

No other building or grading permits for any activities on the Project site shall be issued by
the City until the Final Map for Tentative Subdivision Map Application TM 2017-01 is
recorded.

7. All of these conditions of approval shall apply to the entirety of the Project site. If portions of the
property are owned by multiple owners in the future, then the obligations under these conditions of
approval that are allocable to each portion of the property shall be applicable only to that portion,
and violations that are attributable to a single owner shall not be considered as violations of these
conditions of approval for the Project as a whole. However, the specific burdens, obligations and
duties set forth in these conditions of approval shall not apply to any purchaser of any individual
residential unit offered for sale or any tenant of an individual residential unit offered for rent.
8.

All mitigation measures from the certified Central Healdsburg Avenue Plan Environmental Impact
Report (CHAP EIR) identified for the approval of Mill District Project land use application numbers
TM 2017-01, DA 2018-01, CUP 2017-12 (including the associated density bonus submittal), MISC
2017-01 and HT 2017-02, (together, the “Project Approvals”), as described in the adopted Mill
District Project Certificate of Determination and the Mitigation Monitoring and Reporting Program
for the Project that is attached thereto (the “Project MMRP”), shall be implemented as conditions of
Project approval, and are incorporated herein by reference.

9.

The Applicant shall follow all recommendations of the following Technical Appendices attached to
the Mill District Environmental Checklist:
•

Mill District Air Quality and Greenhouse Gas Assessment, prepared by Illingworth and
Rodkin, Inc., dated April 17, 2018, as amended on November 8, 2018.

•

Biological Technical Memorandum for the Mill District Project, prepared by WRA
Environmental Consultants, dated December 10, 2018

•

Traffic Impact Study for the Mill District and Addendum thereto, prepared by W-Trans, dated
March 1, 2018, as amended on December 11, 2018.
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•

Historic Resource Evaluation of the Property Located at 146 Healdsburg Avenue,
Healdsburg, Sonoma County, CA, prepared by Evans & DeShazo, dated October 16, 2017

•

Historic Resource Evaluation of the Property Located at 164 Healdsburg Avenue,
Healdsburg, Sonoma County, CA, prepared by Evans & DeShazo, dated October 27, 2017

•

Mill District Environmental Noise and Vibration Assessment, prepared by Illingworth and
Rodkin, dated March 21, 2018, as amended on August 3, 2018 and December 7, 2018.

•

Mill District Tree Survey and Protection Plan, prepared by WRA Environmental
Consultants, dated August 2018.

10. The Applicant shall ensure that potential contractors are aware of City requirements. The Applicant
shall notify all contractors and subcontractors in writing of the site rules, restrictions, and Conditions
of Approval and submit a copy of the notice to the Planning Department.
11. All construction-related vehicles, equipment staging and storage areas shall be located onsite and
outside of the road and highway right of way, unless otherwise agreed to by the Director of Public
Works. The Applicant shall provide all construction personnel with a written notice of this
requirement and a description of approved parking, staging and storage areas. The notice shall also
include the name and phone number of the Applicant’s designee responsible for enforcement of this
restriction. Designated construction personnel parking, equipment staging and storage areas shall be
depicted on Project plans submitted for building permit applications. All City Department comments
on the Project are required to be met to the Department’s satisfaction.
12. The Applicant shall defend, indemnify and hold harmless the City or its agents or officers and
employees from any claim, action or proceeding against the City or its agents, officers or employees,
to attack, set aside, void, or annul, in whole or in part, the City’s approval of this Project, except as
to any claim action or proceeding submitted or initiated by the Applicant. Such defense shall be in
accordance with Section 6.6 of the Development Agreement for the Project (the “Development
Agreement”) that was approved by the City Council on __________, 2019.
13. This approval does not confer legal status on any existing structures(s) or use(s) on the property
unless specifically authorized by this approval. The cover sheets of all building permit and grading
permit drawings for the Project shall be required to include documentation of the developer’s
commitment that all diesel-powered portable equipment on the Project site will meet EPA particulate
emissions standards for Tier 4 engines or the equivalent for construction of the Project.
14. During any grading or construction activities on the site, the contractor shall implement the
following best management practices that are required of all Projects:
a. All exposed surfaces (e.g., parking areas, staging areas, soil piles, graded areas, and unpaved
access roads) shall be watered two times per day.
b. All haul trucks transporting soil, sand, or other loose material off-site shall be covered.
c. All visible mud or dirt track-out onto adjacent public roads shall be removed using wet power
vacuum street sweepers at least once per day. The use of dry power sweeping is prohibited.
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d. All vehicle speeds on unpaved roads shall be limited to 15 miles per hour (mph).
e. All roadways, driveways, and sidewalks shall be paved in a timely manner with no undue delay.
Building pads shall be laid immediately after grading unless seeding or soil binders are used.
f. Idling times of construction equipment shall be minimized either by shutting equipment off when
not in use or reducing the maximum idling time to 5 minutes (as required by the California
airborne toxics control measure Title 13, Section 2485 of California Code of Regulations
[CCR]). Clear signage shall be provided for construction workers at all access points.
g. All construction equipment shall be maintained and properly tuned in accordance with
manufacturer’s specifications. All equipment shall be checked by a certified mechanic and
determined to be running in proper condition prior to operation.
h. Prior to issuance of a grading permit, the property owner shall post a publicly visible sign with
the telephone number and person to contact at the Planning Department regarding dust
complaints. This person shall respond and take corrective action within 48 hours. The Air
District’s phone number shall be visible to ensure compliance with applicable regulations.
15. The cover sheets of all building permit and grading permit drawings for the Project shall be
required to include documentation of the developer’s assurance that there shall be no pile driving on
site.
16. Prior to issuance of the first grading permit for grading activities on the property, the Applicant
shall submit a final grading plan that demonstrates the Project’s compliance with Section 4.0 of the
Mill District Tree Survey and Protection Plan, prepared by WRA Environmental Consultants,
dated August 2018.
17. Developer shall prepare and submit documentation that shows adequate access and utilities for
each individual building for approval by the Director of Public Works or his or her designee prior
to the issuance of any building permits for such building.
18. This approval is subject to the terms and conditions of the Development Agreement. If any of
these conditions of approval is in conflict, or is inconsistent, with any term or condition of the
Development Agreement for this Project, then any such condition shall be deemed waived or
satisfied for purposes of the Tentative Map and the Development Agreement shall control.
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Conditional Use Permit (CUP 2017-12) Conditions of Approval
General Provisions
1. The approved CUP Application No. 2017-12 is a “master conditional use permit” in that it
authorizes (1) a hotel and (2) the specific mix of principal uses set forth in the Permitted Use Table,
below. These uses shall be permitted only after recordation of a final map for Tentative Subdivision
Map Application No. TM 2017-01.
Permitted Use Table
Parcel
Number
1

For Sale
Market
Unitsa
-

Middle
Income
Unitsb
-

IncomeRestricted
Unitsb
-

Total
Residential
Units
-

2
3
4
5

50
30
40
-

8
13

-

50
38
40
13

6
7
Total

26
Up to
146

1
22

40
40

26
41
Up to 208

Other Uses

53-room hotel +
8,500 square feet of
commercial space

commercial spacec +
0.78-acre privately
owned, publicly
accessible park
commercial spacec
53-room hotel +
15,000 square feet of
commercial space +
0.78 acre privately
owned, publicly
accessible park

a

The maximum number of For Sale Market Units on the site shall be 146. On Parcel Nos. 2, 3, 4, and 6,
the actual number of For Sale Market Units that may be constructed shall be up to five (5) units fewer than
or greater than the number specified in the table above; provided, however, that a sufficient number of For
Sale Market Units remains to be allocated to each of the remaining undeveloped Parcels within the Project
site such that no fewer than the minimum number of units specified in the prior sentence may be
constructed on each undeveloped Parcel without exceeding the maximum number of 146.
b

“Middle Income Units” and “Income-Restricted Units” are more particularly described in the Housing
Department’s conditions, below.
c

The aggregate amount of commercial space on Parcel Nos. 5 and 6 shall not exceed 6,500 square feet.

2. Prior to the commencement of any specific use (other than a hotel) that would require a conditional
use permit in the MU Zone pursuant to Table 12 of the Municipal Code, a conditional use permit
must be approved for such use in accordance with the provisions of the Municipal Code. In
approving the master conditional use permit, the City has determined that the Project’s geographic
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location and contemplated categories of uses as specified in the Permitted Use Table, above, are in
accord with the City’s General Plan and any applicable planning document, specific of area plan,
including the Central Healdsburg Avenue Plan; therefore, any subsequent conditional use permits or
design review shall only impose conditions related to the design operation, and maintenance of the
Project in accordance with the Development Agreement.
3. The number of Growth Management Ordinance allocations to be issued for the Project per three-year
growth management cycle shall be governed by the Development Agreement for the Project.
4. As part of this conditional use permit, under state and local density bonus law, the Project is entitled
to:
a. A thirty-five percent (35%) density bonus above the otherwise-permitted maximum
density on the Project site (i.e., a permitted total of up to 208 units);
b. The ability to satisfy the requirement in Section 20.20.030.B.1 of the City’s Municipal
Code to provide moderate income housing by providing lower income housing;
c. A modification to the timing requirements in the City's Policies and Procedures for the
Healdsburg Residential Growth Management Program to allow reserved allocations to be
issued at the beginning of a three-year allocation cycle;
d. An increase in maximum height to fifty (50) feet for structures on Parcels 3, 5, 6, and 7;
e. A reduction in required parking for the affordable housing to be constructed on Parcel 7,
so that only 41 parking spaces will be required in connection with the affordable housing;
and
f. A reduced setback requirement for the affordable housing on Parcel 7 so that portions of
the building may be five (5) feet from the adjacent westerly property line (the site
currently occupied by McDonald’s) and the eastern portion of the property abutting a
proposed public street.
5. Before constructing any structures on a legal parcel within the Project site, the overall design for
such parcel (including all proposed structures, all open spaces, and all recreational amenities) shall
be subject to design review and approval by the Planning Commission in accordance with the
Municipal Code. The only exception to this requirement shall be Parcel 5, for which two rounds of
design review shall be conducted: one for the 0.78-acre park, and one for the remainder of the parcel.
In addition to any requirements elsewhere in these conditions, the following requirements shall apply
to design review submittals:
a. The design for Parcel 5 shall include public restrooms within a commercial or mixed-use
building to serve the 0.78-acre, privately-owned, publicly-accessible park.
b. The recreational amenities for Parcel 7 (i.e., the affordable housing parcel) shall, at a
minimum, include a “tot lot” for use by the residents of that parcel. Additional outdoor
amenities may be required at the time of design review for Parcel 7.
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c. As part of the design review process, the Applicant shall demonstrate the manner in which
the parcel in question meets the open space requirements set forth in the Municipal Code.
d. Unless determined otherwise by the Planning Commission during the design review
process, the design of the hotel parcel shall include hotel plaza areas on both sides of the
proposed new street that shall be substantially consistent with the following requirements:


The plaza area on both sides of the proposed new street would support the
commercial, retail and hospitality functions of the mixed-use development. Uses
within the plaza would include pedestrian circulation, public gathering and seating,
outdoor dining and patio areas, minor retail display, artwork display, hotel guest
drop-off and valet, service access and landscaped areas.

e. Unless determined otherwise by the Planning Commission during the design review
process, the design of the on-grade residential open space areas shall be substantially
consistent with the following requirements:


On grade residential open space areas shall include pedestrian walkways and
landscaped areas. Courtyard areas shall include walkways, benches, raised planter
landscaped areas and private patios

f. In connection with design review for open space and recreational amenities, the Applicant
shall provide additional details for review, as reasonably required by the City, including
but not limited to:


Proposed manufacturer and line, dimensions and components, age appropriateness
(2-5, 5-12) for any play structure proposed for the development;



Proposed surfacing material for any play structure (engineered wood fiber, pouredin-place rubber, etc.); and



Other site amenities such as benches, picnic tables, grills, etc.

g. Design review submittals shall include tree information required in connection with the
heritage tree removal permit conditions of approval.
h. Design review submittals shall show pedestrian and bicycle connectivity elements that
comply with the Land Use Code and are substantially consistent with the
bicycle/pedestrian circulation plan shown in Exhibit 1.1.3 of the project description
attached to the staff report at Exhibit 6.
6. All landscaping, hardscaping and amenity elements approved during design review for a parcel must
be complete before the first certificate of occupancy shall be issued for a structure on that parcel;
provided, however, that if the planting of any landscaping elements is delayed by weather or any
other unforeseen circumstances, such planting must be completed as soon as practicable.
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7. Prior to commencement of construction of each open space or recreational amenity that will be
publicly accessible, the Applicant shall have submitted, and the City Manager or his or her designee
shall have approved, a set of regulations for such publicly accessible space or amenity that addresses
operational considerations such as availability of open space to the general public, hours of
operation, considerations for restrictions of use by the general public (e.g., special events), etc.
8. The hotel use on Parcel 1 shall offer top-quality services and extensive amenities, which may include
but not be limited to; concierge availability; breakfast, meeting rooms, and sitting rooms. Guest
rooms shall be accessible from an indoor corridor, lobby, or hallway only, and not via an outdoor
parking area. All parking shown in the approved shared parking study as being designated for hotel
use only shall be used to serve the hotel only.
Planning and Building Department
1. Minor modifications may be approved by the Planning and Building Director; major modifications
will require Planning Commission approval.
2. Prior to issuance of a Certificate of Occupancy for the first building, a trash collection agreement
with the appropriate service provider shall be put in place. This is to provide adequate trash
collection service, and may be amended to increase collection frequencies to the satisfaction of the
City.
3. Overall lot coverage for the entire Project site (including residential square footage) shall not exceed
60%.
4. For the mixed use buildings on parcels 5 and 6, the ground floor frontage along Healdsburg Avenue
shall be occupied solely by commercial uses in order to activate that frontage. Access doors in a
mixed use building that provide ground floor access to residential uses on upper floors shall not be
considered a “residential use”.
5. Before each parcel is built out, that parcel may be used for staging and movement of construction
vehicles and equipment, and any existing pavement on such parcel may remain in place. If at any
time a parcel that is not yet built out includes unpaved areas, the applicant shall hydroseed the
unpaved areas; alternatively, subject to the approval of the Planning Director or his or her designee,
the applicant may implement a different type of ground cover for dust control and aesthetics.
6. Prior to issuance of the first building permit for any building on a given parcel, the Applicant shall
have provided, and the City shall have reviewed and approved, a parking plan that: allocates parking
spaces among the uses on the subject parcel and any then-existing uses on all other parcels;
addresses any parking space sharing considerations; and provides a mechanism by which the
property owner(s) shall monitor use of the parking spaces to ensure that they are used only as
specified. The Applicant shall comply at all times with the approved parking plan then in effect in
accordance with this condition.
7. Off street parking for “for sale” market residences shall be accommodated with internalized structured
parking or parking that is screened from public view. Off street parking for middle income units shall
conform to those requirements as more particularly described in the shared parking analysis. Off
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street parking for the affordable housing on Lot 7 may be provided by surface spaces.
8. The Project shall create at least 75 net new on-street parking stalls within the site and along
Healdsburg Avenue, unless the Planning Director determines that the number of on-street parking
stalls must be reduced in order to satisfy conditions imposed by the City’s Public Works, Fire, Police,
or Electric Utility departments, or other City requirements imposed for public safety reasons.
9. The Project Applicant shall provide a bike share station on the project site in a configuration and at a
location acceptable to the Planning Commission. Bike rack placement throughout the site shall be
subject to review and approval by the Planning Director.
10. Prior to issuance of a grading permit, a qualified archaeologist shall be retained to monitor Project
ground-disturbing activities. Prior to Project ground-disturbing activities, the archaeologist shall
prepare a Monitoring Plan for the Project. The Monitoring Plan shall describe the specific methods
and procedures that will be used if archaeological deposits are identified. Archaeological monitors
shall be empowered to halt construction activities at the location of a discovery to review possible
material and to protect the resource while it is being evaluated. Monitoring shall continue until, in
the archaeologist’s judgment, cultural resources are not likely to be encountered. If archaeological
materials are encountered during Project activities, all work within 25 feet of the discovery shall be
redirected until the archaeologist assesses the find, consults with agencies as appropriate, and makes
recommendations for the treatment of the discovery. If avoidance of the archaeological deposit is not
feasible, the archaeological deposit shall be evaluated for its eligibility for listing in the California
Register of Historical Resources. If the deposits are not eligible, mitigation is not necessary. If the
deposits are eligible, adverse effects on the deposits shall be mitigated. Mitigation may include
excavation of the archaeological deposit in accordance with a data recovery plan (see CEQA
Guidelines Section 15126.4(b)(3)(C)) and standard archaeological field methods and procedures;
laboratory and technical analyses of recovered archaeological materials; preparation of a report
detailing the methods, findings, and significance of the archaeological site and associated materials;
and accessioning of archaeological materials and a technical data recovery report at a curation
facility. Upon completion of the assessment, the archaeologist shall prepare a report to document the
methods and results of the assessment. The report shall be submitted to the City of Healdsburg and
the Northwest Information Center of the California Historical Information Systems upon completion
of the resource assessment.
11. Prior to issuance of a grading permit, Project supervisors, contractors, and equipment operators
should be familiarized with the types of artifacts that could be encountered during earth-disturbing
activities and procedures to follow if subsurface cultural resources are unearthed during construction
and an archaeologist is not present. Project supervisors, contractors, equipment operators, and all
other workers on the site should be instructed to not collect artifacts if observed. To accomplish this,
a professional archaeologist should conduct a preconstruction meeting prior to commencement of
ground-disturbing activities to familiarize the team with the potential to encounter prehistoric
artifacts or historic-era archaeological deposits, the types of archaeological material that could be
encountered within the Project area, and procedures to follow if archaeological deposits and/or
artifacts are observed during construction and an archaeologist is not present.
12. If archaeological resources are encountered during construction and an archaeologist is not present,
work should be temporarily halted within 25 feet of the discovered materials and efforts shall be
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made to secure the deposit and avoid altering the deposit and the context in which it is found until a
qualified professional archaeologist is retained to evaluate the find and provide appropriate
recommendations.
13. If a hotel patio is constructed (as conceptually proposed) in the northwest corner of the project site,
the applicant shall construct a sound wall or a specially designed barrier capable of reducing noise
levels by up to 1 dBA, in the location shown in Exhibit 7 to the CEQA Checklist for the project.
The recommended barrier must be located around the hotel patio, must surround all open-area sides
of perimeter of the patio, and attach to the proposed commercial use building in order to provide
shielding from traffic along Healdsburg Avenue, Mill Street, and the adjacent SMART tracks. The
total length of the proposed barrier would be approximately 70 feet. The proposed barrier must
would be continuous from grade to top, with no cracks or gaps, and have a minimum surface density
of 3 lb/ft2 (e.g., 1-inch-thick marine-grade plywood, 0.5-inch laminated glass, or concrete masonry
units). The barrier height must be 5 feet, which would be sufficient for breaking the line-of-sight to
the roadways and the tracks, and for reducing noise levels to 70 dBA Ldn or less. The barrier height
shall be measured relative to the elevation of the patio. When detailed site plans and grading plans
are available for the sound wall, the applicant shall submit for the Planning Director’s review and
approval a letter from a reputable noise consultant that specifies what (if any) additional
recommendations must be implemented in order to ensure that exterior noise levels at the northwest
patio would be reduced to acceptable levels, and the applicant shall implement any such additional
recommendations.
14. Hotel rooms within 100 feet of the centerline of Healdsburg Avenue shall have windows with a
minimum STC rating of 30 with adequate forced-air mechanical ventilation to meet the City’s noise
standard of 45 dBA Ldn.
15. Residential units with direct line-of-sight to Healdsburg Avenue that are located within 100 feet of
the centerline, windows and doors shall have a minimum STC rating of 30 to meet the City’s 45
dBA Ldn interior noise standard. Any residential units that are located within 100 feet of Exchange
Avenue shall have exterior windows and doors with a minimum STC rating of 30 to meet the 45
dBA Ldn standard. For residential units located 100 to 175 feet from the centerline of Healdsburg
Avenue with direct line-of-sight to the traffic noise and residential units located between 100 and
175 feet of Exchange Avenue, windows and doors shall have a minimum STC rating of 28.
16. The applicant shall provide forced-air mechanical ventilation, as determined by the City, for all
residences and hotel rooms on the Project site, so that windows can be kept closed at the occupant’s
discretion to control interior noise and achieve the interior noise standard of 45 dBA Ldn.
17. Forced-air mechanical ventilation must be provided for any commercial units in the northwest corner
of the Project site, adjacent to the roundabout at Mill Street and Healdsburg Avenue, in order to meet
the Cal Green Code of 50 dBA Leq (1-hour) during daytime hours.
18. Once final site plans, building elevations, and floor plans are available for each parcel, an acoustic
analysis shall be prepared for that parcel that identifies needed noise insulation features to maintain
interior noise levels at or below 45 dBA Ldn, as specified by MM NO-1 of the CHAP EIR. The
applicant shall implement all recommendations of such analysis, which must be reviewed and
approved by the Planning Director or his or her designee.
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19. Prior to issuance of a building permit for any Project element that contains mechanical equipment,
the noise generated by such mechanical equipment shall be analyzed to ensure the City’s noise
standards are met at the on-site and off-site receptors. As part of this study, mechanical equipment
shall be selected and designed to reduce impacts on surrounding uses to meet the City’s noise level
requirements. A qualified acoustical consultant shall be retained to conduct the study and to review
mechanical noise, as these systems are selected, to determine specific noise reduction measures
necessary to reduce noise to comply with the City’s noise level (L10) requirements. The study shall
be reviewed and approved by the Planning Director or his or her designee.
The project applicant shall implement all noise reduction measures recommended by the study.
Noise reduction measures could include, but are not limited to:
a.

Selection of equipment that emits low noise levels;

b.

The installation of noise barriers, such as enclosures and parapet walls, to block the line-ofsight between the noise source and the nearest receptors;

c.

Alternate measures may include locating equipment in less noise-sensitive areas, such as the
rooftop of the buildings away from the buildings’ edges that are nearest to the adjacent
properties, where feasible.

20. In accordance with CHAP Mitigation Measure NO-1, prior to issuance of building permits for the
project, the effect of loading zone activities on the surrounding land uses shall be evaluated for noise
impacts once project-specific information, such as type and size of the commercial uses, loading
zone locations, hours of operation, and frequency of deliveries, is available. A qualified acoustical
consultant shall be retained to conduct the study and to determine specific noise reduction measures
necessary to reduce truck loading and unloading noise to comply with the City’s noise level (L10)
requirements at adjacent on-site and off-site receptors. The project applicant shall implement all
such noise reduction measures, which are subject to prior review and approval by the Planning
Director or his or her designee. Because of the proximity of the proposed commercial uses to the
proposed residential uses on the project site and the existing land uses surrounding the site, noise
reduction measures could include but are not limited to:
a. Move loading zones inside (e.g., within parking structures), where possible, and as far from
adjacent residential uses as possible.
b. Implement a no idling policy at all retail locations that requires engines to be turned off after 5
minutes.
c. Recess truck docks into the ground.
d. Equip loading bay doors with rubberized gasket type seals to allow little loading noise to escape.
21. During final design when the subsurface conditions are known, and more building and elevation
details are available, a site-specific study, in accordance with CHAP Mitigation Measure NO-2a will
be conducted to properly assess feasible solutions to reduce groundborne vibration to a less-thansignificant level, including but not limited to the following:
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a. Construction of heavier buildings and foundations;
b. Subterranean design features, such as the use of open trenches, underground sheet piling wall
barriers, and sub-grade stiffening between the building façade and the train tracks; and
c. In areas where underground parking garages are proposed, extend the below-ground garage
beyond the building façade to create underground shielding effects with a subterranean wall.
22. The Project shall utilize Healdsburg Electric’s “Green Rate” to reduce greenhouse gas emissions
throughout the Project.
23. Systems such as rainwater capture for reuse and integrated storm water management techniques
should be incorporated into building and landscaping design.
24. No Certificate of Occupancy for the Hotel or any other commercial or residential use shall be
granted until all landscaping, hardscaping and amenity elements approved for the approximately
0.78-acre public park on Lot 5 are complete ; provided, however, that if the planting of any
landscaping elements is delayed by weather or any other unforeseen circumstances, such planting
must be completed as soon as practicable. The public restrooms required to serve the park shall be
fully operational and open to the public prior to, or concurrently with, the issuance of a certificate of
occupancy for the first commercial building on the Project site (i.e., the first building on either
Parcel 5 or 6, whichever is constructed first) that is located along Healdsburg Avenue. In advance of
construction of the permanent restrooms, a temporary restroom may be constructed in the
approximate future location of the permanent restrooms, upon prior approval by the City.
25. Prior to a certificate of occupancy for any building on a given parcel, a five year landscape
maintenance plan for such parcel, in a form approved by the City in its reasonable discretion, shall
be executed by the Applicant to ensure all landscaping and trees including existing protected trees
are maintained in good repair and in a healthy and thriving condition. Any significant vegetation or
loss of trees contemplated by the landscape maintenance plan shall be immediately replaced with an
equivalent type, size or quantity at time of replacement.
26. All internal streets and sidewalks, and all sidewalks along the project’s Healdsburg Avenue and
Exchange Avenue frontages, together with associated underground utilities and landscaping, must be
completed prior to issuance of a certificate of occupancy for the Hotel or any other commercial or
residential component of the project; provided, however, that if the planting of any landscaping
elements is delayed by weather or other unforeseen circumstances, such planting must be completed
as soon as practicable.
27. A restaurant at the hotel is prohibited; however, on-site food preparation may be permitted for
services incidental to hotel guest use. Within the hotel, the size of conference/meeting space shall be
restricted so that it shall not be used as an entertainment and assembly venue, as such terms are
defined in the Municipal Code.

Attachment: Attachment 4 - Mill District Project - CUP Reso with COA 01082019 PC Revisions (2305 : Mill District Tentative Map and

Mill District Project
Conditions of Approval for CUP 2017-12,
MISC 2017-01, and HT 2017-02

Page 12 of 14
SF #4829-4377-3060 v4

Packet Pg. 292

3.A.e

Housing Department
1.

The Applicant shall construct forty-one (41) “Income-Restricted” dwelling units on Parcel 7. Forty
(40) of these units will be affordable to Lower Income Households, as defined in Health & Safety
Code §50079.5 (i.e., typically, at or below 80% of area median income.) At least twenty-four (24) of
these units will be rented to Very Low Income Households, as defined in Health & Safety Code
§50105 (i.e., typically, at or below 50% of area median income.) One (1) of these units (a manager’s
unit) shall be affordable to a household whose income is at or below 160% of area median income.

2.

The first phase of Project construction shall include the forty-one (41) “Income-Restricted” dwelling
units on Parcel 7. All forty-one (41) income-restricted units shall receive a certificate of occupancy
within the timeframes specified in the Development Agreement. This construction timing is deemed
to be concurrent with the construction of market-rate units for purposes of Healdsburg Municipal
Code §20.20.030.F.

3.

The Applicant shall construct twenty-two (22) “Middle Income,” multi-family units (as more
particularly described in the Development Agreement), including the manager’s unit that is part of
the income-restricted dwelling units on Parcel 7, as mentioned above, that will be available to
households whose income is between 120% and 160% of Sonoma County area median income (with
the exception that the income of the occupant of the manager’s unit must only be below 160%).

Electric Department
1.

At the time of development, all remaining aerial facilities along the Project’s frontage along
Healdsburg and Exchange Avenues must be undergrounded. All new utility infrastructure necessary
for this development to connect to the City’s distribution system (or street lighting circuits), whether
interior or exterior to the development, shall be undergrounded, as shall any other elements required
to be undergrounded pursuant to the City’s General Plan, the CHAP, or any other regulatory
document.

Fire Department
1. All buildings will be subject to fire code requirements.
Historic Demolition Permit (MISC 2017-01) Conditions of Approval
Planning and Building Department
1.

Prior to issuance of a demolition permit for the 13 structures identified on the 164 Healdsburg
Avenue site, an as-built survey shall be executed using three-dimensional laser scanning, and twodimensional CAD documentation shall be created from the scanned data in AutoCAD. Threedimensional laser scanning will provide archival-quality three-dimensional and two-dimensional
printed and digital drawings that can be utilized for future exhibits, documentation, and research
associated with lumber and mill activity on the property.

2.

Prior to issuance of a demolition permit for the 13 structures identified on the 164 Healdsburg
Avenue site, the Project proponent shall offer to donate to the Healdsburg Museum and Historical
Society (HMHS) any associated artifacts or other architectural elements that will not otherwise be
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preserved on-site by the Project proponent and that are feasible to archive or store. The associated
artifact or architectural element shall be carefully removed and delivered to the HMHS (or
alternative repository) in current condition to be used in future conservation work.
3.

A grading permit specific to the structure in question shall be issued prior to demolition of any
structure on the site. Such grading permit may be limited in scope to one or more such structures,
rather than applicable to the entire Project site.

4.

All recommendations of Historic Resource Evaluation of the Property Located at 146 Healdsburg
Avenue, Healdsburg, Sonoma County, CA, prepared by Evans & DeShazo, dated October 16, 2017
and Historic Resource Evaluation of the Property Located at 164 Healdsburg Avenue, Healdsburg,
Sonoma County, CA, prepared by Evans & DeShazo, dated October 27, 2017 shall be followed.

5.

Prior to commencement of any demolition activities on the Project site, the Applicant shall put in
place all tree protection measures recommended in the Mill District Tree Survey and Protection Plan
prepared by WRA Environmental Consultants, dated August 2018.

6.

Only those trees for which a tree removal permit has been granted shall be removed as part of the
demolition permit.
Heritage Tree Removal Permit (HT 2017-02) Conditions of Approval

Planning and Building Department
1.

All recommendations of the Mill District Tree Survey and Protection Plan prepared by WRA
Environmental Consultants, dated August 2018, shall be followed.

2.

All recommendations of the Mill District Tree Survey and Protection Plan prepared by WRA
Environmental Consultants, dated August 2018, shall be printed on the front page of plans submitted
for grading permit or building permit.

3.

All tree protection measures included in Sections 20.24.070, 20.24.075 and 20.24.080 of the
Healdsburg Municipal Code shall be followed.

4.

The landscape plan submitted as part of the design review application for any parcel that includes
one of the seven heritage trees to be removed (trees #5906, 5907, 5914, 5916, 5922 5923 and 5924)
shall include planting three trees for each heritage tree removed, subject to the approval of the City
Arborist.

5.

A grading permit shall be issued prior to removal of any trees from the site.

6.

Removal of seven heritage trees (silver wattle #5906, Modesto ash #5907, valley oak #5914, valley
oak #5916, valley oak #5922, #5923 coast live oak and coast live oak #5924) is permitted pursuant
to Tree Permit approval HT2017-02. A separate tree removal permit shall be required if any other
heritage trees are subsequently identified for removal.

7.

The final landscape plan submitted as part of each design review application shall clearly identify all
of the existing trees located in the development area and outside of the building footprints and
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roadways, including those that will be retained and those proposed to be removed, with the tree
number identified and the tree condition listed in a table on the plan sheet. Tree protection fencing,
barriers, and planting measures shall also be included with final landscape and grading plans.
Further, the final plans shall include the tree removal and protection plan details, which shall be
modified as necessary based upon an updated review of the final grading plan and recommendations
provided by the Planning Department in consultation with the City arborist.
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Planning Commission Resolution 2019-03
A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF
HEALDSBURG RECOMMENDING THAT THE CITY COUNCIL APPROVE A
DEVELOPMENT AGREEMENT FOR THE MILL DISTRICT PROJECT LOCATED
AT 146 AND 164 HEALDSBURG AVENUE
WHEREAS, applications have been received from Replay Healdsburg, LLC requesting
approval of Tentative Subdivision Map TM 2017-01, Conditional Use Permit CUP 2017-12,
Historic Demolition Permit MISC 2017-01 Heritage Tree Removal HT 2017-02, and
Development Agreement DA 2018-01, to subdivide the approximately 9.59 acre property at 146
and 164 Healdsburg Avenue (APN 002-261-023 and 024 and 002-303-012 and 013) into seven
lots to allow the development of up to 208 multi-family residential units, a 53-room hotel and
15,000 square feet of commercial space (together, the “Project”); and
WHEREAS, Replay Healdsburg, LLC (“Applicant”) proposes to enter into a
Development Agreement with the City of Healdsburg for the purpose of developing the Project
and securing defined Growth Management Ordinance Allocations in exchange for dedications
and contributions to the community, in the form attached as Exhibit 1 to this resolution; and
WHEREAS, Sections 65864 through 65869.5 of the California Government Code and
Chapter 17.20 of the Healdsburg Municipal Code (“Development Agreement Law”) authorize
the City to establish procedures to enter into binding development agreements with persons
having legal or equitable interests in real property located within the City for the development of
property; and
WHEREAS, the City of Healdsburg has established and codified such procedures as
Chapter 17.20 of the Healdsburg Municipal Code; and
WHEREAS, the Project is located within a geographic area for which the City previously
prepared and adopted the Central Healdsburg Avenue Plan (“CHAP”); and
WHEREAS, prior to the City’s approval of the CHAP, an Environmental Impact Report
(EIR) was prepared pursuant to the California Environmental Quality Act (Pub. Res. Code §
21000, et seq.) (CEQA), and certified by the Healdsburg City Council on January 21, 2014 (State
Clearinghouse Number 2012112011), which analyzed the environmental impacts of buildout
under the CHAP; and
WHEREAS, the analysis in the CHAP EIR allows the use of CEQA streamlining and/or
tiering provisions for projects developed under the CHAP EIR, including this project; and
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WHEREAS, an Environmental Checklist evaluation has been prepared for the Project,
which can be found in the Planning Department’s files for the Project at 401 Grove Street,
Healdsburg, CA 95448; and
WHEREAS, the Planning Commission held a noticed public hearing on January 8, 2019,
for the purpose of receiving oral testimony on the proposed Project approvals, including the
Development Agreement. The Commission considered all public comments received and all
pertinent documents, including the Staff Report dated January 8, 2019, regarding the proposed
Project, before making its decision.
NOW, THEREFORE BE IT RESOLVED that the Healdsburg Planning Commission
hereby recommends to the City Council that the Mill District Project Development Agreement
be approved as presented in Exhibit 1 to this resolution and based upon the facts and findings as
set forth below:
1. The Development Agreement is consistent with the Healdsburg General Plan, the
Central Healdsburg Avenue Plan (“CHAP”), and the Land Use Code including
provisions that are adopted concurrently with the approval of this development
agreement.
2. The Development Agreement will provide Healdsburg with tangible benefits beyond
those that may be required by the City through normal project conditions of approval.
The Development Agreement ensures that the City will receive Affordable Housing
and Middle Income Housing. The City will also receive monetary contributions for
Connectivity Funds for providing access to and from the future SMART rail
station/transit center to the surrounding areas, funds to City homelessness and other
housing first programs and initiatives, and funds to be used for a new aerial ladder
truck.
3. Any environmental impacts related to the Development Agreement have been

reviewed and considered in accordance with the provisions of the California
Environmental Quality Act. The project is located within a geographic area for which
the City previously prepared and adopted the Central Healdsburg Avenue Plan
(“CHAP”). Prior to the City’s approval of the CHAP, an Environmental Impact
Report (EIR) was prepared pursuant to the California Environmental Quality Act
(Pub. Res. Code § 21000, et seq.) (CEQA), and certified by the Healdsburg City
Council on January 21, 2014 (State Clearinghouse Number 2012112011), which
analyzed the environmental impacts of buildout under the CHAP. The analysis in the
CHAP EIR allows the use of CEQA streamlining and/or tiering provisions for
projects developed under the CHAP EIR, including this project. Specifically, the
Project complies with CEQA based on each of the applicable CEQA streamlining and/or
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tiering code sections described below, each of which, separately and independently, provides
a basis for CEQA compliance:
a. The Environmental Checklist, and the Certificate of Determination attached

hereto as Exhibit 2, each conclude that the Project would not result in any
significant impacts that: (1) are peculiar to the Project or Project site; (2) were
not identified as significant project-level, cumulative, or off-site effects in the
CHAP EIR; or (3) were previously identified significant effects, which as a
result of substantial new information that was not known at the time that the
CHAP EIR was certified, are determined to have a more severe adverse
impact than discussed in the CHAP EIR. As a result, pursuant to Section
15183, the Project is exempt from further environmental review under CEQA.
b. The Environmental Checklist, and the Certificate of Determination attached
hereto as Exhibit 2, each conclude that the Project would not cause new
significant impacts not previously identified in the previously certified CHAP
EIR, nor result in a substantial increase in the severity of previously identified
significant impacts. No new mitigation measures would be necessary to
reduce significant impacts. No changes have occurred with respect to
circumstances surrounding the CHAP that would cause significant
environmental impacts to which the Project would contribute considerably,
and no new information has been put forward that shows that the Project
would cause significant environmental impacts. Therefore, no supplemental
environmental review is required for the Project in accordance with Public
Resources Code Section 21166, and CEQA Guidelines Sections 15162 and
15164.
c. The Environmental Checklist, and the Certificate of Determination attached

hereto as Exhibit 2, each conclude that the Project would not cause new
significant impacts not previously identified in the previously certified CHAP
EIR, which may serve as a “Program EIR” under CEQA, nor result in a
substantial increase in the severity of previously identified significant impacts.
No new mitigation measures would be necessary to reduce significant
impacts.
No changes have occurred with respect to circumstances
surrounding the CHAP that would cause significant environmental impacts to
which the Project would contribute considerably, and no new information has
been put forward that shows that the Project would cause significant
environmental impacts. Therefore, no supplemental environmental review is
required for the Project in accordance with CEQA Guidelines Sections 15162
and 15168.
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DULY AND REGULARLY ADOPTED by the Healdsburg Planning Commission on the
________day of __________ 2019, by the following vote:
AYES:
NOES:
ABSENT:
ABSTAIN:
APPROVED:

ATTEST:

____________________________

_____________________________

Jeffrey D. Civian, CHAIR

Maya DeRosa, SECRETARY

EXHIBITS:

1.
2.

Development Agreement
CEQA Certificate of Determination
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RECORD WITHOUT FEE
PURSUANT TO GOVERNMENT CODE § 6103

RECORDING REQUESTED BY AND
WHEN RECORDED MAIL TO:
CITY OF HEALDSBURG
401 GROVE STREET
HEALDSBURG, CALIFORNIA 95448
ATTN: SAMANTHA ZUTLER, ESQ.
SPACE ABOVE THIS LINE FOR RECORDER’S USE ONLY

DEVELOPMENT AGREEMENT

by and between

THE CITY OF HEALDSBURG,
a California municipal corporation,

and

REPLAY HEALDSBURG, LLC, a Delaware limited liability company
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DEVELOPMENT AGREEMENT
This DEVELOPMENT AGREEMENT (“Agreement”) is entered into as of the Effective
Date by and between THE CITY OF HEALDSBURG, a California municipal corporation
(“City”), and REPLAY HEALDSBURG, LLC, a Delaware limited liability company (the
“Developer”). City and Developer may each be referred to as a “Party,” and collectively the
“Parties”.
RECITALS
Developer and City enter into this Agreement on the basis of the following facts,
understandings and intentions, and the following recitals are a substantive part of this
Agreement:
A.
Sections 65864 through 65869.5 of the California Government Code and Chapter
17.20 of the Healdsburg Municipal Code (“Development Agreement Law”) authorize City to
establish procedures to enter into binding development agreements with persons having legal or
equitable interests in real property located within the City for the development of property.
B.
In January 2014, the Healdsburg City Council adopted the Central Healdsburg
Avenue Plan (the “CHAP”), which establishes a set of guiding principles and design frameworks
for the development of public infrastructure and private investment in the area generally located
south of Mill Street between Highway 101 and the Russian River (the “CHAP Area”).
C.
Developer is the owner of that certain real property within the CHAP Area, in the
City of Healdsburg, measuring approximately 9.59 acres in size, as further described in Exhibit
A, attached hereto and incorporated herein by this reference (the “Property”).
D.
Developer proposes to develop, and the Parties desire to provide for the
development of, a project that includes the following elements, all as shown on Exhibit B,
attached hereto and incorporated herein by this reference (collectively, the “Project”):
(i)

A hotel containing approximately 53 guest rooms;

(ii)
Up to 208 residential apartments and condominiums (“Residential
Units”) as follows:
(a)
Not more than one hundred forty-six (146) multi-family
condominium units to be sold at unrestricted prices (the “Market Rate
Housing”);
(b)
Twenty-two (22) deed-restricted multi-family residential units for
occupancy by persons whose household income is between 120% and 160% of
area median income (the “Middle Income Households”). A minimum of
fourteen (14), and up to a maximum of twenty-two (22), of such units shall be
made available as rental units affordable to Middle Income Households (together,
the “Rental Middle Income Housing Units”). Developer in its sole discretion
1
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may make up to a maximum of eight (8) such units available for sale at a
restricted price to Middle Income Households (together, the “Ownership Middle
Income Housing Units”);
(c)
Forty (40) deed-restricted, multi-family residential rental units for
occupancy by Lower Income Households, twenty-four (24) of which shall be for
occupancy by Very Low Income Households (the “Affordable Housing”);
(iii) Approximately fifteen thousand (15,000) square feet of commercial space
in multiple buildings throughout the Project site, including approximately 1,500 square
feet of commercial space that will provide an occupancy preference to an existing local
business or a new business that is locally owned; and
(iv)
A variety of amenities, including (a) privately owned and maintained open
space in the center of the Property for public use and enjoyment, (b) public plaza spaces,
(c) a community garden, and (d) bicycle racks and shared vehicle charging stations.
E.
Through this Agreement, the Parties intend to preserve the size and density of
development as set forth in the Project Approvals, as defined below. City and Developer each
acknowledge that development and construction of the Project is a large-scale undertaking
involving major investments by Developer, and assurances that the Project can be developed and
used in accordance with the terms and conditions set forth herein and the existing rules
governing development of the Property will benefit both Developer and City.
F.
This Agreement will eliminate uncertainty in the comprehensive development
planning of the Project and provide that the Property may be developed, constructed, completed
and used pursuant to this Agreement, and in accordance with existing policies, rules and
regulations of City, subject to the exceptions and limitations expressed herein. Further, this
Agreement will (i) secure orderly development of the Property; (ii) meet the goals of City’s
General Plan and the CHAP; (iii) help to maintain an economic and social balance between
housing supply and employment opportunities; (iv) provide affordable housing for various
income categories in excess of the minimum required by City’s existing inclusionary housing
requirements; (v) provide services and goods to City and Project residents; (vi) provide funding
for enhanced firefighting equipment; and (vii) provide funding for improving access to and from
the future SMART rail station/transit center, all of which provide City with tangible benefits
beyond those that could be imposed through project conditions of approval.
G.
An Environmental Impact Report (EIR), Mitigation Monitoring and Reporting
Plan (the “CHAP MMRP”) and Statement of Overriding Considerations for the CHAP were
prepared pursuant to the California Environmental Quality Act (Pub. Res. Code § 21000, et seq.)
(“CEQA”), and certified by the Healdsburg City Council on January 21, 2014 (State
Clearinghouse Number 2012112011). The analysis in the CHAP EIR allows the use of CEQA
streamlining and/or tiering provisions for projects developed under the CHAP EIR, including the
Project. Accordingly, City has prepared a “Certificate of Determination” that documents
City’s review of the Project in accordance with CEQA. All mitigation measures in the CHAP
MMRP that are applicable to the Project have been incorporated into a project-specific
mitigation monitoring and reporting program (the “MMRP”), attached hereto as Exhibit C and
2
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incorporated herein by this reference. City identified the following applicable CEQA
streamlining and/or tiering code sections, each of which, separately and independently, provide a
basis for the Project’s CEQA compliance:
(i)
A Community Plan Exemption, pursuant to Public Resources Code
Section 21083.3 and CEQA Guidelines Section 15183;
(ii)
An addendum to the CHAP EIR, pursuant to Public Resources Code
Section 21166 and CEQA Guidelines Section 15164; and
(iii) Reliance on the CHAP EIR as a Program EIR, pursuant to CEQA
Guidelines Section 15168.
H.
After conducting a public hearing with respect to this Agreement on January 8,
2019, the Healdsburg Planning Commission (the “Planning Commission”) approved Resolution
No. _________, approving the Developer’s application for a conditional use permit, density
bonus, Historic Demolition Permit, and Heritage Tree Removal Permit for the Project and
recommending that the City Council approve a tentative map and this Agreement based on
findings made pursuant to Healdsburg Municipal Code Section 17.20.030.
I.
Following public hearings, City has taken numerous actions in connection with
the development of the Project on the Property. The approvals and development actions
described in this Recital I are collectively referred to herein as the “Existing Project
Approvals.” The Existing Project Approvals are as follows:
1.
Tentative Subdivision Map TM 2017-01 (to create seven parcels)
(Resolution No. ______);
2.
Master Conditional Use Permit CUP 2017-12 for Hotel and Residential
Uses (including density bonus, concessions, and waivers) (Resolution No. ______);
3.
Heritage Tree Removal Permit HT 2017-02 (Resolution No. ______); and
4.
Historic Demolition Permit MISC 2017-01 (Resolution No. ______).
J.
The City Council reviewed this Agreement at a public hearing held on
_________, 2019, made the findings required by Municipal Code Section 17.20.030 and
Government Code Section 65867.5, and therefore approved this Agreement by Ordinance No.
_________, introduced on _____, 2019 and adopted on _______, 2019. Ordinance No.
__________ will become effective on ______, 2019 (the “Effective Date”).
K.
Subsequent to approval of this Agreement, City and Developer anticipate that
applications for additional approvals, entitlements, and permits related to the development and
operation of the Project will be submitted to implement the Project (the “Subsequent Project
Approvals”), including but not limited to a final subdivision map (the “Final Subdivision
Map”) for the Project.

3
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AGREEMENT
NOW, THEREFORE, pursuant to the authority contained in California Government
Code section 65864, and in consideration of the mutual representations, covenants and promises
of the Parties, the Parties hereto agree as follows:
1.

DEFINITIONS.

“Administrative Agreement Amendment” shall have the meaning set forth in
Section 6.4(a).
“Administrative Project Amendment” shall have the meaning set forth in Section
6.3(a)(i).
“Affordable Housing Agreement” shall have the meaning set forth in Section 5.1(c).
“Affordable Housing Cost” means a monthly obligation to pay mortgage payments
(principal and interest), property taxes, property insurance, mortgage insurance, utilities, and
homeowners’ association dues (if applicable) in an aggregate amount not greater than onetwelfth of thirty-three percent (33%) of one hundred sixty percent (160%) of Area Median
Income, adjusted for an assumed household size of one person in the case of a studio unit, two
persons in the case of a one-bedroom unit, three persons in the case of a two-bedroom unit, and
four persons in the case of a three-bedroom unit.
“Affordable Housing Substantial Completion Milestone” shall have the meaning set forth
in Section 3.3(b)(i).
“Agreement” shall have the meaning set forth in the introductory paragraph preceding
the Recitals.
“Applicable Law” shall have the meaning set forth in Section 3.2.
“Building Permit” means a permit issued by City for the renovation or construction of a
building or structure, as required by the California Building, Residential, Mechanical, Electrical,
Plumbing, Green Building, Fire or Energy Standard Codes, as adopted by City and incorporated
in the Healdsburg Municipal Code by reference.
“CEQA” shall have the meaning set forth in Recital G.
“Certificate of Compliance” has the meaning set forth in Section 7.5(d).
“Certificate of Determination” means that certain Certificate of
Determination/Community Plan Evaluation, Addendum, and Program EIR prepared by City to
analyze the Project’s environmental effects as required by CEQA.
“Changes in the Law” shall have the meaning set forth in Section 3.7.

4
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“City” shall have the meaning set forth in the introductory paragraph preceding the
Recitals.
“City Manager” means the City Manager of City or his/her designee.
“Connectivity Funds” shall have the meaning set forth in Section 5.4(b).
“Credit” shall have the meaning set forth in Section 4.2(c)(iii).
“Cure Period” shall have the meaning set forth in Section 7.1.
“Default” shall have the meaning set forth in Section 7.2.
“Developer” means Replay Healdsburg, LLC, a Delaware limited liability company, and
its permitted successors and assigns.
“Development Agreement Law” shall have the meaning set forth in Recital A.
“Effective Date” shall have the meaning set forth in Recital J.
“Excess Proceeds” shall have the meaning set forth in Section 5.2(c)(iii).
“Existing Project Approvals” shall have the meaning set forth in Recital I.
“Expediting Fees” shall have the meaning set forth in Section 4.5.
“Extended Cure Period” shall have the meaning set forth in Section 7.1.
“Final Subdivision Map” shall have the meaning set forth in Recital K.
“GMO Allocation” means an entitlement that is normally a prerequisite for the issuance
of a building permit for a dwelling unit or units in accordance with the GMO Policies and
Procedures.
“GMO Allocation Cycle(s)” refers to one or more of the three-year periods contemplated
by the GMO (specifically, Section 17.24.020 of the Healdsburg Municipal Code).
“GMO Allocation Schedule” shall have the meaning set forth in Section 5.5.
“GMO” or “Growth Management Ordinance” means Chapter 17.24 of the Healdsburg
Municipal Code.
“GMO Policies and Procedures” means the Policies and Procedures for the Healdsburg
Residential Growth Management Program adopted by Healdsburg City Council on February 19,
2008, as revised by the Healdsburg City Council on ________, 2019.
“Impact Fees” shall have the meaning set forth in Section 4.2.
“Inclusionary Housing Units” shall have the meaning set forth in Section 3.a.iii.
5
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“LIHTC” shall mean the Federal Low Income Housing Tax Credit Program under Section
42 of the Internal Revenue Code as administered pursuant to the regulations of the California
Tax Credit Allocation Committee.
“Lower Income Households” shall have the meaning defined in California Health and
Safety Code Section 50079.5 and as periodically published by the California Department of
Housing and Community Development.
“Major Agreement Amendment” shall have the meaning set forth in Section 6.4(b).
“Market Rate Housing” shall have the meaning set forth in Recital D(ii)(a).
“Maximum Restricted Sales Price” shall have the meaning set forth in Section 5.2(c).
“Middle Income Households” shall have the meaning set forth in Recital D(ii)(b).
“MMRP” shall have the meaning set forth in Recital G.
“Mortgage” shall have the meaning set forth in Section 8.1.
“Mortgagee” shall have the meaning set forth in Section 8.1.
“New City Laws” shall mean City’s laws, rules, regulations, official policies, standards
and specifications, including those enacted or imposed by a citizen-sponsored initiative or
referendum or by the City Council directly or indirectly in connection with any proposed
initiative or referendum, in each case to the extent amended or otherwise imposed following the
Effective Date.
“Non-Administrative Project Amendment” shall have the meaning set forth in
Section 6.3(a)(ii).
“Ownership Middle Income Housing Units” shall have the meaning set forth in Recital
D(ii)(b).
“Park” shall have the meaning set forth in Section 4.2(c)(iii).
“Party/Parties” shall have the meaning set forth in the introductory paragraph preceding
the Recitals of this Agreement.
“Permitted Use Table” shall mean the table entitled “Permitted Use Table” that is set
forth in “General Provisions - #1” of the Conditions of Approval for Conditional Use Permit
CUP 2017-12.
“Processing Fees” shall have the meaning set forth in Section 4.3.
“Project” shall have the meaning set forth in Recital D.
“Project Approvals” means the Existing Project Approvals and any approved Subsequent
Project Approvals.
6
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“Property” shall have the meaning set forth in Recital C.
“Quimby Act Fee” shall have the meaning set forth in Section 4.2(c)(i).
“Quimby Act Ordinance” shall have the meaning set forth in Section 4.2(c)(i).
“Recitals” shall mean Recitals A through J of this Agreement, which are hereby
incorporated into this Agreement.
“Rental Middle Income Housing Units” shall have the meaning set forth in Recital
D(ii)(b).
“Sale Price Restriction” shall have the meaning set forth in Section 5.2(c)(ii).
“Saggio Hills DA” means that certain Development Agreement by and between City and
Sonoma Luxury Resort, LLC entered into on or about February of 2011 for the development of a
project commonly referred to, and referred to in this Agreement, as “Saggio Hills”.
“Subdivision Map Act” means California Government Code Sections 66410 through
66499.58.
“Subsequent Discretionary Approvals” means all other Subsequent Project Approvals
other than Subsequent Ministerial Approvals, including amendments of the Project Approvals,
improvement agreements, architectural review permits, use permits, lot line adjustments,
subdivision maps, rezonings, development agreements, permits that are not Subsequent
Ministerial Approvals, resubdivisions, and any amendments to, or repealing of, any of the
foregoing, are Subsequent Discretionary Approvals.
“Subsequent Ministerial Approvals” means permits or approvals that are required by
Applicable Law and that are to be issued upon compliance with uniform, objective standards and
regulations. They include applications for road construction permits or authorizations; grading
and excavation permits; building permits, including electrical, plumbing, mechanical, Title 24
Electrical, and Title 24 Handicap permits or approvals; certificates of occupancy or final
inspections; encroachment permits; water connection permits; and any other similar permits
required for the development and operation of the Project.
“Subsequent Project Approvals” shall have the meaning set forth in Recital K and
includes Subsequent Discretionary Approvals and Subsequent Ministerial Approvals.
“Taxes and Assessments” shall have the meaning set forth in Section 4.4
“Term” shall have the meaning set forth in Section 2.2.
“Transfer” shall have the meaning set forth in Section 9.1.
“Very Low Income Households” shall have the meaning defined in California Health and
Safety Code Section 50105 and as periodically published by the California Department of
Housing and Community Development.
7
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2.

EFFECTIVE DATE AND TERM.

2.1
Effective Date. This Agreement shall become effective upon the Effective
Date, which is date that the ordinance approving this Agreement becomes effective.
2.2
Term. The term (“Term”) of this Agreement shall commence upon the
Effective Date and shall extend for a period of fifteen (15) years thereafter, unless terminated
earlier pursuant to the terms of this Agreement or extended pursuant to Section 7.6. The Term
has been established by City and Developer as a reasonable estimate of the time required to
develop the Project, including all on- and off-site public improvements, and obtain the public
benefits of the Project.
2.3
Expiration. Following the expiration of the Term, or the earlier completion of
development of the Project and all of Developer’s obligations in connection therewith, this
Agreement shall be deemed terminated and of no further force and effect, subject, however, to
the provisions of Section 7.8 below.
2.4
Developer Representations and Warranties. Developer represents and warrants
to City that, as of the Effective Date:
(a)

Developer owns fee title interest in the Property, as provided herein;

(b)
Developer: (i) is organized and validly existing under the laws of the State
of Delaware; (ii) to the extent required, has qualified and been authorized to do business in the
State of California and has complied with all requirements pertaining thereto; and (iii) to the
extent required, is in good standing and has all necessary powers under the laws of the State of
California to own property;
(c)
No approvals or consents of any persons are necessary for the execution,
delivery or performance of this Agreement by Developer, except as have been obtained;
(d)
The execution and delivery of this Agreement have been duly authorized
by all necessary corporate action; and
(e)
This Agreement is a valid obligation of Developer and is enforceable in
accordance with its terms.
3.

DEVELOPMENT OF THE PROPERTY.

3.1
Vested Rights. The Property is hereby made subject to the provisions of this
Agreement. Developer shall have the vested right to develop the Property and the Project in
accordance with and subject to the Existing Project Approvals, the Subsequent Project
Approvals, Applicable Law and this Agreement, which shall control the permitted uses, density
and intensity of use of the Property, the maximum height and size of buildings on the Property,
building setbacks, and provisions for reservation or dedication of land for public purposes.
Except as and to the extent required by state or federal law, and subject to the provisions of this
Agreement, City shall not impose on the Property any New City Law that has any of the
following effects on the rights provided by the Project Approvals and Applicable Law:
8
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(a)
Changes any land use designation or permitted use of the Property from
that shown in the Project Approvals; or
(b)
Limits or controls the rate, timing, phasing or sequencing of the approval,
development, or construction of all or any part of the Property except as set forth in Applicable
Law; or
(c)
Limits or restricts any right specifically granted by the Project Approvals,
including but not limited to permitted uses and density and intensity of use and maximum height,
size, or number of buildings or materially changes the Project site plan; or
(d)
Imposes any requirements for reservation or dedication of land for public
purposes except as set forth in Applicable Law.
3.2
Applicable Law. City and Developer acknowledge and agree that City is
restricted in its authority to limit its police power by contract and that the limitations,
reservations and exceptions contained in this Agreement are intended to reserve to City all of its
police power that cannot be so limited. Notwithstanding the foregoing reservation of City, it is
the intent of City and Developer that this Agreement be construed to provide Developer with
rights afforded by state and local laws, including but not limited to, the Development Agreement
Law and the Subdivision Map Act. Therefore, the laws, rules, regulations, official policies,
standards and specifications of City applicable to the development of the Property and/or the
Project shall be (collectively, “Applicable Law”):
(a)
Those rules, regulations, official policies, standards and specifications of
City set forth in the Project Approvals and this Agreement;
(b)
With respect to matters not addressed by and not otherwise inconsistent
with the Project Approvals and this Agreement, those laws, rules, regulations, official policies,
standards and specifications (including City ordinances and resolutions) governing permitted
uses, building locations, timing and manner of construction, densities, intensities of uses, heights
and sizes, and requirements for on- and off-site infrastructure and public improvements, in each
case only to the extent in full force and effect on the Effective Date;
(c)
New City Laws that relate to hearing bodies, petitions, applications,
notices, findings, records, hearings, reports, recommendations, appeals and any other matter of
procedure imposed at any time, provided such New City Laws are uniformly applied on a Citywide basis to all substantially similar types of development projects and properties;
(d)
New City Laws that revise City’s uniform construction codes, including
City’s building code, plumbing code, mechanical code, electrical code, fire code, grading code
and other uniform construction codes, as of the date of permit issuance, provided, that such New
City Laws are uniformly applied on a City-wide basis to all substantially similar types of
development projects and properties;
(e)
New City Laws that are necessary to address a specific, adverse impact
upon public health or safety that cannot reasonably be addressed by other means, provided, that
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such New City Laws are uniformly applied on a City-wide basis to all substantially similar types
of development projects and properties; and
(f)
New City Laws that do not apply to the Property and/or the Project due to
the limitations set forth above, but only to the extent that such New City Laws are accepted in
writing by Developer in its sole discretion.
3.3

Development Timing.

(a)
The Parties acknowledge that Developer cannot at this time predict when
or the rate at which the phases of the Project will be developed or the order in which each phase
will be developed. Such decisions depend upon numerous factors, such as market orientation
and demand, construction financing, interest rates, absorption, completion and other similar
factors which may not be within the control of Developer. In particular, and not in any limitation
of any of the foregoing, since the California Supreme Court held in Pardee Construction Co. v.
The City of Camarillo, 37 Cal.3d 465 (1984), that the failure of the parties therein to consider
and expressly provide for the timing of development resulted in a later-adopted initiative
restricting the timing of development prevailing over such parties’ agreement, it is the Parties’
desire to avoid that result by acknowledging that, unless otherwise provided for in this
Agreement, Developer shall have the vested right to develop the Project in such order and at
such rate and at such times as Developer deems appropriate in the exercise of its business
judgment, subject to the terms, requirements and conditions of the Existing Project Approvals
and this Agreement.
(b)
Developer will use its best efforts, in accordance with its own business
judgment and taking into consideration market conditions and other economic factors
influencing Developer’s business decision, to commence or to continue development, and to
develop the Project in a regular, progressive and timely manner in accordance with the
provisions and conditions of this Agreement and the Existing Project Approvals.
Notwithstanding the foregoing, the following requirements apply to the Project:
i. All Affordable Housing dwelling units must have received a certificate of
occupancy or reach the Affordable Housing Substantial Completion Milestone before City will
issue a certificate of occupancy or undertake final inspections for the hotel. The “Affordable
Housing Substantial Completion Milestone” means the time at which all of the following have
occurred: Developer has transferred the Affordable Housing Site to an affordable housing
developer or its affiliate; the affordable housing developer has secured an allocation of Tax
Credits and closed on its construction financing; and the Developer has provided evidence of a
completion guaranty to the City, in a form reasonably acceptable to the City, to secure its
obligation to deliver all of the Affordable Housing units under this Agreement.
ii. City shall not issue a certificate of occupancy for the forty-ninth (49th)
Market Rate Unit until it has issued a certificate of occupancy for all forty (40) Affordable Units.
iii. In the event that Developer has constructed any Market Rate Units prior to
of all forty (40) Affordable Units receiving their certificates of occupancy or final inspection,
fifteen percent (15%) of such units shall be reserved as inclusionary housing units to satisfy the
10
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requirements set forth in Section 20.20.030 of the Healdsburg Municipal Code (the
"Inclusionary Housing Units") until such time as all forty (40) Affordable Units have received
certificates of occupancy or final inspection.
1.
Consistent with Section 20.20.030 of the Healdsburg Municipal
Code, two-thirds of the Inclusionary Units shall be provided for Low or Very Low
Income Households and one-third of the Inclusionary Units shall be provided for
Moderate Income Households.
2.
At the Developer's sole discretion, the Inclusionary Housing Units
may be rented at affordable rents rather than sold at an affordable price. The Parties shall
execute and record a regulatory agreement prior to issuance of a certificate of occupancy
for the first Market Rate Unit, which shall address the marketing and management of the
Inclusionary Housing Units and reflect whether the units will be sold or rented.
3.
If the Inclusionary Housing Units are rented at an affordable rent,
once all forty (40) Affordable Units have received certificates of occupancy or final
inspection, the recorded restriction shall be released, and the Developer may sell or rent
the Inclusionary Housing Units at unrestricted prices. To the extent consistent with
applicable Tax Credit regulations or a regulatory agreement required by TCAC and all
fair housing laws, residents of the Inclusionary Housing Units shall be given first priority
to rent Affordable Units.
4.
If the Inclusionary Housing Units are sold, the Developer's
obligation to provide Middle Income Housing shall be reduced by one (1) for every
Inclusionary Housing Unit sold at an affordable price.
5.
Notwithstanding anything to the contrary in Section 5.4, the
Developer shall have no obligation to make the second phase of the Connectivity Funds
payments provided for in Section 5.4(b)(ii) or the aerial ladder truck contribution
provided for in Section 5.4(c) until after all forty (40) Affordable Units have received
certificates of occupancy.
(c)
At least fourteen (14) Middle Income Housing units must have received a
certificate of occupancy or final inspection before City will issue a certificate of occupancy or
final inspection for the ninety-seventh (97th) Market Rate Housing unit.
(d)
All twenty two (22) Middle Income Housing Units must have received a
certificate of occupancy or final inspection before City will issue a certificate of occupancy or
final inspection for the final Market Rate Housing unit in the Project’s last phase.
(e)
The Existing Project Approvals (including but not limited to the Permitted
Use Table included in the conditions of approval for Conditional Use Permit CUP 2017-12)
permit a range of units that may be developed on individual legal parcels within the Project to
accommodate physical site constraints, market demand, and availability of GMO Allocations or
building permits under the Growth Management Ordinance. The Parties agree and acknowledge
that Developer, in its sole discretion, may decide how many dwelling units to build on each
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parcel and when to build such units within the Existing Project Approval’s permitted range,
within the parameters of the Permitted Use Table.
3.4
Regulation by Other Public Agencies. City and Developer acknowledge and
agree that other governmental or quasi-governmental entities not within the control of City
possess authority to regulate aspects of the development of the Property and the Project and that
this Agreement does not limit the authority of such other public agencies. City shall cooperate
with Developer in Developer’s effort to obtain such permits and approvals as may be required by
other governmental or quasi-governmental entities in connection with the development of, or the
provision of services to, the Property and/or the Project; provided, however, City shall have no
obligation to incur any costs, without compensation or reimbursement, or to amend any City
policy, regulation or ordinance in connection therewith.
3.5
Life of Project Approvals. The term of any and all Project Approvals shall
automatically be extended for the longer of the Term or the term otherwise applicable to such
Project Approvals. Without limiting the generality of the foregoing, pursuant to the Subdivision
Map Act, any vesting or tentative maps heretofore or hereafter approved in connection with
development of the Project or the Property, shall be extended for the Term (and may be subject
to other extensions provided under the Subdivision Map Act). Notwithstanding the foregoing,
however:
(a)
The number of years that each GMO Allocation awarded to Developer for
the Project is valid shall be governed by the GMO Policies and Procedures in effect on the
Effective Date of this Agreement, unless approved by the City and Developer, or otherwise
specifically extended by the terms of this Agreement; and
(b)
The Final Subdivision Map shall be filed within two (2) years after the
approval of Tentative Map TM 2017-01, unless otherwise extended pursuant to the Existing
Project Approvals, or state or local law.
3.6
Developer’s Right to Rebuild. City agrees that Developer may renovate or
rebuild portions of the Project at any time within the Term should it become necessary due to
any casualty, including natural disaster or changes in seismic requirements. Such renovations or
reconstruction shall be processed as a Subsequent Project Approval consistent with all prior
Project Approvals and Applicable City Law. Any such renovation or rebuilding shall be subject
to all design, density and other limitations and requirements imposed by this Agreement, and
shall comply with the Project Approvals, Applicable City Law, and the requirements of CEQA.
3.7
State and Federal Law. As provided in Section 65869.5 of the California
Government Code, this Agreement shall not preclude the applicability to the Project of changes
in laws, regulations, plans or policies, to the extent that such changes are specifically mandated
and required by changes in State or Federal laws or by changes in laws, regulations, plans or
policies of special districts or other governmental entities, other than City, created or operating
pursuant to the laws of the State of California (“Changes in the Law”). In the event Changes in
the Law prevent or preclude, or render substantially more expensive or time consuming,
compliance with one or more provisions of this Agreement, City and Developer shall meet and
confer in good faith in order to determine whether such provisions of this Agreement shall be
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modified or suspended, or performance thereof delayed, as may be necessary to comply with
Changes in the Law. Nothing in this Agreement shall preclude City or Developer from
contesting by any available means (including administrative or judicial proceedings) the
applicability to any such Changes in the Law to the Project.
3.8
Compliance with State and Federal Law. Developer, at its sole cost and
expense, shall comply with requirements of, and obtain all permits and approvals required by,
regional, State and Federal agencies having jurisdiction over the Project.
4.

FEES AND EXACTIONS.

4.1
Development Fees, Taxes and Exactions. Developer shall pay all fees, special
assessments, special taxes, exactions and dedications payable due to the development, build out,
occupancy and use of the Property pursuant to this Agreement including Impact Fees, Processing
Fees, Taxes and Assessments, and Expediting Fees, except as otherwise provided herein.
4.2

Impact Fees.

(a)
Developer shall pay all development impact fees imposed pursuant to the
Mitigation Fee Act, California Government Code section 66000 et seq. (“Impact Fees”), which
are in force and effect on a City-wide basis at the time, and at the rates in effect, when such
Impact Fees are due.
(b)
Consistent with Healdsburg Municipal Code Section 17.32.020, unless
otherwise explicitly stated in this Agreement, the following Impact Fees, to the extent imposed
on the Project as a condition of approval under the Existing Project Approvals, shall be imposed
separately on the totality of each parcel shown on the tentative map and shall be payable prior to
the issuance of the first certificate of occupancy or final inspection issued for the first building on
such a parcel, and shall be paid at the rate then in effect: water capacity charge; sewer capacity
charge; residential drainage; commercial and industrial drainage; residential parks; commercial
and industrial parks; residential street development; commercial and industrial street
development; electric development; fire development; or any other fees permitted to be deferred
by the Healdsburg Municipal Code. In the event that additional buildings are subsequently
constructed upon the same parcel that were not contemplated at the time that these Impact Fees
were paid, additional Impact Fees shall be paid for such building in the amount and manner
contemplated by this subsection (b).
(c)

Quimby Act Fees

(i)
The parkland dedication fees (“Quimby Act Fee”) for the entire
Project shall be assessed and computed pursuant to the formula in the City’s ordinance governing
parkland dedication in effect at the issuance of the first building permit issued for any building in
the Project (“Quimby Act Ordinance”). The land value to be used for computing the
appropriate fees shall be based on an appraisal obtained and paid for by Developer within sixty
(60) days of approval of the Development Agreement. The appraisal shall be prepared by and
appropriately licensed and qualified appraiser approved by the City.
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(ii)

Developer agrees to waive application of Cal. Gov. Code Section

66477(a)(1).
(iii) Developer shall receive a Publicly-Accessible Open Space Credit,
(“Credit”) equal to the appraised land value of the proposed 0.78-acre privately owned and
maintained park (“Park”). The Credit shall be issued on the conditions that the Park is subject to
an ongoing public-access easement and is substantially in conformance with the Project
Approvals.
(iv)
At the time the fee is calculated, the value of the credit shall be
determined, also pursuant to the formula in the City’s Quimby Act Ordinance. The total value of
the Credit shall be deducted from the total amount of Quimby Act fees payable for the entire
Project. The remaining fee shall be divided by 208 to result in a “per unit” fee, which shall be
payable at the time of issuance of the first building permit for each parcel for all residential units
on that parcel.
(v)
In the event that the final design of the Park is smaller than 0.78
acres, the Credit shall be reduced to be consistent with the size of the Park actually constructed,
and Developer shall pay the difference to the City as an in-lieu fee, calculated pursuant to the
City’s Quimby Act Ordinance. If, at any point, Developer is required to use any of the 0.78acres to comply with any building or zoning open space requirements or other obligations of the
Project, the value of that portion of the Park shall be deducted from the Credit, and the
Developer shall pay the difference to the City as an in-lieu fee. The amount of any in-lieu fee
shall be computed pursuant to the City’s Quimby Act Ordinance, and shall be payable at the time
of issuance of the first building permit of the next parcel to be developed.
(vi)
The intent of the parties is that the Developer shall pay the Quimby
Act Fee, less the value of the Credit and any reductions to the Credit as stated above. Any
outstanding amounts shall be payable at the time of issuance of the first building permit of the
final parcel to be developed.
(d)
Developer’s payment of the Connectivity Funds in the amounts and within
the timeframes described in Section 5.4(b) of this Agreement shall completely satisfy
Developer’s obligation for providing access to and from the future SMART rail station/transit
center to the surrounding areas, including the Project site, and for improving bikeways, and
pedestrian routes and pedestrian connections. No further or future Impact Fees or other financial
obligations in connection with such access, bike paths or pedestrian routes shall be imposed on
the Project for Subsequent Project Approvals or issuance of building permits.
(e)
Developer’s payment of the funds for a new fire ladder truck in the
amounts and within the timeframes described in Section 5.4(c) of this Agreement shall relieve
Developer from payment of additional fire-related Impact Fees. No further or future Impact Fees
or other financial obligations in connection with fire services shall be imposed on the Project for
Subsequent Project Approvals or issuance of building permits.
(f)
Mitigation Fee Act.

City shall manage and expend such Impact Fees in accordance with the
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4.3
Processing Fees. City may charge and Developer agrees to pay all processing
fees, application, inspection and monitoring fees, and staff and legal fees (“Processing Fees”),
for land use approvals, grading and building permits, general plan maintenance fees, and other
permits and entitlements, which are in force and effect on a City-wide basis at the time those
permits, approvals or entitlements are applied for on any or all portions of the Project, and which
are intended to cover the actual costs of processing the foregoing.
4.4
Taxes and Assessments. City may charge and Developer agrees to pay any
new, increased or modified taxes or assessments, imposed as a condition of or in connection with
the Project Approvals or otherwise, provided such taxes and assessments are equally applied on a
City-wide basis and have a uniform effect on a broadly-based class of land, projects, or
taxpayers, as applicable, within City (“Taxes and Assessments”).
4.5
Expediting Fees. In addition to charging Processing Fees under Section 4.3 of
this Agreement, City shall, if requested by Developer, contract with one or more outside
inspectors, engineers, attorneys or consultants (“Third-Party Consultants”) in order to expedite
all or any portion of the monitoring, inspection, testing, application processing and evaluation
services to be performed in connection with construction and development of the Project or in
connection with the periodic review of the Agreement (“Expediting Fees”). If Developer
requests the use of Third-Party Consultants pursuant to the terms of this Section 4.5, Developer
shall pay to City, within 30 days following City’s written demand therefore, the full amount of
all Expediting Fees, plus a 10 percent City administration charge. Upon the request of
Developer, City shall provide copies of Third-Party Consultants’ professional services agreement
and conflict of interest statements, if applicable. City shall also provide copies of Third-Party
Consultant invoices that City asks Developer to pay pursuant to this paragraph at the same time
that City submits an invoice seeking payment to Developer. In the event that a Third-Party
Consultant invoice contains attorney-client privileged communications, City may redact those
portions of the Third-Party Consultant invoice that are privileged. The Expediting Fees, together
with the associated administrative charge, shall be in addition to, and not in lieu of, the
Processing Fees.
5.

OBLIGATIONS OF THE PARTIES.
5.1

Affordable Housing.

(a)
Developer shall cause construction of a minimum of forty-one (41) units
of rental housing on a separate legal parcel within the Project, with forty (40) units affordable to
Lower Income Households or below and one manager’s unit as follows:
(i)
A minimum of twenty-four (24) dwelling units shall be made
available at an affordable rent, adjusted for household size, to Very Low Income Households.
(ii)
The remaining sixteen (16) dwelling units shall be made available
at an affordable rent, adjusted for household size, to Lower Income Households.
(iii)
No more than one (1) dwelling unit shall be made available at an
affordable rent, adjusted for household size, to a Middle Income Household to be used as a
manager’s unit for the Affordable Housing.
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(b)
Developer shall endeavor to provide twenty (20) two- and three-bedroom
units, subject to LIHTC financing requirements, but in no event shall Developer provide fewer
than four (4) three-bedroom units, as required pursuant to Municipal Code Section
20.20.030.F.3.
(c)
Developer shall enter into an “Affordable Housing Agreement” with
City, in the form attached hereto as Exhibit D, setting forth its obligations to provide and
maintain the Affordable Housing units for a term of 55 years. The Affordable Housing
Agreement shall be executed by Developer and be recorded against the Property prior to City
approval of the Final Subdivision Map. The Affordable Housing Agreement shall be assignable
to the owner and operator of the Affordable Housing, and City shall release the Affordable
Housing Agreement from the Property except for the parcel containing the Affordable Housing
units upon the earlier to occur of issuance of a certificate of occupancy for the Affordable
Housing or the Affordable Housing Substantial Completion Milestone.
(d)
As provided in the Existing Project Approvals, the provision of twentyfour (24) dwelling units at an affordable rent, adjusted for household size, to Very Low Income
Households within the Affordable Housing entitles the Developer to a density bonus,
development incentives and concessions, waivers, and reduced parking standards under
Government Code Section 65915 and Healdsburg Municipal Code Section 20.20.035.
(e)
The provision of the Affordable Housing units in accordance with this
Agreement shall satisfy any and all of Developer’s inclusionary housing obligations under
Healdsburg Municipal Code Section 20.20.030 and any successor provisions, ordinances, or
policies related to affordable housing production or Impact Fees.
5.2

Middle Income Housing.

(a)
A total of twenty-two (22) residential units will be made available at an
affordable rent or sales price, adjusted for household size, to Middle Income Households. The
residential units for Middle Income Households shall consist of unit types that range from
studios to three bedrooms per unit, with the final unit mix to be determined based on a market
needs assessment conducted by the Developer prior to its application for major design review for
the Project phase that includes Middle Income Housing. The application for major design
review for each Project structure that includes Middle Income Housing shall stipulate the number
and location of Middle Income Housing units that will be included as part of such structure, and
shall state whether such Middle Income Housing units will be for rent or for sale, as set forth in
subdivisions 5.2(b) and 5.2(c), below.
(b)
A minimum of fourteen (14) Middle Income Housing Units, and up to a
maximum of all twenty-two (22) Middle Income Housing Units, will be made available for rent
to Middle Income Households. The Rental Middle Income Housing Units shall be subject to the
following restrictions:
(i)
All Rental Middle Income Housing Units shall be rented at an
affordable price to Middle Income Households for a period of fifty-five (55) years. For purposes
of this Agreement, “an affordable price to Middle Income Households” shall mean a monthly
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rent that does not exceed one-twelfth of thirty-three percent (33%) of one hundred sixty percent
(160%) of the area median income and adjusted for household size.
(ii)
All Rental Middle Income Housing Units shall include interior
finishes and features that are durable, of good quality, and consistent with contemporary
standards for new housing.
(iii) The Rental Middle Income Units must contain air conditioning,
dishwashers, refrigerators, garbage disposals, cooking facilities, and either in-unit laundry
facilities or access to common area laundry facilities, in the Developer’s sole discretion.
(iv)
Applicants must be income certified as a Middle Income
Household to qualify to rent a Rental Middle Income Housing Unit, and Rental Middle Income
Housing Unit residents shall be required to re-certify their household income no more often than
once every three (3) years.
(v)
The above requirements shall be memorialized in a regulatory
agreement between the Parties that is recorded prior to City approval of the Final Subdivision
Map. The regulatory agreement shall meet any applicable requirements of the GMO Policies
and Procedures as may be amended, or new GMO policies and procedures that may be adopted,
by the City Council specifically for rental Middle Income Housing Units that do not otherwise
conflict with the terms of this Agreement.
(c)
Developer may, in its sole discretion, make up to a maximum of eight (8)
Middle Income Housing units available for sale to Middle Income Households at a price
determined by the Developer that is at or below an Affordable Housing Cost for the homebuyer
(the “Maximum Restricted Sales Price”). Any such Ownership Middle Income Housing Units
that are sold shall be subject to the following restrictions:
(i)
For each Middle Income Housing unit that is designated as an
Ownership Middle Income Housing Unit, a GMO Allocation shall be a prerequisite to
construction of such unit if required by the Growth Management Ordinance and the GMO
Policies and Procedures.
(ii)
Prior to commencement of construction of any building in which
Ownership Middle Income Housing Units are proposed to be located, Developer shall record a
covenant for each such Ownership Middle Income Housing Unit that restricts each future sale of
such unit to income-eligible Middle Income Households at the Maximum Restricted Sales Price
for a period of forty-five (45) years after the sale (the “Sale Price Restriction”), except as
otherwise contemplated pursuant to subdivision (iii) below.
(iii) For the initial sale of any such Ownership Middle Income Housing
Unit and, except as provided below, all future sales of those units, if an escrow for a Middle
Income Household to purchase said unit at or below the Maximum Restricted Sales Price is not
opened within ninety (90) days after the unit is first made available for sale, City or its designee
shall have a right of first refusal to purchase any such unit(s) at the Maximum Restricted Sales
Price, adjusted for assumed household size based on the number of bedrooms in the unit. If City
or its designee declines to exercise its right to purchase any such unit within an additional ninety
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(90) days from the time City is notified that it has the right to purchase that unit, any such unit(s)
may be sold at an unrestricted market price without any continuing Sale Price Restriction.
However, at close of escrow for such unit, the seller shall pay to City the positive difference, if
any, between the actual purchase price and the Maximum Restricted Sales Price (“Excess
Proceeds”). Following payment of any Excess Proceeds to City, the Ownership Middle Income
Housing Unit in question shall be released from any Sale Price Restriction and City’s right of
first refusal to purchase shall terminate, and the unit shall no longer be referred to as an
“Ownership Middle Income Housing Unit.”
(iv)
All Ownership Middle Income Housing Units shall include interior
finishes and features that are durable, of good quality, and consistent with contemporary
standards for new housing.
(v)
The Ownership Middle Income Units must contain air
conditioning, dishwashers, refrigerators, garbage disposals, cooking facilities, and either in-unit
laundry facilities or access to common area laundry facilities, in the Developer’s sole discretion.
(vi)
Applicants must be income certified as a Middle Income
Household to qualify to purchase an Ownership Middle Income Housing Unit and must provide
information as may reasonably be required by City in order to verify income levels and
eligibility status.
(vii) The owner of each Ownership Middle Income Housing Unit shall
meet any requirements reasonably imposed by City in order to ensure that such unit is occupied
as the owner’s principal residence.
(viii) The above requirements and other terms applicable to the
Ownership Middle Income Housing Units, City’s right of first refusal, and the payment of any
Excess Proceeds to City, shall be included in a separate Ownership Middle Income Housing
Agreement, to be executed and recorded prior to the recordation of the Final Subdivision Map.
5.3
Public Improvements. Developer will design and construct public
improvements on City property in accordance with the Project Approvals.
5.4
Additional Developer Contributions. The Developer shall make the following
additional contributions as consideration for City’s performance of its obligations under this
Agreement:
(a)
To improve TCAC scoring, City will contribute $250,000 to the
Affordable Housing, and the Developer will contribute $250,000 to City homelessness and other
housing first programs and initiatives. All such amounts would be paid within 30 days of
receipt of the Major Design Review approval for the Affordable Housing. Developer’s payment
of funds to City’s homelessness and other housing first programs and initiatives shall satisfy any
obligation of Developer for further contributions to any City housing fund unless otherwise
required by state law.
(b)
The Developer shall contribute “Connectivity Funds” in a total amount of
One Million Three Hundred Thousand Dollars ($1,300,000) to be used to improve access to and
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from the future SMART rail station/transit center to the surrounding areas, improving bikeways,
and creating an inviting and attractive network of pedestrian routes that includes sidewalks along
existing and new streets, off-street pathways and pedestrian connections, particularly (but not
necessarily exclusively) within the CHAP Area. Projects that may be funded by the
Connectivity Funds include the Foss Creek Trail Connection at Front Street to Memorial
Bridge/Railroad Park Renovation, subject to prior to CEQA review of any such proposal.
Connectivity Funds shall be payable as follows:
(i)
Four Hundred Thousand Dollars ($400,000) to be paid within ten
(10) calendar days after the earlier of (A) the selection of a design consultant for the first
improvement project to be funded with Connectivity Funds or (B) the issuance of the first
building permit for the hotel.
(ii)
The balance of Nine Hundred Thousand Dollars ($900,000) to be
paid within ten (10) calendar days after City delivers written notice to Developer that it is going
out to bid for the first improvement project to be funded with Connectivity Funds.
(c)
The Developer will contribute $800,000 to be used for a new aerial ladder
truck (100’ or longer) with a narrower profile, longer ladder, better turning radius and better
technology, in order to allow the Fire Department to meet the access challenges for the Project.
The funds for the fire truck shall be paid to City within thirty (30) days after City Council
authorizes the purchase of the new fire truck.
(d)
The Developer shall cause the Property to be annexed into an existing
lighting and landscaping district identified by City.
5.5
GMO Allocation Schedule. City agrees to the “GMO Allocation Schedule”
established in this Section 5.5, and in no event shall City approve fewer GMO Allocations for the
Project than provided in this Section 5.5. For ease of reference, the GMO Allocation Schedule,
plus a summary of Project development that does not require a GMO Allocation, is provided in a
table format as Exhibit E hereto. Notwithstanding any language to the contrary in this
Agreement, Developer acknowledges that City’s administration of its GMO Policies and
Procedures may result in the number of issued and active GMO Allocations exceeding the
number of building permits to construct residential units available in a particular GMO Cycle. In
such a situation, City shall not have any liability to the holder of a GMO Allocation related to the
City’s failure to issue a building permit if the maximum number of building permits for
residential units specified in the Growth Management Ordinance have been issued.
(a)
As of the Effective Date, City shall reserve thirty-five (35) GMO
Allocations for Market Rate Housing within the Project, which shall expire on December 31,
2021 unless extended following the occurrence of any of the events contemplated in Section 7.6
of this Agreement.
(b)
As of January 1, 2022, City shall reserve forty (40) GMO Allocations for
Market Rate Housing within the Project, which shall expire on December 31, 2024 unless
extended following the occurrence of any of the events contemplated in Section 7.6 of this
Agreement.
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(c)
As of January 1, 2025, City shall reserve for the Project the lesser of (i)
forty (40) GMO Allocations for Market Rate Housing within the Project and (ii) the maximum
number of GMO Allocations required to complete construction of all Market Rate Housing
within the Project. These GMO Allocations shall expire on December 31, 2027 unless extended
following the occurrence of any of the events contemplated in Section 7.6 of this Agreement.
(d)
As of January 1, 2028, City shall reserve for the Project the lesser of (i)
forty (40) GMO Allocations for Market Rate Housing within the Project and (ii) the maximum
number of GMO Allocations required to complete construction of all Market Rate Housing
within the Project. These GMO Allocations shall expire on December 31, 2030 unless extended
following the occurrence of any of the events contemplated in Section 7.6 of this Agreement.
5.6
Additional City Obligations regarding the Growth Management Ordinance and
Building Permits. City shall make the following commitments in accordance with the
requirements of the Growth Management Ordinance and the GMO Policies and Procedures, and
City agrees to the following obligations as a material inducement to Developer to enter into this
Agreement:
(a)
In no event shall City approve fewer GMO Allocations than described in
the GMO Allocation Schedule.
(b)
Developer shall not be required to apply for GMO Allocations or obtain
building permits for the Affordable Housing units. The City will issue allocations and building
permits for the Rental Middle Income Units within the Project, subject to availability, consistent
with the GMO Allocation Schedule attached hereto as Exhibit E. GMO Allocations shall not be
required to be issued prior to Design Review approval or “Plan Check” for Market Rate Housing
building plans submitted to City for its review.
(c)
Developer is entitled to obtain “foundation only” permits for residential
buildings without needing a GMO Allocation. Developer may, upon compliance with City’s
normal requirements relating to “foundation-only” permits and following City’s issuance of a
foundation-only permit for a given condominium building, construct the foundation (and related
infrastructure and other support structures covered by such foundation-only permit) for such
building prior to obtaining a GMO Allocation; provided, however, that Developer shall not
commence work on any portion of a Market Rate Unit other than that permitted by such
foundation-only permit unless and until Developer has obtained a building permit that provides
for the construction of the remainder of such Market Rate Unit. The issuance of a foundationonly permit by City shall not grant or vest any right to perform any work or construct any
improvements or structures other than or beyond what is expressly covered in the foundationonly permit and this Agreement. Developer knowingly and willingly assumes all risks
associated with City’s issuance of a foundation-only permit.
(d)
City may convert “A allocations” to “B allocations,” (as such terms are
used in the GMO Policies and Procedures) at its election (and whether or not “B allocations” are
otherwise available), provided that City shall not fail to convert such allocations if necessary to
accommodate the GMO Allocation Schedule.
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(e)
As a concession under Government Code Section 65915, and consistent
with the Existing Project Approvals, City will grant the Developer its total allotment of GMO
Allocations at the beginning of each three (3) year GMO Allocation Cycle.
(f)
To the extent that any GMO Allocations are relinquished by Saggio Hills,
or any successor or assign of Saggio Hills, during the last year of a GMO Allocation Cycle, then
Developer may submit a written request to the City for such GMO Allocations in addition to the
GMO Allocations reserved for the Developer under the GMO Allocation Schedule. In the event
that such GMO Allocations are still available as of December 31 of that year, the GMO
Allocations shall automatically be issued to Developer. In such an event, the three-year period
for which the GMO Allocation is valid shall commence upon January 1 of the following year.
Notwithstanding the foregoing, Developer acknowledges that its right to obtain such GMO
Allocations pursuant to this subsection (f) is junior to Saggio Hills’ rights to GMO Allocations as
described in the Saggio Hills DA.
(g)
The City agrees that, to the extent there are available but uncommitted or
unused GMO Allocations at the end of any calendar year before Developer has received
sufficient GMO Allocations to complete construction of the Project, and such GMO Allocations
would expire or be forfeited at the end of the applicable year, then if Developer has previously
submitted a written request therefor, such GMO Allocations shall automatically be issued to the
Project. In such an event, the three-year period for which the GMO Allocation is valid shall
commence upon January 1 of the following year. Notwithstanding the foregoing, Developer
acknowledges that its right to obtain such GMO Allocations pursuant to this subsection (g) is
junior to Saggio Hills’ rights to GMO Allocations as described in the Saggio Hills DA.
(h)
It is possible that, as of December 31 of the last year of any GMO
Allocation Cycle, the City has issued building permits for fewer than 90 residential units subject
to the Growth Management Ordinance for the applicable GMO Allocation Cycle. In such an
event, if (i) City otherwise were ready to issue a building permit for a residential building within
the Project, and (ii) the number of residential units in such building is equal to or less than the
number of residential units for which building permits are still available pursuant to the Growth
Management Ordinance, then City may issue to Developer a building permit for that building in
order to avoid available residential building permits being lost in a given GMO Allocation Cycle.
The foregoing provision shall be applicable to this Project whether or not Developer has been
issued GMO Allocations for such residential building permits, notwithstanding Section 4(b) of
the GMO Policies and Procedures or any successor provisions.
(i)
Nothing in this Agreement precludes Developer from applying for more
building permits or GMO Allocations than are required to be issued to the Developer under the
GMO Allocation Schedule; however, City shall have the discretion to deny such building permits
or GMO Allocations (to the extent not ministerial in nature) if they exceed the numbers
authorized in this Section 5.6.
5.7
Sales Tax Point of Sale Designation. Developer shall use good faith efforts to
require all persons and entities providing bulk lumber, concrete, structural steel and prefabricated building components, such as roof trusses, to be used in connection with the
construction and development of, or incorporated into, the Project, to designate City as the sole
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point-of-sale for purposes of computing sales taxes due under the Bradley-Burns Uniform Local
Sales and Use Tax Law (California Revenue and Taxation Code sections 7200 et seq. and
implementing regulations) on the sale of such bulk construction and building materials and
components, to the extent permitted by such laws.
6.

COOPERATION AND IMPLEMENTATION.

6.1
Subsequent Project Approvals. Developer and City acknowledge and agree that
Developer intends to submit applications for Subsequent Project Approvals. In connection with
any Subsequent Project Approval, City shall exercise its discretion in accordance with
Applicable Law and the Project Approvals, and as provided by this Agreement.
6.2

Processing Applications for Subsequent Project Approvals.

(a)
Developer acknowledges it has an obligation to submit complete
applications for Subsequent Project Approvals on a timely basis. Developer shall use its best
efforts to (i) provide to City in a timely manner any and all documents, applications, plans, and
other information necessary for City to carry out its obligations hereunder; and (ii) cause
Developer’s planners, engineers, and all other consultants to provide to City in a timely manner
all such documents, applications, plans and other materials required under Applicable Law. It is
the express intent of Developer and City to cooperate and diligently work to obtain any and all
Subsequent Project Approvals.
(b)
Upon submission by Developer of all appropriate applications and
Processing Fees for any pending Subsequent Project Approval, City shall, as allowed by law,
reasonably and diligently, subject to state law and City ordinances, policies and procedures
regarding hiring and contracting, commence and complete all steps necessary to act on
Developer’s currently pending Subsequent Project Approval applications.
(c)
With the Existing Project Approvals, City has made a final policy decision
that the Project is in the best interests of the public health, safety and general welfare.
Applications for Subsequent Ministerial Approvals that are consistent with this Agreement and
the Existing Project Approvals shall be processed and considered in a manner consistent with the
vested rights granted by this Agreement and shall be deemed to be tools to implement those final
policy decisions, and shall be approved by City so long as they are consistent with Applicable
Law, this Agreement and the Existing Project Approvals.
(d)
While City expressly reserves its discretion with respect to all Subsequent
Discretionary Approvals, City agrees that it shall not use its authority in considering any
application for a Subsequent Discretionary Approval to deviate from state law or change the
policy decisions reflected by the Existing Project Approvals or otherwise to prevent or frustrate
the further development of the Project as set forth in the Existing Project Approvals. In the event
that any Subsequent Projects Approvals require City to approve a conditional use permit under
Healdsburg Municipal Code Section 20.28.165 or a successor provision, City agrees that City
has conclusively determined that the Project’s geographic location and contemplated categories
of uses as specified in Recital D of this Agreement are in accord with City’s General Plan and
any applicable planned development, specific or area plan, including the CHAP; the Project’s
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geographic location and contemplated categories of uses as specified in Recital D of this
Agreement are consistent with the applicable development standards of Title 20 (Land Use
Code) of the Healdsburg Municipal Code; and the proposed geographic location of the Project
and contemplated categories of uses as specified in Recital D of this Agreement will not be
detrimental to public health and safety or materially injurious to uses, properties or
improvements in the vicinity. However, in order to make the findings required by Section
20.28.165 of the Healdsburg Municipal Code, it may be necessary for City to impose conditions
related to the design, operation, and maintenance of the Project, provided that such conditions
shall not reduce the density or number of residential units, reduce the number of hotel rooms,
reduce the amount of non-residential square footage, change the uses specified in Recital D of
this Agreement, or otherwise change or prevent the construction, operation, or maintenance of
the Project as contemplated by this Agreement and the Existing Project Approvals.
(e)
Nothing herein shall limit the ability of City to require reports, analysis
and/or studies, consistent with Applicable Law, in order to assist in determining that any
requested Subsequent Ministerial Approval is consistent with this Agreement and the Existing
Project Approvals. If City determines that an application for a Subsequent Ministerial Approval
is not consistent with this Agreement or the Existing Project Approvals and should be processed
as an application for a Subsequent Discretionary Approval rather than a Subsequent Ministerial
Approval, City shall specify in writing the reasons for such determination and may propose a
modification which would be processed as a Subsequent Ministerial Approval. Developer shall
then either modify the application to conform to this Agreement and the Existing Project
Approvals, as the case may be, or City shall process the application as an application for a
Subsequent Discretionary Approval.
(f)
City shall process Developer’s applications for Subsequent Project
Approvals to the fullest extent allowed by Applicable Law and Developer may proceed with
Subsequent Project Approvals as provided for herein to the fullest extent allowed by Applicable
Law.
(g)
City shall process Developer’s condominium tentative map applications
for the creation of individual condominiums, as defined in California Civil Code §4125(b), in
accordance with Section 66427 of the Subdivision Map Act, which precludes City from requiring
a condominium plan as a condition of obtaining a tentative or final map. When condominium
final maps are approved for each condominium parcel, Developer shall prepare and record
condominium plans that contain the information required in California Civil Code Section 4285.
6.3

Changes and Amendments to Project Approvals.

(a)
Given the long term build-out of the Project, City and Developer
acknowledge that modifications or amendments to the Project Approvals may be appropriate and
mutually desirable. To the extent permitted by Applicable Law, any Project Approval may, from
time to time, be amended or modified in the following manner:
(i)
Upon the written request of Developer for an amendment or
modification to a Project Approval, the City Manager shall determine: (A) whether the
requested amendment or modification is minor when considered in light of the Project as a
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whole; and (B) whether the requested amendment or modification is consistent with this
Agreement and Applicable Law. If the City Manager finds, in his or her sole discretion, that the
proposed amendment or modification is minor, consistent with this Agreement and Applicable
Law, and will result in no new significant impacts not addressed and mitigated in the
environmental review, the amendment shall be determined to be an “Administrative Project
Amendment” and the City Manager may approve the Administrative Project Amendment
consistent with City’s procedures for such administrative actions, including any requirements for
notice, public hearing and appeal rights. Administrative Project Amendments shall not require
an amendment to this Agreement.
(ii)
Any request of Developer for an amendment or modification to a
Project Approval which is determined by the City Manager or his/her designee not to be an
Administrative Project Amendment as set forth above shall be deemed a “Non-Administrative
Project Amendment” and shall be subject to review, consideration and action pursuant to the
Project Approvals, Applicable Law and this Agreement, as applicable.
6.4
Amendment of this Agreement. This Agreement may be amended from time to
time, in whole or in part, by mutual written consent of the Parties or their successors in interest,
as follows:
(a)
Administrative Agreement Amendments. Any amendment to this
Agreement which does not substantially affect (a) the Term of this Agreement; (b) permitted
uses of the Property; (c) provisions for the reservation or dedication of land; (d) conditions, terms
restrictions or requirements for subsequent discretionary actions; (e) increases in the density or
intensity of the use of the Property or the maximum height or size of proposed buildings; or (f)
monetary contributions by Developer, shall be deemed an “Administrative Agreement
Amendment” and the City Manager, except to the extent otherwise required by Applicable Law,
may approve the Administrative Agreement Amendment without notice and public hearing.
(b)
Major Agreement Amendments. Any amendment to this Agreement
which is determined not to be an Administrative Agreement Amendment as set forth above shall
be deemed a “Major Agreement Amendment” and shall require giving of notice and a public
hearing before the Planning Commission and City Council in accordance with Applicable Law.
The City Manager shall have the authority to determine if an amendment is a Major Agreement
Amendment or an Administrative Agreement Amendment pursuant to the terms of this Section
6.4.
6.5
Mitigation Measures. Developer shall comply with all applicable mitigation
measures in the MMRP.
6.6

Cooperation in the Event of Legal Challenge.

(a)
City and Developer, at Developer’s sole cost and expense, shall cooperate
in the event of any court action instituted by a third party or other governmental entity or official
challenging the validity of any provision of this Agreement, any Existing Project Approvals or
any Subsequent Project Approvals (“Litigation Challenge”). Each party shall promptly notify
the other of any Litigation Challenge and shall communicate regarding the defense of such
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Litigation Challenges, subject to confidentiality requirements that may prevent communication
of certain information.
(b)
To the extent that Developer determines to contest or defend such
Litigation Challenge, Developer shall take the lead role defending such Litigation Challenge and
may, in its sole discretion, elect to be represented by the legal counsel of its choice, with the
costs of such representation, including Developer’s administrative, legal and court costs, paid by
Developer. In such event, City shall appear in the action and defend its decision, except that City
shall not be required to be an advocate for Developer, and Developer shall reimburse City,
within ten (10) business days following City’s written demand therefore, which request may be
made from time to time during the course of such Litigation Challenge, for all reasonable costs
incurred by City in connection with the Litigation Challenge, including City’s administrative,
legal and court costs, provided that City, in its sole discretion shall determine to either: (i) elect
to joint representation by Developer’s counsel; or (ii) retain an experienced litigation attorney. If
Developer defends any such Litigation Challenge, Developer shall indemnify, defend, and hold
harmless City and its officials and employees from and against any claims, losses, or liabilities
assessed or awarded against City by way of judgment, settlement, or stipulation.
(c)
Any proposed settlement of a Litigation Challenge shall be subject to
City’s and Developer’s approval, which approval shall not be unreasonably withheld,
conditioned, or delayed. If the proposed settlement includes terms that would constitute an
amendment or modification of this Agreement, any Existing Project Approvals or any
Subsequent Project Approvals, the settlement shall not become effective unless such amendment
or modification is approved by City in accordance with applicable legal requirements, and City
reserves its full legislative discretion with respect thereto. If for any reason the proposed
settlement does not become effective and the litigation continues, Developer shall continue to
pay the costs of representation as set forth in subsection (b), above.
(d)
If Developer opts not to contest or defend such Litigation Challenge at the
time that the Litigation Challenge is first filed, City shall have the right, but not the obligation, to
contest or defend such Litigation Challenge. If City elects to contest or defend such Litigation
Challenge, City shall bear all its costs and expenses related to such defense, including City’s
administrative, legal, and court costs and Developer shall indemnify and hold harmless City and
its officials and employees from and against any losses or liabilities assessed or awarded against
City by way of judgment. The Developer’s indemnity and hold harmless obligation shall not
extend to any claim arising from City’s negligence or willful misconduct.
6.7
Indemnity and Hold Harmless. Developer shall indemnify and hold City and its
elected and appointed officers, agents, employees, and representatives harmless from and against
any and all claims, costs, liabilities and damages (including attorneys’ fees and costs), including
without limitation bodily injury, death, or property damage, resulting directly or indirectly from
the approval or implementation of this Agreement, the development and construction of the
Project by or on behalf of Developer, or from any operations performed under this Agreement,
whether such operations were performed by Developer or any of Developer’s contractors,
subcontractors, agents or employees, except to the extent such claims, costs and liabilities arise
from the active negligence or willful misconduct of City, its elected and appointed officers,
agents, employees, representatives, contactors or subcontractors.
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7.

DEFAULT AND REMEDIES.

7.1
Breach. Subject to extensions of time under this Agreement or by mutual
consent in writing, the failure or delay by either Party to perform any term or provision of this
Agreement shall constitute a breach of this Agreement. In the event of alleged breach of any
terms or conditions of this Agreement, the Party alleging such breach shall give the other Party
notice in writing specifying the nature of the breach and the manner in which said breach or
default may be satisfactorily cured, and the Party in breach shall have 30 days following such
notice (“Cure Period”) to cure such breach, except that in the event of a breach of an obligation
to make a payment, the Party in breach shall have 10 business days to cure the breach. If the
breach is of a type that cannot be cured within 30 days, the breaching Party shall, within a 30-day
period following notice to the non-breaching Party, notify the non-breaching Party of the time it
will take to cure such breach which shall be a reasonable period under the circumstances
(“Extended Cure Period”); commence to cure such breach; and be proceeding diligently to cure
such breach. During the Cure Period or Extended Cure Period, the Party charged shall not be
considered in default for purposes of termination or institution of legal proceedings; but City’s
right to refuse to issue a permit or Subsequent Project Approval, under Section 7.3, shall not be
limited by this provision. The failure of any Party to give notice of any breach shall not be
deemed to be a waiver of that Party’s right to allege any other breach at any other time.
7.2
Default. If the breaching Party has not cured such breach within the Cure
Period or the Extended Cure Period, if any, such Party shall be in default (“Default”), and the
non-breaching Party, at its option, may terminate the Agreement, institute legal proceedings
pursuant to this Agreement and shall have such remedies as are set forth in Section 7.4 below.
7.3
Withholding of Permits. In the event of a Default by Developer, City shall have
the right to refuse to issue any permits or other approvals to which Developer would otherwise
have been entitled pursuant to this Agreement. This provision is in addition to and shall not limit
any actions that City may take to enforce the conditions of the Project Approvals.
7.4

Remedies.

(a)
In the event of a Default by City or Developer, the non-defaulting Party
shall have the right to terminate this Agreement upon giving notice of intent to terminate
pursuant to Government Code Section 65868 and regulations of City implementing such section.
Following notice of intent to terminate, the matter shall be scheduled for consideration and
reviewed in the manner set forth in Government Code Section 65867 and City regulations
implementing this section. Following consideration of the evidence presented in the review
before the City Council, either Party alleging Default by the other Party may give written notice
of termination of this Agreement to the other Party. Termination of this Agreement shall be
subject to the provisions of Section 7.8 below.
(b)
City and Developer agree that in the event of Default by City, the Parties
intend that the only remedy shall be declaratory relief or specific performance of this Agreement.
The Parties further agree that in the event of Default by Developer, City’s primary remedy would
be specific performance of the terms and provisions of this Agreement. In no event shall either
Party be entitled to any actual, consequential, punitive, or special damages. If City issues a
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Project Approval pursuant to this Agreement in reliance upon a specified condition being
satisfied by Developer in the future, and if Developer then fails to satisfy such condition, City
shall be entitled to specific performance for the purpose of causing Developer to satisfy such
condition.
(c)
In addition to any other rights or remedies, either Party may institute legal
action to cure, correct or remedy any Default, to enforce any covenants or agreements herein, to
enjoin any threatened or attempted violation hereof, or to obtain any other remedies consistent
with the purpose of this Agreement except as limited by Section 7.4(b) above. Any such legal
action shall be brought in the Superior Court for Sonoma County, California.
7.5

Periodic Review.

(a)
The annual review for this Agreement shall occur in the same month as
the month of the Effective Date. No later than 60 calendar days prior to the annual review
month, Developer shall submit to City an accounting of the fees due and paid to City, any
assignments or transfers of the Property and all construction of public improvements under this
Agreement. Developer shall initiate the annual review by submitting a written request to the
Planning Director. Developer shall submit an application and pay all legally required fees as
required by City for the reasonable out-of-pocket expenses City incurs in connection with its
review, and provide evidence as determined necessary by City to demonstrate good faith
compliance with the provisions of this Agreement. However, failure to initiate the annual review
within 30 days of receipt of written notice to do so from City shall not constitute a Default by
Developer under this Agreement, unless City has provided actual notice and opportunity to cure
and Developer has failed to so cure. A report that includes the following information shall be
deemed adequate to determine good faith compliance:
(i)

The beginning and ending date of the annual review period;

(ii)
A description of any Subsequent Project Approvals that have been
applied for or approved during the applicable annual review period;
(iii) A description of any construction activity that has been
commenced or completed during the applicable annual review period;
(iv)
A description of compliance with Sections 5.1 through 5.4 of this
Agreement during the applicable annual review period;
(v)
A description of any enforced delay or Permitted Delay as
provided for under Section 7.6 of this Agreement that occurred during the applicable annual
review period; and
(vi)
A description of any transfer or assignments as provided for under
Section 9 of this Agreement that occurred during the applicable annual review period.
(b)
The annual review required by Government Code section 65865.1 and
Section 17.20.050 of the Healdsburg Municipal Code shall be conducted as provided herein:
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(i)
The City Manager shall review Developer’s submission to
ascertain whether Developer has complied in good faith with the terms of this Agreement. If the
City Manager finds good faith compliance by Developer with the terms of this Agreement, the
City Manager shall so notify Developer and the City Council in writing, and if the City Council
accepts the report, the review for that period shall be concluded. If the City Manager finds good
faith compliance with this Agreement, the notification to the City Council shall not require a
hearing of any kind or an appearance from Developer. If the City Manager is not satisfied that
the Developer is performing in accordance with the material terms and conditions of this
Agreement, the City Manager shall refer the matter to the City Council for a determination as to
compliance with this Agreement and notify Developer in writing at least ten days in advance of
the time at which the matter will be considered by the City Council.
(ii)
In the event that the City Manager is not satisfied pursuant to
section (b)(i) above, the City Council shall conduct a hearing at which Developer must submit
evidence that it has complied in good faith with the terms and conditions of this Agreement. The
findings of the City Council on whether Developer has complied with this Agreement for the
period under review shall be based upon substantial evidence in the record. If the City Council
determines that, based upon substantial evidence, Developer has complied in good faith with the
terms and conditions of this Agreement, the review for that period shall be concluded. If,
however, the City Council determines, based upon substantial evidence in the record, that there
are significant questions as to whether Developer has complied in good faith with the terms and
conditions of this Agreement, the City Council may continue the hearing and shall notify
Developer of City’s intent to meet and confer with Developer within 30 days of such
determination, prior to taking further action. Following the 30-day time period, the City Council
shall resume the hearing in order to further consider the matter and to make a determination,
regarding Developer’s good faith compliance with the terms and conditions of the Agreement
and to take those actions it deems appropriate, including but not limited to, termination of this
Agreement, in accordance with California Government Code section 65865.1 and the
Healdsburg Municipal Code.
(c)
Failure of City to conduct an annual review shall not constitute a waiver
by City of its rights to otherwise enforce the provisions of this Agreement nor shall Developer
have or assert any defense to such enforcement by reason of any such failure to conduct an
annual review.
(d)
If, after an annual review, City finds Developer has complied in good faith
with this Agreement, City shall promptly following Developer’s request issue to Developer a
certificate of compliance certifying that Developer has so complied through the period of the
applicable annual review (“Certificate of Compliance”). The Certificate of Compliance must
be in recordable form and must contain such information as may be necessary to impart
constructive notice of City’s finding. Developer may record the Certificate of Compliance in the
Official Records of the County of Sonoma.
7.6

Enforced Delay; Extension of Time of Performance.

(a)
Subject to the limitations set forth below, performance by either party
hereunder shall not be deemed to be in default, and all performance and other dates specified in
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this Agreement shall be extended, where delays are due to: war; insurrection; strikes; lockouts;
riots; floods; earthquakes; fires; casualties; acts of God; acts of the public enemy; epidemics;
quarantine restrictions; freight embargoes; unusually severe weather; economic downturns
(which for purposes of this Section 7.6 means three consecutive quarterly declines of the
monetary value of all finished goods and services produced in the United States, as measured by
initial quarterly estimates of United States Gross Domestic Project published by the United
States Department of Commerce Bureau of Economic Analysis); acts or omissions of the other
Party; or acts or failures to act of any other public or governmental agency or entity (other than
the acts or failures to act of City which shall not excuse performance by City). An extension of
time for any such cause shall be for the period of the enforced delay and shall commence to run
from the time of the commencement of the cause but in any event shall not exceed a cumulative
total of one year. Notwithstanding the foregoing, extension of time for an economic downturn
shall commence upon Developer’s notification to City of the economic downturn (together with
appropriate backup evidence) and continue for the period of the economic downturn or five
years, whichever is less.
(b)
If Developer is unable to proceed with the Project within the timeframe
contemplated under this Agreement because there are insufficient building permits or GMO
Allocations available within a three-year period under the GMO Ordinance, any resulting delays
in performance shall be a “Permitted Delay.” Upon each occurrence of a Permitted Delay, the
Term shall automatically extend an additional three (3) years. The Permitted Delay shall end if
and when Developer receives sufficient building permits such that the cumulative total equals or
exceeds the GMO Allocation Schedule, but in no event shall the aggregate of all Permitted
Delays authorized under this Section (b) extend longer than six (6) years.
7.7
Resolution of Disputes. With regard to any dispute involving the Project, the
resolution of which is not provided for by this Agreement or Applicable Law, Developer shall, at
City’s request, meet with City. The parties to any such meetings shall attempt in good faith to
resolve any such disputes. Nothing in this Section shall in any way be interpreted as requiring
that Developer and City and/or City’s designee reach agreement with regard to those matters
being addressed, nor shall the outcome of these meetings be binding in any way on City or
Developer unless expressly agreed to by the parties to such meetings.
7.8
Termination. This Agreement shall terminate upon the earlier of (i) expiration
of the Term, or (ii) when the Property has been fully developed and all of Developer’s
obligations have been fully satisfied as reasonably determined by City, or (iii) after all appeals
have been exhausted before a final court of judgment, or issuance of a final court order directed
to City to set aside, withdraw, or abrogate City’s approval of this Agreement or any material part
thereof. Upon termination of this Agreement as to all of the Property, at the request of
Developer, City shall record a Notice of Termination for each affected parcel in a form
satisfactory to the City Attorney in the Office of the Sonoma County Recorder. In the event this
Agreement is terminated, neither party shall have any further rights or obligations hereunder,
except for those obligations of Developer set forth in Sections 6.6 and 6.7 of this Agreement.
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8.

MORTGAGEE PROTECTION; CERTAIN RIGHTS OF CURE.

8.1
Mortgagee Protection. This Agreement shall be superior and senior to all liens
placed upon the Property or any portion thereof after the date on which this Agreement or a
memorandum thereof is recorded, including the lien of any deed of trust or mortgage
(“Mortgage”). Notwithstanding the foregoing, no breach hereof shall defeat, render invalid,
diminish or impair the lien of any Mortgage made in good faith and for value, but all of the terms
and conditions contained in this Agreement shall be binding upon and effective against all
persons and entities, including all deed of trust beneficiaries or mortgagees under any Mortgage
(“Mortgagees”) including those Mortgagees who acquire title to the Property or any portion
thereof by foreclosure, trustee’s sale, deed in-lieu-of foreclosure, voluntary transfer or otherwise
(“Foreclosing Mortgagees”).
8.2

Mortgagee Obligations.

(a)
No Mortgagee shall be liable to pay or perform any obligations of
Developer under this Agreement, or to cure any breach or default by Developer under this
Agreement, unless and until such Mortgagee has assumed in writing the obligations of Developer
under this Agreement, in which event the terms and conditions of Section 1.2(b) below shall
apply.
(b)
City, upon receipt of a written request from a Foreclosing Mortgagee,
shall permit such Foreclosing Mortgagee to succeed to the rights and obligations of Developer
under this Agreement, provided that all defaults by Developer hereunder that are reasonably
susceptible of being cured are cured by such Foreclosing Mortgagee as soon as reasonably
possible, and in no event shall any Mortgagee or its successors or assigns be entitled to enjoy the
rights and benefits granted by this Agreement until all outstanding obligations of Developer have
been satisfied and all outstanding defaults reasonably susceptible of being cured by such
Foreclosing Mortgagee have been cured.
(c)
Notwithstanding subsection (b), above, in no event shall a Foreclosing
Mortgagee personally be liable for any defaults or monetary obligations of Developer arising
prior to acquisition of possession of such property by such Foreclosing Mortgagee unless and
until such Foreclosing Mortgagee elects to succeed to the rights of Developer under this
Agreement.
(d)
A Foreclosing Mortgagee shall have the right to find a substitute
developer to assume the obligations of Developer under this Agreement, provided such substitute
developer must agree to cure all defaults and obligations of Developer that are reasonably
susceptible of being cured by such assignee as a condition of the City’s approval. In any event, a
Foreclosing Mortgagee shall not be entitled to devote the Property to any use except in full
compliance with the Project Approvals nor to construct any improvements thereon or institute
any uses other than those uses or improvements provided for or authorized by the Agreement or
the Project Approvals.
8.3
Notice of Default to Mortgagee. If City receives notice from a Mortgagee
requesting a copy of any notice of default given to Developer and specifying the address for
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service thereof, City shall deliver to the Mortgagee, concurrently with service thereof to
Developer, all notices given to Developer describing all claims by City that Developer has
defaulted hereunder. If City determines that Developer is not in compliance with this
Agreement, City also shall serve notice of noncompliance on the Mortgagee concurrently with
service on Developer. Each Mortgagee shall have the right, but not the obligation, during the
same period available to Developer to cure or remedy, or to commence to cure or remedy, the
condition of default claimed or the areas of noncompliance (each a “Default”) set forth in City’s
notice; provided, however, that if the Mortgagee must obtain possession and control of the
Property in order to cure any such Default, then the Mortgagee shall have such reasonable
additional time as may be necessary for the Mortgagee to obtain possession and control of the
Property and cure such Default. No delay in or failure to give such notice to a Mortgagee shall
affect Developer’s obligations under this Agreement, or affect the effectiveness of City’s notice
of default or noncompliance given to Developer, or delay the start of or extend the cure period or
response period available to Developer. Notwithstanding the above, if despite City’s good faith
efforts delivery of notice to a Mortgagee is delayed, the Mortgagee’s period to cure or otherwise
respond to the notice shall be extended for the length of the delay, based on the date the notice
was given to the Mortgagee.
9.

ASSIGNABILITY.

9.1
Assignment by Developer. Developer may not convey, assign or transfer any of
its interests, rights or obligations under this Agreement (an “Assignment”) during the Term
except in connection with a transfer of all or a portion of the Property to any third party (a
“Transferee”) that satisfies the requirements of this Section 9 (a “Transfer”). Developer shall
have the right to freely transfer ownership of all or a portion of the Property without the consent
of the City, provided that prior to receiving a certificate of occupancy for all buildings on an
individual legal parcel, Developer shall not transfer such parcel unless it has provided City with
notice of an intent to transfer (“Intent to Transfer Notice”) as more particularly described in
Section 9.2, below. Any Assignment of all or a portion of this Agreement in connection with a
Transfer shall be documented by an Assignment and Assumption Agreement in a form
substantially similar to Exhibit F, attached hereto, and hereinafter referred to as an “Assignment
and Assumption Agreement.” In addition to an Assignment and Assumption Agreement, any
Transfer of a portion of the Property for which a building permit has been issued shall be
accompanied by evidence that Developer or Developer’s assignee has provided a completion
guarantee, payment and performance bond, or other similar instrument accepted by the
applicable construction lender (“Completion Guarantee”) that assures that any building located
on the portion of the Property being transferred for which a building permit has been issued by
City will be constructed in substantial compliance with this Agreement and the Project
Approvals. Upon delivery of an Intent to Transfer Notice and an Assignment and Assumption
Agreement, and, if applicable, evidence of a Completion Guaranty, Developer shall be free from
any further liability or obligation under this Agreement with respect to those obligations assumed
under the Assignment and Assumption Agreement.
9.2
Intent to Transfer Notice. Not less than forty-five (45) calendar days prior to a
Transfer of all or a portion of the Property prior to obtaining a certificate of occupancy for all
buildings on the legal parcel to be transferred, Developer shall provide City with an Intent to
Transfer Notice which Notice shall include the boundaries of the area being transferred, the
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name and business address of the proposed transferee, and the proposed effective date of the
proposed Transfer.
9.3
Covenants Run With The Land. Except as otherwise provided in this
Agreement, all of the provisions, agreements, rights, powers, standards, terms, covenants and
obligations contained in this Agreement shall run with the land and shall be binding upon the
Parties and their respective heirs, successors (by merger, consolidation or otherwise) and assigns,
devisees, administrators, representatives, lessees and all other persons or entities acquiring the
Property, any lot, parcel or any portion thereof and any interest therein, whether by sale,
operation of law or other manner, and shall inure to the benefit of the Parties and their respective
successors.
9.4
Pre-Approved Transfers. The following Transfers shall not require delivery of
an Intent to Transfer Notice to City nor an Amendment to this Agreement, and shall
automatically, upon execution and delivery of an Assignment and Assumption Agreement, result
in the release of Developer of its obligations hereunder as they may relate specifically to the
specific property or asset sold or transferred:
(a)
the Transfer of Developer’s rights and obligations under this Agreement to
any corporation, limited liability company, partnership or other entity which is controlling of,
controlled by or under common control with Developer, where “control” for purposes of this
definition means effective management and control of the other entity, subject only to major
events requiring the consent or approval of the other members of such entity;
(b)
Collateral assignment or hypothecation of Developer’s interest in the
Agreement to any lender making a loan or mortgage pertaining to all or any portion of the
Property;
(c)
A Transfer of an individual legal parcel within the Property after all of the
buildings on such a legal parcel have received a certificate of occupancy or final inspection;
(d)
Transfer of the affordable housing parcel following the Affordable
Housing Substantial Completion Milestone.
9.5
Non-Assuming Transferees. Except as otherwise required by a transferor, the
burdens, obligations and duties of such transferor under this Agreement shall not apply to any
purchaser of any individual residential unit offered for sale nor to any tenant of a residential
rental unit on the Property. The transferee in a transaction described above and the successors
and assigns of such a transferee shall be deemed to have no burdens, obligations or duties under
this Agreement, but shall continue to benefit from the vested rights provided by this Agreement
for the duration of the Term hereof. Nothing in this Section shall exempt any property
transferred to a non-assuming transferee from payment of applicable fees, taxes and assessments
or compliance with any conditions of approval set forth in the Project Approvals regarding use of
the Property that are applicable to non-assuming transferees.
9.6
Foreclosure. Nothing contained in this Section shall prevent a transfer of the
Property, or any portion thereof, to a lender, or other party, as a result of a foreclosure or deed in
lieu of foreclosure, and any lender acquiring the Property, or any portion thereof, as a result of
foreclosure or a deed in lieu of foreclosure shall take such Property subject to the rights and
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obligations of Developer under this Agreement, and further subject to Section 8 (“Mortgagee
Protection; Certain Rights of Cure”) of this Agreement.
10.

GENERAL.

10.1 Controlling Law. This Agreement shall be governed by the laws of the State of
California, without reference to choice of laws principles.
10.2 Construction of Agreement. The language in this Agreement in all cases shall
be construed as a whole and in accordance with its fair meaning. Each reference in this
Agreement to this Agreement or any of the Existing Project Approvals or Subsequent Ministerial
or Discretionary Approvals shall be deemed to refer to the Agreement, Project Approval or
Subsequent Ministerial or Discretionary Approval as it may be amended from time to time,
whether or not the particular reference refers to such possible amendment. Section headings in
this Agreement are for convenience only and are not intended to be used in interpreting or
construing the terms, covenants or conditions of this Agreement. This Agreement has been
reviewed and revised by legal counsel for both City and Developer, and no presumption or rule
that ambiguities shall be construed against the drafting party shall apply to the interpretation or
enforcement of this Agreement. Unless the context clearly requires otherwise, (i) the plural and
singular numbers shall each be deemed to include the other; (ii) the masculine, feminine, and
neuter genders shall each be deemed to include the others; (iii) “shall,” “will,” or “agrees” are
mandatory, and “may” is permissive; (iv) “or” is not exclusive; (v) “include,” “includes” and
“including” are not limiting and shall be construed as if followed by the words “without
limitation,” and (vi) “days” means calendar days unless specifically provided otherwise.
10.3 No Waiver. No delay or omission by City or Developer in exercising any right
or power accruing upon the other Party’s noncompliance or failure to perform under the
provisions of this Agreement shall impair or be construed to waive any right or power. A waiver
by City or Developer of any of the covenants or conditions to be performed by the other Party
shall not be construed as a waiver of any succeeding breach of the same or other covenants and
conditions.
10.4

Agreement is Entire Agreement.
(a)

The following exhibits are attached to this Agreement:
Exhibit A

Legal Description

Exhibit B

Depiction of Property and Improvements

Exhibit C

Mitigation Monitoring and Reporting Program

Exhibit D

Affordable Housing Agreement

Exhibit E

GMO Allocation Schedule

Exhibit F

Form of Assignment and Assumption Agreement
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(b)
This Agreement and all exhibits attached hereto or documents
incorporated herein by reference, are the sole and entire agreement between the Parties
concerning the Property. The Parties acknowledge and agree that they have not made any
representation with respect to the subject matter of this Agreement or any representations
inducing the execution and delivery, except representations set forth herein, and each Party
acknowledges that it has relied on its own judgment in entering this Agreement. The Parties
further acknowledge that all statements or representations that heretofore may have been made
by either of them to the other are void and of no effect, and that neither of them has relied
thereon in its dealings with the other.
(c)
If any condition of approval set forth in any of the Project Approvals
including, without limitation, any general condition, any condition pertaining to tentative map
approval or any condition pertaining to approval of a conditional use permit conflicts, is
inconsistent, or creates an ambiguity, with any term or condition of this Development
Agreement, then any such condition shall be deemed to have been waived or satisfied for
purposes of the underlying Project Approvals and the term or condition appearing in the
Development Agreement shall control.
(d)
The Initial Study project description submitted by Developer with its
application for the Existing Project Approvals provides descriptive Project information to assist
in the environmental review and analyses for the Project by illustrating a potential buildout
scenario that establishes the maximum level of environmental impact that the Project would
foreseeably cause. To the extent that such project description is in conflict or inconsistent with
this Agreement or any of the Project Approvals, such conflict or inconsistency shall be resolved
by reference to this Agreement and/or the applicable Project Approvals, provided that the
environmental impact would be equal to or less than that which was analyzed in the Project’s
environmental review.
10.5 Estoppel Certificate. City or Developer from time to time may deliver written
notice to the other Party requesting written certification that, to the knowledge of the certifying
Party, (i) this Agreement is in full force and effect and constitutes a binding obligation of the
Parties, (ii) this Agreement has not been amended or modified either orally or in writing, or, if it
has been amended or modified, specifying the nature of the amendments or modifications, and,
(iii) the requesting Party does not have knowledge of default in the performance of its
obligations under this Agreement, or if in known default, describing therein the nature and
monetary amount, if any, of the default.
10.6 Further Documents. Each Party shall execute and deliver to the other all other
instruments and documents as may be reasonably necessary to carry out this Agreement.
10.7 Time of Essence. Time is of the essence in the performance of each and every
covenant and obligation to be performed by the Parties hereunder.
10.8 Construction. This Agreement has been reviewed and revised by legal counsel
for both City and Developer and no presumption or rule that ambiguities shall be construed
against the drafting Party shall apply to the interpretation or enforcement of this Agreement.
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10.9 Notices. Except as otherwise expressly provided herein, all notices and
demands pursuant to this Agreement shall be in writing and delivered in person, by commercial
courier or by first-class certified mail, postage prepaid. Except as otherwise expressly provided
herein, notices shall be considered delivered when personally served, upon delivery if delivered
by commercial courier, or two (2) days after mailing if sent by mail. Notices shall be sent to the
addresses below for the respective Parties; provided, however, that any Party may change its
address for purposes of this Section by giving written notice to the other Parties. These
addresses may be used for service of process:
City:

City Manager
City of Healdsburg
401 Grove Street
Healdsburg, California 95448

with copy to: Samantha Zutler, Esq.
City Attorney
City of Healdsburg
101 Howard Street, Suite 400
San Francisco, California 94123
Developer:

Replay Healdsburg, LLC
631 Center Street
Healdsburg, CA 95448
Attention: David Hill

with copy to: Goldfarb & Lipman LLP
Attn: Barbara Kautz, Esq.
1300 Clay Street, Eleventh Floor
Oakland, CA 94612
The provisions of this Section shall be deemed directive only and shall not detract from the
validity of any notice given in a manner that would be legally effective in the absence of this
Section.
10.10 Developer is an Independent Contractor. Developer is not an agent or employee
of City, but is an independent entity with full rights to manage its employees subject to the
requirements of the law. All persons employed or utilized by Developer in connection with this
Agreement are employees or contractors of Developer and shall not be considered employees of
City in any respect.
10.11 No Joint Venture. It is specifically understood and agreed that the Project is a
private development. No partnership, joint venture or other association of any kind between City
and Developer is formed by this Agreement.
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10.12 Nondiscrimination. Developer shall not discriminate, in any way, against any
person on the basis of race, color, national origin, gender, marital status, sexual orientation, age,
creed, religion or disability in connection with or related to the performance of this Agreement.
10.13 No Third Party Beneficiary. This Agreement shall not be construed or deemed
to be an Agreement for the benefit of any third party or parties, and no third party or parties shall
have any claim or right of action hereunder for any cause whatsoever.
10.14 Further Assurances; Warranty by Signers. The Parties agree to execute such
additional instruments and to undertake such actions as may reasonably be necessary to effectuate
the intent of this Agreement. Each of the persons whose signature appears below warrants and
represents that he/she is the duly authorized representative of the entity on whose behalf the
signature appears and that in signing this Agreement, such person intends to, and does hereby,
bind said entity to the terms and conditions of this Agreement.
10.15 Counterparts. This Agreement may be executed in counterparts, each of which
is deemed to be an original, and all such counterparts constitute one and the same instrument.

[REMAINDER OF PAGE INTENTIONALLY LEFT BLANK]
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IN WITNESS WHEREOF, this Agreement has been entered into by and between the
Parties as of the Effective Date.
CITY:
City of Healdsburg, a
California municipal corporation
By:
David Mickaelian
City Manager
APPROVED AS TO FORM:
By:
Samantha Zutler, Esq.
City Attorney
ATTEST:
By:
Stephanie Williams
City Clerk

DEVELOPER:
Replay Healdsburg, LLC,
a Delaware limited liability company
By:
Name:

[insert notary acknowledgments]
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EXHIBIT A

LEGAL DESCRIPTION
[to be attached]
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EXHIBIT B

DEPICTION OF PROPERTY AND IMPROVEMENTS
[see next page]
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EXHIBIT C
MMRP

[see next pages]
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Mill District Project Mitigation Monitoring and Reporting Program
Mitigation Measure

Monitoring
Responsibility

MM AQ‐4a: Mitigation Measures for New Sensitive Receptors Located near Planning and Building
US 101. Future development under the Plan that includes sensitive receptors
(such as schools hospitals, daycare centers, or retirement homes) located
within 450 feet of US 101 shall require site‐specific analysis to determine the
level of cancer risk and PM2.5 exposure. This analysis shall be conducted
following procedures prescribed by NSAPCD or outlined by BAAQMD.
If the site‐specific analysis reveals significant exposures, such as cancer risk
greater than 10 in one million, additional measures shall be employed to
reduce the risk to below the threshold. If this is not possible, the sensitive
receptors shall be relocated. Such additional measures include:
• Design the site such that sensitive receptors or air intakes for ventilation of
habitable uses are located as far as possible from US 101.
• Install indoor air filtration systems that effectively reduce particulate levels
to a less‐than‐significant level.
Project Proponents shall submit
performance specifications and design details to demonstrate that lifetime
residential exposures would result in less‐than‐significant cancer risks (less
than 10 in one million chances).
• Tiered plantings of trees or shrubs along project boundaries closest to US
101 shall be provided.
MM AQ‐4b: New Sources of TACs Located near Sensitive Receptors. The Planning and Building
City shall ensure that future development under the Plan that includes new
sources of air pollution shall undergo review to ensure that these sources do
not cause significant cancer risk or PM2.5 concentrations. If this is not
possible, the sources shall be relocated. To meet this requirement, Project
Proponents must provide the following:
• NSAPCD Permit or permit evaluation for that source or;
• Site‐specific air quality analysis that addresses the cancer risker risk and
PM2.5 criteria.

Monitoring/Reporting Action
and Schedule

Monitoring Compliance Record
(Name/Date)

Request site specific analysis
at time of application for
projects
with
sensitive
receptors within 450 feet of
US 101.

Site specific analysis has been
performed by Illingworth &
Rodkin (April 2018, updated
November 2018).

This analysis confirmed that the
Incorporate additional
level of cancer risk from the
measures into design, to avoid Project will be less than 10 in one
cancer risk greater than 10 in million.
one million.

Request
Permit

copy

of

NSAPCD Site specific analysis has been
performed by Illingworth &
Rodkin (April 2018, updated
OR
November 2018).
Request site‐specific analysis This analysis confirmed that new
at time of application.
sources of TACs would not cause
significant cancer risk or PM2.5
concentrations.
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Table 1 (cont.): Mill District Project Mitigation Monitoring and Reporting Program

Mitigation Measure

Monitoring
Responsibility

MM BR‐1a: Protect Special‐status Birds and Migratory Passerines and Planning and Building
Raptors during Construction. The City shall ensure that preconstruction
surveys for nesting special‐status birds or raptors are conducted for Plan‐
related construction commencing between February 1 and October 15.
Surveys shall be completed by a qualified wildlife biologist who is
experienced in identifying birds and their habitat and surveys shall be
completed within 14 days of construction. Trees within a minimum 300‐foot
radius of proposed construction shall be included in the survey, unless
otherwise directed by current CDFW standards.
If the biologist detects no active nesting by special‐status or migratory birds
or raptors, then work may proceed without restrictions. If migratory bird
and/or active raptor nests are identified, the biologist shall determine
whether or not construction activities might impact the active nest or disrupt
reproductive behavior. If it is determined that construction would not affect
an active nest or disrupt breeding behavior, construction may proceed
without any restriction.

Monitoring/Reporting Action
and Schedule

Monitoring Compliance Record
(Name/Date)

Incorporate preconstruction The
requirement
for
surveys into conditions of preconstruction surveys meeting
individual projects.
the
requirements
of
this
mitigation measure has been
Report findings of
incorporated as a condition of
preconstruction surveys to
project approval.
Planning and Building prior to
ground disturbance.
Install appropriate buffers, if
necessary, prior to the start of
construction and maintain
during construction.

If the qualified biologist determines that construction activities would likely
disrupt raptor breeding or passerine nesting activities, then a no‐disturbance
buffer around the nesting location shall be established to avoid disturbance
or destruction of the nest site until after the breeding season or after a
wildlife biologist determines that the young have fledged (usually late June
through mid‐July). The extent of these buffers would be determined by a
wildlife biologist in consultation with the CDFW and would depend on the
species’ sensitivity to disturbance (which can vary among species); the level
of noise or construction disturbance; line of sight between the nest and the
disturbance; ambient levels of noise and other disturbances; and
consideration of other topographical or artificial barriers. Typically a 50‐feet
buffer shall be required for passerines and a 250‐feet buffer for raptors,
however the wildlife biologist shall analyze and use the above factors in
making an appropriate decision on buffer distances.
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Table 1 (cont.): Mill District Project Mitigation Monitoring and Reporting Program

Mitigation Measure

Monitoring
Responsibility

MM BR‐1b: Protect Special‐status Bats during Building Demolition and Tree Planning and Building
Removal. Not more than two weeks prior to building demolition, the City
shall ensure that a qualified biologist (i.e., one familiar with the identification
of bats and signs of bats) survey buildings proposed for demolition for the
presence of roosting bats or evidence of bats. If no roosting bats or evidence
of bats are found in the structure, demolition may proceed. If the biologist
determines or presumes bats are present, the biologist shall exclude the bats
from suitable spaces by installing one‐way exclusion devices. After the bats
vacate the space, the biologist shall close off the space to prevent
recolonization. Building demolition shall only commence after the biologist
verifies seven to 10 days later that the exclusion methods have successfully
prevented bats from returning. To avoid impacts on non‐volant (i.e., non‐
flying) bats, the biologist shall only conduct bat exclusion and eviction from
February 15 through April 15 and from August 15 through October 30.

Monitoring/Reporting Action
and Schedule

Monitoring Compliance Record
(Name/Date)

Incorporate preconstruction
surveys into conditions of
individual
projects
that
include
demolition
of
buildings or removal of large
trees.

The
requirement
for
preconstruction surveys meeting
the
requirements
of
this
mitigation measure has been
incorporated as a condition of
project approval.

Report findings of
preconstruction surveys to
Planning and Building prior to
demolition or tree removal.

Prior to the removal of large trees scheduled during seasonal periods of bat
activity (February 15 through April 15 and August 15 through October 30), a
qualified bat biologist shall conduct a bat habitat assessment to determine
the presence of suitable bat roosting habitat. No more than 30 days before
removal of any large tree or snag, a biologist familiar with identification of
bats and signs of bats will conduct a pre‐construction survey for signs of bat
activity. If construction is postponed or interrupted for more than 30 days
from the date of the initial bat survey, the biologist shall repeat the pre‐
construction survey.
If a tree provides potentially suitable roosting habitat, but bats are not
present, bats shall be excluded by temporarily sealing cavities, pruning limbs,
or removing the entire tree, in consultation with the qualified bat biologist.
Trees and snags with cavities or loose bark that exhibit evidence of use by
bats shall be scheduled for bat exclusion and/or eviction, conducted during
appropriate seasons (i.e., February 15 through April 15 and August 15
through October 30) and supervised by the biologist.
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Table 1 (cont.): Mill District Project Mitigation Monitoring and Reporting Program

Mitigation Measure

Monitoring
Responsibility

MM CR‐1a: Avoid or Reduce Impacts to Currently Unknown Archaeological Planning and Building
Resources. The City shall maintain a map of the Plan area that shows areas
that have been previously surveyed for archaeological resources. Prior to
implementation of the Plan in portions of the Plan area not previously
surveyed for archaeological resources, the City shall contact, or require the
Project Proponent to contact, the Northwest Information Center for
evaluation and a recommendation as to whether further study is required to
determine the presence of archaeological resources. If further study is
recommended, the City shall ensure that a qualified professional conduct a
pedestrian survey and make recommendations designed to avoid or minimize
adverse impacts on archaeological resources that meet the CEQA definition
of historical or unique archaeological resources. Recommendations shall be
implemented prior to project implementation. If the resource cannot feasibly
be avoided than a data recovery program shall be implemented. Data
recovery efforts must follow standard archaeological methods and all
significant cultural resource materials recovered shall be subject to scientific
analysis, professional museum curation, and a report prepared by the
qualified archaeologist according to current professional standards.

Monitoring/Reporting Action
and Schedule

Monitoring Compliance Record
(Name/Date)

Request NWIC report at time Site specific analysis has been
of application.
performed by Evans & DeShazo
(October 2017) and the City has
Incorporate recommendations consulted with the NWIC (January
as condition on individual 2018).
projects, as needed.
Recommendations of the analysis
have been incorporated as
conditions of project approval.

If archaeological resources are discovered during construction the City shall
ensure that a qualified archaeologist is enlisted to evaluate the significance of
the find. Once the archaeologist has had the opportunity to evaluate the find
and suggest appropriate mitigation measures, as necessary if the deposit
contains historical or unique archaeological resources, the archaeologist shall
undertake data recovery of the deposit unless the project can be modified to
allow the materials to be left in place. If the archaeological resources are
Native American, representatives of the appropriate culturally affiliated tribe
shall also be enlisted to help evaluate the find and suggest appropriate
treatment and mitigation measures.
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Table 1 (cont.): Mill District Project Mitigation Monitoring and Reporting Program

Mitigation Measure

Monitoring
Responsibility

MM CR‐1b: Update 1983 Historic Property Survey and Complete Eligibility Planning and Building
Determinations. In accordance with Municipal Code 20.12 and consistent
with Healdsburg 2030 General Plan Policy Implementation Measure HCR‐1,
the City shall update the 1983 cultural resource survey by conducting further
evaluation of the buildings/structures that could be impacted by Plan
implementation, and that have not already been evaluated under the Plan.
These include six of the seven buildings/structures/districts that have been
determined to be eligible for listing in the National Register, California
Register, or local designation, and the 13 building/structures/properties
identified in the 2012 survey as potentially eligible for the National Register,
California Register, or local designation as historic structures or historic
districts but needing further evaluation. These 19 buildings/structures and
districts are as follows:
• A.F. Stevens Mill & Lumber Company Historic District at 359 Hudson Street
• Healdsburg Station and Freight Depot at 316 Depot Street
• Healdsburg Railroad Turntable
• Roma Winery/Sunsweet Prune Packing at 128 Mill Street
• Roma Vista Winery at 420 Hudson Street
• William Cummings House at 17 Fitch Street
• Bungalow located at 201 East Street
• Commercial building located at 135 Healdsburg Avenue
• Commercial building located at 139 Healdsburg Avenue
• Buffi’s Hotel located at 146 Healdsburg Avenue
• Buildings and structures and potential historic district on Nu Forest
Products property at 164 Healdsburg Avenue
• Several small cottages located at 149 Healdsburg Avenue
• Commercial building located at 177 Healdsburg Avenue for local designation.
• Wood bridge located adjacent to 177 Healdsburg Avenue.
• Small industrial shed located at 180 Healdsburg Avenue
• Circa 1862 building located at 44 Mill Street
• Bungalow located at 205 East Street.
• Chambaud/Simi Winery building at 431/433 Hudson Street

Monitoring/Reporting Action
and Schedule

Monitoring Compliance Record
(Name/Date)

Update 1983 cultural resource Further evaluation of the listed
survey as further evaluations buildings on the project site (in
the form of site‐specific analysis)
become available.
was has been performed by Evans
& DeShazo (October 2017) and
provided to the City.
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Table 1 (cont.): Mill District Project Mitigation Monitoring and Reporting Program

Mitigation Measure

Monitoring
Responsibility

Monitoring/Reporting Action
and Schedule

Monitoring Compliance Record
(Name/Date)

• Portions of the Roma Vista Winery warehouses on Drayeur Avenue.
MM CR‐1c: Amend Municipal Code 20.12.100. As provided in Municipal City of Healdsburg
Code 20.12.100, and following the procedures outlined in Municipal
Ordinance 20.28 Article VII, the City shall amend Municipal Code 20.12.100
to include in the list of Designated Historic Structures, any of the above‐listed
buildings/structures that are determined eligible for the National Register or
California Register, or qualify for local designation.

Amend Municipal Code
20.12.100.

MM CR‐1d: Implement Healdsburg 2030 General Plan Policies. The City Planning and Building
shall continue to implement Healdsburg 2030 General Plan policies HCR‐A‐2
and HCR‐A‐3. HCR‐A‐2 states that the City will support the efforts of owners
of qualified properties in seeking local historic designation, listing on the
California Register and/or the Federal Register of Historic Sites; and HCR‐A‐3
states that the City will support the efforts of property owners to preserve
and renovate historically significant structures.

Implement Healdsburg 2030 No applicant action is necessary.
General Plan policies HCR‐A‐2
and HCR‐A.

MM CR‐1f: Recordation of Historical Resources. Prior to Demolition or Planning and Building
Removal. Healdsburg Municipal Code Chapter 20.24 Article V, Historic
Resources Protection, is intended to protect the City’s historic resources by
preventing the unwarranted demolition of historic buildings and structures.
If any of the historical resources within the Plan area are proposed for
demolition, then the procedures detailed in Healdsburg Municipal Code
Chapter 20.24 Article V, Historic Resources Protection, for historic building
demolitions must be followed.

Comply with procedures in
Healdsburg Municipal Code
Chapter 20.24 Article V on
individual
projects
with
historic resources.

The potential conditions of approval contained within the Municipal Code
that may be adopted by the Zoning Administrator or Historic Committee in
approving a historic demolition permit shall be made conditions of approval
for demolition of any structure that is determined to be eligible for
designation based upon the determinations made under Mitigation Measure
CR‐lb. The potential conditions of approval shall also be made conditions of
approval for relocation of any of these structures.
These conditions of approval are as follows:

No applicant action is necessary.

The required conditions of
approval have been incorporated
into the conditions of project
approval.
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Table 1 (cont.): Mill District Project Mitigation Monitoring and Reporting Program

Mitigation Measure

Monitoring
Responsibility

Monitoring/Reporting Action
and Schedule

Monitoring Compliance Record
(Name/Date)

• Prior to demolition, the Project Proponent shall provide archival quality
photographs, floor plans and elevation drawings, as appropriate, to record
the building(s) or structure(s) being demolished.
• Prior to issuance of the historic demolition permit, the Historic Committee
shall approve a design review application for new construction for the site
of the demolished structure(s) and a building permit shall be issued for the
replacement structure(s). In addition to the findings required for design
review applications, the Historic Committee shall find that the proposed
design is compatible with the historic character of the surrounding historic
neighborhood, if applicable.
• The Project Proponent shall donate to the Healdsburg Museum any artifact
or other architectural element identified by the Historic Committee. The
artifact or architectural element shall be carefully removed and delivered
to the Museum in good condition to be used in future conservation work.
MM CR‐2: Evaluation and Treatment of Paleontological Resources. If Planning and Building
paleontological resources (e.g., vertebrate bones, teeth, or abundant and
well‐preserved invertebrates or plants), are encountered during construction,
work in the immediate vicinity shall be diverted away from the find until a
professional paleontologist assesses and salvages the find, if necessary.

Incorporate as condition on The
requirements
of
this
individual projects.
mitigation measure have been
incorporated as a condition of
project approval.

MM CR‐3: Protection of Human Remains Encountered During Construction. Planning and Building
Should human remains, associated grave goods, or items of cultural
patrimony be encountered during construction, the following procedures
shall be followed as required by Public Resources Code § 5097.9 and Health
and Safety Code § 7050.5. In the event of discovery or recognition of any
human remains, there shall be no further excavation or disturbance of the
site or any nearby area reasonably suspected to overlie adjacent remains
until the Sonoma County Coroner has determined that the remains are not
subject to his or her authority. Further, pursuant to California Public
Resources Code Section 5097.98(b), remains shall be left in place and free
from disturbance until a final decision as to the treatment and disposition has
been made by the Coroner. If the coroner recognizes the human remains to

Incorporate as condition on The
requirements
of
this
mitigation measure have been
individual projects.
incorporated as a condition of
project approval.
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Table 1 (cont.): Mill District Project Mitigation Monitoring and Reporting Program

Mitigation Measure

Monitoring
Responsibility

Monitoring/Reporting Action
and Schedule

Monitoring Compliance Record
(Name/Date)

be those of a Native American, or has reason to believe that they are those of
a Native American, he or she shall contact, by telephone within 24 hours, the
State Native American Heritage Commission (NAHC). In accordance with
Public Resources Code 5097.98, the Native American Heritage Commission
would then immediately notify the "most likely descendant(s)" of receiving
notification of the discovery. The most likely descendant(s) would then make
recommendations within 48 hours, and engage in consultations concerning
the treatment of the remains.
MM HHM‐3: Protect against Hazards from Soil or Groundwater Planning and Building
Contamination. If construction is proposed on a moderate or high risk
environmental case site or on a contiguous property of a moderate or high
risk site, the City shall ensure that, prior to construction, an investigation of
soil and, if encountered, groundwater, will be performed to determine the
presence or absence of contamination. Samples shall be collected to the
depth of the proposed project excavation.
If contaminated soil and/or groundwater is discovered, the results of the soil
and/or groundwater investigation shall be incorporated into a Soil and
Groundwater Management Plan, to determine whether specific soils and/or
groundwater management and disposal procedures for contaminated
materials are required; whether excavation soils are suitable for reuse, and to
recommend construction worker health and safety procedures for working
with contaminated materials are required; the City shall verify that the Soil
and Groundwater Management Plan is implemented.

Request site specific
investigation at time of
application of individual
project located on moderate
or high risk environmental
case site or on contiguous
property of a moderate or
high risk site.
Approve, if necessary, Soil and
Groundwater
Management
Plan prior to issuance of
grading permit.

Soil and Groundwater Management Plan
If contaminated soil and/or groundwater is encountered during the soil
and/or groundwater investigation, at least two weeks prior to construction
the City’s contractor shall prepare and implement a construction Soil and
Groundwater Management Plan. The contractor shall submit the Plan to the
City for review and approval. Elements of the plan shall include:
• Measures to address hazardous materials and other worker health and

A Phase I Environmental Site
Assessment has been performed
by GHD, Inc.(November 2015)
The requirement to prepare a soil
and groundwater management
plan has been incorporated as a
condition of project approval.
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Table 1 (cont.): Mill District Project Mitigation Monitoring and Reporting Program

Mitigation Measure

•
•
•
•

Monitoring
Responsibility

Monitoring/Reporting Action
and Schedule

Monitoring Compliance Record
(Name/Date)

safety issues, including the specific level of protection required for
construction workers.
Provisions for excavation of soil, stockpiling, dust and odor control
measures.
Measures to prevent offsite migration of contaminated soil and groundwater.
Location and final disposition of all soil and groundwater removed from
the site.
All other necessary procedures to ensure that excavated materials are
stored, managed and disposed of in a manner that is protective of human
health and in accordance with applicable laws and regulations.

MM HWQ‐2: Prepare and Implement Master Drainage Plan. Prior to any Public Works
project approvals within the Plan area, the City shall have prepared a Master
Drainage Plan to identify the improvements necessary to support
implementation of the Plan.

Prepare Master Drainage Plan. The City has prepared a Master
Drainage Plan (GHD, March 2017).

The Master Drainage Plan shall model the hydraulics of stormwater flow in
the Plan area under full buildout conditions using one‐ or two‐dimensional
modeling of appropriate design storm flows. The Master Drainage Plan shall
identify the systemwide capacity improvements to be implemented over the
course of buildout under the Plan. The drainage system improvements
known to be required for Plan implementation have been listed in the Project
Description for this EIR, but some additional improvements may be required
after the analysis required in this Mitigation Measure has been conducted.
These additional drainage system improvements would be similar to the
types of improvements listed in the Project Description.
MM HWQ‐3: Groundwater Management. If construction dewatering is Public Works
required for development within the Plan area, the City shall require one of
the following dewatering management options be implemented:
• Reuse the water on‐site for dust control, compaction, or irrigation.
• Retain the water on‐site in a grassy or porous area to allow
infiltration/evaporation.
• Discharge (by permit) to a sanitary sewer or surface water (this option may

Incorporate as condition on These requirements have been
individual projects where incorporated as conditions of
dewatering is required.
approval for the project.
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Table 1 (cont.): Mill District Project Mitigation Monitoring and Reporting Program

Mitigation Measure

Monitoring
Responsibility

Monitoring/Reporting Action
and Schedule

Monitoring Compliance Record
(Name/Date)

require a temporary method to filter sediment‐laden water prior to
discharge).
If discharging to the sanitary sewer, the City shall require Project Proponents
to obtain a onetime discharge permit or other type of approval requiring, as
necessary, measures for characterizing the discharge and ensuring filtering
methods and monitoring to verify that the discharge is compliant with the
City’s local wastewater discharge requirements.
If discharging to a local surface water or storm drain, the City shall require
that a Best Management Practices/Pollution Prevention Plan be prepared in
compliance with the North Coast Regional Water Quality Control Board Order
No. R1‐2009‐0045, Waste Discharge Requirements for Low Threat Discharges
to Surface Waters in the North Coast Region. The Best Management
Practices/Pollution Prevention Plan shall characterizes the discharge and
identifies specific measures to control the discharge, such as sediment
controls to ensure that excessive sediment is not discharged, and flow
controls to prevent erosion and flooding downstream of the discharge. The
City shall require that the Best Management Practices/Pollution Prevention
Plan be implemented during construction dewatering activities.
In areas of potential groundwater contamination associated with leaking
underground storage tanks or other potentially contaminative activities, the
City shall require Project Proponents to prepare a dewatering and discharge
plan to specify how the water will be collected, contained, sampled, treated,
monitored, and discharged to the either the sanitary sewer, the local storm
drain system, or to an off‐site disposal facility. The City shall require any
necessary on‐site treatment to remove constituents from the groundwater to
within permit requirements prior to discharge to either the sanitary sewer or
the local storm drain system.
MM NO‐1: Noise and Land Use Compatibility. The City shall ensure that new Planning and Building
projects in the Plan area will comply with the Healdsburg 2030 General Plan’s
Land Use Compatibility for Community Noise Environments guidelines and

Request site specific analysis Site specific analysis has been
at time of application and performed by Illingworth &
verify
compliance
with Rodkin (March 2018, updated
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Table 1 (cont.): Mill District Project Mitigation Monitoring and Reporting Program

Mitigation Measure

the City of Healdsburg Noise Ordinance by requiring acoustic analyses to be
conducted by a qualified noise specialist and by requiring implementation of
the recommendations of such analyses as follows:
• For single‐family, duplex, or mobile home residential projects proposed in
areas where exterior day‐night average noise levels are, or are projected
to, exceed 60 dBA Ldn (as shown on Figure 11 of the Healdsburg 2030
General Plan Policy Document), the City shall ensure that an acoustic
analysis be prepared that recommends project improvements, as needed,
to maintain interior noise levels at or below 45 dBA Ldn. This can typically
be accomplished with the incorporation of an adequate forced air
mechanical ventilation system in the residential units to allow residents the
option of controlling noise by keeping the windows closed.
• For multi‐family residential or motel/hotel projects proposed in areas
where exterior day/night average noise levels are, or are projected to
exceed, 65 dBA Ldn (as shown on Figure 11 of the Healdsburg 2030 General
Plan Policy Document), the City shall ensure that an acoustic analysis be
prepared that recommends project improvements, as needed, to maintain
interior noise levels at or below 45 dBA Ldn. This can typically be
accomplished with the incorporation of an adequate forced air mechanical
ventilation system in the residential units to allow residents the option of
controlling noise by keeping the windows closed.
• For school library, church, hospital or nursing home projects proposed in
areas where exterior day‐night average noise levels are, or are projected to
exceed 70 dBA Ldn (as shown on Figure 11 of the Healdsburg 2030 General
Plan Policy Document), the City shall ensure that an acoustic analysis be
prepared that recommends project improvements, as needed, to maintain
interior noise levels at or below 45 dBA Ldn, if needed. Standard office
construction methods typically provide about 25 to 30 decibels of noise
reduction in interior spaces.
• For golf course, cemetery, or industrial projects proposed in areas where
exterior day‐night average noise levels are, or are projected to exceed 75 dBA
Ldn (as shown on Figure 11 of the Healdsburg 2030 General Plan Policy

Monitoring
Responsibility

Monitoring/Reporting Action
and Schedule

Healdsburg 2030 General
Plan’s Land Use Compatibility
for
Community
Noise
Environments guidelines and
the City of Healdsburg Noise
Ordinance.

Monitoring Compliance Record
(Name/Date)

October 2018).

Recommendations of the analysis
have been incorporated as
conditions of project approval.
These recommendations include a
requirement for subsequent
Incorporate recommendations acoustic analysis as specific design
into design of individual details are finalized in the future.
projects.
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Table 1 (cont.): Mill District Project Mitigation Monitoring and Reporting Program

Mitigation Measure

Monitoring
Responsibility

Monitoring/Reporting Action
and Schedule

Monitoring Compliance Record
(Name/Date)

Request site specific analysis
at time of application for
projects within 100 feet of
centerline of railroad.

Site specific analysis has been
performed by Illingworth &
Rodkin (March 2018, updated
October 2018).

Document), the City shall ensure that an acoustic analysis be prepared that
recommends project improvements, as needed, to maintain exterior noise
levels at 65 dBA Ldn, or at ambient levels whichever is greater and to maintain
interior noise levels at or below 50 dBA Ldn. Standard industrial construction
methods can typically provide about 25 to 30 decibels of noise reduction in
interior spaces.
• In areas where traffic noise levels exceed, or are projected to exceed, 70
dBA Ldn (along the US 101 corridor, Mill Street, Healdsburg Avenue, or the
Northwestern Pacific Rail corridor as shown on Figure 11 of the Healdsburg
2030 General Plan Policy Document), the City shall ensure that an acoustic
analysis be prepared that recommends project improvements, as needed,
to maintain interior noise levels at or below 45 dBA Ldn, to maintain
exterior sounds levels below 65 dBA Ldn, and to maintain single‐event noise
below 50 dBA Lmax in bedrooms and 55 dBA Lmax, in other rooms. Potential
strategies may include, but are not limited to the inclusion of windows and
doors with high Sound Transmission Class (STC) ratings, and the
incorporation of forced‐air mechanical ventilation systems necessary to
meet 45 dBA Ldn and the Lmax noise limits. Noise barriers may be necessary
to shield outdoor activity areas.
MM NO‐2a: Railroad Vibration. The City shall ensure an acoustic analysis is Planning and Building
conducted by a qualified noise specialist for structures within 100 feet of the
centerline of the railroad and that the recommendations of the analysis are
implemented. The analysis shall specify measures including, but not limited
to, setbacks and structural design features that will reduce vibration levels at
or below the guidelines of the FTA Groundborne Vibration Impact Criteria, as
shown in Table 3.10‐4 of this EIR.

MM NO‐3: Temporary Construction Noise (For Large or Complex Projects). Planning and Building
For large or complex construction projects with anticipated construction
durations exceeding one year, or as determined by the Planning and Building

Incorporate recommendations The project conditions of approval
into design of individual require further acoustic analysis
projects.
when final design details are
provided as part of applications
for design review.
Request project specific plan Site specific analysis has been
at time of application for large performed by Illingworth &
Rodkin (March 2018, updated
or complex projects.
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Table 1 (cont.): Mill District Project Mitigation Monitoring and Reporting Program

Mitigation Measure

Director, a construction noise logistics plan shall be prepared that specifies
allowable hours of construction, noise and vibration minimization measures,
posting or notification of construction schedules, and designation of a noise
disturbance coordinator who would respond to neighborhood complaints.
The individual measures of this plan shall be required to be in place prior to
the start of construction, and implemented during construction to reduce
noise impacts on neighboring residents and other uses. A typical
construction noise logistics plan would include, but not be limited to, the
following measures to reduce construction noise levels as low as practical:
1. Equip internal combustion engine‐driven equipment with intake and
exhaust mufflers that are in good condition and are appropriate for the
equipment.
2. Locate stationary noise‐generating equipment as far as possible from
sensitive receptors in the vicinity.
3. Locate staging areas and construction material areas as far away as possible
from adjacent land uses.
4. Prohibit all unnecessary idling of internal combustion engines.
5. Utilize "quiet" air compressors and other stationary noise sources where
technology exists.
6. Erect temporary noise control blanket barriers in a manner to shield noise‐
sensitive uses.
7. Control noise levels from workers’ amplified music so that sounds are not
audible sensitive receptors in the vicinity.
8. If impact pile driving is proposed, multiple‐pile drivers shall be considered
to expedite construction. Although noise levels generated by multiple pile
drivers would be higher than the noise generated by a single pile driver, the
total duration of pile driving activities would be reduced.
9. If impact pile driving is proposed, temporary noise control blanket barriers
shall shroud pile drivers or be erected in a manner to shield the adjacent land
uses. Such noise control blanket barriers can be rented and quickly erected.
10. If impact pile driving is proposed, foundation pile holes shall be pre‐drilled
to minimize the number of impacts required to seat the pile. Pre‐drilling

Monitoring
Responsibility

Monitoring/Reporting Action
and Schedule

Incorporate measures as
condition of individual
projects.

Monitoring Compliance Record
(Name/Date)

October 2018).
The
requirement
for
a
construction logistics plan once
further design details are known
has been incorporated
as
conditions of project approval.
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Table 1 (cont.): Mill District Project Mitigation Monitoring and Reporting Program

Mitigation Measure

Monitoring
Responsibility

Monitoring/Reporting Action
and Schedule

Monitoring Compliance Record
(Name/Date)

foundation pile holes is a standard construction noise control technique.
Pre‐drilling reduces the number of blows required to seat the pile. Notify
all adjacent land uses of the construction schedule in writing.
11. Designate a "disturbance coordinator responsible for responding to
complaints about project construction noise and taking reasonable
measures to correct the problem. Conspicuously post a telephone number
for the disturbance coordinator at the construction site and include it in any
notice sent to neighbors regarding the construction schedule.
MM TR‐1: Implementation of Intersection Improvements at Healdsburg Planning and Building
Avenue/Mill Street/Vine Street. The City shall track the additional vehicle and Public Works
trips to the intersection from new development. Each individual Project
Proponent shall prepare a Traffic Memo that identifies the project’s traffic
generation rate and contribution to the Healdsburg Avenue/Mill Street/Vine
Street intersection. The Project Proponent may include updated traffic
counts at the intersection, if warranted. Precise timing for the improvements
cannot be established at this time, but the City shall cause the improvements
to be implemented prior to the intersection exceeding 2,250 vehicle trips
during the PM peak. Design of the roundabout shall consider pedestrian
safety such as properly designed and installed curb ramps, crosswalks, and
warning devices.

Request traffic memo at time Site specific analysis has been
of application for large or performed by Wtrans (March
complex projects.
2018, updated November 2018).
Implement
improvements The intersection improvements
prior to intersection exceeding are under construction.
2,250 vehicle trips.

MM TR‐C1a: Improvement at Healdsburg Avenue/Mill Street/Vine Street. Planning and Building Verify design of roundabout The intersection improvements
The City shall include in the design of the roundabout a right‐turn bypass lane and Public Works
will achieve acceptable LOS have been designed and are under
at the north and east approaches to the roundabout. This would include a
prior to construction.
construction by the City.
short right‐turn lane on each approach. The design of the bypass lanes shall
consider pedestrian safety. For example, if feasible, the bypass lanes shall not
overlap with the pedestrian crossings at the approach of the roundabout.
The roundabout also can be designed in an alternate way that achieves an
acceptable LOS as defined in the Healdsburg General Plan. Documentation
shall be provided showing the alternate design can achieve the City’s LOS
standards.
MM TR‐C1b: Improvement at Healdsburg Avenue/Front Street. The City Planning and Building Request traffic memo at time Site specific analysis has been
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Table 1 (cont.): Mill District Project Mitigation Monitoring and Reporting Program

Mitigation Measure

Monitoring
Responsibility

shall cause installation of a traffic signal at the intersection of Healdsburg and Public Works
Avenue and Front Street. The City shall track the additional vehicle trips to
the intersection from new development. Each individual Project Proponent
shall prepare a Traffic Memo that identifies the project’s traffic generation
rate and contribution to the Healdsburg Avenue/Front Street intersection.
Precise timing for the improvements cannot be established at this time, but
the City shall cause the improvement to be implemented prior to the
intersection exceeding 1,004 vehicle trips during the PM peak.

Monitoring/Reporting Action
and Schedule

Monitoring Compliance Record
(Name/Date)

of application for large or performed by Wtrans (March
2018, updated November 2018).
complex projects.
Implement
improvements This signal was installed in 2017.
prior to intersection exceeding
1,004 vehicle trips.
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EXHIBIT D
AFFORDABLE HOUSING AGREEMENT
[to be inserted]
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EXHIBIT E
GMO ALLOCATION SCHEDULE

GMO
Allocation
Cycle

Market Rate
Units1

Low/Very Low
Income Units

Middle
Income
Housing Units

Hotel Rooms

2019 – 2021

35

40 rental2

--

533

2022 – 2024

40

--

-14 rental

2025-2027

40*

--

2028-2030

40*

--

4

-8 rental4 or
ownership5

--

*

If fewer than 40 GMO Allocations are required in order to complete construction of all
Market Rate Housing within the Project, then this number shall be reduced to the
actual number of GMO Allocations required to complete such construction.

1

Market Rate Units are eligible for “A allocations” and/or “B allocations,” as such
terms are defined in the GMO Policies and Procedures.
Low/Very Low Income Units are exempt from GMO requirements.
Hotel Rooms are exempt from GMO requirements.
Rental Middle Income Housing Units are eligible for “C allocations,” as such term is
defined in the GMO Policies and Procedures.
Ownership Middle Income Housing Units require GMO Allocations pursuant to the
GMO Policies and Procedures.

2
3
4

5
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EXHIBIT F
FORM OF ASSIGNMENT AND ASSUMPTION AGREEMENT
RECORDING REQUESTED BY AND
WHEN RECORDED MAIL TO:
[Land Owner]

SPACE ABOVE THIS LINE FOR RECORDER’S USE ONLY

ASSIGNMENT AND ASSUMPTION AGREEMENT
(Mill District Healdsburg)
THIS ASSIGNMENT AND ASSUMPTION AGREEMENT ("Agreement") is entered
into as of the ____ day of __________, 20__ (the "Assignment Date") by and among Replay
Healdsburg, LLC, a Delaware limited liability company ("Assignor" or "Land Owner"), and
______________________, a ___________________ ("Assignee") (each individually a "Party"
and collectively the "Parties").

RECITALS
A.
Assignor and the City of Healdsburg, a California municipal corporation ("City")
have entered into that certain Development Agreement dated as of _____________, 2019
("Development Agreement") which was recorded in the Official Records of Sonoma County on
_____________, 2019 as Instrument No. _____________. Capitalized terms not otherwise
defined in this Agreement are as defined in the Development Agreement.
B.
Assignor is the fee owner of the real property located within the City of
Healdsburg, County of Sonoma, State of California, as further described in Exhibit A attached
hereto and incorporated herein by reference (the "Transfer Property") and is the Developer as
defined in the Development Agreement.
C.
The Transfer Property described in Exhibit A is a portion of the Property as
defined in the Development Agreement and
D.
Assignor desires to transfer its interest in the Transfer Property to Assignee
concurrently with execution of this Agreement, and Assignee desires to so acquire such interest
in the Transfer Property from Assignor.
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E.
Section 9 of the Development Agreement provides that the Land Owner may
transfer all or a portion of the Property and assign all or a portion of its rights and obligations
under the Development Agreement related to the Transfer Property to another party, provided
that the Land Owner shall have notified the City prior to any assignment, that the Assignor and
Assignee enter into an assignment and assumption agreement in substantially the form of this
Agreement, and that, concurrently with the Assignment, the Assignor shall provide the City with
an executed copy of this Agreement.
F.
Assignor has provided the required written notice to City of its intent to enter into
this Agreement as required by Section 9 of the Development Agreement and, concurrently with
the execution of this Agreement, shall provide the City with an executed copy of this Agreement.
G.
Assignor now desires to assign its interests, rights, duties and obligations
applicable to the Transfer Property under the Development Agreement to Assignee, and
Assignee desires to assume such interests, rights, duties and obligations from Assignor.
NOW, THEREFORE, in exchange for the mutual covenants set forth herein and for other
good and valuable consideration, the receipt and sufficiency of which are hereby acknowledged,
the Parties hereby agree as follows:
AGREEMENT
The introductory paragraph, the Recitals, and all defined terms set forth therein are
hereby incorporated into this Agreement as if hereinafter fully and completely rewritten.
1.
Assignment and Assumption of Interest. Assignor hereby transfers, assigns and
conveys to Assignee, all of Assignor's right, title and interest in and to, and the obligations,
duties, responsibilities, conditions and restrictions under, the Development Agreement related to
the Transfer Property being transferred, as set forth in Section 2 below (the "Rights and
Obligations"). By accepting this assignment, Assignee, for itself and its successors and assigns,
hereby expressly and unconditionally accepts the foregoing assignment, assumes all such Rights
and Obligations, and expressly agrees for the benefit of City, to pay, perform and discharge all
obligations of Assignor under the Development Agreement related to the Transfer Property, and
to comply with all covenants and conditions of Assignor arising from or under the Development
Agreement related to the Transfer Property. Assignee hereby represents that it has reviewed and
accepts all obligations of Assignor, if any, required by the Project Approvals.
2.
Allocation of Rights and Obligations. [Placeholder for enumeration of which
of the rights and allocations shall be transferred to the Assignee and which shall be
retained by the Assignor.] In no event shall the City be obligated to make, or be liable for
making, any determination as to which obligations are being transferred, other than as
specifically set forth in this Section 2.
3.
Substitution of Land Owner. Assignee hereafter shall be substituted for and
replace Assignor in the Development Agreement with respect to the Rights and Obligations
transferred under this Agreement. Whenever the term "Developer" appears in the Development
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Agreement, it shall hereafter mean Assignee with respect to the Rights and Obligations
transferred under this Agreement.
4.

Assignor and Assignee Agreements, Indemnifications and Waivers.
(a)

Assignor represents and warrants as follows:

(i)
Development Agreement. To the extent applicable to the Transfer
Property, the Development Agreement is unmodified and in full force and effect, and the City
has not agreed to any amendment of any provision of the Development Agreement with respect
to the Transfer Property. [If any amendments have occurred, state here.]
(ii)
No Defaults. To the actual knowledge of Assignor, no default on
the part of City, and no breach, event, or failure of condition that, with notice or lapse of time or
both, would constitute a default on the part of City, exists under the Development Agreement
with respect to the Transfer Property. [If any default exists, describe here.]
(iii) No Set-Offs. To the actual knowledge of Assignor, there are no
set-offs or defenses against the enforcement of any right or remedy, or any duty or obligation, of
the City or Assignor under the Development Agreement with respect to the Transfer Property.
(iv)
No Termination Right. To the actual knowledge of the Assignor,
the Assignor currently has no right to terminate the Development Agreement pursuant to Article
7 of the Development Agreement.
(b)

Assignee represents and warrants as follows:

(i)
Assignee is ______________________, a __________. For the
purposes of this Agreement the Land Owner's office is: _____________.
(ii)
Assignee represents and warrants that, as of the Effective Date of
this Agreement, Assignee is:
(iii)

The sole fee owner of the Transfer Property;

(iv)

Duly organized and validly existing under the laws of the State of

California;
(v)
Qualified and authorized to do business in the State of California
and has duly complied with all requirements pertaining thereto; and
(vi)
In good standing and has all necessary powers under the laws of
the State of California to own property and in all other respects enter into and perform the
undertakings and obligations of this Agreement.
(c)

Assignee further represents and warrants:
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(i)
That no approvals or consents of any persons are necessary for the
execution, delivery or performance of this Agreement by Assignee, except as have been
obtained;
(ii)
That the execution and delivery of this Agreement and the
performance of the obligations of Assignee have been duly authorized by all necessary actions
and approvals required;
(iii) That this Agreement is a legal, valid, and binding obligation of
Assignee enforceable in accordance with its terms;
(iv)
That the execution, delivery, and performance of this Agreement
by the Assignee does not and will not materially conflict with, or constitute a material violation
or material breach of, or constitute a default under (a) the formation agreements of the Assignee
(if any), (b) any law, rule, or regulation binding upon or applicable to Assignee, or (c) any
material agreements to which Assignee is a party;
(v)
That Assignee or any person or entity owning or operating the
Transfer Property, has duly obtained and maintained, or will duly obtain and maintain, all
licenses, permits, consents, and approvals required by all applicable governmental authorities to
develop, sell, lease, own, and operate all or a portion of the Project on the Transfer Property.
(d)
Assignor and Assignee each hereby waives and releases, and Assignee
hereby agrees to indemnify and hold City harmless, from any and all damages, liabilities, causes
of action, claims or potential claims against City (including attorneys' fees and costs) arising out
of or resulting from the assignment and assumption of the Rights and Obligations.
(e)
Assignor acknowledges and agrees that the Rights and Obligations have
been fully assigned to Assignee by this Agreement and, accordingly, that Assignee shall have the
exclusive right to assert any claims against City with respect to such Rights and Obligations.
Accordingly, without limiting any claims of Assignee under the Development Agreement,
Assignor hereby waives any claims or potential claims by Assignor against City to the extent
arising solely out of the transferred Rights and Obligations.
5.
Governing Law; Venue. This Agreement shall be interpreted and enforced in
accordance with the laws of the State of California without regard to principles of conflicts of
laws. Any action to enforce or interpret this Agreement shall be filed and litigated exclusively in
the Superior Court of Sonoma County, California.
6.
City as Third Party Beneficiary. The City of Healdsburg shall be a third party
beneficiary of this Agreement. The City shall have the right to rely upon the representations and
warranties set forth in Section 4 hereof.
7.
Entire Agreement/Amendment. This Agreement constitutes the entire agreement
among the Parties with respect to the subject matter hereof, and supersedes all prior written and
oral agreements with respect to the matters covered by this Agreement. This Agreement may not
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be amended except by an instrument in writing signed by each of the Parties and consented to in
writing by City.
8.
Further Assurances. Each Party shall execute and deliver such other certificates,
agreements and documents and take such other actions as may be reasonably required to
consummate or implement the transactions contemplated by this Agreement and the
Development Agreement.
9.
Benefit and Liability. Subject to the restrictions on transfer set forth in the
Development Agreement, this Agreement and all of the terms, covenants, and conditions hereof
shall extend to the benefit of and be binding upon the respective successors and permitted
assigns of the Parties.
10.
Attorneys' Fees. In the event of any litigation pertaining to this Agreement, the
losing Party shall pay the prevailing Party's litigation costs and expenses, including without
limitation reasonable attorneys' fees.
11.
City is a Third-Party Beneficiary. The City is an intended third-party beneficiary
of this Agreement, and has the right, but not the obligation, to enforce the provisions hereof.
12.
Recordation. Assignor shall cause this Agreement to be recorded in the Official
Records of Sonoma County, and shall promptly provide conformed copies of the recorded
Agreement to City and Assignee.
13.
Address for Notices. Assignee's address for
communications under the Development Agreement is as follows:

notices,

demands

and

________________________________
________________________________
________________________________
Attn: _______________________
With copies to:
________________________________
________________________________
________________________________
Attn: _______________________

14.
Captions; Interpretation. The section headings used herein are solely for
convenience and shall not be used to interpret this Agreement. The Parties acknowledge that this
Agreement is the product of negotiation and compromise on the part of both Parties, and the
Parties agree, that since both have participated in the negotiation and drafting of this Agreement,
this Agreement shall not be construed as if prepared by one of the Parties, but rather according to
its fair meaning as a whole, as if both Parties had prepared it.
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15.
Severability. If any term, provision, condition or covenant of this Agreement or
its application to any Party or circumstances shall be held by a court of competent jurisdiction, to
any extent, invalid or unenforceable, the remainder of this Agreement, or the application of the
term, provision, condition or covenant to persons or circumstances other than those as to whom
or which it is held invalid or unenforceable, shall not be affected, and shall be valid and
enforceable to the fullest extent permitted by law unless the rights and obligations of the Parties
have been materially altered or abridged thereby.
16.
Counterparts. This Agreement may be executed in counterparts, each of which
shall, irrespective of the date of its execution and delivery, be deemed an original, and the
counterparts together shall constitute one and the same instrument.
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IN WITNESS WHEREOF Assignor and Assignee have executed this Agreement as of
the date first set forth above.

ASSIGNOR:
________________________________, a
_________________________________
By:
FORM – DO NOT SIGN
Name:
Its:
ASSIGNEE:
________________________________, a
_________________________________
By:
FORM – DO NOT SIGN
Name:
Its:
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State of California
County of

)
)

On _____________________ before me, ______________________________, a Notary Public,
personally appeared ___________ who proved to me on the basis of satisfactory evidence to be
the person(s) whose name(s) is/are subscribed to the within instrument and acknowledged to me
that he/she/they executed the same in his/her/their authorized capacity(ies), and that by
his/her/their signature(s) on the instrument the person(s), or the entity upon behalf of which the
person(s) acted, executed the instrument.
I certify under PENALTY OF PERJURY under the laws of the State of California that the
foregoing paragraph is true and correct.
WITNESS my hand and official seal.
Signature
Signature of Notary Public

(Seal)
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State of California
County of

)
)

On _____________________ before me, ______________________________, a Notary Public,
personally appeared ___________ who proved to me on the basis of satisfactory evidence to be
the person(s) whose name(s) is/are subscribed to the within instrument and acknowledged to me
that he/she/they executed the same in his/her/their authorized capacity(ies), and that by
his/her/their signature(s) on the instrument the person(s), or the entity upon behalf of which the
person(s) acted, executed the instrument.
I certify under PENALTY OF PERJURY under the laws of the State of California that the
foregoing paragraph is true and correct.
WITNESS my hand and official seal.
Signature
Signature of Notary Public

(Seal)
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EXHIBIT A
DESCRIPTION OF TRANSFER PROPERTY

[to be attached]
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Planning Commission
Meeting Minutes

1. ROLL CALL
Commissioners present: Civian, Bottarini, Breznikar, Eddinger, Luks, Petrik, Tracy
Commissioners absent: None
City Staff present: Planning and Building Director Maya DeRosa, Community Services Director
Mark Themig, Contract Planner Diane Henderson, Principal Engineer Curt Bates, Fire Marshal
Linda Collister, City Attorney’s Office Deborah Kartiganer, Administrative Specialist Shawn
Sumpter.
2. ADMINISTRATIVE ACTIONS
A. The Commission voted 7-0 to approve the January 8, 2019 agenda.
B. The Commission voted 6-0-1 (Bottarini abstain) to approve December 11, 2018 minutes.
C. Acceptance of Communications and Correspondence
 Bruce Abramson
 Sam Lando
 Linda Mansell
 Anne Arquit Niederberger
 Walter Niederberger
 Janis and Warren Watkins
D. Declarations of Conflicts of Interest: None
E. Disclosures of Ex Parte Communications: Commissioner Luks disclosed a meeting with the
applicant for item 4A – Mill District. Commissioner Bottarini disclosed communication with the
project architect for item 4A – Mill District.
3. PUBLIC COMMENTS
None
4. PUBLIC HEARINGS
A. Item
Description:

Project
Description:

Tentative Map 2017-01, Conditional Use Permit 2017-12, Historic Demolition
Permit MISC 2017-01, Heritage Tree Removal Permit 2017-02 and
Development Agreement DA 2018-01
Mill District: Tentative Map Application (TM 2017-01) to divide the parcel into
seven separate lots; Conditional Use Permit (CUP 2017-12) to allow (1)
mixed-use residential and (2) visitor lodging (hotel) uses in the Mixed Use
(MU) zoning district; Historic Demolition Permit (MISC 2017-01) to allow
removal of the structures associated with the former Nu Forest Products site
and the abandoned House of Sonoma site; Heritage Tree Removal Permit
(HT 2017-02) to allow the removal of seven heritage trees; and Development
Agreement (DA 2018-01) to vest project approvals and confer additional
project benefits in exchange for financial and other concessions in favor of
the City. The applicants are requesting entitlements to redevelop the former
Nu Forest Products site to allow 208 units of multi-family housing, a 53-room
hotel, approximately 15,000 square feet of commercial uses in multiple
buildings, new public streets, open space, landscaping and parking. The
density bonus proposal is for 54 units in excess of base permitted density (a
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Location:
Applicant:
Environmental
Determination:

35% density bonus), with two concessions (to not be required to provide 5%
of the units for moderate income households and relief from the City’s
policies and procedures for the Healdsburg Residential Growth Management
Program) and three waivers (to exceed the maximum height limit of 40 feet,
to reduce parking below the levels specified in State Density Bonus law and
setback modifications).
146 and 164 Healdsburg Avenue APNs: 002-261-023 and 024; 002-303-012
and 013
Replay Healdsburg, LLC
The Mill District project is the redevelopment of a portion of the Central
Healdsburg Avenue Plan (“CHAP”), which was completed in November 2013,
and for which an environmental impact report (EIR) was certified. Pursuant
to California Environmental Quality Act (CEQA) Guidelines Section 15183, an
Environmental Checklist was prepared for the Mill District project which
determined that the proposed project would not have any potentially
significant impacts which the CHAP EIR did not analyze, and therefore, a
Certificate of Determination has been prepared. No additional environmental
review is necessary.

Contract Planner Diane Henderson presented the staff report.
City Attorney’s Office representative Deborah Kartiganer provided a review of the terms of the
Development Agreement.
In answer to a question from Commissioner Petrick, Kartiganer explained that the density limit
as defined by the General Plan is 16 units per acre. The applicant is entitled to a density bonus
up to 35% as prescribed by State Law. State Law allows for an increase in the percentage if
certain findings are present in the local code. Healdsburg’s code does not include those
findings.
Commissioner Petrik noted that affordable units are not subject to the GMO, if so, how does
flexibility provided by the density bonus make it possible to have more affordable units?
Kartiganer explained that in order to make the provision of the affordable units feasible, the
developer needs to be certain of making a certain amount of money from the market rate units.
In order to ensure that they have the ability to build the market rate units, thus providing the
excess money to build the affordable units, they need to secure the right to build those units.
Commissioner Breznikar asked if anything could be done to change the balance of the market
rate as opposed to middle income units. Can it be negotiated?
Kartiganer responded that if the Development Agreement were to be renegotiated, that is
something that could change.
Commissioner Tracy asked for a clarification of the GMO provisions in the development
agreement.
Kartiganer explained that normally there is a maximum number of allocations allowed each year
of a three year cycle. The Development Agreement provisions allow for all of the requested
allocations to be granted and available in the first year of each cycle. It also allows conversion
of category A allocations to category B allocations for this particular project. This will allow the
developer to have enough allocations to construct a multi-family structure.
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Commissioner Luks asked for confirmation that the actions taken at last night’s Council meeting
affected the “missing middle” and not market rate units which are included in this Development
Agreement.
Director DeRosa confirmed.
Commissioner Luks expressed his understanding that there is a choice to be made between the
street section shown in the CHAP plan and the narrower street section proposed by the
developer. He asked how the choice relates to tonight’s tentative map approval.
Kartiganer explained that the tentative map includes the narrower street width but that one of
the draft conditions of approval requires that the width be changed to reflect the wider street
section shown in the CHAP plan prior to the recording of the final map.
Chair Civian invited the applicant to present the project.
David Hill, Replay Resorts, provided a presentation.
Commissioner Luks asked about the timing intended for the completion of the infrastructure
improvements and if the developer would be amenable to a condition requiring the
infrastructure, including the streets and park, to be complete prior to the issuance of the first
certificate of occupancy.
Hill stated that it is their intent to complete the infrastructure improvements first and that he
would not have an issue with the added condition.
After a short break, Chair Civian opened the hearing for public input.
Suzy Selby, Selby Winery stated that she feels this project is responsive to the community and
expressed her support.
Candida Von Braun, stated that this project is well thought out and balanced. She opined that
the developer has paid great attention to Healdsburg’s quality of life.
Bruce Abramson, Creekside Court, stated that he does not support the project. He would like to
see 50% affordable and middle income housing as opposed to the 30% that is proposed. He
opined that the project is not consistent with several City programs, including the General Plan
and the Housing Action Plan. He stated that there is a proportionality issue.
Robert Nuse stated that the City is currently experiencing an affordable housing crisis. He
opined that any proposed project should at least provide housing for the jobs it is producing.
Market rate housing generates additional need for affordable housing for housekeepers,
gardeners, and other workers, who provide services for the residents of the market rate
housing. The City should approve only projects that create a net increase in affordable housing
units. He opined that 50% affordable housing would be reasonable.
Jim Winston stated that it is time for us to tell developers what we want rather than the
developers telling us what they want to build. He opined that we don’t need more market rate
housing as this will encourage more 2nd home owners and vacation rentals. He stated that he
believes the project is inconsistent with the HAP plan and the General Plan and needs to be
revised. He stated that he does not believe in having a development agreement.
Gail Jonas expressed her support and history with the project. She pointed out that Replay
could have just proposed a resort rather than a project that includes a large residential
component. She stated that the proposed hotel is not large. If the community does not want
more hotels then it needs to restrict hotels but right now they have the right to build a hotel. If
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the developer is meeting every requirement that we have, then there is a fairness element.
They have the right to develop.

Brigette Mansell Pordon Lane, stated that she did not feel that the affordable housing needs are
being met. She stressed the need to house our workers.
Mona Haines of Reach for Home expressed her support for the project and the addition of
affordable housing.
Vern Losh commented that the developer has listened to the concerns of the community and
commended them for the changes they have made.
Janis Watkins, Healdsburg, cited the letter she sent to the Commission and described the
development agreement as an opportunity for more collaboration to serve the public interests.
She stated that there is not enough information to take advantage of this opportunity. She
opined that the developer is not meeting the affordable housing needs and there is not enough
information about the project economics to determine what is viable. She suggested that the
developer share more information to renegotiate a more balanced project.
Jim Heid, Healdsburg, noted his involvement in the Central Healdsburg Area Plan (CHAP) and
stated that this project is the developer’s response to that process. He cited a comment made
during the SDAT process that creating a master plan is how the community communicates
clearly what it wants. He opined that the CHAP and this project are a perfect example of that
process. He stated that he was disappointed with the initial plan that was proposed but that the
process has caused the plan to evolve into something that meets the CHAP as well as
additional issues that were not brought up in the CHAP.
Marilyn Joyce, Healdsburg, stated that if this development is for Healdsburg rather than the
developer then it is ideal for affordable housing and it is not meeting Healdsburg’s needs. She
noted that while the project has many green features, hotels and second homes are not high on
the carbon emissions elimination scale. She stated that 50% affordable seems like a good
place to start but would like to see the residential be affordable and middle income completely.
She asked, without the economic information how do we know what the developer can and can’t
afford.
Ariel Kelley, Grove Street, stated that the developer approached Corrazon Healdsburg earlier in
the process. She said that they are pleased to see that there is a broad range of affordability.
She stated that many dual income households experience a bottleneck at the 55% and 60%
AMI level. She cited the recent issues with filling 120% AMI rental units. She described the
difficulty in building units in the 80 to 120% range since tax credits are not available for that
range. What happens if the units are not able to be rented? Do they become market rate? We
want housing that will be affordable to locals.
Tim Unger, Plaza Street, stated that the development team represents a platinum business
partner. He likes the project but would like to see more housing units at the middle and lower
end.
There being no further speakers, Chair Civian closed the public input portion of the hearing.
Chair Civian asked the Commission to address the trees and the street cross section. He
started the discussion by describing the street cross section. There is a right of way difference
of 11’ between what the developer proposes and what is recommended by the CHAP and
included as a condition of approval. He stated that the critical design parameter that affects a
good pedestrian walk way and providing shade is the distance between the trees along the
street and not the width of the street. The reason the CHAP has the street section it does is that
they envisioned streets with walkways on both sides framed by 2 to 3 story buildings. Those
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Commissioner Eddinger said that the street trees, alignment, and street section were a huge
part of the CHAP plan discussions to provide livability within the subdivision. He stated that he
is not crazy about the proposed plan and unless there is an advantage he is not seeing he does
not support departing from the CHAP plan.
Commissioner Petrik expressed his agreement saying that he feels that it is important to have a
continuous and consistent tree cover. He asked about the right of way leading to the SMART
station and asked if it could be narrowed to provide more trees since it is unlikely to ever be
used as a full access to the SMART station.
Commissioner Luks said if we stick with the CHAP street section and the trees are placed
adjacent to the sidewalk rather than in street wells, the trees can be placed closer together
without affecting parking. That is one advantage. He asked if the trees could be kept adjacent
to the sidewalk and still narrow the lanes to a width narrower than the CHAP section. He stated
that he likes the feel of a tree canopy. He asked if the traffic lanes could be narrowed.
Commissioner Bottarini expressed concerns about parking adequacy.
Commissioner Eddinger related his experience navigating the older areas of town stating that
he does not see the sense in narrowing down the street section.
Chair Civan asked the Commission to table the discussion on the street width for now in favor of
a discussion of the bigger picture items in terms of the tentative map, the layout of the lots and
the circulation.
Commissioner Petrik stated that this is a well done urban design project. The issue is the
balance of housing. One of the key issues is the CHAP guiding principles that say that the
housing options should reflect the diversity of Healdsburg’s existing neighborhoods. There is
plenty of evidence to show that the balance of the housing affordability component is out of
balance with the existing Healdsburg neighborhoods when you look at census data for income.
He stated that he would like to see a development agreement that includes more affordable and
middle income housing.
Commissioner Bottarini discussed the housing and pointed out that, because of the restrictions
of the GMO, if the project begins in 2019 he will be carrying the cost for all of the infrastructure
for the next 11 years. He stated that he has a hard time trying to justify asking for more
affordable housing if we can’t accelerate the project. The community wants more affordable
housing yet we are spreading out approval for a project over a period of 12 years. He
addressed the requests from the public for more economic information stating that he does not
think we can legally ask for it. He stated that he would love to ask for more affordable housing
but without accelerating the ability to build it doesn’t work. We can’t eat our cake and have it
too.
Commissioner Eddinger expressed his agreement with Commissioner Bottarini. He stated that
he is not sure that this project is the only one in town that is responsible for all of the low and
moderate income housing. He stated that he understands that they have provided more than is
required. The community worked long and hard to develop a plan for this area. The developer
has followed that plan with the exception of the streets. We could require more affordable but
what that does is that it makes the market rate homes more expensive and that money will
come from outside, not inside the community. The money has to come from somewhere. The
project overall is very sound. He stated that he would like to see approval of the project tonight
if it includes the recommended street section rather than the narrower street section.
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Commissioner Tracy stated that he thinks all of the findings in the staff report can be made for
the tentative map. He stated that he has always liked the narrower streets. He stated that at
this time he would support keeping the narrow street section. He stated that he feels the
developer has done a good job of being responsive to the CHAP and the community. He stated
that he would like to see more middle income housing. But the project provides multi-family
housing, a lot of affordable housing, and does respond to the request for downtown access to
transit and a walkable community. He stated that he would like to make sure there is not a
restaurant or event space in the hotel to alleviate potential parking issues.
Commissioner Luks stated that the way the project lays on the land is good. The issues brought
forward in the CHAP have been dealt with. He expressed concerns with cutting down the
number of parking spaces in the affordable housing area. Two income households depend on
having vehicles. He expressed concerns with the way the Development Agreement is
constructed. He stated that the developer needs the certainty provided in the Development
Agreement but that means that the allocations will be tied up with that developer. There are no
provisions that provide the allocations to be used by another developer if this project is not
constructed. The allocations and the housing units disappear. The community’s leverage for
building affordable housing is the securing of allocations for market rate units. Should the City
allocate half of the available market rate allocations to this project? He stated his opinion that
the City is not getting enough in return. He compared the 110 Dry Creek Road hotel project and
affordable units with the scale of this project. The exchange is the 22 middle income units. He
questions whether that is enough. The way the Development Agreement operates the
allocations are obligated over 12 years regardless of whether or not the project gets built. This
creates a real imbalance between the City’s guarantee and the developer’s obligation. He
stated that it could be solved by giving the City more bang for its buck. He stated that the
development agreement should include an obligation for the developer to meet certain
milestones without regard to force majeure which is a risk the developer takes in the real world
all of the time, and to have real consequences in terms of freeing up allocations on the back end
that the City can use to provide to other developers who may offer more in return for these
rights. He stated the Commission can ask staff to renegotiate the Development Agreement to
provide more affordable units and obligations to perform and penalties for not building.
Chair Civian stated that overall he supports the lotting and upholding the street section as
shown in the CHAP. The street section is particularly important because the affordable housing
property is under-parked making availability of on-street parking very important. He opined that
the hotel open area should not be called the plaza because it will be confusing. According to
the data supplied by Walter Keiser, the missing middle units are a wash the developer will not
make anything on them. So the notion of 50% just doesn’t work. Throughout the State, 35% is
more common. He expressed concerns about the amount and configuration of the parking for
the market rate units. We are designing a subdivision but are we designing a neighborhood.
He expressed concerns about approving what seems to be a moving target.
After a short break Chair Civian recalled the meeting to order and asked the applicant if they
would like to provide further input.
Alan Cohen consulting architect representing the applicant suggested that the applicant’s
proposed street section with trees in street wells every 52 feet be maintained but that trees be
placed between those two trees in sidewalk wells. He opined that this would provide the
continuous cover that Chair Civian asked for.
PC Minutes 1/8/2019
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Commissioner Breznikar stated that this is a beautiful project. There are needs in our
community that are not totally met but this project can’t meet everything that we need. We will
get 40 affordable units fairly soon. She stated that she would like to see the developer include
more middle income housing. She stated that the CHAP should be respected so the street
section and trees should be as recommended by the CHAP.
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Commissioner Eddinger questioned the ability to add trees in that location with the current width
and still comply with ADA.

Commissioner Eddinger disagreed citing his company’s recent experience with the Public
Works Standards and sidewalk widths.
Commissioner Breznikar asked if Cohen’s proposal would require the sidewalk to be widened.
Cohen said that the sidewalk would be widened.
Commissioner Petrik asked if the right of way would be widened.
Cohen stated that they could deal with a 18-inch or 2-foot increase in the right of way width.
Commissioner Eddinger opined that what he is proposing still will not comply with the Public
Works Standards.
Commissioner Eddinger asked why the 60 foot right of way could not be used. Would it stop the
project.
Cohen stated that it would be a completely different project and cited the locations of the
existing redwood trees and the buildings and underground parking as confining the space.
Commissioner Bottarini asked Cohen to describe the issues with the redwood trees.
Cohen described the location of the trees and the constraints involved with the parking
structures.
Commissioner Bottarini disagreed with the inability to site the buildings to maintain the 60 foot
right of way.
Cohen opined that the street section included in the CHAP was a mistake and does not provide
the configuration desired.
David Hill, the applicant, addressed the Commission regarding the Development Agreement
and the public comments. He pointed out that the staff report found the project to be consistent
with the exception of the street section. Regarding the request that the Development
Agreement include more units, he requested that the Commission refer their recommendations
to the City Council.
Chair Civian clarified that the current conditions of approval require the street section to reflect
the CHAP plan. He asked for consensus from the Commission.
Commissioner Petrik said that he could possibly be convinced that the tree grate option may
work but thinks it best to stick with the provisions of the CHAP.
Commissioner Bottarini stated that because of the parking he wants to stay with the CHAP.
Commissioner Eddinger stated that he prefers the CHAP plan particularly in this situation
because there is not enough parking for the affordable housing.
Commissioner Breznikar stated that she agrees with the need for parking but she likes the
proposed narrower street section.
Commissioner Tracy stated that he prefers the proposed narrower street section.
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Cohen argued that it could be done with tree grates and that they could work with Public Works
to coordinate satisfactory placement. He also stated that there are issues with the wider street
and encroachment on the area required for the underground parking structure.

Commissioner Luks said that he was impressed with the notion that the longitudinal coverage is
more important regarding the tree coverage. If the trees are closer together longitudinally he
would support the street section from the CHAP.
Commissioner Civian asked for suggestions for changes to the conditions of approval.
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Director DeRosa asked the Commission to address the issue of street tree species. The
applicant has suggested a tree that is not on the CHAP list.

After discussion, the Commission agreed that they are willing to look at another tree but that the
context and appropriateness need to be considered.
Commissioner Petrik asked if street trees can be added to the access area near the SMART
station (near the perpendicular parking) by narrowing the travel lanes.
Commissioner Luks asked about the likelihood that SMART will never let access occur at this
point and opined that we need to maintain the width for that possibility.
Henderson provided information from the Curt Bates, Principal Engineer, who stated that the
drive lanes can’t be narrower and still maintain the perpendicular parking configuration.
Commissioner Bottarini referred to Commissioner Tracy’s earlier comment that there not be a
restaurant in the hotel. A hotel restaurant was not included in the parking study.
Kartiganer asked if the draft condition prohibiting a restaurant in the hotel met the desire of the
Commission.
Commissioner Bottarini said that it did not.
Commissioner Breznikar asked that the developer look into more middle income units for sale
rather than rent since it seems that price point is not renting well.
Commissioner Tracy deferred to Commissioner Luks to address the timing of the infrastructure
construction.
Commissioner Luks stated that there seemed to be no problem with adding a condition requiring
construction of the public infrastructure prior to issuance of the first certificate of occupancy. He
asked that in the future, when the center left turn lane on Healdsburg Avenue becomes a
landscape strip as planned in the CHAP, left turns from the project on to Healdsburg Avenue be
prohibited. He asked that a condition be added to allow the Public Works Director to require the
left turn restriction in the future. He also asked the Development Agreement be renegotiated to
be more favorable to the City.
Kartiganer stated that the Commission has the option to approve the conditions as proposed, to
disapprove or to approve as revised.
A discussion ensued about the feasibility and advisability of Commissioner Luks providing
proposals for the revision of the Development Agreement.
Commissioner Bottarini addressed Commissioner Luks stating that he would be opposed to
asking for more affordable housing unless he could review something in writing.
Commissioner Luks agreed.
Commissioner Tracy stated that he felt that other than the terms of the Development
Agreement, the other issues seem to be minor and it doesn’t seem necessary to move towards
a continuance. He stated that he would like to move forward with the approvals including a
statement on the Development Agreement recommending some revisions.
Commissioner Luks noted that the CUP and the map expressly reference the Development
Agreement.
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Commissioner Civian asked about the shape of the proposed tree as opposed to the ones in the
CHAP.

Director DeRosa addressed Commissioner Breznikar’s desire to add more for-sale missing
middle units to the negotiations asking for consensus since that would change the project
description.
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Commissioner Luks stated from his perspective if the Commission is happy with the housing, he
would take that out of the discussion.
Chair Civian asked for a straw vote regarding adding more missing middle.
Kartiganer clarified that the CUP would go away if the Development Agreement is not executed.
She asked for clarification of how Commissioner Luks would be communicating his proposed
changes.
Commissioner Luks stated that it would be good for everyone to have time to look at the
proposed changes.
Commissioner Petrik asked if staff can look at provisions 3 and 4 of the HAP and see where the
City stands at this point. He stated that this seems to be integral to the assessment of the
housing mix.
Chair Civian said that he would support Commissioner Petrik’s suggestion.
Commissioner Eddinger reviewed the extensive process to date and opined that there will never
be a perfect project. To assume that staff and the consultants have not gone through this
already to be able to recommend approval makes no sense.
There was a general consensus reached to not revise the Development Agreement regarding
the housing mix.
Director DeRosa asked the Commission if they would like staff to clarify a list of changes.
Staff provided a list of the proposed changes for the Commission’s approval as follows:
To be added to the Tentative Map conditions of approval


In-bound and outbound vehicular traffic at the intersection of internal project streets
with Healdsburg Avenue may in the future be limited to right-in and right-out
movements at the discretion of the Director of Public Works.

To be added to the CUP and Tentative Map conditions of approval.


All internal streets and sidewalks, and all sidewalks along the project’s Healdsburg
Avenue and Exchange Avenue frontages, together with associated underground
utilities and landscaping, must be completed prior to issuance of a certificate of
occupancy for the Hotel or any other commercial or residential component of the
project; provided, however, that if the planting of any landscaping element is delayed
by weather or other unforeseen circumstances, such planting must be completed as
soon as practicable.

To be added to the CUP



The hotel shall have no restaurant. Food service shall be incidental to hotel guest
use.
The hotel shall not operate as an event venue.

A discussion ensued about how best to handle the review of street tree species not listed in the
CHAP with a consensus that the City Arborist be included in the determination.
Chair Civian appointed himself, Commissioner Breznikar, and Commissioner Luks to serve on a
subcommittee to confer with the City Arborist.
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There was not a consensus to increase the amount of missing middle for-sale housing.

Commissioner Bottarini asked if the letter from SMART prohibited building up to the property
line.
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On a motion by Commissioner Eddinger, seconded by Commissioner Tracy, the
Commission voted 6-1 (Civian no) approving Resolution No. 2019-01 recommending
approval of Tentative Map 2017-01, based on the suggested findings and subject to the
recommended conditions of approval with the addition of the following:
o Add a provision for restriction of turn movements on to Healdsburg Avenue from
the project to right turn only if the center lane is converted to a landscape
median.
o Add a requirement that the public infrastructure be complete prior to the issuance
of the first certificate of occupancy for any building.
o Add a provision prohibiting the hotel from including a restaurant and event
spaces. All food service and meeting spaces to be incidental to hotel guest use.
o Commissioners Breznikar, Civian and Luks to form a subcommittee to work with
the City Arborist to determine possible acceptable street tree species not
specified in the CHAP.

On a motion by Commissioner Tracy, seconded by Commissioner Eddinger, the commission
voted 5-2 (Bottarini and Civian no) approving Resolution No. 2019-02 approving Conditional
Use Permit CUP 2017-12 (including density bonus), Historic Demolition Permit MISC 2017-01,
and Heritage Tree Removal HT 2017-02, based on the suggested findings and subject to the
recommended conditions of approval as amended by the Commission.
Commissioner Luks motioned to approve the Development Agreement subject to the potential
recommendation regarding renegotiation of the GMO allocation provisions which the Planning
Commission will resolve at its next meeting.
There was a discussion about the feasibility of the motion.
Chair Civian observed that there was no second, declared the motion dead and asked for a new
motion.
There was a discussion about the possibility of disapproving the resolution regarding the
Development Agreement.
Commissioner Eddinger asked if Commissioner Luks would be amenable if there was a motion
to recommend approval of the Development Agreement but to request that the Council take
another look at what the City is giving as opposed to what it is getting.
Commissioner Luks asked if it was permissible for him to communicate his concerns to the
Council as a citizen.
Kartiganer stated that she believes that he is prohibited from that since they have acted on it as
a Commission.
Commissioner Bottarini asked if the minutes could be conveyed to the Council to relate
Commissioner Luk’s concerns.
Commissioner Luks pointed out that a force majeure would have the potential to allow the
developer to assume all of the allocations available in a cycle.
Kartiganer clarified that you could have a scenario similar to what Commissioner Luks
described.
Kartiganer suggested the amendment to the approval “with the caveat that the issues discussed
in the Planning Commission hearing regarding GMO allocations be revisited”.
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Director DeRosa read the August 17, 2017 letter from SMART into the record noting that it was
in response to the previous plan that included a pedestrian connection to SMART.

On a motion by Commissioner Luks, seconded by Commissioner Eddinger, the Commission
voted 5-2 (Civian and Petrik no) approving Resolution No. 2019-03 recommending approval of
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Development Agreement DA 2018-01, based on the suggested findings with the caveat that the
issues discussed in the Planning Commission hearing regarding GMO allocations be revisited.

6. COMMISSIONER AND SUBCOMMITTEE REPORTS: None
7. DIRECTOR’S REPORT




Reminder that the next Planning Commission Meeting is Wednesday January 23rd due to the
conflict with the City Council Meeting and the Martin Luther King Jr. holiday.
Cycle 6 (2016-2018) of the Growth Management was completed with all of the allocations
issued.
Steve Sotomayor is now on staff serving as the Housing Administrator in the City Manager’s
Office.

The meeting adjourned at 10:30 PM.

___________________________
Maya DeRosa, Secretary
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__________________________
Jeffrey D. Civian, Chair
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Agenda Item No: 4A

3.A.h

Prepared By: Diane Henderson, Project
Manager, Consultant to the City of Healdsburg
Planning Department
Reviewed By: Maya DeRosa
Maya DeRosa
Planning and Building Director

REQUEST FOR PLANNING COMMISSION ACTION

PROPERTY ADDRESS:

146 and 164 Healdsburg Avenue

APPLICANT:

Replay Healdsburg, LLP

SUBJECT:

Tentative Map Application (TM 2017-01) to divide the property into seven
separate parcels; Conditional Use Permit (CUP 2017-12), including density
bonus approval, to allow (1) mixed-use residential and (2) visitor lodging
(hotel) uses in the Mixed Use (MU) zoning district; Development Agreement
(DA 2018-01) to vest project approvals and confer additional project benefits
in exchange for financial and other concessions in favor of the City; Historic
Demolition Permit (MISC 2017-01) to allow removal of the structures
associated with the former Nu Forest Products site and the abandoned House
of Sonoma site; Heritage Tree Removal (HT 2017-02) to allow the removal
of seven heritage trees. The applicants are requesting entitlements to
redevelop the former Nu Forest Products and House of Sonoma sites to
allow 208 units of multi-family housing, a 53-room hotel, approximately
15,000 square feet of commercial uses in multiple buildings, new public
streets, open space, landscaping and parking. The density bonus proposal is
for 54 units in excess of base permitted density (a 35% density bonus), with
two concessions (to not be required to provide 5% of the units for moderate
income households and relief from the City’s policies and procedures for the
Healdsburg Residential Growth Management Program) and three waivers (to
exceed the maximum height limit of 40 feet, to reduce parking below the
levels specified in State Density Bonus law and setback modifications).

RECOMMENDED ACTION(S):
By motion, it is recommended that the Planning Commission:
1) Approve Resolution No. 2019-01 (Exhibit 1) recommending approval of Tentative Map 2017-01,
based on the suggested findings and subject to the recommended conditions of approval.
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2) Approve Resolution No. 2019-02 (Exhibit 2) approving Conditional Use Permit CUP 2017-12
(including density bonus), Historic Demolition Permit MISC 2017-01, and Heritage Tree Removal
HT 2017-02, based on the suggested findings and subject to the recommended conditions of
approval.
3) Approve Resolution No. 2019-03 (Exhibit 3) recommending approval of Development Agreement
DA 2018-01, based on the suggested findings.
PROJECT DESCRIPTION:
The proposed project is the redevelopment of an approximately 9.59-acre site located at 146 and 164
Healdsburg Avenue and designated for Mixed Use development in the Central Healdsburg Avenue Plan
(CHAP). Please also refer to the Site and Vicinity Description later in this report as well as the
Applicant’s Project Description.
The applicant is requesting approval of the following entitlements:
1.

Tentative Map to divide the site into seven parcels. References in this staff report to parcel
numbers refer to the parcel numbers proposed in the Tentative Map application.

2. A “master” Conditional Use Permit to allow (a) mixed-use residential and commercial uses, as
well as (b) visitor lodging (hotel) uses, as required in the MU (Mixed Use) district.
3. A Historic Demolition Permit to remove the structures associated with the former use of the site
by Nu Forest Products and House of Sonoma.
4. A Heritage Tree Removal Permit to remove seven heritage trees on the site.
The applicant has requested a density bonus under state and local law, which includes (i) a 35% (i.e., 54unit) increase in residential density; (ii) two concessions (to not be required to provide 5% of the units for
moderate income households and relief from the City’s policies and procedures for the Healdsburg
Residential Growth Management Program); and (iii) three waivers (to exceed the maximum height limit
of 40 feet, to reduce parking below the levels specified in State Density Bonus law and setback
modifications). This density bonus request would be approved as part of the “master” Conditional Use
Permit approval.
The applicant has provided a “project description” that sets forth the applicant’s vision for the site; which
is attached for your reference as Exhibit 4; however, no precise design, massing, or programming details
are being proposed for approval at this time. Therefore, as noted above, the Planning Commission is
being asked to approve a “master” Conditional Use Permit at this time, which will authorize the uses
noted above. This means that no element of the project description should be considered binding on the
applicant as part of these approvals, unless it is included as a condition of approval. Each parcel later will
be subject to a “subsequent” Conditional Use Permit that will regulate the operational aspects of that
parcel. Additionally, this project will require future Design Review approval for all proposed structures,
use permits for any use which the Code requires a use permit, and a recorded Final Map prior to building
permits being issued.
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The proposed program of principal uses that would be approved by means of the “master” Conditional
Use Permit is as follows:
Visitor Lodging (Parcel 1)
On Parcel 1, the proposed hotel would provide 53 guest rooms and 8,500 square feet of commercial space
that would be leased to individual tenants.
Residential (Parcels 2, 3, 4, 5, 6, and 7)
The project includes up to 208 residential units; of those, up to 146 units will be for sale at market rate͟ s,
40 units will be rental units for households with very low and/or low income, and 22 units will be either
rental or for sale (a minimum of 14 will be for rent) and restricted to households with middle income (one
of these middle income units will be a manager’s unit for the affordable housing, and will be available to
households with middle income or below) .
The market rate units will be located on Parcels 2, 3, and 4, and (according to the project description) are
anticipated to range in size from approximately 500 square feet to 3,100 square feet, providing diversity in
unit size and purchase price. The deed-restricted affordable “for rent” units will be required to range from
studio to 3-bedroom units and will be located at the south end of the site on Parcel 7. One rental middle
income (or below) unit would be located on Parcel 7 (as the manager’s unit for the affordable housing),
while the other rental middle income units would be located on Parcels 5 and/or 6, and any for-sale
middle income units would be located on Parcels 2, 3, and/or 4.
Commercial Mixed Use (Parcels 5 and 6)
The buildings at the edge of the redwood grove would be required to provide ground floor commercial
uses and restrooms (which will be maintained by the homeowners association) for the open space in
addition to rental middle income housing on the upper floors. Specific commercial uses have not been
identified at this time; however, future commercial tenants will be required to conform to the “Permitted”
and “Conditional” uses and their corresponding requirements as detailed in the Mixed Use zoning district.
During the “subsequent” conditional use permit process and the design review process, uses will be
evaluated to confirm that they provide an active street frontage along Healdsburg Avenue, consistent with
the CHAP.
Open Space (throughout the project)
At the time of Design Review for each legal parcel, the applicant will be required to demonstrate that the
combination of public and private open space provided meets the minimum usable open space
requirements of the City’s Land Use Code (i.e., Title 20 of the Healdsburg Municipal Code). It is
anticipated that the 0.78-acre park will be in addition to the minimum required usable open space, but the
applicant would have the option of crediting all or part of the park toward that requirement.
Proposed open space areas include the following:
•

Open Space Park--The .78-acre park would feature a passive-use lawn area against the backdrop
of a grove of heritage Redwood trees, meandering pedestrian walkways and benches milled by the
former occupant, Nu Forest Products. It would also accommodate an “Adventure Play Area,”
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which would feature natural boulders and re-purposed/salvaged tree trunks for free-form play and
climbing/bouldering.
•

Hotel Plaza--The plaza area on both sides of the proposed new street would support the
commercial, retail and hospitality functions of the mixed-use development. Uses within the plaza
would include pedestrian circulation, public gathering and seating, outdoor dining and patio areas,
minor retail display, artwork display, hotel guest drop-off and valet, service access and landscaped
areas.

•

Residential site areas—On grade residential open space areas include pedestrian walkways and
landscaped areas. Courtyard areas are on-structure and include walkways, benches, raised planter
landscaped areas and private patios.

The project’s open space amenities (including the 0.78-acre park) will be managed by a master
homeowners’ association in accordance with covenants, conditions, and restrictions (“CC&Rs”) to be
approved by the City.
The phasing of the project is expected (but not guaranteed) to be as set forth in Table 1, below; however,
the applicant will have the right to order much of the phasing as it wishes, subject to the City’s Growth
Management Ordinance and certain additional timing constraints relating to the affordable and middle
income units, as discussed in more detail under the “Development Agreement” section, below.
Table 1 - Anticipated Development Phasing
Hotel
Rooms

Affordable
Units

Commercial

34

Middle
Income
Units
1

53

8,500 sf

26
56
30
Up to 146

13
8
22

53

40 units
located on
Parcel 7
40

Phase

Parcel

Market
Units

1

1, 2, 4, 7

2
3
4
Total

2, 4, 6
3, 4, 5, 6
3, 5, 6

5,500
1,000
15,000

SITE & VICINITY DESCRIPTION:
The project site is located at 146 and 164 Healdsburg Avenue, at the southern entry gateway to the City.
The approximately 9.59 acre site is on the east side of Healdsburg Avenue, at the southeast corner of the
new traffic roundabout, two blocks south of Healdsburg Plaza. It is bordered by Mill Street and Sonoma
Marin Area Rail Transit (SMART) railroad (north), Healdsburg Avenue (west), industrial and residential
development (east), and Exchange Avenue (south). The vacant site consists of a former lumber mill, Nu
Forest Products, with structures and paved surfaces adjacent to a vacant structure, formerly the House of
Sonoma hotel, on landscaped grounds.
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The property is zoned Mixed Use (MU) and is surrounded by other MU-zoned properties to the west
across Healdsburg Avenue and to the south across Exchange Avenue; Downtown Commercial to the
north; and Industrial and Multi-Family Residential to the east. The area south and east of the railroad
tracks maintains several different mixed use commercial developments that include light industrial
buildings primarily near the railroad tracks, and commercial buildings as well as a few houses along
Healdsburg Avenue. In several instances, buildings that may once have been residential or industrial now
have commercial uses.
BACKGROUND:
On April 24, 2018, the Planning Commission held a public hearing to consider the Mill District project,
which proposed redevelopment of the approximately 9.59-acre site located at 146 and 164 Healdsburg
Avenue and designated for Mixed Use development in the Central Healdsburg Avenue Plan (CHAP). At
the April 24 hearing, the applicants were requesting approval of a Tentative Map to divide the site into
seven parcels, a Conditional Use Permit to allow (1) mixed-use residential and (2) visitor lodging (hotel)
uses in the MU Mixed Use district, a Historic Demolition Permit to remove the structures associated with
the former use of the site by Nu Forest Products and House of Sonoma, a Heritage Tree Removal Permit
to remove four heritage trees on the site, and a 22% Density Bonus (34 units) including one concession to
not provide 5% of the units for moderate income households and two waivers, to not provide 10% of the
inclusionary units with three or more bedrooms, and to exceed the maximum height limit of 40 feet. The
project description at that time included 188 units of multi-family housing, as well as a 53-room hotel,
approximately 15,000 square feet of commercial uses in multiple buildings, public plaza spaces, two new
public streets, a common amenity building with food and beverage service, a fitness facility and a pool,
public open space (including a one-acre park), and associated landscaping.
After receiving public testimony, the Commission closed the public hearing and discussed the project.
The Commission voted unanimously to direct the applicants to return to the Planning Commission for a
workshop to discuss several areas of concern. The areas of concern included the circulation framework,
road design, parking, land use, open space, housing and consistency with the CHAP.
Because there were a number of issues to discuss, staff scheduled two Planning Commission workshops,
on June 12 and June 26, 2018. A staff report was prepared to serve as the staff report for both workshops.
However, because of the volume of issues to discuss, the Commission used the first workshop on June 12
to discuss concerns in the areas of circulation framework, road design, on-street parking, land use and
open space. On June 26 the workshop focused on the remaining areas of on-site parking/shared parking
analysis, affordable housing and conditions of approval. At the close of the June 26 workshop, the
Commission expressed concern regarding outstanding issues, in particular issues regarding affordable
housing, parking and circulation and asked the applicants if they would consider an additional workshop.
The applicants agreed to come back for an additional workshop, which was held on August 24, 2018.
In October 2018, the Applicant submitted a revised project proposal, based on direction received at the
Planning Commission workshops on in June and August 2018. The project proposal was deemed
complete on November 7, 2018. Below is Table 2 which highlights areas of the project revised since the
April 24, 2018 public hearing:
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PROJECT COMPONENT
Total number of residential units
Number of market rate units
Number of missing middle units
Acreage of open space (park)
Number of hotel rooms
Commercial square footage
Circulation
connection
to
Exchange Avenue
SMART path proposal

Local street design-tree spacing
distance
Number of off-street parking
spaces
Number of on-street parking
spaces

APRIL 24, 2018 PROJECT
188
140
0
1.01
53
15,000
Emergency access only

JANUARY 8, 2019 PROJECT
208
146
22
.78
53
15,000
Private street connection

Pedestrian easement on Project
site to allow for future
connection to SMART property
Every three parking spaces

$1,300,000 payment to be used
towards pedestrian and bicycle
connectivity elements to and
from the future SMART station
Every two parking spaces

374

398

58

75

APPLICABLE GENERAL PLAN AND LAND USE CODE INFORMATION:
This section discusses the project’s compliance with the City’s General Plan, the CHAP, the City’s Land
Use Code, and other regulatory documents.
General Plan
The Healdsburg 2030 General Plan land use designation for the property is Mixed Use (MU). This land
use classification provides for a broad range of uses, including multi-family residential, hotels and retail
uses. The proposed project is in compliance with the MU land use designation and furthers the following
General Plan guiding principles, goals, and policies:
Guiding Principle 2.C: Promote a mix of housing types and affordable housing distributed throughout
the community. The City is in need of more affordable housing and this project
would add 40 new multi-family deed restricted rental units to the City’s housing
stock, as well as up to 146 units of market rate housing and 22 middle income
units, restricted to persons with incomes between 120% and 160% median
income (with the exception that one middle income unit will be for the manager
of the affordable housing units and will be available to persons with incomes of
160% or below). The 40 affordable units would be rental units affordable to
very low and low income renters. The 146 units would be for sale units at
market rate prices and the 22 units are intended to address the needs of the
“missing middle”.
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Guiding Principle 2.D: Ensure that infrastructure and services keep pace with development. The City’s
Public Works and Electric Departments have reviewed the project and
concluded that all water, storm drain and utility impacts will be mitigated as
noted in the project design and conditions of approval.
Guiding Principle 5.A: Provide an open and inviting business climate, a balanced economic
environment, and a diverse tax base. The project will add approximately 15,000
square feet of commercial space as well as a 53-room hotel to the City’s
economic environment. The additional sales tax, property tax, and transient
occupancy tax generated by the project will all contribute to a diverse tax base.
Guiding Principle 5.C: Protect and enhance qualities that attract visitors to the City. The project will
reinforce the City’s reputation as a tourist destination with the addition of a new
hotel as well as approximately 15,000 square feet of new commercial space. In
addition to being located just two blocks south of Healdsburg Plaza, the project
also will have proximity to the future SMART station.
Goal H-A:

Maximize opportunities for the development of a variety of housing types to
accommodate anticipated growth, facilitate mobility within both the ownership and
rental markets, and encourage a diverse community. The proposed 40 affordable units
will be rental units affordable to households of low and very low income, with a
minimum of 24 of the units restricted to very low income households. In an effort to
address the “missing middle,” the applicants are proposing 22 rental or for sale units
(at least 14 units must be rental) to households that earn 120%-160% area median
income or AMI (with the exception of the affordable housing manager’s unit, which
will be available to households that earn below 160% of AMI). The 146 market rate
units will provide market rate home ownership opportunities. The variety of housing
types will encourage a diverse community.

Goal ED-A:

Expand the commercial and industrial sectors of Healdsburg’s economy to increase
jobs, meet the needs of residents and visitors, and generate revenues that support City
services. The addition of the proposed hotel and approximately 15,000 square feet of
retail space will expand the commercial sector by providing jobs and generating
revenues to support City services.

Goal H-C:

Facilitate the provision of affordable housing for those who live and work in
Healdsburg. The project includes 40 units of affordable rental housing which will be
available to those who meet the income requirements and will provide opportunities to
live and work in the same community. In addition, 22 rental and for-sale units will be
restricted to middle income households that earn between 120%-160% AMI (the
manager’s unit for the affordable housing will be restricted to households that earn
below 160% AMI).

Goal H-F:

To ensure equal housing opportunities for all Healdsburg residents regardless of
race, color, religion, sex, sexual orientation, marital status, national origin, ancestry,
familial status, disability, or source of income. The proposed housing will comply
with the housing opportunities stated in this goal.
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Goal H-G:

To promote energy conservation in residential development and reduce greenhouse
gas emissions. The project will include a number of energy conversation features
including EV ready charging stations, bicycle parking and proximity to the future
SMART station to encourage multi-modal travel, utilization of Healdsburg’s electric
“green rate” and the use of vegetation to minimize building energy use.

Goal ED-C:

Promote affordable housing in order to retain existing and attract new workers to the
city. The project includes 40 units of affordable rental housing with priority given to
those who work in Healdsburg.

Policy H-A-2:

Encourage residential projects to develop at the higher end of the allowable density
range. The project includes a 35% density bonus (54 units) above the 154 units of
base density (i.e., 16 dwelling units per acre) allowed by the General Plan, consistent
with this policy and state and local law.

Policy H-A-4:

Provide a wide range of housing opportunities for all economic segments of the
community, while maintaining a mix of housing types in Healdsburg. The project will
include a mix of rental and for sale housing, with affordable rental units and market
rate for sale units. The proposed mix of housing types, including units as small as 500
square feet, will further the diversity of housing choices in Healdsburg.

Policy H-A-6 :

Encourage the retention and development of rental units. This project would add 40
new rental units to the City’s housing stock.

Policy H-C-3:

Facilitate the development of housing affordable to lower- and moderate-income
households, including first-time homebuyers. The project would have rents targeted at
very low and low income households and will include for sale units at market rate, as
well as rental and for-sale units affordable to households earning 120%-160% median
income.

Policy H-C-7:

Approve density bonuses and other affordable housing incentives in accordance with
State law and continue to grant an additional density bonus when an applicant
proposes a project in which 100 percent of the remaining units not restricted to lowerincome households will be affordable to moderate-income households. The project
includes a 35% density bonus (54 units) as well as 40 units of affordable housing,
which exceeds the number required under the City’s Inclusionary Housing Ordinance.
Further, 22 units will be made available to households earning 120%-160% median
income.

Policy H-C-8:

Strive to provide housing opportunities that are affordable to the local workforce. As
40 of the units are targeted to persons of very low and low incomes, the project will
provide new housing opportunities for the local workforce. In addition, 22 units will
be available to households earning 120%-160% median income.

Policy H-G-6:

Accommodate pedestrians, bicyclists, and transit in new residential development. The
project will provide an extension of the multi-modal path providing a connection to
the future SMART station. The multi-modal connectivity through the project site will
provide access through the project site in a variety of ways in order to connect
downtown and Healdsburg Plaza with the residential areas to the south.
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Policy H-G-7:

Promote infill development to maximize the use of existing infrastructure and
encourage patronage of alternative transportation modes. The site is an infill, mixed
use proposal that will connect to existing infrastructure and also allow hotel guests
and residents to utilize the alternative transportation modes such as walking, biking
and nearby transit, including the future SMART train.

Policy H-G-8:

Require the planting of street trees as part of all residential development projects. The
project will incorporate the planting of new street trees along Healdsburg Avenue as
well as the proposed new streets. Final details will be subject to review and approval
as part of design review submittals.

Policy ED-A-4:

Encourage businesses that generate revenues such as transit occupancy tax, in
addition to property taxes, in order to support City services. The proposed hotel
would generate transit occupancy tax for each of the 53 rooms, which will support
City services.

Policy ED-C-1:

Promote housing that is affordable to workers who are vital to the community. The
proposed development will provide 40 units to meet affordable housing needs. This is
twice as many units as would be required by the City’s Inclusionary Housing
Ordinance.

Central Healdsburg Avenue Plan
The Central Healdsburg Avenue Special Study Committee was created by the City Council to implement
a significant component of the 2030 Healdsburg General Plan: preparation of an area plan for the unique
area of Healdsburg Avenue extending north from US 101 Central Healdsburg Avenue exit to the 5-way
intersection of Healdsburg Avenue, Mill Street and Vine Street. The Central Healdsburg Avenue Plan
(CHAP) area encompasses 71.5 acres in the southwest portion of the City of Healdsburg, including the
9.59 acres underlying the project site. Following an extensive public input and review process, the CHAP
was adopted (and an associated Environmental Impact Report was certified) by the City Council in
January 2014.
The CHAP establishes a set of guiding principles and design frameworks for the development of public
infrastructure and private investment in the Central Healdsburg Avenue and depot area. The primary
purposes of the CHAP are to create a long-term overall vision for the Plan area that will help the
community visualize its potential, to focus and unify the many individual decisions that will be made over
the course of the area’s evaluation, and to provide landowners and neighbors with confidence as to the
City’s intentions. Other goals for the CHAP include transforming Central Healdsburg Avenue and Mill
Streets into beautiful and functional gateways to the City that are also attractive, safe and inviting
pedestrian environments. The future activation of the depot as a light rail station for SMART resulted in
policies which promote transit-oriented development in the CHAP.
Land Use Framework
The CHAP includes a land use framework which provides guidance for land uses in the Plan area,
including a summary of market conditions and trends affecting development in the Plan area and
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recommendations for modifications to current land use policies. As noted on pages 25-26 of the CHAP,
the project site is designated “Mixed Use” or MU, which permits up to 16 dwelling units per acre.1
The total of up to 208 new residential units proposed in the Mill District project is consistent with the
density parameters set forth in the CHAP, which allows up to 16 dwelling units per acre (net of units
awarded as density bonuses). State density bonus law allows projects to exceed the allowable 16 du/ac
density for a Mixed Use zoning district.
The proposed hotel and associated amenities would provide approximately 60,453 square feet of
Office/Institutional/Hospitality uses contemplated by the CHAP, and the mixed-use residential buildings
at the edge of the redwood grove would provide ground floor commercial uses in addition to market-rate
housing. As noted earlier, specific commercial uses have not been identified at this time; however, future
commercial tenants would be required to conform to the “Permitted” and “Conditional” uses allowed
within the Mixed Use zoning district. The project would contain approximately 15,000 square feet of
commercial use, which is consistent with the CHAP.
The CHAP includes guiding principles and an implementation framework; Exhibit 14 to this report
identifies each principle and implementation measure that is applicable to the Mill District project and
includes a discussion as to whether or not the project as proposed conforms to that principle or
implementation measure. Additionally, the CHAP includes numerous figures demonstrating future land
use patterns and improvements (see Exhibits 8, 9, 10, 11, 12, and 13).
Circulation Framework
Healdsburg Avenue Improvements
CHAP Figure V-7 (Exhibit 12) is a plan view of a typical intersection where a new street meets
Healdsburg Avenue. Figure V-7 shows parallel parking on Healdsburg Avenue; the original Mill District
project reviewed by the Planning Commission in April 2018 proposed diagonal parking along the
Healdsburg Avenue frontage of the project site, contrary to the CHAP2. The City Engineer expressed
concern with the angled parking, following which the applicant revised its tentative map application to
include parallel parking on Healdsburg Avenue.
New Local Streets
The new street plan shows two new streets, including a loop street with two intersections to Healdsburg
Avenue, and a street to the south that intersects with Exchange Avenue. Consistent with the CHAP, the
new intersections are roughly equidistant between the new roundabout and Exchange Avenue. The
design of the project contemplates a potential through street via a future extension/connection between
Parcel 3 and Parcel 6 to the east, which is generally consistent with schematic street layouts in the CHAP.
Although the CHAP indicates that the northerly intersection of the loop street with Healdsburg Avenue
should be signalized, the Traffic Engineer found that a signal in fact is not warranted at this location.
Therefore, no signal has been required at this location.

1

Table 3-2 of the CHAP sets forth a “build-out estimate” for the overall CHAP; however, this estimate is based on various land
use assumptions and should not be considered to be the controlling density parameters of the CHAP.
2
Page 61, Diagonal parking on new streets is discouraged.
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The new local street sections shown differ from those of the CHAP. As illustrated in CHAP Figure V-11
(Typical New Local Street) (Exhibit 13), new street ROW design is 60 feet, includes two travel lanes with
a 6’ wide sidewalk and 6’ wide planter as well as 7’ wide parallel parking place on each side of the travel
lane. The new local street design submitted by the applicant as part of the project reviewed on April 24
noted a ROW width of 49 feet did not include parking on both sides of the new streets and deleted the 6’
wide planter on one side of the street, instead providing trees in tree wells within the parallel parking area.
At the Planning Commission workshops held in June and August 2018, there was much discussion about
the proposed new street sections as opposed to that which is shown in the CHAP. The proposed new
street sections in the applicant’s current tentative map submittal (Exhibit 5) have a ROW of 49 feet, and
include tree wells within the parallel parking areas, generally spaced every two parking places, bringing
the trees into the parking area rather than having a separate 6’ wide planting strip separating the parked
cars from the sidewalk, as shown in the CHAP. The applicant has suggested that the proposed design is
similar to the tree bulb-outs that were installed by the City of Healdsburg throughout downtown and along
Healdsburg Avenue several years ago. The Public Works Department has reviewed the design and
suggested the following condition, which has been included in the draft conditions of approval: “The
interior street cross sections shall be designed and constructed in accordance with the adopted Central
Healdsburg Area Plan, unless otherwise approved by the Planning Commission and City Council to match
the reduced cross section proposal shown on the approved tentative map.” If the Planning Commission
wishes to approve the cross section proposal shown on the tentative map, this condition of approval
should be modified or a new condition added.
Pedestrian Crossing to Future SMART Depot
The CHAP includes numerous references to a pedestrian crossing at the railroad tracks from the project
site. Such a crossing would not only provide pedestrian access from the project to the existing Foss Creek
multi-use path, but also would ultimately provide pedestrian connection from the project site to the future
SMART station, thus promoting multi-modal transit and alternative forms of transportation, which is the
backbone of the CHAP. Additionally, CHAP Figure V-1 Circulation Framework and Figure V-2
Illustrative Street Network clearly show a pedestrian connection from the project site across the railroad
tracks to the Foss Creek multi-use path, which would ultimately provide a pedestrian connection to the
SMART station.
Initial discussions between the City and the applicant focused on the possibility of having an elevated
pedestrian crossing from the project site to the future SMART station, but questions of cost, appearance,
and overall feasibility resulted in a request to the Planning Commission at the April 24, 2018, hearing for
additional input on this matter. At the June 26, 2018, workshop, the Planning Commission directed the
applicant to consult with SMART to get further direction regarding access to the SMART station from the
project site. On August 2, 2018, City Staff met with representatives of SMART to discuss an at-grade
crossing to provide access to the SMART station from the project site. SMART staff reiterated what it
had stated in a comment letter on the CHAP EIR dated October 8, 2013, i.e., that a pedestrian crossing of
the SMART tracks may not be possible, due to the possible need to use the area surrounding the
connection point on SMART’s side of the railroad tracks for future railroad operations.
Staff explored other options to meet the intent of the CHAP to provide pedestrian connection to SMART.
SMART staff suggested that the Applicant share in the cost of constructing a multi-use pathway extension
between US 101 at the southern City limits and the railroad bridge at the Russian River. This suggestion,
and further negotiations with the applicant, has resulted in the applicant’s commitment to provide
“connectivity funds” to serve the area, as part of the proposed Development Agreement (discussed later in
this report).
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The revised Tentative Map for the project now includes a public street right-of-way, which would
terminate at the common property line with the SMART property to the east, rather than the pedestrian
easement previously proposed. Although this differs from the pedestrian connection shown on in CHAP
Figures V-1 and V-2, staff believes that the proposed right-of-way, combined with the applicant’s
contribution to connectivity paths in the area (as requested by SMART staff), are substantially consistent
with the principles underlying the CHAP’s references to access to SMART.
Pedestrian Network
CHAP Figure V-3 (Alternative Transportation Framework) (Exhibit 11) shows existing and proposed
bike and pedestrian paths in the Plan area. As discussed in detail in the CHAP, improvements for
alternative transportation in the Plan area focus on improving access from the rail station/transit center to
the surrounding areas, improving bikeways throughout the area, and creating an inviting and attractive
network of pedestrian routes that includes sidewalks along existing and new streets, off-street pathways
and pedestrian connections. The proposed new streets shown in the tentative map for the Mill District
include sidewalks, providing a pedestrian network consistent with the CHAP. The City’s use of
“connectivity funds” from the applicant, together with future Design Review actions of individual project
parcels, will ensure consistency with the routes and access improvements contemplated in the CHAP.
The local bike community provided significant input regarding what they perceived as discouragement of
bicycle use of Healdsburg Avenue from Exchange Avenue to the roundabout. The PW Director
determined that the addition of a class 2 bicycle lane is not appropriate in this circumstance, as well as not
included in the CHAP. However, a small modification was made to the CHAP recommended cross
section to increase the width of the road, thus allowing additional buffer zone for safe cycling and the
addition of a few “sharrows” in order to properly locate riders.
Regional Housing Needs Requirements
The Annual Housing Report for 2018 has been prepared and was reviewed and accepted by both the
Planning Commission and City Council last year, and was then forwarded for submittal to the State’s
Housing and Community Development Department and the State Office of Planning and Research as part
of normal reporting requirements for Housing Elements.
That report identifies the City’s Regional Housing Needs goals for the 2015 to 2022 period, as established
by the Association of Bay Area Governments, and the proposed development will contribute to helping
achieve the housing targets, including affordable housing. The final affordability goals and details for this
proposal will be finalized through a formal Affordable Housing Agreement, which the City’s Housing
Department is developing.
The report shows that the City of Healdsburg has met its housing need in all but the Very Low Income
category. This project, proposing at least 24 very low income units, will help the City to meet its housing
need. Units are reported to the State when building permits are issued. The remainder of the 40
affordable units will be housing for lower income (i.e., low-income or very low income) households, also
greatly needed in the community.
Land Use Code
The Mixed Use (MU) zoning district designation is applied to the subject property, which is consistent
with the CHAP and the Healdsburg General Plan 2030 land use designation of the same name. The MU
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zoning district was created to help implement the land use policy designation, and the zoning district does
so by specifically allowing and recognizing both a combination of land uses and individual land uses. The
hotel, commercial and residential uses proposed would redevelop an underutilized location with attractive
development that meets the intent of the Land Use Code.
A Conditional Use Permit (CUP) is required for mixed use residential and visitor serving lodging in the
Mixed Use (MU) zoning district. Findings of Fact for the CUP are included in this report. As noted in
Table 3, Revised Development Summary, the proposed development meets the physical parameters of the
MU zoning district, as detailed in the Land Use Code, with the exception of parking, height and side yard
setback.
With regard to parking, a shared parking study has been prepared. Pursuant to Land Use Code Section
20.16.150(B)(3), and CHAP page 61, the applicant has requested that the Planning Director allow a
reduction in the required number of parking spaces for the Mill District project based on the shared
parking analysis prepared by W-Trans, dated August 3, 2018 (the “W-Trans Parking Analysis”), and as
updated December 11, 2018. The W-Trans Parking Analysis, included as Exhibit 16d, concludes that
shared use of the same parking facilities can occur at differing times of the day and different days of the
week, and that no adverse effects would result from the shared use of parking spaces. Land Use Code
Section 20.16.150(A)(3) requires 1.5 parking spaces per unit, one of which is located in a garage or
carport and 1.0 uncovered guest parking space per three units, which for Parcel 7 (the affordable housing
parcel) would occupy more space than available. As a result, the applicant is requesting a waiver3 under
state and local density bonus law to limit required parking to one space per two- and three-bedroom unit
for the affordable units only. The middle income and market rate units will be parked pursuant to the
shared parking analysis. In summary, the project parking demands are 439 spaces based on the Urban
Land Institute (ULI) methodology noted in the W-Trans report. This demand would be accommodated
within the 473 space supply. Therefore, the Planning and Building Director has made the finding that the
number of code required parking spaces (see Table 3 in this report) may be reduced as no adverse effects
would result from the shared use of parking spaces.
With regard to height, Land Use Code Section 20.08.170(B)(2), limits to forty (40) feet the maximum
height of structures in the MU district that abut or are directly across a street/alley from a site zoned for
multi-family housing as a permitted use. However, in order physically to accommodate the height of
residential buildings on the project site that are adjacent to sites zoned for multi-family housing as a
permitted use, the applicant has requested a waiver4 under state and local density bonus law to increase
the maximum height from forty (40) feet to fifty (50) feet.
Finally, with regard to side yard setback, Land Use Code Section 20.08.160 requires a 10 foot side yard
setback for residential uses in the MU district. As discussed in detail below, in order physically to
accommodate the proposed development of affordable housing on Parcel 7, the applicant has requested a
waiver5 under state and local density bonus law to reduce the setback requirement for the affordable housing
on Parcel 7 so that portions of the building may be located as close as five (5) feet from the adjacent westerly
property line (the site currently occupied by McDonald’s) and the eastern portion of the property abutting a
proposed public street.

3

Please see the attached Density Bonus Application for a justification of this waiver request.
Please see the attached Density Bonus Application for a justification of this waiver request.
5
Please see the attached Density Bonus Application for a justification of this waiver request.
4
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Program

Project

Land
Use
Requirements

Up to 146 market units

n/a

Code

22 units restricted to 120%160% of AMI
40 affordable units
Total of up to 208 units
Hotel: 53 keys (~60,453 sf)
Commercial: 15,000 sf
Total Site Area

9.59 acres (417,740 sf)

n/a

Residential Density

Density: 21.6 u/ac

Allowable Density: 16 u/ac x
35% City density bonus = 21.6
u/ac, or 207.36 units

Commercial Intensity (Floor Maximum 0.20 FAR6
Area Ratio)

1.0 FAR

Site Coverage (including Expected to be 40% but may 60% max
be up to 60%
residential square footage)
Open Space

To be provided per code

200 square feet per dwelling
unit (total of 0.86 ac.)

Side Yard Setback

5’ for Parcel 7 (waiver 10’
requested); 10’ elsewhere

Building Height

Up to 50 feet (waiver Adjacent to MU zones – 50
requested
for
buildings feet;
otherwise restricted to 40 feet) Adjacent to RM zones – 40
feet

Gross Floor Area

Project
description n/a
contemplates ~534,364 sf
(hotel,
residential,
commercial, parking structure)

Parking

473 parking spaces; waiver 580 spaces7
requested for Parcel 7
(affordable housing); request
for Shared Parking submitted

6

Residential floor area shall not be counted when calculating the maximum FAR (CHAP page 27).
The CHAP allows for on-street parking on new streets and stipulates that this parking should be counted towards the parking
requirements in the Land Use Code. (CHAP page 61).
7
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Tentative Subdivision Map TM 2017-01
The project includes a tentative subdivision map to divide the approximately 9.59 acre site into seven
individual parcels. The proposed parcels and map design are consistent with the purpose of the MU
zoning district and consistent with the standards for tentative maps contained in Title 17 of the Municipal
Code and meet the Subdivision Map Act requirements under §66473, of the Government Code of
California.
Phasing: The project is expected to be developed in phases, with each phase being brought to the
Planning Commission for approval of (a) a condominium map consistent with the tentative map, (b)
design review, (c) a “subsequent” conditional use permit, and/or (d) other permits as may be required.
The applicant has outlined a prospective four-phase development program (see Exhibit 6 ); however, the
timing and scope of the phases are ultimately dependent on market conditions and the availability of
housing unit allocations under the City’s Growth Management Ordinance. The Development Agreement,
discussed later in this staff report, also regulates the timing of construction of the affordable units and the
middle income units.
Construction: Construction will require a demolition phase to remove existing structures. The site will
be graded, and construction phased on different areas of the site. Site grading will consist of construction
of the two main roads and excavation to support building and parking lot construction. Cut and fill
amounts for the primary infrastructure are expected to be approximately 10,000 cubic yards each. As part
of its commitment to green building practices, the applicant will ensure that all diesel-powered portable
equipment on the project site will meet EPA particulate emissions standards for Tier 4 engines or the
equivalent. The applicant also has confirmed that it will not use any pile-driving equipment, which
commitment has been memorialized as a condition of approval for the Tentative Map.
Utilities: All utility plans that are part of the Tentative Map submission have been reviewed by the City
Public Works and Electric Departments, and are consistent with the policies of the General Plan and in
compliance with the standards of the Municipal Code. Comments of each reviewing department are
included in Exhibit 17, and have been included (as applicable) as conditions of approval for both the
Tentative Map and the “master” Conditional Use Permit.
Parcel Size: Seven parcels will be created with the smallest, Parcel 4, totaling 23,087 square feet (.53
acre) and the largest, Parcel 2, totaling 79,715 square feet (1.83 acres), which conforms to the City’s MU
zoning designation parcel size requirements.
Access: The proposed project will be accessed via two driveways on Healdsburg Avenue and a driveway
on Exchange Avenue at the southerly portion of the site. Future plans for Healdsburg Avenue include restriping along the front of the project site that would reduce the number of lanes from four to three, with
one travel lane in each direction and a center two-way-left turn lane. Right and left-turning vehicles
entering the site will be able to access both driveways, and drivers turning left will have a center turn lane
to make such turns into and out of the site easier. Sight distance from the proposed project driveways on
Healdsburg Avenue is adequate as there are no barriers to the lines of sight north and south of the planned
driveway locations, and none would be expected upon construction of the project.
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The Department of Public Works previously indicated some concern as to whether left turn movement
restrictions and/or turning lane storage length requirements may be warranted with respect to the street
connections to Healdsburg Avenue. Traffic consultant W-Trans reviewed the proposed design and
concluded that even under conservative assumptions, delays at the driveways would not violate driver
expectation and it is anticipated that the driveways would operate acceptably with both left and right turns
allowed. The Department of Public Works has accepted these conclusions and thus has not limited the
direction of turns from the driveways.
Landscaping: The tentative map includes a preliminary landscape plan which shows street trees, as
required by the Land Use Code and the CHAP. Bowhall Maple trees are proposed along the Healdsburg
Avenue frontage, consistent with the CHAP. Along the new streets, the preliminary landscape plan
indicates London Plane trees, which is not consistent with CHAP Appendix C: Plant List for Plan Area.
A condition of approval has been included that prior to recordation of the Final Map, the Applicant shall
submit a final landscape plan showing conformance with the CHAP.
An existing towering stand of redwood trees adjacent to Healdsburg Avenue true is proposed to be
preserved. The redwoods will provide a backdrop to the publicly accessible open space and scale to the
project as viewed from Healdsburg Avenue. Large canopied deciduous shade trees will line Healdsburg
Avenue, providing visual and spatial integration between buildings and the street corridor. Along the
internal streets, large canopied deciduous trees will line the street on both sides to provide visual and
social integration to complement the pedestrian experience. Flowering species and citrus trees will
provide visual accents throughout the proposed development. Final landscape plans will be required and
reviewed for each parcel as part of future design review applications. The project will comply with the
City’s Water Efficient Landscaping Ordinance per Land Use Code Section 20.16.105.
The Tentative Map conditions of approval require the applicant to provide parkland and pay fees in
accordance with the provisions of Article 17.04 of the Land Use Code unless otherwise provided in the
Development Agreement. Development Agreement provisions as parkland fees are discussed in more
detail below.
Conditional Use Permit CUP 2017-12
Mixed use residential and visitor lodging (hotel) each are conditionally permitted uses in the Mixed Use
zoning district. In order to approve the requested conditional use permit for mixed use residential and the
hotel, the Planning Commission must determine that the location and operation of the proposed uses are
consistent with the Healdsburg General Plan, Land Use Code and any applicable specific or area plan,
including the CHAP.
The CHAP describes the Mixed Use (MU) designation as providing for nonresidential uses, including
retail, office, services, visitor accommodations, public and quasi-public uses when compatible with the
overall purpose and character of the designation, and similar and compatible uses that serve residents
and/or visitors in a manner that does not undermine the role of the downtown as the commercial center of
Healdsburg. The proposed hotel is intended to complement other uses on the project site as well as in the
downtown core. The project includes pedestrian and bicycle linkages between the project site and the
downtown and the Plaza to promote activity in the commercial center of the City.
The CHAP identifies market forces that would tend to favor visitor-serving uses such as a hotel and
supporting retail and restaurants that build on the growing importance of Healdsburg as a food and wine
destination. The market force analysis indicated that the success of lodging, retail and restaurants in the
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downtown showed pent up demand for additional visitor-serving uses. The CHAP also identifies that
these kinds of uses will be more likely to succeed if a larger property is redeveloped to include on-site
amenities and retail (as opposed to a stand-alone hotel). While the hotel is an important element of the
proposed project, and is intended to respond to the identified “pent up demand for additional visitorserving uses”8, as well as to support the project’s economic viability, this is a true mixed use project that
features dense residential development along with a significant commercial component, including on-site
amenities and retail services.
The CHAP states that residential development up to 16 units per acre may be combined with nonresidential uses when compatible with allowable nonresidential uses on the same and adjoining sites and
designed to minimize impacts on residents from noise and other elements typically associated with a
thriving commercial area. Residential density bonuses may be granted consistent with state law and the
City’s housing incentives program.
The residential component of the proposed Mill District development will include a mix of affordability,
types and sizes of residence, including rental and for sale units, which will promote diversity among
residents. In an attempt to provide housing opportunities for individuals working at the proposed hotel as
well as in other nearby businesses, the proposed development includes 40 rental units which will be made
available to people of low and very low income, which exceeds the number (24) of affordable units that
the Applicant is required to provide pursuant to the City’s Inclusionary Housing Ordinance. Further, the
Applicant is including 22 units of housing restricted to households earning 120%-160% AMI, or middle
income, housing.9
Density Bonus
The proposal also includes a 35% density bonus (54 units). Pursuant to state and local Density Bonus
Law, because at least 24 units (i.e., fifteen (15) percent of the “base” number of units) will be available
only to very low income households, this project is eligible for up to three “concessions” and unlimited
“waivers.” A concession is a regulatory incentive or concession, such as a reduction in site development
standards or a modification of zoning code or architectural design requirement, which results in
identifiable and actual cost reductions. Alternatively, a waiver relieves the project from meeting a
development standard which would physically prevent the project from being built at the permitted
density.
Concessions
The developer has requested the two concessions listed below, based on reasoning set forth in its density
bonus application attached hereto as Exhibit 7. The Planning Commission must grant these requested
concessions, unless it makes a written finding, based upon substantial evidence, of any of the following:
(1) the concession does not result in identifiable and actual cost reductions that would otherwise be
required to provide for rents for the targeted units to be set as required by Health and Safety Code section
50053; (2) the concession would have a specific, adverse impact upon public health and safety or the
physical environment or on any real property that is listed in the California Register of Historical
Resources and for which there is no feasible method to satisfactorily mitigate or avoid the specific,
adverse impact without rendering the development unaffordable to low-income and moderate-income
households; or (3) the concession would be contrary to state or federal law. (California Government Code
Section 65915(d)(1))
8

CHAP page 24
As noted earlier, one of the middle income units will be located on Parcel 7 and reserved for the manager of the affordable
housing complex. Proposed conditions of approval require that this unit be available to a household with an income of below
160% AMI.
9
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Concession #1. Modification of the following Land Use Requirement – At least five (5) percent of the
total number of dwelling units shall be made available for moderate-income households. Land Use Code
§20.20.030(B)(1). The applicant requests that the 40 units of affordable housing proposed for Parcel 7 be
available only to low and very low income households, rather than reserving five (5) percent for moderate
income households as required by the Land Use Code.
Rationale: The applicant proposes to partner with a non-profit affordable housing developer (Eden
Housing) to construct 40 affordable for-rent apartments, plus one manager’s unit restricted to a middle
income household (or lower). Financing for the affordable housing apartments will most likely be
through low income housing tax credit financing (“LIHTC financing”) and other state and federal sources,
which limit the affordability restrictions up to low income households or below, and provides up to 70%
of the cost of the development (excluding land). The LUC requires that 5% of the total number of
dwelling units be made available to moderate income households (80 – 120% of AMI) but due to the
restrictions of LIHTC financing program, units restricted to moderate income would not qualify for
LIHTC financing. The applicant has argued that without tax credits, the project would need to absorb
these construction costs, reducing its ability to provide affordable rents. By allowing the project to
replace the Land Use Code’s required moderate income units with additional low and very low income
units, the project can use LIHTC financing, thereby reducing its construction costs and allowing for rents
that are affordable to low and very low-income households.
Concession #2. Relief from the City’s Policies and Procedures for the Healdsburg Residential Growth
Management Program (adopted on February 19, 2008) (the “P&P”). The project proposes to modify the
timing requirements in the P&P to allow all of the project’s reserved GMO Allocations (as defined in the
P&P) from a 3-year cycle to be issued at the beginning of such 3-year cycle. GMO Allocations for the
project are further discussed in the context of the Development Agreement, below.
Rationale: The City interprets its P&P to limit development allocations under the GMO to 90 per threeyear cycle. Although the P&P provides that a project that is subject to a Development Agreement may be
granted GMO Allocations for existing or future years as deemed appropriate by the City Council,
provided the General Provisions of the P&P are observed, the City does not typically permit projects to
claim more than 1/3 of the cycle’s allocations per year.
The project can be implemented as proposed while complying with the GMO, but the requested
concession for timing under the P&P is necessary to capture enough GMO allocations and building
permits at one time to allow construction of an entire building of between 35 and 45 units. The purpose
of this concession is to allow as many residential building permits that may properly be issued, subject to
the limitations of Measure M, to be utilized and to not expire. In exchange, and pursuant to the
Development Agreement, the Applicant will construct all 40 affordable units by the earlier of (a) the time
the hotel is complete or (b) the time the second phase of residential construction is complete, and will
construct 22 middle income units which are not otherwise required by City regulations.
The applicant has argued that this concession would reduce the construction timeline and increase
economies of scale, resulting in actual and identifiable cost reductions, but it would also allow the project
to obtain commercial financing. Therefore, the concession results in cost savings and makes the project
feasible, both of which are will allow the project to deliver new affordable housing.
Waivers
The developer has requested the three waivers listed below, based on reasoning set forth in its density
bonus application attached hereto as Exhibit 7. The Planning Commission must grant these requested
waivers, unless it makes a written finding, based upon substantial evidence, of any of the following: (1)
the waiver is not necessary in order physically to accommodate the construction of the project; (2) the
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concession would have a specific, adverse impact upon public health and safety or the physical
environment or on any real property that is listed in the California Register of Historic Resources and for
which there is no feasible method to satisfactorily mitigate or avoid the specific, adverse impact without
rendering the development unaffordable to low-income and moderate-income households; or (3) the
concession would be contrary to state or federal law. (California Government Code Section 65915(d)(1))
1. Proposal for waiver of following development standard - The maximum height of main structures to be
forty (40) feet when abutting or directly across a street/alley from a site zoned for multi-family housing as
a permitted use. Land Use Code §20.08.170(B)(2) The requested waiver would allow buildings on
parcels 3, 5, 6 and 7 to have a maximum height of 50 feet to accommodate up to an additional story of
residential units on those parcels.
Rationale: The proposed development includes up to 208 residential units, some of which are on parcels
that are adjacent to sites zoned for multi-family use. Specifically, units on parcels 3, 5, 6, and 7 are
enclosed within buildings that are proposed to be over 40 feet in height, but not more than 50 feet in
height. Application of the 40 foot height limit to main structures which are abutting or directly across a
street/alley from a site zoned for multi-family housing as a permitted use would physically preclude the
construction of the proposed project, which is designed at heights up to 50 feet. The extra 10 feet of
height is necessary because buildings on these parcels may need up to one additional story of residential
units to accommodate the proposed 208 units. It should also be noted that if the market rate housing
structures decreased in height, they would need to be expanded horizontally to accommodate the same
number of units, which could result in a smaller affordable housing parcel, which could in turn physically
preclude construction of the 40 affordable rental units. Therefore, the project proponent requests a waiver
of the maximum height of main structures, permitting buildings on parcels 3, 5, 6 and 7 to be up to 50
feet.
2. Proposal for waiver of following development standard – The Land Use Code requires 1.5 parking
spaces per unit, one of which is located in a garage or carport, and 1.0 uncovered parking guest space
per 3 units. Land Use Code §20.16.150(A)(3) The State Density Bonus Law limits parking that can be
required for the entire site to 1 space per studio and one bedroom unit, two spaces per two- and threebedroom unit, and 2.5 spaces for four-bedroom units and larger, (each inclusive of guest parking), which
may be covered or uncovered. (Gov't Code § 65915(p)(1)). The project requests a waiver further to limit
required parking to one space per two- and three-bedroom unit for the affordable units only. The middle
income and market rate units (other than the middle income unit on Parcel 7) will be parked pursuant to
the shared parking analysis, which the Planning Director will consider separately from this density bonus
request.
Rationale: The current proposal for the affordable units includes 40 affordable for-rent units and one
manager's unit within a 4-story, 41-unit building. The units range from studios to three-bedroom units. If
parking for two- and three-bedroom units is limited to 1 space per unit, 41 parking spaces would be
provided for the affordable housing and the manger's unit, reducing the number of on-site spaces required
for the affordable housing and increasing the amount of buildable area for affordable housing.
If additional land were needed to accommodate parking area beyond 41 spaces, the result would be that
more land area would be required for the 41-unit building, thus limiting the project's ability to develop up
to 208 units on the entire site. Therefore, the applicant requests a waiver of the parking requirements,
instead allowing 1.0 parking space per unit (inclusive of residents and guests) for the Parcel 7 only.
3. Proposal for waiver of following development standard – The Land Use Code requires 10-foot side
and rear yard setback for residential uses for Mixed Use Zoning. Land Use Code §20.08.160. The project
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proposes a 5-foot side yard setback from the westerly property line of Parcel 7 (adjacent to the existing
McDonald’s restaurant) only.
Rationale: The current proposal for the affordable units includes 40 affordable for-rent units and one
manager's unit within a 4-story, 41-unit building on Parcel 7. The units range from studios to threebedroom units to accommodate families and the building is anticipated (but not required) to include a
variety of amenities such as an indoor multi-purpose room, offices, outdoor patio area, community
garden, and play area. Some of these components are required for LIHTC Financing. In order to
accommodate all of these components, a small portion of the building is anticipated to be as close as 5
feet from the westerly property line of Parcel 7 (adjacent to the existing McDonald’s restaurant). If
additional land is needed to accommodate for the standard 10-foot setback, that additional land would
need to be taken from the rest of the project and could physically preclude the construction of up to 208
units and the associated amenities.
Historic Demolition Permit MISC 2017-01
The proposed project involves the removal of structures related to the former Nu Forest Products site, 164
Healdsburg Avenue, and House of Sonoma, 146 Healdsburg Avenue, to accommodate redevelopment of
the site as anticipated in the Central Healdsburg Avenue Plan. The CHAP EIR determined that significant
unavoidable impacts would occur to cultural resources and includes mitigation for such cultural resource
impacts by requiring future projects within the CHAP area to conduct project-level historic resources
analysis. Pursuant to the CHAP EIR and Mitigation Monitoring and Reporting Program, Historical
Resource Evaluations were completed in 2017 by Evans and DeShazo (Exhibit 16), to determine any
project-specific impacts to historical resources. The project would not result in any new or more severe
impacts than those identified in the CHAP EIR. Implementation of mitigation measures would ensure
impacts to cultural resources would be reduced the maximum amount possible, but they will remain
significant and unavoidable.
The Historic Resources Evaluations prepared by Evans and DeShazo (Exhibit 16), determined that the Nu
Forest site at 164 Healdsburg Avenue was eligible for listing on the California Register of Historic
Resources (CRHR). By contrast, it determined that the House of Sonoma at 146 Healdsburg Avenue was
not eligible for listing on either the CRHR or the National Register of Historic Places (NRHP), nor did it
meet the standards for preservation set forth by the City of Healdsburg for a local historic listing on any
level. Because of the determination as to 164 Healdsburg Avenue, in accordance with CHAP Mitigation
Monitoring and Reporting Program, conditions of approval have been included to regulate the demolition
of buildings on the Nu Forest Products site.
Heritage Tree Removal HT2017-02
There are a total of 95 trees, 23 of which are heritage trees, on the project site. A total of 67 trees are
anticipated to be removed by the project, seven of which are heritage trees.10 As detailed in the tree
assessment report prepared by WRA Environmental Consultants for the proposed project, Mill District
Tree Survey and Protection Plan, the 67 trees must be removed, to accommodate the removal of existing
buildings and construction of new buildings and infrastructure.
Sixteen heritage trees have been selected for preservation. Heritage trees on the site are composed of five
species, including coast redwood (Sequoia sempervirens), Deodar cedar (Cedrus deodara), silver wattle
10

The majority of the other 60 trees proposed for removal (47 trees or 70% of the total) are non-native, invasive silver wattle
and Tree of Heaven trees, while the remaining 13 trees are non-heritage native trees.

Mill District Project Staff Report 1/8/2019

Attachment: Attachment 7 - 146 and 164 Healdsburg Avenue PC Staff Report 01082019 (2305 : Mill District Tentative Map and Development

3.A.h

Page 20 of 33
Packet Pg. 403

(Acacia dealbata), Modesto ash (Fraxinus velutina), valley oak (Quercus lobata), and coast live oak (Q.
agrifolia). The heritage trees range in size from 30 to 96 inches diameter (measured at 2 feet above
ground). The overall condition, health, and structure of trees inventoried by the project arborist ranged
from poor to good, with most trees ranking fair in health, structure, and general condition.
The tree assessment report for the proposed project, Mill District Tree Survey and Protection Plan,
prepared by WRA Environmental Consultants (Exhibit 16), determined that seven native and non-native
heritage trees will be removed, including two native coast live oak (#5923 and #5924) and three native
valley oak (#5914, #5916 and 5922), both in fair condition, and two non-native ornamental species, one
silver wattle (#5906) and one Modesto ash (#5907). Both of the non-native heritage trees exhibited
significant defects, including poor structure from repeated topping for overhead power lines on the silver
wattle, and leaf anthracnose on the Modesto ash. Of the five native heritage trees that are proposed to be
removed, tree #5914 is a dominant tree with good health and structure, tree #5916 has a corrected lean,
tree #5922 is identified as in a poor position, growing at a retaining wall, tree #5923 is growing at a fence
and tree #5924 is identified with poor growth form and lean. The seven heritage trees to be removed will
be replaced pursuant to Healdsburg’s Heritage Tree Ordinance (Municipal Code Section 20.24.075) with
three replacement trees to be planted on site for each heritage tree removed.
Development Agreement DA 2018-01
Role of Development Agreement
Under California Government Code Sections 65864-65895.5 (the “Development Agreement Statute”),
cities have a right to enter into agreements with private parties to strengthen the public planning process,
encourage private participation in comprehensive planning and reduce the economic risk of development.
The Development Agreement Statute authorizes the City to enter into an agreement with any person
having a legal or equitable interest in real property in order to provide for the development of such
property under an unchanging, or “vested”, land use regulatory setting. Development agreements are
often used in large, complex projects and in projects that have a long lead time, multiple phases, or a long
development period, in order to give the developer certainty in regards to the entitlements and other
governmental actions. Typically, in return for providing these benefits to the developer, a development
agreement also confers benefits upon the City that are in excess of those benefits to which the City would
be entitled as a matter of law.
Vested Right to Develop and Term of Agreement
During the term of the proposed Mill District Development Agreement, the applicant would have a vested
right to develop the project on the project site in accordance with and to the full extent permitted by the
“master” Conditional Use Permit and other current and future approvals. These approvals would
exclusively control the development of the Project (including, without limitation, the permitted uses,
density and intensity of use of the property, the maximum height and size of buildings on the property,
building setbacks, and provisions for reservation or dedication of land for public purposes). While the
term of the Development Agreement may be extended in certain circumstances, it is anticipated to run for
fifteen (15) years.
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The most important parts of DAs are the financial and non-financial deal points that are agreed upon
between the City and the applicant. There are no established rules or policies when negotiating these deal
points as each proposal is unique and should be considered on its own merits. The benefits that this
Development Agreement would provide to the applicant largely relate to the relaxation of certain Growth
Management Ordinance policies (though not to the requirements of the Growth Management Ordinance
itself), which is critical to amass sufficient GMO “allocations” to construct the various components of the
Project site. The benefits that the Development Agreement provide to the City include: (a) the provision
of a substantial number of affordable and “middle income” units in excess of the number that otherwise
would be required; (b) a payment of $1,300,000 (One Million Three Hundred Thousand Dollars) to be
used to develop bicycle and pedestrian connectivity elements to and from the future SMART station, as
well as elsewhere in the area; and (c) up to $800,000 (Eight Hundred Thousand Dollars) in funds to be
used for a new aerial ladder truck. Because of the complexity of some of these issues, rather than
attempting to describe them in the body of this staff report, we have attached a separate “Development
Agreement Deal Points” document as Exhibit 21 to this staff report.

FINDINGS:
Tentative Map Application 2016-02
Section 17.04.100 of the Municipal Code sets forth the grounds upon which approval of a tentative map
shall be based, and sets forth the actions needed by the Planning Commission. After review of the project,
the Planning Commission shall determine whether the tentative subdivision map is in conformity with the
provisions the Municipal Code. Upon that basis, the Commission shall recommend to the City Council
approval, conditional approval or denial of the tentative subdivision map.
The Planning Commission shall base its recommendation on the tentative subdivision map on the findings
below; staff has provided suggested bases for these findings in italics below each finding:
1.

The proposed map and its design and improvements are consistent with the general plan and any
applicable specific plan.
The project’s proposed uses and density are consistent with the Healdsburg 2030 General Plan land
use designation of the site as Mixed Use Residential. The project is eligible for a State Density Bonus
Law provision of an additional 35% increase in density due to the percentage of affordable housing
that it includes. The maximum density allowed on the 9.59 acre site is 154 base units (rounding up, as
required by State Density Bonus Law). The project proposes up to 208 units, or 54 units more than
allowed by the MU general plan designation and zoning. This is a request for a 35% bonus. The
project includes 40 affordable units, 24 of which are proposed to be affordable to very low income
households. The project is generally consistent with the Central Healdsburg Avenue Plan (CHAP).
The preservation of as many trees as is feasible is consistent with the Healdsburg 2030 General Plan
Natural Resources Element. Implementation of the recommended conditions of approval will ensure
that the Healdsburg 2030 General Plan Safety Element’s noise standards are met. The project’s
emergency service access and street improvements are consistent with the Transportation Element.
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2.

The site is physically suitable for the type and proposed density of development.
The proposed development can be accommodated without significant alterations to the site in that the
site has been previously developed, there are no known fault or slide areas on the site; the site is
relatively level; the buildings will not be constructed within a flood hazard area, and there are no
special status species on the site.

3.

The design of the subdivision and the proposed improvements are not likely to cause substantial
environmental damage or substantially and avoidably injure fish or wildlife or their habitat.
The site is a previously disturbed site in that it was formerly developed and served for many years as
the location of Nu Forest Products as well as the House of Sonoma. The site is relatively level and
will not provide challenges with regard to drainage, faults, liquefaction or slope instability. The
project area entirely comprises developed, disturbed, and landscaped areas. No native or
naturalized vegetation alliances are present. The area is not considered environmentally sensitive,
and has a very low potential to support special-status plant species. With implementation of the
applicable mitigation measures from the CHAP EIR, the project would not degrade the quality of the
environment, substantially reduce the habitat of a fish or wildlife species, cause a fish or wildlife
population to drop below self-sustaining levels, threaten to eliminate a plant or animal community,
reduce the number or restrict the range of a rare or endangered plant or animal.

4.

The design of the subdivision and the type of improvements are not likely to cause serious public
health problems.
All project improvements will be designed and constructed in accordance with City standards to
ensure protection of the public health. The project will also be required to comply with all applicable
mitigation measures set forth in the CHAP EIR.

5.

The design of the subdivision and the type of improvements will not conflict with easements,
acquired by the public at large, for access through or use of property within the proposed subdivision.
The subdivision design, including proposed improvements, has been reviewed by City departments to
ensure access through the site. The privately owned park will be retained for use by the public
through the Final Map process. New public street are proposed in the subdivision and will be offered
for dedication on the Final Map.

6.

Unless otherwise provided by the Subdivision Map Act, the design of the subdivision provides, to the
extent feasible, for future passive or natural heating or cooling opportunities in the subdivision.
The project will be constructed in accordance with the energy conservation standards of the
California Building Code.
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Pursuant to Land Use Code Section 20.28.165, the Planning Commission is required to make the
following findings in order to approve a conditional use permit application to allow (1) mixed-use
residential and (2) visitor lodging (hotel) uses in the Mixed Use (MU) zoning district; staff has provided
suggested bases for these findings in italics below each finding.
1. The proposed location and operation of the conditional use is in accord with the Healdsburg General
Plan, objectives of the Land Use Code and purposes of the district in which the site is located.
The subject property is designated Mixed Use (MU) in the Healdsburg General Plan. This
designation provides for nonresidential uses, including visitor accommodations when compatible with
the overall purpose and character of the designation, and in a manner that does not undermine the
role of the downtown as the commercial center of Healdsburg. In addition, where a mix of uses is
proposed on the same site, as is the case with the Mill District project, the Mixed Use land use
designation also allows residential development up to 16 units per acre combined with nonresidential
uses when compatible with allowable nonresidential uses on the same and adjoining sites and
designed to minimize impacts on residents from noise and other elements typically associated with a
thriving commercial area. As discussed in detail in this report and the Environmental Checklist
prepared for the project, conditions of approval will promote the compatibility of the residential and
non-residential uses on site and in the surrounding vicinity. The Mixed Use land use designation also
indicates that residential density bonuses may be granted consistent with State law and the City’s
housing incentives program.
The proposed project is in conformance with the maximum allowable floor area ratio (FAR) of 1.0 for
the Mixed Use land use designation (residential floor area is not counted when calculating the
maximum FAR). Both the proposed hotel and the residential units would be considered consistent with
the intent of the Mixed Use land use designation as they are conditionally permitted uses in the
underlying Mixed Use (MU) zoning district. Further, the hotel is also consistent with the intent of the
MU zoning district in that it provides a commercial use that is of interest to visitors of the community
and is functional with a commercial appearance. Finally, the proposed residential use is consistent
with the special purposes of the MU zoning district in that the Mill District development proposes to
incorporate residential uses with commercial uses in appropriate locations.
2. The proposed location and operation of the conditional use and the conditions under which it would
be operated or maintained will not be detrimental to the public health, safety or welfare or materially
injurious to properties or improvements in the vicinity.
The location of the subject property is in a Mixed Use district, surrounded by commercial and
residential uses along Healdsburg Avenue, Mill Street, Exchange Avenue, and across the railroad
tracks to the east. The project site is immediately adjacent to the railroad where the SMART train will
ultimately travel further north to Cloverdale. The noise analysis (Exhibit 16) contained within the
Environmental Checklist determined that the noise levels associated with the future active rail line
would be acceptable after implementation of applicable mitigation measures from the CHAP EIR.
Conditions of approval are included that require all room facades designed for sleeping with a line of
sight to the railroad would be built to achieve an acceptable sound transmission class (STC) rating.
The Environmental Checklist also determined that outdoor noise levels at the hotel patio in the
northeast corner of the project site would be conditionally acceptable, which the City has determined
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is the appropriate threshold for that location, subject to future confirmation that interior noise levels
will be maintained at acceptable levels. Finally, the Environmental Checklist determined that noise
levels associated with other noise sources would be acceptable with the implementation of the
recommendations set forth in the noise analysis for the project. Based on the presence of similar
types of commercial and residential uses in the vicinity and the conditions of approval, the proposed
residential and hotel uses will not result in or create a detrimental condition on the property, property
vicinity or community.
3. The proposed conditional use will comply with each of the applicable provisions of this Title.
Under the MU zoning designation, in Land Use Code Section 20. 08.155 Table 12, a hotel (visitor
lodging) and residential uses as part of a mixed use development are both allowed uses subject to
approval of a conditional use permit to be acted upon by the Planning Commission. There are no
specific restrictions for visitor lodging or residential uses as part of a mixed use development in this
zone. The project will comply with all the standards for development in the MU zone with regard to
physical standards, with the exception of the requested waivers and concessions allowed by the State
Density Bonus Law.

Findings of Consistency with State Density Bonus Law
The application as submitted includes provisions for a density bonus (35% density bonus; 54 units) and
two concessions (to not be required to provide 5% of the units for moderate income households and relief
from the City’s policies and procedures for the Healdsburg Residential Growth Management Program)
and three waivers (to exceed the maximum height limit of 40 feet, to reduce parking below the levels
specified in State Density Bonus law and setback modifications). As discussed in detail earlier in this
staff report, the density bonus request, including two concessions and three waivers, is consistent with the
State Density Bonus Law for affordable housing projects. The City has not identified any grounds for
denial of the density bonus, concession, or waivers under State Density Bonus Law.

Historic Demolition Permit MISC 2017-01
Pursuant to Land Use Code 20.24.230, in order to approve an application for a historic demolition permit,
the Planning Commission must make at least one of the following findings:
A. The building or structure does not represent a unique and irreplaceable historic or architectural
resource.
B. The adaptive re-use of the structure is infeasible or inappropriate, due to economic considerations,
structural conditions or land use incompatibility.
C. The relocation of the structure is infeasible due to cost, structural conditions or lack of an interested
party.
D. Restoration of the building or structure is not feasible or practical using current building codes
including, but not limited to the Historic Building Code provisions of the California Building Standards
Code.
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E. No public or other funding is available for financing renovation or purchase of the property on which
the building or structure is located.
F. The characteristics of the building or structure that originally supported its inclusion in the Cultural
Resources Survey are no long present and such absence is not a result of:
1. Willful or negligent acts by the owner that resulted in structural deterioration,
2. Failure to perform normal maintenance and repairs,
3. Failure to diligently solicit and retain tenants, and
4. Failure to secure and board the structure if vacant.
G. The base zoning of the site is incompatible with the intended reuse of the existing structure.
H. The structure cannot be restored without repairs that would exceed 50% of the value of the structure
itself. This finding shall be supported by 1) an appraisal prepared by a certified appraiser to determine the
value of the structure and 2) at least two bids from qualified contractors to determine the cost of repairs to
the structure.
I. The historic resource must be removed from the site in order for the property to be utilized for a
structure or use that substantially benefits the public.
J. Demolition of the structure will not have a significant impact on the historic integrity of the designated
or potential historic district.
Staff recommends approval of the Historic Demolition Permit Application subject to the conditions of
approval and the Certificate of Determination (Exhibit 15, which incorporates the CHAP Mitigation
Monitoring and Reporting Program) and has identified the following suggested findings, with suggested
bases for these findings in italics below each finding:
Finding B. The adaptive re-use of the structures is infeasible or inappropriate, due to economic
considerations, structural conditions or land use incompatibility.
Response: The adaptive reuse of the former lumber mill is infeasible due to the fact that it was developed
as an industrial use, which is no longer consistent with the General Plan land use designation of Mixed
Use nor the anticipated redevelopment of the site pursuant to the provisions of the CHAP and the
underlying Mixed Use zoning. Neither the industrial character nor the configuration of the structures in
question are compatible with the commercial and residential nature of the proposed development.
Finding E. No public or other funding is available for financing renovation or purchase of the property on
which the building or structure is located.
Response: No public or other funding is available to renovate the buildings or purchase the parcels on
which the former Nu Forest Products and House of Sonoma buildings are located.
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Finding G. The base zoning of the site is incompatible with the intended reuse of the existing structures.
Response: The zoning of the site is governed by both the CHAP and the Land Use Code which identifies
the site as Mixed Use. The design principles of the CHAP encourage redevelopment that is pedestrian
friendly and oriented to the street, with a mix of uses provided. The current location and form of the
buildings as well as the industrial use of the Nu Forest Products site are not consistent with the adopted
planning and zoning documents.
Finding I. The historic resource must be removed from the site in order for the property to be utilized for
a structure or use that substantially benefits the public.
Response: The site must be cleared in order to allow new goods, services and amenities to be provided by
new development on this site, consistent with the CHAP Plan.
Heritage Tree Removal Permit HT 2017-02
Article II of Chapter 20.24 of the City’s Land Use Code (Heritage Tree Protection) includes the following
criteria to evaluate tree permit applications. Staff has provided a discussion of each criterion in italics
below it:
20.24.065 Criteria for evaluating tree permit applications
The following criteria shall be used to evaluate tree permit applications.
A. The condition of the tree with respect to disease and danger of falling.
The tree assessment report for the proposed project, Mill District Tree Survey and Protection Plan,
prepared by WRA Environmental Consultants, dated August 3, 2018 and updated December 11, 2018,
determined that seven heritage trees will be removed, including two native coast live oak (#5923 and
#5924) and three native valley oak (#5914, #5916 and 5922), both in fair condition, and two non-native
ornamental species, one silver wattle (#5906) and one Modesto ash (#5907). Both of the non-native
heritage trees exhibited significant defects, including poor structure from repeated topping for overhead
power lines on the silver wattle, and leaf anthracnose on the Modesto ash. Of the five native heritage
trees that are proposed to be removed, tree #5914 is a dominant tree with good health and structure, tree
#5916 has a corrected lean, tree #5922 is identified as in a poor position, growing at a retaining wall,
tree #5923 is growing at a fence and tree #5924 is identified with poor growth form and lean.
B. Potential health and safety conditions to the general public or to other nearby trees.
The tree assessment report for the proposed project, Mill District Tree Survey and Protection Plan,
prepared by WRA Environmental Consultants, dated August 3, 2018 and updated December 11, 2018,
determined that seven heritage trees will be removed, including two native coast live oak (#5923 and
#5924) and three native valley oak (#5914, #5916 and 5922), both in fair condition, and two non-native
ornamental species, one silver wattle (#5906) and one Modesto ash (#5907). Both of the non-native
heritage trees exhibited significant defects, including the silver wattle suffering poor structure from
repeated topping for overhead power lines, putting it at risk of failure, thereby creating a safety problem
to people in the area, and the Modesto ash demonstrating lateral branch dieback creating a structural
hazard, also creating a safety problem to the general public and leaf anthracnose, creating a risk to the
health of other trees in the area.

Mill District Project Staff Report 1/8/2019

Attachment: Attachment 7 - 146 and 164 Healdsburg Avenue PC Staff Report 01082019 (2305 : Mill District Tentative Map and Development

3.A.h

Page 27 of 33
Packet Pg. 410

C. The necessity to remove trees or to encroach into protected zones in order to construct proposed
improvements, to allow reasonable economic enjoyment or use of the property.
All seven of the heritage trees proposed to be removed are shown in the tree assessment report for the
proposed project, Mill District Tree Survey and Protection Plan, prepared by WRA Environmental
Consultants, dated August 3, 2018 and updated December 11, 2018, as being within the area of project
improvements. Specifically, trees #5906 and #5907 are within the development area of Parcel 4; trees
#5914, #5916 and #5924 are within the development area of Parcel 6; tree #5922 is growing at the
retaining wall on the northerly property line of Parcel 1 and tree #5923 is within the development area of
Parcel 7. Removing the trees will accommodate the proposed improvements, consistent with the CHAP.
D. Topography of the site and the effect of tree removal on erosion, soil retention and potential increased
flows of surface waters.
Based on review of the preliminary grading plan submitted for the proposed project, and the fact that the
generally level site was previously developed, and largely covered with paving or buildings, the tree
assessment report for the proposed project, Mill District Tree Survey and Protection Plan, prepared by
WRA Environmental Consultants, dated August 3, 2018 and updated December 11, 2018, does not
identify any potential problems related to erosion, soil potential or increased flows of surface waters.
E. The number of trees on the property and the surrounding area and the effect of tree removal upon
property values in the area.
There are a total of 95 trees, 23 of which are heritage trees on the project site. A total of 67 trees are
anticipated to be removed by the project, seven of which are heritage trees. The majority of trees for
removal (47 trees or 70% of the total) are non-native, invasive silver wattle and Tree of Heaven trees.
Sixteen heritage trees have been selected for preservation. The project site is a previously developed site
that will be redeveloped with significant numbers of new trees. The existing stand of redwood trees on the
site will be preserved as part of a park. The request to remove seven heritage trees will not affect
property values in the area.
F. Professional arboricultural practices, including the number of healthy trees a site will safely support.
The tree assessment report for the proposed project, Mill District Tree Survey and Protection Plan,
prepared by WRA Environmental Consultants, dated August 3, 2018 and updated December 11, 2018,
includes a tree protection plan to protect trees that will be retained on the site. The City’s Land Use
Code includes a requirement for replacement of heritage trees removed at a ratio of 1:3 that will be
accommodated on site and incorporated into the approved landscaping plan as part of future design
review applications.
Development Agreement Application DA 2018-01
Section 17.20.040 of the Municipal Code sets forth the grounds upon which approval of a development
agreement shall be based, and sets forth the actions needed by the Planning Commission. After review of
the project, the Planning Commission shall determine whether the development agreement is in
conformity with the provisions the Municipal Code. Upon that basis, the Commission shall recommend
to the City Council approval, conditional approval or denial of the development agreement.
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The Planning Commission shall base its recommendation on the development agreement on the findings
below; staff has provided suggested bases for these findings in italics below each finding:
17.20.030 Review of and decision on proposed development agreement.
C.

Required Findings. The following findings shall be made in approving a development agreement:
1. The development agreement is consistent with the Healdsburg General Plan, the CHAP, and
the Land Use Code.
Taking into account the provisions and conditions that are being adopted concurrently with
the approval of this Development Agreement, this Development Agreement is consistent with
all applicable land use plans and the zoning ordinance.
2. The development agreement will provide Healdsburg with tangible benefits beyond those that
may be required by the City through normal project conditions of approval.
Full development of the project pursuant to the Development Agreement will result in 40 units
of affordable housing, and 22 units of middle income housing, which is well in excess of the 24
units that typically would be required by the Land Use Code for the number of units proposed.
The City will also receive: substantial monetary contributions to fund bicycle and pedestrian
connectivity elements and provide access to and from the future SMART rail station/transit
center to the surrounding areas; funds to address City homelessness and other housing first
programs and initiatives; and funds to be used for a new aerial ladder truck.
3. Any environmental impacts related to the Development Agreement have been reviewed and
considered in accordance with the provisions of the California Environmental Quality Act.
The project is located within a geographic area for which the City previously prepared and
adopted the Central Healdsburg Avenue Plan (“CHAP”). Prior to the City’s approval of the
CHAP, an Environmental Impact Report (EIR) was prepared pursuant to the California
Environmental Quality Act (Pub. Res. Code § 21000, et seq.) (CEQA), and certified by the
Healdsburg City Council on January 21, 2014 (State Clearinghouse Number 2012112011),
which analyzed the environmental impacts of buildout under the CHAP. The analysis in the
CHAP EIR allows the use of CEQA streamlining and/or tiering provisions for projects
developed under the CHAP EIR, including this project.

ENVIRONMENTAL ANALYSIS:
As previously discussed, the Central Healdsburg Avenue Plan (CHAP) area encompasses 71.5 acres in
the southwest portion of the City of Healdsburg, including the 9.59 acre project site. An Environmental
Impact Report (EIR), Mitigation Monitoring and Reporting Plan (MMRP) and Statement of Overriding
Considerations for the CHAP were prepared pursuant to the California Environmental Quality Act (Pub.
Res. Code § 21000, et seq.) (CEQA), and certified by the Healdsburg City Council on January 21, 2014
(State Clearinghouse Number 2012112011). The CHAP EIR analyzed the environmental impacts of
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buildout under the CHAP, and identified one significant and unavoidable impact related to historic
resources; all other potential impacts were found to be less than significant after the implementation of
identified mitigation measures. The analysis in the CHAP EIR allows the use of CEQA streamlining
and/or tiering provisions for projects developed under the CHAP EIR, including this project.11
Attached as Exhibit 15 is a Certificate of Determination that documents the environmental review for the
proposed project. The Certificate of Determination is included in the resolutions prepared for project
approval, and all mitigation measures that were set forth in the CHAP EIR that are applicable to the
proposed project have been incorporated into the project-specific mitigation monitoring and reporting
program (“Project MMRP”) attached to the Certificate of Determination. All measures in the Project
MMRP and all conditions referenced in the Environmental Checklist, have been included as conditions of
project approval.
Applicable CEQA streamlining and/or tiering code sections are described below, each of which,
separately and independently, provide a basis for CEQA compliance.
1. Community Plan Exemption. Public Resources Code Section 21083.3 and CEQA Guidelines
Section 15183 allow streamlined environmental review for projects that are “consistent with the
development density established by existing zoning, community plan or general plan policies for
which an EIR was certified, except as might be necessary to examine whether there are projectspecific significant effects which are peculiar to the project or its site.” Section 15183(c) specifies that
“if an impact is not peculiar to the parcel or to the proposed project, has been addressed as a
significant effect in the prior EIR, or can be substantially mitigated by the imposition of uniformly
applied development policies or standards…, then an EIR need not be prepared for the project solely
on the basis of that impact.”
Pursuant to CEQA Guidelines Section 15183 the City retained First Carbon Solutions (FCS), an
environmental consulting firm, to determine if the Mill District project requires additional
environmental review (beyond that in the CHAP EIR). FCS prepared an Environmental Checklist
evaluation (attached as part of Exhibit 15), that takes into consideration changes in the environmental
setting, cumulative projects, and regulations that have occurred since certification of the CHAP EIR to
determine whether the effects of the project are consistent with the analysis and level of impacts
disclosed in the CHAP EIR. The Environmental Checklist concludes that the Mill District project
would not result in any significant impacts that: (1) are peculiar to the project or project site; (2) were
not identified as significant project-level, cumulative, or off-site effects in the CHAP EIR; or (3) are
previously identified significant effects, which as a result of substantial new information that was not
known at the time that the CHAP EIR was certified, are determined to have a more severe adverse
impact than discussed in the CHAP EIR. As a result, pursuant to Section 15183, no additional
environmental review is necessary as the environmental checklist provides a conformance
determination to support the approval of the Mill District project.

11

As noted on page 1-1 of the Draft EIR for the CHAP: “When a specific activity is proposed within the Plan [CHAP] area, the
City of Healdsburg (City) can approve the activity as being “within the scope” of the Plan covered by [this CEQA document],
if the City finds that no new effects could occur or no new mitigations would be required. However, if a later activity would
have effects that were not examined in [this CEQA document], a new initial study would need to be prepared leading to either
an EIR or a negative declaration.
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2. Addendum. Public Resources Code Section 21166 and CEQA Guidelines Section 15164 state that an
addendum to a certified EIR is allowed when minor changes or additions are necessary and none of
the conditions for preparation of a subsequent EIR or Negative Declaration pursuant to Section 15162
are satisfied.
As discussed above, the Environmental Checklist attached as part of Exhibit 15 was prepared for the
currently proposed project. The Environmental Checklist confirms that the analyses conducted and
the conclusions reached in the certified CHAP EIR remain valid. The proposed project would not
cause new significant impacts not previously identified in the previously certified EIR, nor result in a
substantial increase in the severity of previously identified significant impacts. No new mitigation
measures would be necessary to reduce significant impacts. No changes have occurred with respect to
circumstances surrounding the CHAP that would cause significant environmental impacts to which
the proposed project would contribute considerably, and no new information has been put forward that
shows that the proposed project would cause significant environmental impacts. Therefore, no
supplemental environmental review is required in accordance with Public Resources Code Section
21166, and CEQA Guidelines Sections 15162 and 15164.
3. Program EIR. CEQA Guidelines Section 15168 (Program EIRs) provides that the CHAP EIR can
be used as a Program EIR in support of streamlining and/or tiering provisions under CEQA. CEQA
Guidelines Section 15168 defines a “program EIR” as one prepared on a series of actions that can be
characterized as one large project and are related geographically and by other shared characteristics.
Section 15168 continues that “subsequent activities in the program EIR must be examined in the
light of the program EIR to determine whether an additional environmental document must be
prepared.” If the agency finds that pursuant to CEQA Guidelines Section 15162, no new effects
could occur and no new mitigation measures would be required, the agency can approve the activity
as being within the scope of the project covered by the program EIR and no new environmental
document is required.
As discussed above, the Environmental Checklist attached as part of Exhibit 15 was prepared for the
currently proposed project. The Environmental Checklist confirms that the analyses conducted and
the conclusions reached in the certified CHAP EIR remain valid. The proposed project would not
cause new significant impacts not previously identified in the previously certified CHAP EIR, nor
result in a substantial increase in the severity of previously identified significant impacts. No new
mitigation measures would be necessary to reduce significant impacts. No changes have occurred
with respect to circumstances surrounding the CHAP that would cause significant environmental
impacts to which the proposed project would contribute considerably, and no new information has
been put forward that shows that the proposed project would cause significant environmental impacts.
Therefore, no supplemental environmental review is required in accordance with CEQA Guidelines
Sections 15162 and 15168.
FISCAL INFORMATION:
The project is a privately funded development project. Once operation commences, the hotel will generate
Transient Occupancy Tax (TOT) that is collected by the City, currently at 12%. Approximately 2% of the
TOT goes to the General Fund and 10% goes to the Community Services Department.
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Under the Development Agreement, the project applicant would commit (among other things) to
contributing (b) $1,300,000 (One Million Three Hundred Thousand Dollars) to be used to develop bicycle
and pedestrian connectivity elements to and from the future SMART station, as well as elsewhere in the
area; and (c) $800,000 (Eight Hundred Thousand Dollars) in funds to be used for a new aerial ladder
truck.

DEPARTMENT COMMENTS:
The applications were routed to City Departments, as well as to SMART, for review. Comments received
are included as Exhibit 17 and where applicable, have been incorporated into the proposed conditions of
approval.

EXHIBITS:
1. Resolution No. 2019-01 (Tentative Map) and draft Conditions of Approval
2. Resolution No. 2019-02 (Conditional Use Permit, Historic Demolition Permit, Heritage Tree
Removal) and draft Conditions of Approval
3. Resolution No. 2019-03 (Development Agreement)
4. Tentative Subdivision Map Application Project Description
5. Tentative Subdivision Map Plans
6. Conditional Use Permit Application Project Description
7. Density Bonus Application
8. CHAP Figure III-1 Land Use Framework
9. CHAP Figure V-1 Circulation Framework
10. CHAP Figure V-2 Illustrative Street Network
11. CHAP Figure V-3 Alternative Transportation Network
12. CHAP Figure V-7 Healdsburg Avenue Intersection Configuration
13. CHAP Figure V-11 Typical New Local Street
14. Project Consistency with the CHAP
15. CEQA Certificate of Determination, including Environmental Checklist
16. Consultant Reports
a. Mill District Air Quality and Greenhouse Gas Assessment, prepared by Illingworth and
Rodkin, Inc., dated April 17, 2018, as amended on November 8, 2018.
b. Biological Technical Memorandum for the Mill District Project, prepared by WRA
Environmental Consultants, dated December 10, 2017
c. Traffic Impact Study for the Mill District, prepared by W-Trans, dated March 1, 2018, as
amended on December 11, 2018.
d. Addendum to Parking Analysis in the Traffic Impact Study for the Mill District, prepared
by W-Trans, dated December 11, 2018
e. Historic Resource Evaluation of the Property Located at 146 Healdsburg Avenue,
Healdsburg, Sonoma County, CA, prepared by Evans & DeShazo, dated October 16, 2017
f. Historic Resource Evaluation of the Property Located at 164 Healdsburg Avenue,
Healdsburg, Sonoma County, CA, prepared by Evans & DeShazo, dated October 27, 2017
g. Mill District Environmental Noise and Vibration Assessment, prepared by Illingworth and
Rodkin, dated March 21, 2018, as amended on August 3, 2018 and December 7, 2018.
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h. Mill District Tree Survey and Protection Plan, prepared by WRA Environmental
Consultants, dated August 3, 2018.
17. Department Comments
18. Planning Commission Minutes of April 24, 2018
19. Staff Summary of Planning Commission Workshop Comment Areas by Topic, June 12, 2018
20. Planning Commission Workshop Notes, June 26, 2018
21. Development Agreement Deal Points
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Project Description
1.0 Introduction
The project applicant, Replay Healdsburg, LLC (“Applicant”) is proposing a redevelopment of a former
abandoned industrial site within the City of Healdsburg (“City”) and within the Central Healdsburg
Avenue Plan (“CHAP”). The Mill District (the “Project”), located at 146 and 164 Healdsburg Avenue,
Healdsburg (“Project Site”), will be a transit oriented mixed use project with phasing that will allow for
the more organic growth of the development compatible with the City’s Growth Management Ordinance
(“GMO”). The Project will be developed within the context of the current zoning, the current General
Plan (“GP”) and the current CHAP.
It will include:
• Up to 146 market rate for-sale attached multi-family units
• 22 multi family units for occupancy of household incomes between 120% and 160% of area
median income (“Middle Income Housing”)
• 40 affordable units to be built and offered as a combination of rental studio units, as well as one,
two, and three bedroom units 1
• 53 room hotel with a spa and other associated amenities
• 15,000 sf of commercial uses in multiple buildings throughout the site
• Public plaza spaces in between the hotel, commercial buildings and residential buildings
• Total Project Site Coverage of +/- 40% and a floor area ratio for the commercial areas of +/-0.20
• Total residential site density, as calculated using the General Plan and the Central Healdsburg Area
Plan definitions, for units for the overall site is 21.6 dwelling units per acre 2
• Two new public streets, Mill District and South Street with all city utilities as per City requirements
• A common amenity building for the exclusive use of residents and hotel guests that will
accommodate a fitness facility, a food & beverage outlet and support for a swimming pool
• An open space in the area of the existing Redwood Grove available for public use
• A structure to support the Project landscape maintenance, recycling and composting on-site
• On street parking utilizing shared parking strategies that has been approved by the Planning
Director and in compliance with the Land Use Code and as recommended by the CHAP
• A public Right of Way to provide vehicular and pedestrian access to the SMART Right of Way.
• Bicycle racks and two car share vehicles and parking spaces to promote lower impact
transportation alternatives and minimize downtown traffic impacts

2.0 Purpose

The City has discretionary authority over the proposed Project. The intended purpose of this document is
to describe the Project components, provide the technical analysis of the impacts of the proposed
development as background for the City’s environmental review of the Project and to provide support
information for a tentative map application that allows for the subdivision of parcels.

1

This project is based on an assumption that the affordable housing component will qualify for relief
from the City’s Inclusionary Housing requirements that 5% of the units will be made available to
moderate-income households and from the City’s Land Use Code for a reduction in parking and
minimum setbacks
2
This Project Description is based on an assumption that the Project qualifies for a density bonus under
state density bonus law and the City’s Land Use Code.
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3.0 Objectives

The following are objectives of this development plan and are consistent with the objectives from
both the City’s Healdsburg 2030 General Plan and the CHAP.
• Promote city-centered growth by redeveloping a former industrial site with compact and efficient
new mixed use development adjacent to planned public transportation
• Respect and preserve the City's history and General Plan tenets by creating the "Mill District"
neighborhood that incorporates features from the former mill operation into the Project design
• Develop compatibly with the downtown area and the City plaza through pedestrian and bicycle
linkages for Project residents and visitors
• Develop and operate a 53 room hotel and spa that complements Healdsburg’s small-town charm
and supports the Project’s economic feasibility
• Construct a sufficient number of market rate units to provide for the economic viability of the
Project while allowing for development of affordable housing units that assist the City in meeting
its affordable housing goals
• Construct Middle Income Housing and lower income rental units that will address an unmet, yet
significant, demand in the City that substantially exceeds the City’s inclusionary requirement
• Preserve a grove of Redwood trees on the former House of Sonoma site in a park setting that will
include recreational opportunities and provide a welcoming visual experience for pedestrians,
motorists and cyclists at the southern entrance to the downtown area
• Beautify and enhance the image of central Healdsburg Avenue as a primary entryway and key
corridor used by visitors and residents to the City
• Promote the revitalization and economic vitality of existing and future planned uses in the Plan
area by encouraging the kind of new development that supports a healthy community and
reduces blight
• Design for and promote pedestrian and bicycle use in the Plan area, linked to other parts of the
community, including the historic depot area and the Foss Creek Pathway
• Maintain and enhance vehicle ingress/egress to existing and planned uses in the area
• Enhance the streetscape image to spur removal of blighted conditions such as abandoned and
underdeveloped buildings and nonconforming signage and to encourage development of private
property and buildings
• Provide site planning and architectural design guidance for phased development on the Project
Site consistent with adopted objectives of the CHAP. Provide for and encourage transit related
housing, including affordable housing, as part of a mix of uses
• Support improved access and mobility to rail station by providing a right of way within the Project
to a potential future crossing on lands owned by SMART across from the station
• Incorporate sustainability design features throughout the project in order to reduce greenhouse
gas emissions and to promote energy conservation
• Incorporate Low Impact Development as a storm water management strategy

4.0 Background

In 2015, Applicant purchased 9.59 acres of land in the City, consisting of four parcels. There are three
larger parcels comprising the Nu Forest Products property, a former lumber processing facility. A fourth
vacant smaller parcel is the former House of Sonoma property (aka Garden Inn) and has a vacant,
relocated, two-story building with basement.
The Project Site is designated for mixed use redevelopment by the City’s 2030 General Plan. It is within the
CHAP, Final Draft, November 2013 which also designates the Project Site as mixed use.
The property is zoned Mixed Use by the City 2011 Land Use Code.
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The Project Applicant proposes to develop the Project Site within the guidelines as established by CHAP as
a transit oriented Mixed Use Urban District, in compliance with the 2030 General Plan, the CHAP, Final
Draft November 2013 policies and the 2011 Land Use Code.

5.0 Existing Conditions

The Project Site is two blocks south of the historic Healdsburg Plaza, anchors the City’s southern entry
gateway and is located at the southeast side of the new traffic roundabout. The Project Site is bordered by
the Sonoma Marin Area Rail Transit (SMART) railroad (north), Healdsburg Avenue (west), industrial
development (east), and Exchange Avenue (south). The developments to the east are the Double-O-Mini
Storage facility and Windsor Wine Storage. Immediately adjacent to the south is a McDonald’s Restaurant
and its associated parking lot. The Project Site is relatively level at approximately 100 feet above sea level.
It is mostly paved and has numerous existing industrial buildings and structures. Many of the buildings are
wood framed with corrugated metal roofs and siding with one or more open sides. Very few of the
buildings are fully enclosed structures and some are prefabricated metal sheds whose only purpose was to
keep raw lumber products protected from the elements. Remaining industrial equipment on site such as
saw dust collectors may provide a context relative to prior operations and could be used in connection
with future architectural designs. In addition to the structures, large paved and unpaved areas exist that
were utilized for staging, wood storage, vehicular circulation and equipment parking. The former tenant,
Nu Forest Products, has moved the majority of equipment and materials off the Project Site, leaving
several of the buildings and sheds vacant.
The Project Site includes a vacant two-story building with a basement and is fenced off from the former
industrial operations. The vacant two story Garden Inn building, relocated from its original site several
blocks away, is framed by a grove of redwood trees. This portion of the Project Site contains 15 redwood
trees of significant height and age.
Existing water, sewer, storm water, electricity, and natural gas services / hook-ups to serve the Project
are located in Healdsburg Avenue and Exchange Avenue. There are on-site existing surface and
subsurface storm water drainage systems and structures.
The Project is comprised entirely of developed, disturbed and landscaped areas. No native or naturalized
vegetation alliances are present, and common landscaping plants and species adapted to disturbance
occupy these areas.
The Project Site has undergone environmental site assessment in accordance with the applicable
standards promulgated by the U.S. Environmental Protection Agency (EPA Standards and Practices for All
Appropriate Inquiries). The environmental site assessment included testing and analysis for
contaminants and concluded that the Project Site is not considered a hazardous site.
Exhibit 1.3 provides photographs of the existing site conditions.
The Project Site is located on the Healdsburg 7.5-minute topographic quadrangle map, Range 9 West,
Township 9 North, Section 21. The GPS site location coordinates are Latitude 38 degrees 36 minutes 24
seconds North; Longitude 122 degrees 52 minutes 06 seconds West.
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The Project includes the Garden Inn located at 146 Healdsburg Avenue and Nu Forest Products buildings
located at 164 Healdsburg Avenue. The 2015 Historic Resources Evaluation of the property at 146
Healdsburg Avenue determined that “... the building located at 146 Healdsburg Avenue, Healdsburg is
not eligible for listing on either the CRHR or NRHP, nor does it meet the standards for
preservation set forth by the City of Healdsburg for a local historic listing.
A total of 95 trees, including 23 heritage trees, are identified within the Project Area. Heritage
trees within the Project Area were composed of five species, including Coast Redwood (Sequoia
sempervirens), Deodar Cedar (Cedrus deodara), Silver Wattle (Acacia dealbata), Modesto Ash (Fraxinus
velutina), Valley Oak (Quercus lobata), and Coast Live Oak (Q. agrifolia). The Heritage trees range in size
from 30 to 69 inches diameter (measured at 2 feet above ground). The overall condition, health and
structure of trees inventoried during this assessment ranged from poor to good, with most trees
ranking fair in health, structure and general condition. Many of these trees exhibited poor growthforms,
decay and/or dieback, and failure of major limbs or codominant trunks.

6.0 Existing Land Use

The Project is designed in accordance with the provisions of Healdsburg’s 2030 General Plan, adopted July
2009 and amended in 2011 and in accordance with the Vision and Guiding & Framework Principles for
Central Healdsburg Avenue Special Plan Area outlined in the CHAP, Final Draft, November 2013. The
Project is also designed in accordance with the provisions of the City’s Municipal Code, Title 20, Land Use
Code; current through Ordinance 1152, passed August 15, 2016, including the provisions of the Mixed Use
(MU) Zoning Code, Land Use Code Chapter 20.8, Article VI.
The Project will maintain the existing Zoning and General Plan designations.

7.0 Project Approvals

Project approvals as a part of this application include:
Tentative Subdivision Map to create 7 parcels. The Tentative Map is the first phase of the
subdivision process and will identify residential densities for each of the parcels created by the
Tentative Map
Heritage Tree Removal Permit
Historic Demolition Permit
CEQA Compliance
Conditional Use Permit (required for Residential uses as part of a mixed use district and
required for Visitor lodging)
Density Bonus Application 3
Development Agreement
Additional project approvals will include:
Subsequent individual condominium maps (tentative and final maps) for the individual residential
parcels allowing buildout in accordance with the GMO.
Grading permit(s)
Final Map(s) for each parcel
Subdivision Improvement Agreement
This Project Description is based on an assumption that the Project will qualify for density bonus
concessions and waivers under state density bonus law, acknowledging that all waivers and concessions
will become effective with the above listed approvals.
3
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Demolition Permit for existing non-historic structures at the Project
Encroachment Permit(s) for work in the public right of way
Design Review Applications for each phase of the development when required by Land Use Code
Infrastructure Improvement Plan Approval
Building Permits
Housing Allocations pursuant to the City’s Growth Management Policies and the Development
Agreement
Inclusionary Housing Agreement
7.1 Development Agreement
The Development Agreement (“DA”) will cover the following topics as it relates to the Project:
• Applicant’s contributions towards public facilities and community benefits
• Details related to the sequencing and location of affordable housing and Middle Income Housing
• Schedule for GMO allocations and issuance of building permits

8.0 Proposed Land Uses

The Project is a sustainable, pedestrian friendly and multi-modal transit oriented mixed use urban
development that takes advantage of its direct adjacency to Healdsburg Avenue, Healdsburg Transit bus
service, the future SMART Transit Center, and dedicated bike and pedestrian paths parallel to the SMART
rail corridor.
A hybrid block/parcel street system with a tree canopied streetscape provides efficient vehicle access
through the Project Site. It also provides for a possible vehicular, utility and pedestrian future connection
between Healdsburg Avenue and Adeline Street to the east of the Project Site.
The Project’s hotel, retail and other commercial uses are primarily located along Healdsburg Avenue and
at the northern apex of the Project Site, in closest proximity to the southern reach of the downtown
core, front the new roundabout and are complimentary to the uses in the remainder of the downtown
core.
The multi-family residential buildings are designed in response to CHAP’s urban planning principles and a
combination of contemporary market rate, Middle Income Housing, and affordable housing.
Structured parking accommodates the majority of the Project’s parking requirement. The use of off
street parking surface lots is minimized and therefore promotes pedestrian walkability and reduces visual
clutter and impact. On-street parallel parking will be located along Healdsburg Avenue. Two new city
streets will have parallel parking. The right of way connecting to the lands owned by SMART is currently
proposed to be 90 degree parking and at the discretion of the City, can be converted at a later date to
a standard street section with parallel parking. The Applicant will comply with City directives with
respect to parking design for public streets.
The Project’s network of pedestrian sidewalks and walkways connect to bus stops along Healdsburg
Avenue, to the future SMART transit center (via the Foss Creek Pathway), and to open space amenities.
The Project will also provide a right-of-way for access to a potential future pedestrian safe crossing to
the SMART train station. The open space amenities are consistent with CHAP principles and include
pedestrian urban plazas, garden courtyards, a 0.78-acre green open space surrounded by a heritage
Redwood grove, a natural adventure play area, and a community garden.
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8.1 Residential Housing (Parcels 2,3,4,5,6,7)
The Project proposes to build a maximum total of 208 residential dwelling units. Of that total, up to 146
units will be attached “market rate units”, 22 units will be restricted to incomes between 120% - 160%
area median income (“AMI”) and 40 units will be attached affordable rental units. The City’s inclusionary
housing requirement, as set forth in Section 20.20.030 of the City’s Municipal Code, requires that 24 units
be made available to very low, low and moderate income families. This Project proposes to construct an
additional 16 units that are not required by the City’s inclusionary housing ordinance. Replay proposes to
develop all affordable units in partnership with an affordable housing developer. All affordable units will
be “for rent” to very low and low income households, with at least 24 units being restricted to very low
income households .
The proposed Project density exceeds the allowable density for a Mixed Use zoning district, (i.e., 16
units per acre) but as mentioned previously, this Project Description assumes that the Project will be
eligible for a density bonus to accommodate the number of residential units being proposed. Although
the total number of proposed residential dwelling units exceeds the number that was assumed in the
CHAP for the “Mixed Use” zoning of the Project Site (105 units), it is well within the total number of
dwelling units assumed by the CHAP and its Final EIR for the Plan Area (331 units).
The attached market rate residential housing program is a necessary component of this mixed use
neighborhood as it is needed to subsidize the affordable housing components of the project. Through
scale, modulation, and material choices, the neighborhood will reflect the light industrial history of
Healdsburg, as well as its prior lumber mill uses on this site.
The attached market rate residential buildings will contain below and at-grade parking, with a total of up
to 146 market rate housing types ranging from studios, one to four-bedroom market rate flats, and fourbedroom townhomes. Currently, the unit sizes range from approximately 500 square feet to 3,100 square
feet and are subject to change based on market conditions.
Urban building materials such as concrete, metal and wood will be used in construction and provide visual
interest that gracefully weather with time and integrate with the surrounding urban context.
Guest and commercial user on-street parking will be provided adjacent to the park in addition to reserved
on site parking for the residences and guests.
The following table represents the maximum total development of market residential units, Middle
Income Housing, and affordable units within the Project.
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Table 8.1 – Residential Units by Lot 4
Parcel
Number
1 – hotel
2
3
4
5
6
7
Total

For Sale
Market Units
-

Middle Income
Housing Units
-

Affordable Units

Total

-

53 rooms

50
30
40
26
Up to 146

8
13
1
22

40
40

50
38
40
13
26
41
Up to 208

8.2 Affordable Housing (Parcel 7)
The total of 40 affordable units will be constructed on the Project Site and will be located immediately
adjacent to other market rate multi-family buildings and shared common spaces. Where possible in the
project, preferential opportunities for affordable units will be given to current City residents and/or
employees in accordance with the City’s local preference policy. The affordable units are planned to be
rental studios, one-bedroom, two-bedroom and three-bedroom units with a minimum 10% of three
bedrooms and approximately 50% of the units to be either two-bedroom or three-bedroom configurations
and will target an affordability level of ‘very low’ and ‘low’ income households (as defined by the State)
with a minimum of 24 units restricted to very low income households.
The affordable units will be integrated within the overall Project in terms of connectivity, exterior design,
and access to open areas. 5 The parcel of land containing the affordable units, Parcel 7, will be developed in
partnership with an affordable housing developer and will exceed the inclusionary requirement as per
Land Use Code Section 20.20.030(B). An inclusionary housing agreement will be recorded prior to
recording the final map.

The number of units indicated by parcel are estimates. The number of units may vary by as much as
fifteen percent (15%) provided that the total number of units shall not exceed 208 and the market units
shall not exceed 146.

4

This project is based on an assumption that the affordable housing component will qualify for relief
from the City’s Inclusionary Housing requirement that 5% of the units will be made available to
moderate-income households and from the City’s Land Use Code for a reduction in parking and
minimum setbacks.

5
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8.3 Visitor Lodging (Parcel 1)
The Project features a hotel of 53 guest rooms and 8,500 square feet of commercial space that will be
leased to individual tenants. Hotel parking and hotel support services are accessed by a ramp at the east
end of the building and provided at basement level and loading docks respectively. Fitness and pool
amenities will be provided through shared access to the nearby residential amenity facility. The hotel will
provide breakfast service for guests as well as room service but will not include a full service restaurant.
No designated event space is currently planned.
The architecture of the hotel complex and courtyard respects the former industrial character of the Nu
Forest Lumber Mill site. It will combine contemporary forms and building systems with industrial finishes
and elements such as exposed industrial light gauge steel, post-and-beam construction, and rough-sawn
finishes. A dust collector and other components repurposed from the mill will add to the design and
articulate an architecture that is rooted in the past, as well as clearly revitalized and looking forward. Large
interior spaces with window walls that open up to outdoor pedestrian plazas and facilitate flexible use of
the more public spaces.
8.4 Mixed Use (Parcel 5,6)
The three-story commercial, retail and residential building at the edge of the Redwood Grove (Building A,
Exhibit 1.7) provides ground floor commercial uses and restrooms (which will be maintained by the
Homeowner Association) for the open space in addition to market-rate housing. Specific commercial uses
have not been identified at this time; however future commercial tenants will be required to conform to
the “Permitted” and Conditional” uses currently allowed within the Mixed Use Zoning District. The
residential units will be located on the upper floors. These uses will be oriented to provide an active street
frontage along Healdsburg Avenue consistent with the CHAP.
Other commercial buildings on site include a building located along the Healdsburg Avenue frontage
comprised of ground floor retail/ commercial and two stories of residential above, a pool house with
fitness equipment and mechanical equipment for the pool.
8.5 Landscape
The overall site landscape design is a purposeful arrangement of trees and plant material that shapes,
defines and modulates the spatial characteristic, flow and sequence between streets, pedestrian
corridors, open spaces, plazas and indoor / outdoor dining and living spaces. The plant palette is drought
tolerant, climate adapted and appropriate for the Mediterranean-like climate of the City and the region.
Project will comply with the City’s Water Efficient Landscaping Ordinance per Land Use Code Section
20.16.105.
An existing and towering stand of Redwood trees, when viewed from Healdsburg Avenue, lowers the
perceived height of the adjacent mixed use and residential buildings.
Large canopied deciduous shade trees will line the street on both sides to provide visual and spatial
integration between buildings and the street corridor.
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A total of 95 trees, including 23 heritage trees, are identified within the Project Area. Heritage
trees within the Project Area are composed of five species, including Coast Redwood (Sequoia
sempervirens), Deodar Cedar (Cedrus deodara), Silver Wattle (Acacia dealbata), Modesto Ash (Fraxinus
velutina), Valley Oak (Quercus lobata), and Coast Live Oak (Q. agrifolia). The Heritage trees range in size
from 30 to 96 inches diameter (measured at 2 feet above ground). The overall condition, health and
structure of trees inventoried during this assessment ranged from poor to good, with most trees
ranking fair in health, structure and general condition. Many of these trees exhibited poor
growthforms, decay and/or dieback, and failure of major limbs or codominant trunks. The
heritage trees to be removed will be mitigated per Healdsburg’s Heritage Tree Ordinance Code Section
20.24.075.
Tree trimming will be completed by a certified arborist. The fifteen mature Redwood trees on the
Garden Inn site will be preserved. For additional detail see the Arborist Report Appendix G.
LID storm water management strategies will be integrated with landscape design. Raingardens will act
both as LID strategies and landscape features.
8.6 Open Space Amenities
The Project’s open space amenities are privately owned common areas and managed by a Master Home
Owners Association (HOA). Public access will be provided consistent with conditions of approval outlined
by the City. The open space by the Redwood Grove in addition to the central courtyards and community
garden provides 420 square feet of open space per unit. Storm water management LIDs will be included
and integrated with Open Space amenities and landscape design.
Open Space Park – The 0.78 acre park features a passive-use lawn area back dropped by a grove of
heritage Redwood trees, meandering pedestrian walkways and benches fabricated from wood milled by
the former occupant, Nu Forest Products.
Adventure Play Area – Features natural boulders and re-purposed / salvaged tree trunks for free-form
play and climbing / bouldering.
Community Garden – A community garden and display of seasonal herbs and vegetable and an accessory
structure for gardening equipment and storage
Hotel Plaza – The plaza area on both sides of Mill District supports the commercial, retail and hospitality
functions of the mixed used development. Uses within the plaza include pedestrian circulation, public
gathering and seating, outdoor dining and patio areas, minor retail display, artwork display, hotel guest
drop-off and valet, service access and landscaped areas.
Residential Site Areas – Residential site on-grade areas include pedestrian walkways, site fencing and
landscaped areas. Residential courtyard areas are on-structure and include pedestrian walkways,
benches, raised planter landscaped areas and private residential patios.
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The following table summarizes all land uses within the Project.
Table 8.2 – Development Summary
Project
Up to 146 market units
22 units restricted to 120 - 160%
of AMI
40 affordable units
Total of up to 208 units
Hotel: 53 keys (60,453 sf)
Commercial: 15,000 sf

Land Use Code Requirements
n/a

Total Site Area

9.59 acres (417,740 sf)

n/a

Residential Density

Density: 21.6 UPA

Normal density: 16 UPA;
applicant has requested density
bonus to allow 21.6 UPA

Commercial Intensity (Floor
Area Ratio)

+/- 0.20 FAR

1.0 FAR

Site Coverage

+/-40% proposed

60% max

Open Space

+/- 420 square feet per dwelling
unit

200 square feet per dwelling unit

Building Height

Varies, up to 50 feet

Adjacent to MU zones – 50 feet;
Adjacent to RM zones – 40 feet

Gross Floor Area

+/- 534,364 sf (hotel, residential,
commercial, parking structure)
473 parking spaces, see Section
13.0 for Shared Parking request

n/a

Program

Parking

See LUC section 20.16.150(B)(3)
regarding Shared Parking
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9.0 Utilities and Public Services

The site is currently serviced on its perimeter and within the site by all utilities given it is a former industrial
use. The site will need to be redeveloped for relocated public streets, sewer, water, power, natural gas,
communications and storm water in order to be consistent with the development plan. This work will be
completed as a part of the first phase of the development and more specifically described as follows:
Sewer- New underground sewer mains and service laterals will be installed to support the mixed use
development. Collected sewer mains will discharge to the existing 36” trunk main in Healdsburg Avenue
and existing 24” main in Exchange Ave.
Water- Portions of the currently undersized and antiquated existing 8-inch and 4-inch water mains in
Healdsburg Avenue along the Project frontage will be replaced as part of the Project improvements. New
water mains, fire hydrants and service laterals will be built in the two new streets within the Project area
and connect to the City water main in Healdsburg Avenue and Exchange Avenue in a looped
configuration. Water mains will be sized to provide adequate fire protection. To meet the City’s effort to
bring recycled water to the community, a recycled water transmission line will be installed in a portion of
Mill District south of South Street for future connection to other properties.
Storm Water Management- The storm water management approach for this Project will incorporate
surface based natural landscape systems. These systems while integrated into the landscape, commonly
known as an LID (Low Impact Development) approach, will provide storm water management
throughout the site while treating and attenuating storm water runoff. There will be a strong focus on
materials that promote water infiltration, such as permeable pavers. These approaches also encourage
storm water infiltration to support water tables and ecology. The performance goal set for the Project
will be to adhere to local requirements at a minimum while also using LEED accreditation for individual
buildings. The storm water management design will meet the City of Healdsburg’s Storm Water Low
Impact Development requirements. This approach is described in the Preliminary Stormwater LID
Report, Exhibit 6.
Natural Gas- The gas main point-of-connection for the site will be located along the Healdsburg Avenue
frontage. Natural gas services will be undergrounded in utility easements or in the public right-of-way
with the Joint Trench.
Electric- Existing overhead electrical lines along Healdsburg Avenue will be undergrounded as part of the
Healdsburg Avenue right of way improvements. The main electric service point-of-connection for the site
will be located along the Healdsburg Avenue frontage. On-site electric service will be undergrounded in
utility easements or in the public right-of-way with the Joint Trench.
Telecommunications- Telecommunications point-of-connection for the site will be located along the
Healdsburg Avenue frontage. Telecommunications will be undergrounded in utility easements or in the
public right-of-way with the Joint Trench.
Fire and Police Protection- Street design and building site layout will support Project site access for
emergency services. Water mains within the Project area shall be adequately sized to provide adequate
fire flow. New fire protection fire hydrants to be located all on one side of the public street. The Project is
2.25 minutes response time from the Healdsburg Police Station located on Center Street and 3 minutes
from the Healdsburg Fire Station located on Healdsburg Avenue. Both times are in accordance with the
General Plan response requirements.

10.0 Sustainability

Sustainability is an integral part of the Project planning and will be incorporated into a majority of the
programed elements. The Project will integrate sustainable systems throughout including the
infrastructure, the open space and each phase of development. The Project will utilize Healdsburg’s
electric “green rate” to reduce greenhouse gas emissions throughout the Project. Buildings will
incorporate on-site materials where possible, materials from renewable sources and maximize energy
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conservation measures as a part of the design process. This will also include integration of renewable
energy systems. Comprehensive water management strategies will be integrated within the buildings, as
well as throughout the site. Systems such as rainwater capture for reuse and integrated storm water
management techniques will be used on a phase by phase basis and incorporated into building designs.
Healthy environments are also a part of the Project programming, including community gardens, a health
and wellness facility and integrated ecological habitats. The Project will take full advantage of its
geographic location with walkable access to Healdsburg Plaza, the surrounding commercial businesses and
public transportation, including immediate access to the SMART rail line. Through intentional design
principles, this development will be considered a pedestrian oriented development and driving and
parking in the City’s “downtown area” will be discouraged. Electric Vehicle (EV) parking will be provided
and strategically placed to prioritize and promote the use of this vehicle type. Bicycle racks will be
designed into the overall landscape and have a priority placement in the Project. CalGreen, LEED
Neighborhood Designation, LEED building standards and other sustainable accreditation systems will be
used in the integration of defined strategies and systems.

11.0 Site Signage

Comprehensive site signage program will comply with City’s Sign Regulations and Guidelines as outlined in
the Land Use Code Chapter 20.16, Article IX.

12.0 Site Lighting

Site lighting will be provided along streets and pedestrian walkways. Street lighting will use the City’s
historic light standard and fixture. The CHAP requires historical post-top lights for both public and private
streets. The light post is black in color with an LED fixture (post-top). The CHAP further requires LED
outdoor lighting throughout. The public streets will adhere to the most recent IES roadway standard (RP8). Per the CHAP, lighting of the public streets will meet the requirements of Lighting Zone 3 (LZ3) along
Healdsburg Avenue and Lighting Zone 2 (LZ2) in other areas. Pedestrian walkways will be illuminated with
pole mounted fixtures, low illuminated bollards and/or building mounted wall fixtures. Exterior site lighting
fixtures will be Dark Sky friendly.

13.0 Vehicle Parking and Circulation

The Project will be adjacent to many forms of transportation and promote alternative transportation
throughout the Project Site including bicycles and car share programs.
Off street parking for market residences are accommodated with internalized structured parking. In some
cases, multi-family residential units will wrap the exterior of the structure thereby hiding the interior
parking core. Off street parking for middle income residences is accommodated either within internalized
structured parking or by utilizing shared surface spaces. Off street parking for the affordable housing on
Lot 7 will be provided by surface spaces.
On-street parking along the Project’s frontage, along Healdsburg Avenue, will be subject to approval by the
City. The Project proposes on-street parallel parking on Mill District and South Street. There will be a total
of 75 new on-street parking stalls created by the Project, both within the Project Site and on Healdsburg
Avenue to calm traffic exiting the Northbound Downtown Healdsburg freeway off-ramp.
Streets for vehicular circulation are designed for low volume residential use. The Project’s curvilinear and
narrow streets purposely slow down travel speed, which is a desired characteristic for a safe residential
neighborhood.
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As per Land Use Code 20.16.150(B)(3), the Applicant requested and received authorization from the
Planning Department to proceed with a shared parking strategy as it relates to the multiple land uses for
the overall Project. A shared parking analysis was completed by a registered traffic engineer to determine
the number of parking stalls generated at peak demand by the multiple on-site uses. The study dated
March 1, 2018, as amended December 11, 2018 determined that the mixed use project generates a worst
case weekend peak demand of 439 parking stalls. According to the Healdsburg parking analysis prepared
by W-Trans (and supported by the City’s parking consultant Walker Parking Consultants and City Staff)
(Appendix H) peak parking demand can be reduced to 419 if two car share vehicles were provided on the
Project site and made available to the entire community. The Project will provide two on-site car share
vehicles and will provide in total 473 parking stalls including 75 on-street parking stalls.
The shared parking analysis can be found in Appendix H.

14.0 Tentative Map and Parcel Designation

14.1 Public Streets
Two new public streets are proposed and both intersect with Healdsburg Avenue and one intersects with
Exchange Avenue. Consistent with the CHAP, the new Healdsburg Avenue intersections are roughly
equidistant between the new roundabout and Exchange Avenue. Also consistent with the CHAP, a public
right of way extends off Mill District to the SMART right of way. The northern street, Mill District (see
Exhibit 1.7) provides access to the Hotel. Mill District provides a ¾ street section (two drive lanes and
parking along the west side) with the easterly parking lane to be constructed by the adjacent property
owner when their property develops. This will allow for an east/west street to extend to Adeline Street in a
location that works best for the adjacent property. Mill District and South Street intersect to allow for a
looped street system. New streets within the Project Site are designed for pedestrian use and safety.
Large canopy trees are provided on both sides of the street to visually narrow the streets in efforts to
reduce traffic speeds. A series of tree planter islands placed between parking stalls separate the pedestrian
from the travel lane. These measures ‘calm’ traffic and reduce traffic speed ‘by design’ to prioritize
pedestrians over cars. All streets are designed to allow for emergency vehicle access to all buildings. The
public streets will be 22’ of paved travel surface wide with parallel parking mixed through the site. The
parking along Healdsburg Avenue is proposed to be parallel parking.
14.2 Sidewalks
Sidewalks or walk ways will provide complete pedestrian access to the Project Site from both sides of the
new streets. The sidewalk will be contiguous with the curb in areas where on-street parking is proposed.
Ramps similar to those used throughout the downtown core of the City will be provided at corner
locations to allow for ADA Access.
14.3 Street Lighting
New light fixtures will be installed to be the City’s standard historic replica light fixture in accordance with
the CHAP requirements for historical post-top lights for both public and private streets. The light post is
black in color with an LED fixture (post-top). Streetlights will be located on one side of the public street.
14.4 Grading
The site is generally flat and currently paved to allow for industrial operations. Minimal site grading will be
performed. Site grading will consist of construction of the two main roads and excavation to support
building and parking lot construction. Cut and fill amounts for the primary infrastructure are
approximately 10,000 cubic yards each. Cut and fill amounts for building development will be evaluated at
the time of construction.
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14.5 Intersection Design
Intersections will be designed to CHAP guidelines and municipal standards, as well as fire code standards
for the City to maximize line of site for oncoming vehicles, minimize pedestrian crossing distances and
allow for emergency vehicle access. Consistent with the CHAP, the site will have two intersections with
Healdsburg Avenue. The northernmost street, Mill District will be the main access to the site.
14.6 On-Street Parking
Parallel on-street parking is included as per CHAP. On-street parking within the Project Site will have
intermittent tree island bulb-outs.
14.7 Fencing
An aesthetically appropriate decorative fence will be installed between the property and the SMART rail
right of way. The fence will provide visual screening and privacy for the ground floor residential units and
prevent access to the SMART ROW. The fence will also shield views into the hotel’s back of house and
service area. The fence will be a minimum of six feet in height.
14.8 Phasing and Growth Management
The Project will be developed in four or more phases with each phase being brought to the Planning
Commission with a condominium map consistent with the Tentative Map and Major Design Review and
other permits as may be required. The market rate residential development will also be subject to a
Development Agreement and Growth Management Policies and Procedures in place at the time of each
major design review application.
The following table represents the development phases as currently anticipated however phasing and
timing of phasing is to be determined based on then current market conditions, and the availability of
housing allocations.
Table 14.1 – Development Program 6
Phase

Lot

Market
Units

Hotel
Rooms

Affordable
Units

Commercial

34

Middle
Income
Units
1

1

1,2,4,7

53

8,500sf

26
56
30
Up to 146

13
8
22

53

40 units
located on
lot 7
40

2
3
4
Total

2,4,6
3,4,5,6
3,5,6

5,500sf
1,000sf
15,000sf

14.9 Site Coverage
The Project’s site coverage will be assessed on the overall site and is anticipated to be +/- 40% of the site
which is well below the 60% coverage allowed under the Mixed use zone. In order to preserve a stand of
The number of units and lot numbers indicated by phases are estimates. The number of units may vary
by as much as fifteen percent (15%) provided that the total number of units shall not exceed 208 and
the market units shall not exceed 146.
6
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redwood trees in the middle of the Project Site, the Project proposes a 0.78 acre park which creates open
space for residents, visitors, and the community. Individual lot coverage is as follows:
Table 14.2 –Site Coverage
Parcel
Number
1

Size (acres)

Site Coverage (sf)

Site Coverage

1.16

20,363

40.3%

2
3

1.83
0.97

50,359
32,380

63.2%
76.6%

4
5
6
7
Public ROW
Total

1.09
1.09
0.53
0.87
2.05
9.59

32,000
8,981
9,694
12,142
0
165,919 7

67.0%
18.9%
42.0%
32.0%
0%
+/- 40%

The Site Coverage may vary by parcel if the unit count per parcel varies (see Table 8.1) but in no case
will the Total Site Coverage exceed the maximum allowed by the Land Use Code for the MU zone.
7
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15.0 Policy Compliance (General Plan and CHAP)

The following reflects how the proposed Project supports the 2030 General Plan’s “Guiding Principles”
1 Identity
1A Maintain Healdsburg’s role within the region.
This Project will continue to promote the City’s role as a residential and commercial center for the
northern part of Sonoma County by adding a significant amount of needed housing and a modest number
of additional hotel rooms and commercial space for continued growth in the commercial sector.
1B Promote city centered growth.
This mixed use Project incorporates high density (21.6 du/ac) attached multi-family residential uses and a
total of up to 208 market rate, Middle Income and affordable units on a 9.59 ac site. This is the type of
development that will protect the integrity of Healdsburg’s Urban Growth Boundary by developing the
land within the Urban Growth Boundary in an efficient manner and in accordance with the City’s Growth
Management Ordinance.
1D Respect the City’s past and its roots.
The proposed Project respects the use of the majority of the Project site as a lumber mill. Elements of the
mill will be retained and integrated into the Project such as re-use of the sawdust collectors, large kiln fans
and large timber planks for use in the Project interiors.
1E Protect neighborhood character.
The proposed Project incorporates new public streets to develop the site in the traditional block pattern.
While the geometry of the blocks is more curvilinear vs. rectilinear due to the organic shape of the site, the
fundamental creation of a block and lot pattern is utilized. In addition, this Project will not be developed in
a single phase and it is anticipated that there will be some minor design adjustments to the design of the
future phases, generally compatible with the design of prior phases, which emulates the evolution of the
older neighborhoods within the City that also developed over time. Further, multiple architectural firms
will be involved in the design so that all the buildings do not come from the same ‘hand’, also a feature of
the older neighborhoods.
1F Protect and enhance the downtown and its plaza.
This guiding principal was incorporated into the CHAP. It calls for efforts to enhance the downtown’s
pedestrian orientation with residential uses to activate the downtown. The intent of the CHAP was that
this District would be complimentary to the rest of downtown. The proposed Project includes a number of
residential units that will add pedestrians to activate and support downtown businesses and create a lively
evening time presence. The Project has many pedestrian paths, as well as a significant open space which
will encourage pedestrians to engage with and walk through the site. The Project extends a public right of
way to the eastern edge of the site for future extension to the rail transit hub.
1G Enhance gateways and strengthen primary corridors.
Healdsburg Avenue south of the roundabout at Mill St. is considered the primary entry corridor to
Healdsburg. This Project will be improving approximately 900 feet of existing land on the east side of the
Healdsburg Avenue entry corridor. The enhancements will include a large open space, new sidewalk with
on-street parking and new commercial buildings all oriented towards and engaging with Healdsburg Ave.
1H Embrace the city’s waterways.
While this property does not front on the Russian River or Foss Creek, the Project will utilize Best Practices
for storm water retention and treatment which will protect the water quality released to Foss Creek.
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2 Balance
2A Balance resident and visitor needs.
This Project provides for both resident and visitor needs. The new housing will provide market rate forsale multi-family housing and deed restricted for-sale and rental housing. The hotel will provide additional
hotel rooms for visitors, as well as provide corresponding Transient Occupancy Tax. Commercial uses will
benefit both residents and visitors.
2B Manage residential growth to ensure a measured pace of development.
This Project will be subject to and adhere to the City’s Growth Management Ordinance.
2C Promote a mix of housing types and below market rate housing distributed through the
community.
The Project will provide for-sale market rate housing with a broad range of sizes as well as affordable units
in excess of city’s inclusionary requirements, and units that will be restricted to households with incomes
between 120% to 160% AMI .
2D Ensure that infrastructure and services keep pace with development.
The City is currently in the process of improving all the required utilities to the site with the roundabout
and Healdsburg Ave. improvement project.
2E Maintain a jobs/ housing balance.
The Project includes 15,000 sf of commercial buildings that will include a variety of commercial tenants,
supporting Healdsburg’s job growth. Additionally, the Hotel will create new jobs. The Project then also
will be developing housing, both market rate and micro-unit rental units that will continue the jobs/
housing balance.
3 Mobility
3A promote safe and convenient transportation alternatives.
The Right of Way widths in this project will be consistent with designs recommended in the CHAP and
subject to approval by the City with some on-street parking. A narrower paved surface for the internal
roads has been designed and is considered more pedestrian friendly as it slows traffic. Tree island bulb
outs and crosswalk pavers are also ‘traffic calming’ elements that are incorporated in the design. Bike
racks will be featured, as well as benches and other pedestrian friendly features to encourage walking.
This project is located close to the future SMART train station and the City’s multi-use bike/ pedestrian
path connects directly to the Project site at the roundabout.
3B Promote connectivity among neighborhoods and through the City.
The Project includes extending the public street ROW through the site to the eastern edge of the property
to provide for future connectivity to the Opperman property when and if it is redeveloped. Mill District is
also extended through to Exchange Avenue. A pedestrian and vehicular right of way is also extended to the
future SMART Right of Way that may be developed in the future.
4 Sustainability
4A Protect agricultural resources.
NA- refers to protection of surrounding ag lands.
4B Protect the environment.
NA- refers to City sponsored projects.
4C Foster principles of sustainability and conservation.
While this largely referred to City policies, this Project will promote principles of sustainability and
conservation including:
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• Higher density more efficient multi-family housing which promotes sustainability both in terms of
denser/ more efficient use of land, as well as lower energy usage with common wall construction
and lower volume to exterior surface area than single family development
• Less public infrastructure requirements (piping, roads, sidewalks, streetlights, etc.) both in terms
of energy usage and embodied energy in materials.
• Best practices in storm water retention and treatment will be employed to improve water runoff
quality.
• Solar photovoltaics will be employed on individual buildings to bring down the requirement for the
City to increase overall energy needs.
• Providing additional hotel rooms and housing minimizes inter-county commuting and auto trips,
reducing greenhouse gases
4D Protect and enhance the natural habitat of Healdsburg’s waterways.
Storm water will be collected, retained and treated on site prior to release to the public waterways.
4E Preserve and enhance Healdsburg’s urban forest.
This Project will be preserving trees on site with particular attention to 15 mature redwood trees
protected in a publicly accessible open space. An arborist report has been prepared to address Heritage
Tree Removal and landscape plans have been developed to enhance Healdsburg’s urban forest. A total of
67 trees are anticipated to be removed by the Project, including seven heritage trees, and 60 non-heritage
trees. The majority of trees proposed for removal (44 trees or 70% of the total) are non-native, invasive
Silver Wattle and Tree of Heaven trees. A Heritage Tree Permit has been submitted along with the Project.
5 Vitality
5A Provide an open and inviting business climate, a balanced economic environment and a diverse tax
base.
This Project will include a hospitality component that will contribute directly via Transient Occupancy
Taxes (“TOT”) to the City’s economy. Additionally, with a significant number of new residents, property
tax revenue will contribute to all the recipients of property and sales tax. As well the new residents bring
with them individual contributions to the community in terms of additional sales tax revenue and will bring
individual benefits to the community.
5B Support local businesses and industries.
The Project’s goal is to become part of the local economy by leasing space to local businesses. This local
variety of commercial establishments is part of the attraction of Healdsburg and the Project intends to
make this central to the selection of businesses to occupy the commercial spaces.
5C Protect and enhance qualities that attract visitors to the City.
The mixed use nature, open space, pedestrian orientation and inclusion of the public into the Project site
all will contribute to the qualities that attract visitors to Healdsburg.
6 Livability
6A Foster high quality design.
While the initial Tentative Map submittal does not include Design Review level exhibits, those exhibits that
are included demonstrate that this Project will feature the highest level of design with three nationally and
internationally recognized design firms: Olson Kundig Architects of Seattle, SB Architects of San Francisco
and Vita Planning & Landscape Architecture of San Rafael. By including more than one design firm the
Project benefits from variety and is more akin to organic development than a single ‘project’.
6B Maximize opportunities to active and passive recreation.
NA- refers to City efforts. The Project includes 0.78 acres of passive open space area with benches,
pathways, a pavilion and a play structure for children. Additionally, a swimming pool and workout facility
is provided for residents and hotel guests.
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7 Safety
7A Minimize hazards to life and property.
The proposed Project will comply with all requirements regarding protection of the Project and building
practices to address fire, flooding and seismic hazards.
7B Protect and improve Healdsburg acoustic environment.
The proposed Project will comply with local and State requirements for mitigation/ protection of
residential uses from community noise and will also provide mitigation from any commercial and public
facility uses to comply with the City’s noise ordinance identified by the CHAP EIR and noise mitigation
measures necessary due to the proximity of the proposed SMART Rail system.
The following reflects how the proposed project supports the CHAP “Guiding Principles”:
P1 Develop a street network consistent with the existing scale and fabric of Historic Healdsburg
Project adapts the general layout of the CHAP with two access points from Healdsburg Ave. and a primary
connection to the potential future redevelopment parcels to the east. Mill District is also extended through
to Exchange Avenue.
P2 Choreograph an enhanced arrival sequence via Healdsburg Avenue to the downtown
Project Site is being planned in connection with the road being constructed with the new roundabout
Project. The buildings fronting on Healdsburg Avenue are a mixture of two, three and four stories with
store fronts and sidewalks facing Healdsburg Avenue to encourage pedestrian movement. The parking on
Healdsburg Avenue will encourage drivers to park and explore the City via foot.
P3 Build on the Plan area’s entrepreneurial legacy to create new employment
The Project will encourage a variety of local commercial users and thereby employ locally as much as
possible. A dedicated innovation and incubator space will be created to allow local startup businesses and
individuals to have a place to co-work.
P4 Foster a broad mix of land uses
The Project includes a balanced mix of residential, retail, commercial, and hospitality as well as open space
and recreational amenities throughout the Project.
P5 Balance resident serving and visitor-serving uses
The Project maintains a balance through the mix of hotel rooms, residential units, including 40 affordable
units and 22 units that will be restricted to households with incomes between 120% to 160% AMI , and
retail spaces that are geared towards local residents and the visitors who come to the City.
P6 Foster a diversity of housing options
The parcel plan will promote an organic growth of residential products consistent with the initial phases of
development and over time rather than planned at the very beginning of the Project.
P7 Make alternatives to the private automobile easy
With pedestrian connections to SMART using the pedestrian crosswalk to be constructed by the City of
Healdsburg and the Foss Creek Multi-Use path, bus access, bike lockers and racks available in easily
accessible areas to the public, and dedicated car share spaces, the Project provides and promotes
significant alternatives to the automobile.
P8 Provide safe and clear connections from downtown to the multi modal transit center, the
surrounding Plan area and the Ward/Palm neighborhood
Project street network and pedestrian circulation options provide safe and clear connections from
downtown through pedestrian corridors to SMART, the bus stop on Healdsburg Avenue and the nearby
Foss Creek Pathway. The pedestrian connections take users through the site in a variety of ways in order
to connect downtown with the residential areas to the south. See Exhibit 1.13.
P9 Implement public investments that will catalyze improvements
City has received funding and is currently undergoing the implementation of the development of the
roundabout and the undergrounding of overhead powerlines along Healdbsurg Avenue
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P10 Foster sustainable neighborhood development
The Project will create a sustainable neighborhood through the reuse of on-site materials, development of
LEED and CalGreen certified buildings, aggressive water management strategies, solar energy strategies
and community recycling programs.
P11 Respect private land ownership and market forces without losing a “bigger idea”
The plan takes in to consideration the bigger ideas as presented in the CHAP relative to this part of the City
– connections to downtown, the entrance to Healdsburg, the mix of housing products, material reuse and
sustainability.
The following reflects how the proposed Project supports the Healdsburg Housing Element (2015-2023)
Goals:
Goal H-A Maximize opportunities for the development of a variety of housing types to accommodate
anticipated growth, facilitate mobility both the ownership and rental markets, and encourage a
diverse community.
The Project provides very-low and/or low income housing adjacent to market rate housing.
Goal H-C Facilitate the provision of below market rate housing for those who live and work in
Healdsburg.
The Project will provide preferential treatment for current City residents and/or employees for all
affordable housing units, in accordance with the City’s local preference policy.
Goal H-C To promote energy conservation in residential development and reduce greenhouse gas
emissions.
The Project will be constructed using CalGreen, LEED and other sustainable measures to ensure minimal
impact to greenhouse gases and to promote energy conservation.
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San Rafael, CA 94901
Don Vita

GHD Civil Engineers
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Santa Rosa CA 95407
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Olson Kundig Architects
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Seattle, WA 98104
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Sherwood Design Engineers
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San Francisco, CA 94108
Drew Norton
SB Architects
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San Francisco, CA 94133
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W-Trans
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BEING NORTH 34°32'20.7” WEST BETWEEN CONTROL POINT NO. 321 AND 322
AS SHOWN ON THE RECORD OF SURVEY FILED FOR THE SMART CONTROL
NETWORK FILED FOR RECORD IN BOOK 741 OF MAPS PAGES 1 THROUGH 24
SONOMA COUNTY RECORDS.
BEING BASED ON CALFIORNIA COORDINATE SYSTEM OF 1983, ZONE 2, EPOCH
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2. PUBLIC ART POLICY - PUBLIC ART SHALL BE PROVIDED PER RESOLUTION NO. 141-2007.
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CITY OF HEALDSBURG
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AT&T & COMCAST
CITY OF HEALDSBURG
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BASIS OF BEARINGS

BEING CONTROL POINT NO. 321 AS SHOWN ON THE RECORD OF SURVEY
FILED FOR THE SMART CONTROL NETWORK FILED FOR RECORD IN BOOK 741
OF MAPS PAGES 1 THROUGH 24 SONOMA COUNTY RECORDS.
ELEVATION = 103.9141 NAVD 1988

NEAREST FAULT ZONE:

ROGERS CREEK FAULT ZONE
(3 MILES FROM SITE)

LANDSLIDE:

NONE

FLOOD ZONE:

FEMA FLOOD HAZARD MAP
INDICATES THE SITE IS
OUTSIDE THE 100 YEAR AND
500 YEAR FLOOD BOUNDARY

SURVEYOR'S STATEMENT

THIS MAP REPRESENTS A FIELD SURVEY MADE BY CINQUINI & PASSARINO, INC
ON MAY, 2014 AND REPRESENTS THE VISUAL SURFACE CONDITIONS AS OF
AFORESAID DATE.
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1.
TREE PROTECTION CRITICAL ROOT ZONE
ALL CONSTRUCTION ACTIVITY (GRADING, FILLING, PAVING, TRENCHING, BUILDING
DEMOLITION, LANDSCAPING ETC.) SHALL RESPECT THE TPZ AROUND ALL TREES WITHIN THE
VICINITY OF THE PROJECT AREA THAT ARE SELECTED FOR
PRESERVATION TO THE MAXIMUM EXTENT FEASIBLE. EXCEPTIONS TO THIS STANDARD COULD BE
CONSIDERED ON A CASE-BY-CASE BASIS, PROVIDED THAT A TREE PERMIT IS OBTAINED, AND IT IS
DEMONSTRATED THAT AN ENCROACHMENT INTO THE TPZ WOULD NOT CRITICALLY DAMAGE THE
ROOT SYSTEM OR THE HEALTH OF THE TREE.
2.
ARBORIST SUPERVISION AND PRUNING SPECIFICATIONS
ALL NECESSARY TREE WORK SHOULD BE PERFORMED BY AN ISA-CERTIFIED ARBORIST OR
COMPARABLE TREE SPECIALIST. ALL TREE PRUNING TOOLS MUST BE CLEANED PRIOR TO AND
AFTER USE. ALL BRANCHES BEING REMOVED SHALL BE CUT TO, BUT NOT BEYOND, THE BRANCH
COLLAR. ALL PRUNING SHALL BE DONE IN A WAY THAT MAINTAINS THE BALANCE AND
STRUCTURE OF THE TREE. ADDITIONAL SPECIFIC PRUNING PRESCRIPTIONS MAY BE
RECOMMENDED PRIOR TO CONSTRUCTION, AS DETERMINED BY A CERTIFIED ARBORIST, AND
APPROVED BY THE CITY.
3.
TREE PROTECTION FENCING
TEMPORARY PROTECTIVE FENCING SHALL BE INSTALLED AROUND THE TPZ OF EACH
DESIGNATED FOR PRESERVATION PRIOR TO COMMENCEMENT OF ANY CONSTRUCTION
ACTIVITY CONDUCTED WITHIN 25' OF THE TPZ, OF A TREE DESIGNATED FOR
PRESERVATION. THE FENCE SHALL BE PLACED AROUND THE TPZ OR THE EDGE OF
THE CONSTRUCTION ZONE IF THE CONSTRUCTION ZONE ENCROACHES INTO THE TPZ.
THE FENCE SHALL BE CLEARLY MARKED TO PREVENT INADVERTENT ENCROACHMENT
BY HEAVY MACHINERY. SIGNAGE INSTALLED ON THE FENCING SHOULD CLEARLY
INDICATE THAT NO HEAVY EQUIPMENT USE, EXCAVATION, FILL, GRADING, TRENCHING,
MATERIAL STORAGE, VEHICLE PARKING, DISPOSAL, DRAINAGE CHANGES OR OTHER
SOIL DISTURBANCE SHOULD OCCUR WITHIN THE TPZ. ACCESS WITHIN THE FENCED
AREA SHALL BE RESTRICTED, AND FENCING SHALL REMAIN IN A PLACE UNTIL ALL SITE
WORK IS COMPLETED.
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4.
TREE AND BRUSH REMOVAL/SITE CLEARING
A CERTIFIED ARBORIST AND/OR CITY REPRESENTATIVE SHOULD REVIEW ANY TREE
REMOVAL WORK WITHIN 25-FEET OF A TPZ. ALL TREES REQUIRING REMOVAL SHALL BE
FELLED AWAY FROM PRESERVED TREES. ALL BRUSH REMOVAL WITHIN THE TPZ
SHOULD BE PERFORMED WITH HAND EQUIPMENT (E.G. WEED-WHACKER OR
CHAINSAW).
5.
GRADING AND TRENCHING WITHIN TPZS
EXCAVATION, GRADING, OR SOIL DISTURBANCE PROPOSED WITHIN THE TPZ
OF A TREE SELECTED FOR THE PRESERVATION MUST BE APPROVED BY THE CITY AND
A CERTIFIED ARBORIST. WHERE REQUIRED AND ALLOWED, ALL GRADING CUTS OR
TRENCHING WITHIN THE TPZ WILL BE COMPLETED USING HAND OR LIGHT
EXCAVATION (I.E. PNEUMATIC EXCAVATION) METHODS. TRENCHES MAY BE DUG
MANUALLY USING AN AIR SPADE OR APPROVED ROOT PRUNING EQUIPMENT. IF
ENCOUNTERED, ALL ROOTS OVER ONE (1) INCH IN DIAMETER SHOULD BE CLEARLY
CUT PERPENDICULAR TO THE AXIS USING A SHARP HANDSAW. NEVER RIP OR TEAR
ROOTS - CLEAN CUTS WILL ENCOURAGE ROOT REGENERATION. UNDERGROUND
UTILITIES SHOULD BE ROUTED OUTSIDE OF TPZS WHEREVER POSSIBLE. IF UTILITIES
MUST CROSS THE TPZ, THEY SHOULD BE BORED (TUNNELED) UNDER THE ROOT(S)
USING AN AUGER OR DRILL, RATHER THAN TRENCHED, TO AVOID ROOT DISTURBANCE.
RETAINING WALLS OR “TREE ISLANDS” MAY BE NECESSARY AND RECOMMENDED TO MAINTAIN
CURRENT GRADE AROUND PRESERVED TREES, AND TO MINIMIZE EXCESSIVE CUTS AND FILLS
WITHIN THE ROOT ZONE OF PRESERVED TREES. IF DEEP GRADING FILLS ARE NECESSARY WITHIN
THE TPZ, INSTALLATION OF AERATION SYSTEMS MAY BE NECESSARY AND RECOMMENDED TO
PREVENT SMOTHERING OF ROOTS.
6.
DRAINAGE AND IRRIGATION
SITE DRAINAGE SHOULD BE DESIGNED TO CREATE POSITIVE DRAINAGE AWAY FROM
THE TRUNK OF PRESERVED TREES AND TO PREVENT PONDING WITH THE TPZ.
SUPPLEMENTAL IRRIGATION OF 1 TO 2 INCHES MONTHLY, MAY BE NECESSARY WITHIN
THE TPZ OF PRESERVED TREES DURING CONSTRUCTION WITHIN THE DRY SEASON.
7.
MONITORING AND TREE DAMAGE MITIGATION
PERIODIC TREE HEALTH MONITORING BEFORE, DURING AND AFTER CONSTRUCTION IS
A USEFUL METHOD OF DOCUMENTING TREE RESPONSE TO CONSTRUCTION.
MONITORING BEFORE CONSTRUCTION BEGINS ENSURES THAT BASELINE TREE
HEALTH CONDITIONS ARE RECORDED. ANY TREES DAMAGED DURING CONSTRUCTION
SHALL BE EVALUATED BY THE CERTIFIED ARBORIST AND/OR CITY DESIGNATED
REPRESENTATIVE. MITIGATION MAY BE REQUIRED FOR DAMAGE TO PRESERVED
TREES, IN COMPLIANCE WITH THE TREE ORDINANCE.
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9.
SEE TREE SURVEY AND PROTECTION PLAN PREPARED BY WRA FOR TREE PROTECTION
MEASURES.
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10.
CONTRACTORS TO COORDINATE CONSTRUCTION ACTIVITIES WITH NEARBY
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OWNER/CONTRACTOR SHALL SUBMIT SALVAGE PLAN TO CITY PLANNING DEPARTMENT
PRIOR TO DEMOLITION.
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CLEAR AND GRUB/REMOVE MISCELLANEOUS MATERIALS

REMOVE TREE (TREES WILL REMAIN UNTIL REMOVAL
REQUIRED DUE TO CONSTRUCTION ACTIVITIES)

PRESERVE AND PROTECT TREE
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PRELIMINARY REPORT

In response to the application for a policy of title insurance referenced herein, Fidelity National Title Company
hereby reports that it is prepared to issue, or cause to be issued, as of the date hereof, a policy or policies of title
insurance describing the land and the estate or interest therein hereinafter set forth, insuring against loss which
may be sustained by reason of any defect, lien or encumbrance not shown or referred to as an exception herein or
not excluded from coverage pursuant to the printed Schedules, Conditions and Stipulations or Conditions of said
policy forms.
The printed Exceptions and Exclusions from the coverage and Limitations on Covered Risks of said policy or
policies are set forth in Attachment One. The policy to be issued may contain an arbitration clause. When the
Amount of Insurance is less than that set forth in the arbitration clause, all arbitrable matters shall be arbitrated at
the option of either the Company or the Insured as the exclusive remedy of the parties. Limitations on Covered
Risks applicable to the CLTA and ALTA Homeowner's Policies of Title Insurance which establish a Deductible
Amount and a Maximum Dollar Limit of Liability for certain coverages are also set forth in Attachment One. Copies
of the policy forms should be read. They are available from the office which issued this report.
This report (and any supplements or amendments hereto) is issued solely for the purpose of facilitating the
issuance of a policy of title insurance and no liability is assumed hereby. If it is desired that liability be assumed
prior to the issuance of a policy of title insurance, a Binder or Commitment should be requested.
The policy(ies) of title insurance to be issued hereunder will be policy(ies) of Fidelity National Title Insurance
Company, a California corporation.
Please read the exceptions shown or referred to herein and the exceptions and exclusions set forth in
Attachment One of this report carefully. The exceptions and exclusions are meant to provide you with
notice of matters which are not covered under the terms of the title insurance policy and should be
carefully considered.
It is important to note that this preliminary report is not a written representation as to the condition of title
and may not list all liens, defects and encumbrances affecting title to the land.
Fidelity National Title Insurance Company
By:

President
Countersigned By:

Attest:

Authorized Officer or Agent

CLTA Preliminary Report Form - Modified (11.17.06)
SCA0002402.doc / Updated: 12.07.16
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Visit Us on our Website: www.fntic.com

ISSUING OFFICE: 11050 Olson Drive, Suite 200, Rancho Cordova, CA 95670
FOR SETTLEMENT INQUIRIES, CONTACT:
Fidelity National Title National Commercial Center
100 Pine Street Suite 2460  San Francisco, CA 94111
(415) 276-0222  FAX (415) 276-3775

Another Prompt Delivery From Fidelity National Title Company Title Department
Where Local Experience And Expertise Make A Difference

PRELIMINARY REPORT
Title Officer: Ramon Veloz
Email: velozr@ctt.com
Title No.: FSNX-TO1700086S-RV
TO:

Escrow Officer: Linda Rae Paul
Email: LPaul@fnf.com
Escrow No.: 25001991

Fidelity National Title Company
100 Pine Street, Suite 2460
San Francisco, CA 94111
Attn: Linda Rae Paul

PROPERTY ADDRESS(ES): Replay Healdsburg, Healdsburg, CA
EFFECTIVE DATE: January 17, 2017 at 07:30 AM
The form of policy or policies of title insurance contemplated by this report is:
CLTA Parcel Map
1. THE ESTATE OR INTEREST IN THE LAND HEREINAFTER DESCRIBED OR REFERRED TO COVERED
BY THIS REPORT IS:
A Fee
2. TITLE TO SAID ESTATE OR INTEREST AT THE DATE HEREOF IS VESTED IN:
Replay Healdsburg, LLC, a Delaware limited liability company
3. THE LAND REFERRED TO IN THIS REPORT IS DESCRIBED AS FOLLOWS:
SEE EXHIBIT "A" ATTACHED HERETO AND MADE A PART HEREOF

CLTA Preliminary Report Form - Modified (11.17.06)
SCA0002402.doc / Updated: 12.07.16
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EXHIBIT "A"
Legal Description

For APN/Parcel ID(s): 002-261-023-000, 002-261-024-000, 002-303-012-000 and 002-303-013-000
THE LAND REFERRED TO HEREIN BELOW IS SITUATED IN THE CITY OF HEALDSBURG, COUNTY OF
SONOMA, STATE OF CALIFORNIA AND IS DESCRIBED AS FOLLOWS:
TRACT A (APN: 002-261-024-000 and 002-303-012-000):
Tract One APN: (002-303-012-000):
Beginning at the intersection of the Southerly line of the City of Healdsburg, the North line of Section 28, Township
9 North, Range 9 West, Mount Diablo Base and Meridian, with the Easterly line of the State Highway between
Healdsburg and Santa Rosa, marked by an iron pipe, said point of intersection being South 16° 51' East, 57.8 feet
from an iron pipe marking the Southwest corner of the property formerly of Amelio and Angelina Buffi, now the
property of Wilbur H. Jackson, said point of intersection being South 9° 53' East, 31.37 feet from Highway
Engineer's Station 1198+62.39; thence following the Easterly line of the said highway, South 16° 51' East, 202.3
feet to a concrete monument marking Highway Engineer's Station 1200+73.82; thence following said Easterly
highway line, on a curve of 920 feet radius to the left, a distance of 575.00 feet to a point marked by an iron pipe;
thence North 1° 0' East, 657.6 feet to a point marked by an iron pipe, said point being South 1° 9' West, 55.1 feet
from the Southeast corner of the formerly Buffi property; thence North 89° 53' West, 393.3 feet to the place of
beginning.
Excepting therefrom that certain 0.966 acre tract conveyed by Nulco Fabricators, a corporation to L.D. Gilbert and
wife by Deed dated June 16, 1947 and recorded July 11, 1947, Document No. C-47304, Sonoma County Records.
Also excepting therefrom that certain 0.21 acre tract conveyed by Nulco Fabricators, a corporation, to City of
Healdsburg, by Deed dated December 16, 1947 and recorded February 11, 1948, Document No. C-61006,
Sonoma County Records.
Also excepting therefrom that certain 0.24 acre tract conveyed by Nulco Fabricators, a corporation to L.D. Gilbert
and wife, by Deed dated December 16, 1947 and recorded March 2, 1948, Document No. C-62302, Sonoma
County Records.
Also excepting therefrom the following:
Beginning at the intersection of the Easterly line of the State Highway leading from Healdsburg to Santa Rosa, with
the Southerly line of the tract of land described in the Deed from Nulco Fabricators, a corporation, to the City of
Healdsburg, a municipal corporation, dated December 16, 1947 and recorded February 11, 1948 in Book 772 of
Sonoma County Official Records, Page 3; thence along the Southerly line of said tract and the extension thereof,
South 89° 49' East, 240 feet, more or less, to the Easterly line of the tract described as Parcel One in the Deed
from Title Insurance and Guaranty Co., a corporation, to Sonoma Wood Products, a corporation, dated February
15, 1950 and recorded February 20, 1950 in Book 939 of Sonoma County Official Records, Page 520; thence
along said line, South 1° West, 250 feet, more or less, to the Northeasterly line of said State Highway; thence
Northwesterly along said Northeasterly line, 355 feet to the point of beginning.
Also excepting therefrom the following:
Commencing at an angle point in the Southerly line of the City of Healdsburg, the intersection of the North line of
Section 28, Township 9 North, Range 9 West, Mount Diablo Base and Meridian, with the Easterly line of the State
Highway leading from Healdsburg to Santa Rosa, marked by an iron pipe monument; thence following the Easterly
line of the said highway, South 16 degrees 51' East, 202.3 feet to a point; thence on a curve of 920 feet radius to
the left, 151.7 feet to a point marked by an iron pipe; thence South 89° 49' East, 155.0 feet to an iron pipe, the
place of beginning of the herein described property; thence continuing South 89° 49' East, 118.2 feet to an iron
CLTA Preliminary Report Form - Modified (11.17.06)
SCA0002402.doc / Updated: 12.07.16
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Title No.: FSNX-TO1700086S-RV

EXHIBIT "A"
Legal Description
(continued)
pipe; thence South 1° West, 60.0 feet to an iron pipe; thence North 89° 49' West, 95.7 feet to an iron pipe; thence
North 19° 38' West, 63.7 feet to the point of beginning.
Also excepting therefrom the following:
A portion of the lands of Reid W. Dennis and Margaret E. Dennis, Trustees of Successor Trustee(s) under the
Reid and Margaret Dennis Living Trust U/A/D July 7, 1989, etal, as said lands are described in Sonoma County
Recorder's Document No. 2004-058348, said portion is described as follows:
Beginning at the Northwesterly corner of Tract A of said lands of Reid W. Dennis and Margaret E. Dennis,
Trustees, etal, said corner bears South 29° 42' 03" East, 615.66 feet from a brass tag stamped LS 3216 as shown
on that Record of Survey recorded in Book 134 of Maps at Page 37, Sonoma County Records, at the Southerly
end of that course labeled South 16° 14' 00" East, 252.33 feet on said Record of Survey; thence along the
Westerly line of said Tract A, South 18° 59' 32" East, 56.03 feet; thence leaving said Westerly line, North 74° 22'
14" East, 35.98 feet; thence North 00° 34' 40" East, 42.58 feet to the Northerly line of said Tract A; thence along
said Northerly line, North 89° 14' 32" West, 53.34 feet to the point of beginning.
Tract Two (APN: 002-261-024-000):
Parcel One:
Beginning at the point of intersection of the Easterly line of West Street in said City of Healdsburg with the
Southerly line of that certain parcel of land described in Deed dated August 17, 1907 from William Rowland and
Marie J. Rowland to Northwestern Pacific Railroad Company, recorded September 3, 1907 in Book 238 of Deeds,
Page 448, Sonoma County Records; thence North 16° 20' West along said Easterly line of West Street, 350.34
feet; thence South 66° 28' East, 370.41 feet; thence North 29° 23' East, 100.04 feet to a point in a line that is
parallel with and distant 40 feet Southwesterly at right angles from the centerline of the most Southerly existing
yard tract of the Northwestern Pacific Railroad Company; thence South 60° 37' East along said parallel line and
the Southeasterly prolongation thereof, 300.00 feet; thence South 108.97 feet to the Southerly line of that certain
parcel of land described first in Deed dated November 20, 1871 from George W. Heald to The San Francisco and
North Pacific Railroad Company, recorded November 23, 1871 in Book 36 of Deeds, page 97, Sonoma County
Records; thence North 66° 21' West along last said Southerly line, 75.00 feet to the Easterly line of the parcel of
land described in said Deed dated August 17, 1907; thence South along last said Easterly line, 60.92 feet to the
Southerly line of said parcel of land described in said Deed dated August 17, 1907; thence North 88° 38' West
along last said Southerly line, 483.01 feet to the point of beginning.
Excepting therefrom the following:
Being a portion of the lands of Sonoma Wood Products, a California corporation, in the City of Healdsburg, as
described in the Deed recorded in Book 939 of Sonoma County Official Records, Page 520, and particularly
described as follows:
Beginning at a 1/2 inch pipe monument marking the Westerly corner between the lands of Auradou and the
Sonoma Wood Products, a California corporation; thence South 16° 20' East, along the Westerly line of the lands
of Sonoma Wood Products, a California corporation, 82.34 feet to a 1/2" pipe; thence North 84° 22' East, 129.67
feet to a 1/2 inch pipe on the Southerly line of the land of Auradou; thence North 66° 28' West, 166.00 feet to the
point of beginning.
Parcel Two:
A parcel of the formerly George Miller Tract of land situated in the City of Healdsburg, Sonoma County, California,
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Title No.: FSNX-TO1700086S-RV

EXHIBIT "A"
Legal Description
(continued)
being more fully described as follows:
Commencing at an iron pin driven in the ground, at the intersection of the West line of a lane, 16 feet wide, along
the West line of "Ward's Addition to the City of Healdsburg", with the Southwesterly line of the right of way and
station grounds of the Northwestern Pacific Railroad; thence along said line, North 66° 30' West, 138.6 feet to an
iron pin driven in the ground, the place of beginning; thence along said Southwesterly line of the Northwestern
Pacific Railroad lands, North 66° 30' West, 464.4 feet to an iron pin driven in the ground in the Easterly line of the
land sold by William Rowland to the Northwestern Pacific Railroad on August 17, 1907, recorded in Book 238 of
Deeds, Page 448; thence along said line, South 60.92 feet to the Southwest corner of aforesaid lands; thence
Westerly along the South line of aforesaid lands, 483.1 feet, more or less, to the intersection with the Northeast
line of the right of way of the State Highway; thence South 16° 51' East along said line of said right of way, 291
feet, more or less, to the intersection with the line between Sections 21 and 28 in Township 9 North, Range 9
West, Mount Diablo Base and Meridian; thence Easterly along said line to the intersection with Dutcher's line being
a distance of approximately 393.3 feet; thence Southerly along Dutcher's line, 12 feet; thence North 89° 15' East, a
distance of 430.9 feet; thence Northerly 147.4 feet to the point of beginning.
Excepting the following parcel described as follows:
Commencing at a concrete monument set at the point of intersection of the Easterly right of way line of the State
Highway running between Healdsburg and Santa Rosa with the Southerly line of the property deeded to the
Northwestern Pacific Railroad Company by William Rowland by Deed dated August 17, 1907 and recorded in
Book 238 of Deeds, at Page 448, Sonoma County Records, which point is further described as being South 16°
51' East, 563 feet, more or less, along the said Easterly line of the State Highway from the Southeast corner of
West and Mill Streets in the City of Healdsburg; thence along the said Easterly right of way line of the State
Highway, South 16° 51' East, 30.00 feet to an iron pipe, the point of beginning of the description of the parcel of
land being herein described; thence South 89° 52' East, 468.94 feet to an iron pipe driven on the so-called
"Dutcher's Line"; thence along said "Dutcher's Line", South 0° 02' East, 190.37 feet to an iron pipe; thence North
89° 52' West, 411.08 feet to an iron pipe driven in the said Easterly right of way line of the State Highway; thence
along said line, North 16° 51' West, 200.00 feet to the point of beginning.
Also excepting therefrom all that portion described in the Deed to Charles Meehan and wife, dated February 1961
and recorded February 17, 1961 in Book 1808 of Sonoma County Official Records, Page 362, Document No.
G-39724.
Also excepting therefrom all that portion described in the Deed to James L. Arteseros and wife, dated June 25,
1964 and recorded July 10, 1964 in Book 2057 of Sonoma County Official Records, Page 991, Document No.
H-98774.
Also excepting therefrom that portion conveyed to David Opperman, etal, by Deed dated August 19, 1981 and
recorded September 25, 1981, Document No. 81055494 of Official Records of Sonoma County.
Also excepting therefrom that portion conveyed to Charles Evans, Trustee of the Charles Evans Trust, etal, by
Deed dated April 13, 2006 and recorded January 4, 2007, Document No. 2007000696, Official Records.
Parcel Three:
Being a portion of the lands of Auradou, in the City of Healdsburg, as described in the Deed recorded in Book
1343 of Sonoma County Official Records, Page 500, and particularly described as follows:
Beginning at a 1/2 inch pipe monument marking the Southeast corner of the lands of Auradou; thence North 29°
23' East, 100.04 feet to a 1/2 inch pipe at the Northeast corner of the lands of Auradou; thence North 60° 40'
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EXHIBIT "A"
Legal Description
(continued)
West, along the Southerly line of the railroad property, 99.8 feet to a 1/2 inch pipe; thence South 29° 23' West,
110.18 feet to a 1/2 inch pipe on the Southerly line of the land of Auradou; thence South 66° 28' East, 100.33 feet
to the point of beginning.
Parcel Four:
Part of the property of Charles J. Meehan situated on the Easterly side of West Street, Southerly from Mill Street,
Healdsburg, Sonoma County, California:
Commencing at the intersection of the former South boundary of the City of Healdsburg and the Easterly line of
West Street, marked by a capped pipe monument; thence along the Easterly line of West Street, North 16° 51'
West, 57.80 feet to the Southwest corner of the property of Charles J. Meehan; thence South 89° 52' East, 350.0
feet to a point on the South boundary of the Meehan property, the place of beginning of the herein described
parcel; thence South 89° 52' East, 61.0 feet to the Southeast corner of the Meehan property, marked by an iron
pipe; thence North 0° 2' West, 191.3 feet to the Northeast corner of the Meehan property, marked by a stake;
thence North 89° 52' West, 61.0 feet to a point on the North boundary of the Meehan property; thence South 0° 2'
East, 191.3 feet to the place of beginning.
Parcel Five:
Being a portion of the lands described in the Deed to Clement B. Auradou and Bernice Auradou, his wife, recorded
April 29, 1955 in Book 1343 of Sonoma County Official Records, Page 500, as Serial No. E-48549, and being
more particularly described as follows:
Commencing at a 1-1/4 inch iron pipe on the Easterly side of Healdsburg Avenue as shown on the Map recorded
in Book 81 of Maps, Page 17, Sonoma County Records; thence from said point of commencement and along the
Easterly line of Healdsburg Avenue, North 16° 14' 00" West, 554.92 feet to a lead plug tagged L.S. 3216 in the top
of a curb being the Southwesterly corner of the lands of Clement E. Auradou as described in the Deed recorded in
Book 1519 of Sonoma County Official Records, Page 436, as Serial No. F-12745; thence leaving said Easterly line
of Healdsburg Avenue and along the Southerly line of the lands described in the Deed to Clement E. Auradou and
wife, recorded in Book 1519 of Sonoma County Official Records, Page 436, North 85° 30' 20" East, 128.37 feet to
a 1/2 inch iron pipe tagged L.S. 3216; thence South 65° 26' 40" East, 101.86 feet to a 1/2 inch iron pipe tagged
L.S. 3216 at the Southeasterly corner of said lands described in the Deed to Clement B. Auradou and wife,
recorded in Book 1343 of Sonoma County Official Records, at page 500, the true point of beginning of the parcel
to be herein described; thence from said true point of beginning and along the Easterly line of the lands of Clement
E. Auradou, North 30° 27' 30" East, 110.33 feet to a 1/2 inch iron pipe tagged L.S. 3216 set 40.00 feet from the
centerline of the Southerly yard tract of the Northwest Pacific Railroad; thence parallel with said centerline, North
59° 32' 30" West, 50.00 feet to a 1/2 inch iron pipe tagged L.S. 3216; thence South 30° 27' 30" West, 115.52 feet
to a 1/2 inch iron pipe tagged L.S. 3216; thence South 65° 26' 40" East, 50.27 feet to the point of beginning. Basis
of Bearings: California Coordinate System, Zone 2, California Division of Highways Monuments S7-S8.
Parcel Six:
An easement for the purposes stated in that Deed to David Opperman, etal, dated August 19, 1981 and recorded
September 25, 1981 under Document No. 81055494 of Official Records of Sonoma County, over and across the
following described parcel of land:
Beginning at a 1/2" iron pipe tagged L.S. 3216 marking the Northwesterly corner of the heretofore described
parcel; thence from said point of beginning, South 0° 12' 06" West, 20.55 feet; thence South 60° 55' 28" East,
131.71 feet (generally following the Southerly side of an existing lumber storage shed and its Westerly extension)
to the Southeasterly corner of said lumber storage shed; thence leaving said shed, South 76° 00' 04" East, 166.55
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EXHIBIT "A"
Legal Description
(continued)
feet to a 1/2" iron pipe tagged L.S. 3216 on the Southerly right of way line of the Northwest Pacific Railroad at the
Northeasterly corner of the heretofore described parcel; thence along said railroad right of way line, North 65° 42'
40" West, 303.51 feet to the point of beginning.
Parcel Seven:
A portion of the lands of Charles Evans, Trustee of the Charles Evans Trust dated July 8, 2003 and Eric Drew and
Mary Drew as said lands are described in Sonoma County Recorder's Document Nos. 2000-094035 and
2003-146343, said portion being described as follows:
Beginning at a point on the Northerly line of said lands of Evans/Drew, said point bears South 53° 19' 40" East,
450.26 feet from a brass tag stamped LS 3216 as shown on that Record of Survey recorded in Book 134 of Maps,
at Page 37, Sonoma County Records, at the Southerly end of that course labeled South 16° 14' 00" East, 252.33
feet on said Record of Survey; thence along the Northerly line of said lands of Evans/Drew, South 89° 15' 01"
East, 130.00 feet to the Northeasterly corner of said lands of Evans/Drew; thence along the Easterly line of said
lands of Evans/Drew, South 00 degrees 35' 40" West, 216.28 feet to the Southeasterly corner of said lands of
Evans/Drew; thence along the Southerly line of said lands of Evans/Drew, North 89° 15' 31" West, 130.00 feet;
thence leaving said Southerly line of said lands of Evans/Drew, North 00° 34' 40" East, 216.30 feet to the point of
beginning.
TRACT B (APN: 002-261-023-000):
Parcel One:
Being a portion of the said lands of the Sonoma Wood Products, a California corporation, in the City of
Healdsburg, as described in the Deed recorded in Book 939 of Official Records, at Page 520, Sonoma County
Records, and particularly described as follows:
Beginning at a 1/2" pipe monument marking the Westerly corner between the lands of Auradou and the Sonoma
Wood Products, a California corporation; thence South 16° 20' East, along the Westerly line of the land of Sonoma
Wood Products, a California corporation, 82.34 feet to a 1/2" pipe; thence North 84° 22' East, 129.67 feet to a 1/2"
pipe on the Southerly line of the land of Auradou; thence North 66° 28' West, 166.00 feet to the point of beginning.
Parcel Two:
Beginning at a point in the Easterly line of West Street in said City of Healdsburg, distant North 16° 20' West,
350.34 feet thereon, from the Southerly line of that certain parcel of land described in Deed dated August 17, 1907
from William Rowland and Marie J. Rowland to Northwestern Pacific Railroad Company, recorded September 3,
1907 in Book 238 of Deeds, Page 448, Records of Sonoma County; thence South 66° 28' East, 370.41 feet;
thence North 29° 23' East, 100.04 feet to a point in a line that is parallel with and distant 40 feet Southwesterly at
right angles, from the centerline of the most Southerly existing yard track of the Northwestern Pacific Railroad
Company; thence North 60° 37' West, along said parallel line, 300.00 feet to a point in a line parallel with and
distant 40 feet Southwesterly, at right angles, from the centerline of main track of said Northwestern Pacific
Railroad Company; thence North 66° 21' West along last said parallel line and Northwesterly prolongation thereof,
191.13 feet to a point in said Easterly line of West Street; thence South 16° 20' East, along said line of West
Street, 170.00 feet to the point of beginning.
Excepting therefrom that portion conveyed to Sonoma Wood Products by Deed dated January 14, 1957 and
recorded May 7, 1957 in Book 1519 Official Records, Page 432, Sonoma County Records.
Also excepting therefrom that portion conveyed to Sonoma Wood Products by Deed dated August 6, 1969 and
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Legal Description
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recorded August 12, 1969 in Book 2411 Official Records, Page 664, Sonoma County Records.
TRACT C (APN: 002-303-013-000):
Parcel One:
Commencing at a concrete monument set at the point of intersection of the Easterly right of way line of the State
Highway, running between Healdsburg and Santa Rosa with the Southerly line of the property deeded to the
Northwestern Pacific Railroad Company by William Rowland, by Deed dated August 17, 1907 and recorded in
Book 238 of Deeds, page 448, Sonoma County Records, which point is further described as being South 16°51'
East, 563 feet, more or less, along the said Easterly line of the State Highway, from the Southeast corner of West
and Mill Streets in the City of Healdsburg; thence along the said Easterly right of way line of the State Highway,
South 16°51’ East, 30.00 feet to an iron pipe, the point of beginning of the description of the parcel of land being
herein described; thence South 89°52’ East, 468.94 feet to an iron pipe driven on the so called “Dutchers Line”;
thence along said “Dutchers Line”, South 0°02' East, 190.37 feet to an iron pipe; thence North 89°52’ West,
411.08 feet to an iron pipe driven in the said Easterly right of way line of the State Highway; thence along said line,
North 16°51’ West, 200.00 feet to the point of beginning.
Saving and excepting therefrom, that portion thereof conveyed by Emilio Buffi and Angeline Buffi, his wife, to the
City of Healdsburg, a municipal corporation, by Deed dated August 13, 1936 and recorded September 17, 1936 in
Book 417 of Official Records, page 87, Sonoma County Records.
Also excepting therefrom, that portion thereof granted to Sonoma Wood Products, Inc., a California corporation, by
Deed recorded December 14, 1955 in Volume 1400 of Official Records, page 91, Sonoma County Records,
described as follows:
Part of the property of Charles J. Meehan, situated on the Easterly side of West Street, Southerly from Mill Street,
Healdsburg, Sonoma County, California.
Commencing at the intersection of the former South boundary of the City of Healdsburg and the Easterly line of
West Street, marked by a capped pipe monument; thence along the Easterly line of West Street, North 16°51’
West, 57.80 feet to the Southeast corner of the property of Charles J. Meehan; thence South 89°52’ East 350.0
feet to a point on the South boundary of the herein described property, the place of beginning of the herein
described parcel; thence South 89°52’ East, 61.0 feet to the Southeast corner of the Meehan property, marked by
an iron pipe; thence North 0°02’ West 191.3 feet to the Northeast corner of the Meehan property, marked by a
stake; thence North 89°52’ West 61.0 feet to a point on the North boundary of the Meehan property; thence South
0°02’ East, 191.3 feet to the place of beginning.
Parcel Two:
Being a portion of the lands conveyed to Sonoma Wood Products, Inc., by Deed dated July 19, 1954 and recorded
July 30, 1954 in Book 1286 of Official Records, page 458, Sonoma County Records, more particularly described
as follows:
Commencing at the intersection of the former South boundary of the City of Healdsburg and the Easterly line of
West Street, marked by a capped pipe monument; thence along the Easterly line of West Street, North 16°51’
West 257.8 feet to an angle point on the boundary of the property of Sonoma Wood Products, Inc., formerly the
Northwest corner of the lands conveyed to Buffi by Deed dated July 24, 1936 and recorded August 15, 1936 as
Recorder’s Serial No. A-73358, said Northwest corner being the true point of beginning of the herein described
parcel; thence South 89°52’ East, along the North line of the said Buffi parcel, 407.90 feet to a point bearing North
89°52’ West 61.00 feet from the Northeast corner of the said Buffi parcel; thence North 0°02’ West, 20.00 feet to a
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EXHIBIT "A"
Legal Description
(continued)
point; thence North 89°52’ West, 413.95 feet to the Easterly line of West Street; thence South 16°51’ East, 20.90
feet to the point of beginning.
Parcel Three:
Being a portion of the lands conveyed to Sonoma Wood Products, Inc., by Deed dated July 19, 1954 and recorded
July 30, 1954 in Book 1286 of Official Records, page 458, Sonoma County Records, more particularly described
as follows:
Commencing at the intersection of the former South boundary of the City of Healdsburg and the Easterly line of
West Street, marked by a capped pipe monument; thence along the Easterly line of West Street, North 16°51’
West, 57.80 feet to the Southwest corner of the lands conveyed to Charles J. Meehan, et ux, by Deed dated
November 13, 1950 and recorded December 1, 1950 as Recorder’s Serial No. D-28622, said Southwest corner
being the true point of beginning of the herein described parcel; thence South 89°52’ East, 350.00 feet to a point
on the South boundary of the said Meehan parcel, from which the Southeast corner thereof bears South 89°52’
East 61.0 feet distant; thence South 0°02’ East 5.00 feet to a point; thence North 89°52’ West, 348.48 feet to the
Easterly line of West Street; thence North 16°51’ West 5.20 feet to the place of beginning.
EXCEPTING THEREFROM:
Those portions of Parcel One, Parcel Two and Parcel Three described as follows:
A portion of the lands of Charles Evans, Trustee of the Charles Evans Trust dated July 8, 2003 and Eric Drew and
Mary Drew as said lands are described in Sonoma County Recorder’s Document Numbers 2000-094035 and
2003-146343 said portion being described as follows:
Beginning at a point on the Northerly line of said Lands of Evans/Drew, said point bears South 53°19’40” East
450.26 feet from a brass tag stamped LS 3216 as shown on that Record of Survey recorded in Book 134 of Maps
at Page 37, Sonoma County Records, at the Southerly end of that course labeled South 16°14’00” East 252.33
feet on said Record of Survey; thence along the Northerly line of said Lands of Evans/Drew South 89°15’01” East
130.00 feet to the Northeasterly corner of said Lands of Evans/Drew; thence along the Easterly line of said Lands
of Evans/Drew South 00°35’40” West 216.28 feet to the Southeasterly corner of said Lands of Evans/Drew;
thence along the Southerly line of said Lands of Evans/Drew North 89°15'31" West 130.00 feet; thence leaving
said Southerly line of said Lands of Evans/Drew, North 00°35’40” East 216.30 feet to Point of Beginning.
Parcel Four:
That portion of the tract of land conveyed to Sonoma Wood Products, a California Corporation by Deed recorded
July 30, 1954 under Recorder’s Serial No. E-26460, Sonoma County Records, particularly described as follows:
Beginning at the Southwest corner of said tract, of the Sonoma Wood Products; thence Easterly along the
Southerly line of said tract being the line common to Sections 21 and 28 in Township 9 North, Range 9 West,
M.D.M., and the North line of the Parcel of land conveyed to Verner S. Mentch by Deed recorded April 1, 1952
under Recorder's Serial No. D-63752, Sonoma County Records, 150 feet, more or less, to the Northeasterly
corner of said Mentch Parcel; thence North 19°38’ West 53 feet, more or less, to a point on the Southerly line of
the strip of land described as “Parcel B” in the Deed to Charles Meehan, et ux, recorded February 17, 1961 in
Book 1808 of Official Records, page 362, Recorder’s Serial No. G-39724, Sonoma County Records; thence along
the said Southerly line of said strip North 89°52' West 150 feet more or less, to the Westerly line of said Sonoma
Wood Products Tract; thence South 16°51’ East along said Westerly line 53 feet, more or less, to said point of
beginning.
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Legal Description
(continued)
Parcel Five:
A portion of the Lands of Reid W. Dennis and Margaret E. Dennis, Trustees or Successor Trustee(s) under the
Reid and Margaret Dennis Living Trust U/A/D July 7, 1989 et al. as said lands are described in Sonoma County
Recorder’s Document Number 2004-006620 said portion is described as follows:
Beginning at the most Southwesterly corner of Tract B of said Lands of Reid W. Dennis and Margaret E. Dennis,
Trustees, et al. which bears South 29°42’03” East 615.66 feet from a brass tag stamped LS 3216 as shown on
that Record of Survey recorded in Book 134 of Maps at Page 37, Sonoma County Records, at the Southerly end
of that course labeled South 16°14’00” East 252.33 feet on said Record of Survey; thence along the Southerly line
of said Tract B, South 89°14’32” East 53.34 feet; thence leaving said Southerly line, North 00°35’40” East 50.29
feet to the Northerly line of said Tract B; thence along said Northerly line North 89°15’31” West 71.24 feet to the
and angle point on the Westerly line of said Tract B; thence along said Westerly line, South 18°59’32” East 53.41
feet to the Point of Beginning.
Parcel Six:
Beginning at an angle point in the Southerly line of the City of Healdsburg, the intersection of the North line of
Section 28, Township 9 North, Range 9 West, M.D.M., with the Easterly line of the State Highway leading from
Healdsburg to Santa Rosa, marked by an iron pipe; thence following the Easterly line of the said Highway South
16°51’ East 100 feet to a point marked by an iron pipe; thence North 73°09' East 146.2 feet to a point marked by
an iron pipe, thence North 19°38’ West 56.3 feet to a point marked by an iron pipe; thence North 89°53' West, 150
feet to the place of beginning.
Part of the property of L.D. Gilbert, formerly the property of Nulco Fabricators, situated within the corporate limits
of the City of Healdsburg, County of Sonoma, State of California.
Excepting that portion conveyed by Gino Stefani and Rita Stefani, his wife to City of Healdsburg, a municipal
corporation of the County of Sonoma, dated November 26, 1947 and recorded on February 9, 1948 in Book 771 of
Official Records, page 149 Recorder’s Serial No. C-60806, Sonoma County Records.
Parcel Seven:
A portion of the Lands of Reid W. Dennis and Margaret F. Dennis, Trustees or Successor Trustee(s) under the
Reid and Margaret Dennis Living Trust U/A/D July 7, 1989 et al. as said lands are described in Sonoma County
Recorder’s Document Number 2004-058348 said portion is described as follows:
Beginning at the Northwesterly corner of Tract A of said Lands of Reid W. Dennis and Margaret E. Dennis,
Trustees et al.; said corner bears South 29°42’03” East 615.66 feet from a brass tag stamped LS 3216 as shown
on that Record of Survey recorded in Book 134 of Maps at Page 37, Sonoma County Records, at the Southerly
end of that course labeled South 16°14’00” East 252.33 feet on said Record of Survey; thence along the Westerly
line of said Tract A, South 18°59’32” East 56.03 feet; thence leaving said Westerly line North 74°22’14” East 35.98
feet; thence North 00°34’40” East 42.58 feet to the Northerly line of said Tract A; thence along said Northerly line
North 89°14’32” West 53.34 feet to the Point of Beginning.
Said Parcels One through Seven being a single merged parcel pursuant to Parcel Merger No. LLA 05-02,
recorded January 4, 2007, Instrument No. 2007000699, of Official Records.
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AT THE DATE HEREOF, EXCEPTIONS TO COVERAGE IN ADDITION TO THE PRINTED EXCEPTIONS AND
EXCLUSIONS IN SAID POLICY FORM WOULD BE AS FOLLOWS:
THE FOLLOWING ITEMS AFFECT ONLY TRACT A:
1.

Property taxes, which are a lien not yet due and payable, including any assessments collected with taxes
to be levied for the fiscal year 2017-2018.

2.

Property taxes, including any personal property taxes and any assessments collected with taxes are as
follows:
Code Area:
Tax Identification No.:
Fiscal Year:
1st Installment:
2nd Installment:
Exemption:
Land:
Improvements:
Business Property:
Personal Property:

002-016
002-261-024-000
2016-2017
$5,676.36 Paid
$5,676.36 Open
$0.00
$470,925.00
$467,017.00
$34,430.00
$0.00

Prior to close of escrow, please contact the Tax Collector's Office to confirm all amounts owing, including
current fiscal year taxes, supplemental taxes, escaped assessments and any delinquencies.
3.

Supplemental assessment for 2015-2016:
Tax Id No.:
1st Installment
Must be Paid By:
2nd Installment:
Must be Paid By:

002-261-024-000
$8,658.59, Open
February 28, 2017
$8,658.59, Open
June 30, 2017

Prior to close of escrow, please contact the Tax Collector's Office to confirm all amounts owing, including
current fiscal year taxes, supplemental taxes, escaped assessments and any delinquencies.
4.

Supplemental assessment for 2016-2017:
Tax Id No.:
1st Installment
Must be Paid By:
2nd Installment:
Must be Paid By:

002-261-024-000
$50,981.94, Open
February 28, 2017
$50,981.94, Open
June 30, 2017

Prior to close of escrow, please contact the Tax Collector's Office to confirm all amounts owing, including
current fiscal year taxes, supplemental taxes, escaped assessments and any delinquencies.
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EXCEPTIONS
(continued)
5.

Property taxes, including any personal property taxes and any assessments collected with taxes are as
follows:
Code Area:
Tax Identification No.:
Fiscal Year:
1st Installment:
2nd Installment:
Exemption:
Land:
Improvements:
Personal Property:

002-016
002-303-012-000
2016-2017
$426.33 Paid
$426.33 Open
$0.00
$53,942.00
$0.00
$0.00

Prior to close of escrow, please contact the Tax Collector's Office to confirm all amounts owing, including
current fiscal year taxes, supplemental taxes, escaped assessments and any delinquencies.
6.

Supplemental assessment for 2015-2016:
Tax Id No.:
1st Installment
Must be Paid By:
2nd Installment:
Must be Paid By:

002-303-012-000
$1,989.40, Open
February 28, 2017
$1,989.40, Open
June 30, 2017

Prior to close of escrow, please contact the Tax Collector's Office to confirm all amounts owing, including
current fiscal year taxes, supplemental taxes, escaped assessments and any delinquencies.
7.

Supplemental assessment for 2016-2017:
Tax Id No.:
1st Installment
Must be Paid By:
2nd Installment:
Must be Paid By:

002-303-012-000
$11,727.42, Open
February 28, 2017
$11,727.42, Open
June 30, 2017

Prior to close of escrow, please contact the Tax Collector's Office to confirm all amounts owing, including
current fiscal year taxes, supplemental taxes, escaped assessments and any delinquencies.
8.

Prior to closing, Escrow must contact the SONOMA County Tax Collector's Office (707-565-2281)
to confirm all amounts owing, including current fiscal year taxes, supplemental taxes, escaped
assessments and any delinquencies.

9.

The lien of supplemental or escaped assessments of property taxes, if any, made pursuant to the
provisions of Chapter 3.5 (commencing with Section 75) or Part 2, Chapter 3, Articles 3 and 4,
respectively, of the Revenue and Taxation Code of the State of California as a result of the transfer of title
to the vestee named in Schedule A or as a result of changes in ownership or new construction occurring
prior to Date of Policy.

10.

Rights of the public to any portion of the Land lying within the area commonly known as Healdsburg
Avenue and Exchange Avenue.
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Title No.: FSNX-TO1700086S-RV

EXCEPTIONS
(continued)
11.

Easement(s) for the purpose(s) shown below and rights incidental thereto, as granted in a document:
Granted to:
Purpose:
Recording Date:
Recording No.:
Affects:

City of Healdsburg
Electrical facilities
March 18, 1948
Book 783, Page 307, of Official Records
Tract Two- Parcel One

Reference is hereby made to said document for full particulars.
12.

The Land described herein is included within a project area of the Redevelopment Agency shown below,
and that proceedings for the redevelopment of said project have been instituted under the Redevelopment
Law (such redevelopment to proceed only after the adoption of the Redevelopment Plan) as disclosed by
a document.
Redevelopment Agency:
Recording Date:
Recording No.:

13.

Sotoyome Community Development Project
June 17, 1981
Instrument No. 81034436, of Official Records

Matters contained in that certain document
Entitled:
Dated:
Executed by:
Recording Date:
Recording No.:

Corporation Grant Deed
August 19, 1981
South Bay Redwood Co., a California corporation
September 25, 1981
Instrument No. 81055494, of Official Records

Reference is hereby made to said document for full particulars.
Affects: Tract Two- Parcel Six
14.

Any rights, interest or claims affecting said land which may exist or arise by reason of any matter(s) that
may be set forth and/or disclosed by a survey plat, filed February 15, 2002 in Book 630 of Maps at Page
43.

15.

Any rights, interest or claims affecting said land which may exist or arise by reason of any matter(s) that
may be set forth and/or disclosed by a survey plat, filed September28, 2007 in Book 713 of Maps at Page
44.

16.

Any rights, interests, or claims which may exist or arise by reason of the following matters disclosed by
survey,
Job No.:
Dated:
Prepared by:
Matters shown:

3755.01
November 5, 2015
Brelje & Race

a. The fact that there is covered wood frame structure which encroaches onto the adjacent property on
Tract Two- Parcel Six.

CLTA Preliminary Report Form - Modified (11.17.06)
SCA0002402.doc / Updated: 12.07.16

13

Printed: 01.23.17 @ 08:47 AM by WM
CA-FT-FSNX-01500.082151-SPS-1-17-FSNX-TO1700086S

Attachment: Attachment 8 - Exhibit Mill District Project Description - December 2018-REVISED_OPT-reduced (2305 : Mill District Tentative Map

3.A.i

Packet Pg. 493

Title No.: FSNX-TO1700086S-RV

EXCEPTIONS
(continued)
17.

A deed of trust to secure an indebtedness in the amount shown below,
Amount:
Dated:
Trustor/Grantor
Trustee:
Beneficiary:
Recording Date:
Recording No.:

$8,699,000.00
April 4, 2016
Replay Healdsburg, LLC, a Delaware limited liability company
Fidelity National Title Company, a California corporation
NuFamily LLC, a California limited liability company
April 6, 2016
Instrument No. 2016030351, of Official Records

THE FOLLOWING ITEMS AFFECT ONLY TRACT B:
18.

Property taxes, which are a lien not yet due and payable, including any assessments collected with taxes
to be levied for the fiscal year 2017-2018.

19.

Property taxes, including any personal property taxes and any assessments collected with taxes are as
follows:
Code Area:
Tax Identification No.:
Fiscal Year:
1st Installment:
2nd Installment:
Exemption:
Land:
Improvements:
Personal Property:

002-016
002-261-023-000
2016-2017
$5,053.19 Paid
$5,053.19 Open
$0.00
$883,120.00
$0.00
$0.00

Prior to close of escrow, please contact the Tax Collector's Office to confirm all amounts owing, including
current fiscal year taxes, supplemental taxes, escaped assessments and any delinquencies.
20.

Supplemental assessment for 2015-2016:
Tax Id No.:
1st Installment
Must be Paid By:
2nd Installment:
Must be Paid By:

002-261-023-000
$882.47, Open
February 28, 2017
$882.47, Open
June 30, 2017

Prior to close of escrow, please contact the Tax Collector's Office to confirm all amounts owing, including
current fiscal year taxes, supplemental taxes, escaped assessments and any delinquencies.
21.

Supplemental assessment for 2016-2017:
Tax Id No.:
1st Installment
Must be Paid By:
2nd Installment:
Must be Paid By:

002-261-023-000
$5,129.92, Open
February 28, 2017
$5,129.92, Open
June 30, 2017
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Title No.: FSNX-TO1700086S-RV

EXCEPTIONS
(continued)
Prior to close of escrow, please contact the Tax Collector's Office to confirm all amounts owing, including
current fiscal year taxes, supplemental taxes, escaped assessments and any delinquencies.
22.

Prior to closing, Escrow must contact the SONOMA County Tax Collector's Office (707-565-2281)
to confirm all amounts owing, including current fiscal year taxes, supplemental taxes, escaped
assessments and any delinquencies.

23.

The lien of supplemental or escaped assessments of property taxes, if any, made pursuant to the
provisions of Chapter 3.5 (commencing with Section 75) or Part 2, Chapter 3, Articles 3 and 4,
respectively, of the Revenue and Taxation Code of the State of California as a result of the transfer of title
to the vestee named in Schedule A or as a result of changes in ownership or new construction occurring
prior to Date of Policy.

24.

Rights of the public to any portion of the Land lying within the area commonly known as Healdsburg
Avenue.

25.

Matters contained in that certain document
Entitled:
Dated:
Executed by:
Recording Date:
Recording No.:

Indenture
February 6, 1947
Northwestern Pacific Railroad Company
February 25, 1947
Book 717, Page 478, of Official Records

Reference is hereby made to said document for full particulars.
26.

The Land described herein is included within a project area of the Redevelopment Agency shown below,
and that proceedings for the redevelopment of said project have been instituted under the Redevelopment
Law (such redevelopment to proceed only after the adoption of the Redevelopment Plan) as disclosed by
a document.
Redevelopment Agency:
Recording Date:
Recording No.:

27.

Sotoyome Community Development Project
June 17, 1981
Instrument No. 81034436, of Official Records

Any rights, interests, or claims which may exist or arise by reason of the following matters disclosed by
survey,
Job No.:
Dated:
Prepared by:
Matters shown:

3755.03
March 31, 2016
Brelje & Race

a. There is a bus stop shelter and sign along the west boundary of Parcel One.
b. There are various signs and a telephone box on the west boundary of Parcel Two.
c. There are overhead wires and poles along the west boundary of Parcels One and Two and crossing the
north portion of Parcel Two.
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Title No.: FSNX-TO1700086S-RV

EXCEPTIONS
(continued)
28.

A deed of trust to secure an indebtedness in the amount shown below,
Amount:
Dated:
Trustor/Grantor
Trustee:
Beneficiary:
Recording Date:
Recording No.:

$1,301,000.00
April 5, 2016
Replay Healdsburg, LLC, a Delaware limited liability company
Fidelity National Title Company, a California corporation
Nu Forest Products, Inc., a California corporation
April 6, 2016
Instrument No. 2016030349, of Official Records

THE FOLLOWING ITEMS AFFECT ONLY TRACT C:
29.

Property taxes, which are a lien not yet due and payable, including any assessments collected with taxes
to be levied for the fiscal year 2017-2018.

30.

Property taxes, including any personal property taxes and any assessments collected with taxes are as
follows:
Code Area:
Tax Identification No.:
Fiscal Year:
1st Installment:
2nd Installment:
Exemption:
Land:
Improvements:
Personal Property:

002-016
002-303-013-000
2016-2017
$7,262.25 Paid
$7,262.25 Open
$0.00
$1,161,453.00
$113,173.00
$0.00

Prior to close of escrow, please contact the Tax Collector's Office to confirm all amounts owing, including
current fiscal year taxes, supplemental taxes, escaped assessments and any delinquencies.
31.

Supplemental assessment for 2015-2016:
Tax Id No.:
1st Installment
Must be Paid By:
2nd Installment:
Must be Paid By:

002-303-013-000
$1,771.27, Open
February 28, 2017
$1,771.27, Open
June 30, 2017

Prior to close of escrow, please contact the Tax Collector's Office to confirm all amounts owing, including
current fiscal year taxes, supplemental taxes, escaped assessments and any delinquencies.
32.

Supplemental assessment for 2016-2017:
Tax Id No.:
1st Installment
Must be Paid By:
2nd Installment:
Must be Paid By:

002-303-013-000
$6,995.82, Open
February 28, 2017
$6,995.82, Open
June 30, 2017
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Title No.: FSNX-TO1700086S-RV

EXCEPTIONS
(continued)
Prior to close of escrow, please contact the Tax Collector's Office to confirm all amounts owing, including
current fiscal year taxes, supplemental taxes, escaped assessments and any delinquencies.
33.

Prior to closing, Escrow must contact the SONOMA County Tax Collector's Office (707-565-2281)
to confirm all amounts owing, including current fiscal year taxes, supplemental taxes, escaped
assessments and any delinquencies.

34.

The lien of supplemental or escaped assessments of property taxes, if any, made pursuant to the
provisions of Chapter 3.5 (commencing with Section 75) or Part 2, Chapter 3, Articles 3 and 4,
respectively, of the Revenue and Taxation Code of the State of California as a result of the transfer of title
to the vestee named in Schedule A or as a result of changes in ownership or new construction occurring
prior to Date of Policy.

35.

Rights of the public to any portion of the Land lying within the area commonly known as Healdsburg
Avenue.

36.

Easement(s) for the purpose(s) shown below and rights incidental thereto, as granted in a document:
Granted to:
Purpose:
Recording Date:
Recording No.:
Affects:

City of Healdsburg
Sewer pipe
December 9, 1937
Book 443, Page 262, of Official Records
Parcel One

Reference is hereby made to said document for full particulars.
37.

Easement(s) for the purpose(s) shown below and rights incidental thereto, as granted in a document:
Granted to:
Purpose:
Recording Date:
Recording No.:
Affects:

City of Healdsburg
Electrical facilities
March 18, 1948
Book 783, Page 305, of Official Records
Parcels Four and Five

Reference is hereby made to said document for full particulars.
38.

Easement(s) for the purpose(s) shown below and rights incidental thereto, as granted in a document:
Granted to:
Purpose:
Recording Date:
Recording No.:
Affects:

City of Healdsburg
Electrical facilities
March 18, 1948
Book 783, Page 307, of Official Records
Parcel One

Reference is hereby made to said document for full particulars.
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Title No.: FSNX-TO1700086S-RV

EXCEPTIONS
(continued)
39.

Easement(s) for the purpose(s) shown below and rights incidental thereto, as granted in a document:
Granted to:
Purpose:
Recording Date:
Recording No.:
Affects:

City of Healdsburg
Electrical facilities
March 18, 1948
Book 783, Page 309, of Official Records
Parcels Six and Seven

Reference is hereby made to said document for full particulars.
40.

The Land described herein is included within a project area of the Redevelopment Agency shown below,
and that proceedings for the redevelopment of said project have been instituted under the Redevelopment
Law (such redevelopment to proceed only after the adoption of the Redevelopment Plan) as disclosed by
a document.
Redevelopment Agency:
Recording Date:
Recording No.:

41.

Sotoyome Community Development Project
June 17, 1981
Instrument No. 81034436, of Official Records

Matters contained in that certain document
Entitled:
Easement Agreement
Dated:
January 17, 1992
Executed by:
Frank Bramante and McDonald's Corporation, d/b/a Delaware McDonald's
Corporation, a Delaware corporation
Recording Date:
February 25, 1992
Recording No.:
Instrument No. 1992-0019385, of Official Records
Reference is hereby made to said document for full particulars.
Affects: Parcel Six

42.

Easement(s) for the purpose(s) shown below and rights incidental thereto, as granted in a document:
Granted to:
corporation
Purpose:
Recording Date:
Recording No.:
Affects:

McDonald's Corporation, d/b/a Delaware McDonald's Corporation, a Delaware
Ingress and egress
February 25, 1992
Instrument No. 1992-0019385, of Official Records
Parcel Six

Reference is hereby made to said document for full particulars.
43.

Easement(s) for the purpose(s) shown below and rights incidental thereto, as granted in a document:
Granted to:
corporation
Purpose:
Recording Date:
Recording No.:
Affects:

McDonald's Corporation, d/b/a Delaware McDonald's Corporation, a Delaware
Ingress and egress
February 25, 1992
Instrument No. 1992-0019387, of Official Records
Parcel Six
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Title No.: FSNX-TO1700086S-RV

EXCEPTIONS
(continued)
Reference is hereby made to said document for full particulars.
44.

Easement(s) for the purpose(s) shown below and rights incidental thereto, as granted in a document:
Granted to:
Purpose:
Recording Date:
Recording No.:
Affects:

City of Healdsburg
Public utilities
April 3, 2007
Instrument No. 2007037739, of Official Records
Parcel Two

Reference is hereby made to said document for full particulars.
45.

Any rights, interests, or claims which may exist or arise by reason of the following matters disclosed by
survey,
Job No.:
Dated:
Prepared by:
Matters shown:

3755.02
January 26, 2016
Brelie & Race

a. The fact that portions of Parcels One, Two, Three, Five and Seven are currently being used by the
adjacent property owner.
b. The fact that there is an encroachment of the easements in Inst. No. 1992-0019385 and 1992-0019387
onto the Parcel Six and is in use by adjacent property owner and that there is an asphalt dike which lies
outside of the easement area.
c. The fact that there are overhead lines traversing Parcels One, Two, Three, Four, Five and Six.
d. The fact that there is a sanitary sewer line running along the west boundary of Parcels One, Two, Three
and Four that is outside the easement area.
e. The fact that there is a sign located on the western portion of Parcel Four.
f. The fact that there is a PG & E box, a street light and a telephone box located along the western
boundary of Parcel Six.
46.

The search did not disclose any open mortgages or deeds of trust of record, therefore the Company
reserves the right to require further evidence to confirm that the property is unencumbered, and further
reserves the right to make additional requirements or add additional items or exceptions upon receipt of
the requested evidence.
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Title No.: FSNX-TO1700086S-RV

EXCEPTIONS
(continued)
THE FOLLOWING ITEMS AFFECT ALL OF THE HEREIN DESCRIBED LAND:
47.

The Company will require the following documents for review prior to the issuance of any title insurance
predicated upon a conveyance or encumbrance from the entity named below.
Limited Liability Company: Replay Healdsburg, LLC, a Delaware limited liability company
a. A copy of its operating agreement, if any, and any and all amendments, supplements and/or
modifications thereto, certified by the appropriate manager or member.
b. If a domestic Limited Liability Company, a copy of its Articles of Organization and all amendment
thereto with the appropriate filing stamps.
c.

If the Limited Liability Company is member-managed a full and complete current list of members
certified by the appropriate manager or member.

d. If the Limited Liability Company was formed in a foreign jurisdiction, evidence, satisfactory to the
Company that it was validly formed, is in good standing and authorized to do business in the state
of origin.
e. If less than all members, or managers, as appropriate, will be executing the closing documents,
furnish evidence of the authority of those signing.
The Company reserves the right to add additional items or make further requirements after review of the
requested documentation.
48.

The Company will require the following documents for review prior to the issuance of any title insurance
predicated upon a conveyance or encumbrance by the corporation named below.
Name of Corporation: Replay Destinations, Inc., a Delaware corporation
a. A Copy of the corporation By-laws and Articles of Incorporation.
b. An original or certified copy of a resolution authorizing the transaction contemplated herein.
c.

If the Articles and/or By-laws require approval by a ‘parent’ organization, a copy of the Articles
and By-laws of the parent.

The Company reserves the right to add additional items or make further requirements after review of the
requested documentation.
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Title No.: FSNX-TO1700086S-RV

EXCEPTIONS
(continued)
49.

Information in the possession of the Company indicates that a division of land has occurred or is
contemplated in the current transaction involving the Land described in this report. Such contemplated
division of land appears to fall within the guidelines necessitating approval by the City, County or other
applicable government agency. As a prerequisite to the issuance of any title insurance under this
application, at least one of the following requirements must be accomplished to the Company’s
satisfaction:
A Final Map has been recorded in compliance with City of Healdsburg and/or County of Sonoma
related ordinances/requirements.
Evidence of compliance or waiver from the City of Healdsburg and/or County of Sonoma
Other evidence, satisfactory to the Company, indicating compliance or non-violation must be furnished.
The Company reserves the right to add additional items or make further requirements after review of the
requested documentation.

50.

The transaction contemplated in connection with this Report is subject to the review and approval of the
Company’s Corporate Underwriting Department. The Company reserves the right to add additional items
or make further requirements after such review.
END OF EXCEPTIONS
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NOTES
Note 1.

Furnish recording instructions with the documents to be recorded in this transaction. Said instructions
must address each requirement made herein, list any endorsements to be issued with the policy and
specify the recording order of any documents furnished.
The Company reserves the right to add additional items or make further requirements after review of
the requested instructions prior to recording the documents or issuing any requested endorsement.
The Company also reserves the right to charge any applicable additional fees for any endorsement
requested.

Note 2.

* * * IMPORTANT RECORDING NOTE * * *
Please send all original documents for recording to the following office:
Fidelity National Title Company
500 Bicentennial Way, #200
Santa Rosa, CA 95403
Attn: Jay Jordan
Telephone: (707) 544-1771
Please direct all other title communication and copies of documents, including recording release
instructions, policy write up instructions, lenders instructions and settlement statements, to the Title
Only Department at the following address:
Fidelity National Title Group
Sacramento Title Services
Title Only Department/ FLAGs
11050 Olson Drive, Suite 200
Rancho Cordova, California 95670
Telephone: (916) 853-7665

Note 3.

Note: The only conveyance(s) affecting said Land, which recorded within 24 months of the date of this
report, are as follows:
Grantor:
Charles Evans, as trustee of the Charles Evans Trust dated July 8, 2003 and Eric
W. Drew and Mary A. Drew, as trustees of the Eric W. Drew and Mary A. Drew Family Trust (dated
March 15, 2004)
Grantee:
Replay Healdsburg, LLC, a Delaware limited liability company
Recording Date:
March 2, 2016
Recording No.:
Instrument No. 2016015427, of Official Records
Affects: Tract C

Note 4.

Note: The only conveyance(s) affecting said Land, which recorded within 24 months of the date of this
report, are as follows:
Grantor:
Grantee:
Recording Date:
Recording No.:

Nu Forest Products, Inc., a California corporation
Replay Healdsburg, LLC, a Delaware limited liability company
April 6, 2016
Instrument No. 2016030348, of Official Records
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Title No.: FSNX-TO1700086S-RV

NOTES
(continued)

Affects: Tract B
Note 5.

Note: The only conveyance(s) affecting said Land, which recorded within 24 months of the date of this
report, are as follows:
Grantor:
Grantee:
Recording Date:
Recording No.:

NuFamily LLC, a California limited liability company
Replay Healdsburg, LLC, a Delaware limited liability company
April 6, 2016
Instrument No. 2016030350, of Official Records

Affects: Tract A
Note 6.

Note: The charge for a policy of title insurance, when issued through this title order, will be based on
the Basic Title Insurance Rate.

Note 7.

Your application for title insurance was placed by reference to only a street address or tax identification
number. Based on our records, we believe that the legal description in this report covers the parcel(s)
of Land that you requested. If the legal description is incorrect, the seller/borrower must notify the
Company and/or the settlement company in order to prevent errors and to be certain that the correct
parcel(s) of Land will appear on any documents to be recorded in connection with this transaction and
on the policy of title insurance.

Note 8.

If a county recorder, title insurance company, escrow company, real estate broker, real estate agent or
association provides a copy of a declaration, governing document or deed to any person, California law
requires that the document provided shall include a statement regarding any unlawful restrictions. Said
statement is to be in at least 14-point bold face type and may be stamped on the first page of any
document provided or included as a cover page attached to the requested document. Should a party
to this transaction request a copy of any document reported herein that fits this category, the statement
is to be included in the manner described.

Note 9.

Any documents being executed in conjunction with this transaction must be signed in the presence of
an authorized Company employee, an authorized employee of an agent, an authorized employee of the
insured lender, or by using Bancserv or other approved third-party service. If the above requirements
cannot be met, please call the company at the number provided in this report.

END OF NOTES
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FIDELITY NATIONAL FINANCIAL, INC.
PRIVACY NOTICE
Effective: April 1, 2016
Order No.: FSNX-TO1700086S
At Fidelity National Financial, Inc. and its majority-owned subsidiary companies (collectively, "FNF", "our" or "we"), we value
the privacy of our customers. This Privacy Notice explains how we collect, use, and protect your information and explains the
choices you have regarding that information. A summary of our privacy practices is below. We also encourage you to read
the complete Privacy Notice following the summary.
Types of Information Collected. You may provide us with
certain personal information, like your contact information,
social security number (SSN), driver’s license, other
government ID numbers, and/or financial information. We
may also receive information from your Internet browser,
computer and/or mobile device.

How Information is Collected. We may collect personal
information directly from you from applications, forms, or
communications we receive from you, or from other
sources on your behalf, in connection with our provision of
products or services to you. We may also collect browsing
information from your Internet browser, computer, mobile
device or similar equipment. This browsing information is
generic and reveals nothing personal about the user.

Use of Your Information. We may use your information to
provide products and services to you (or someone on your
behalf), to improve our products and services, and to
communicate with you about our products and services.
We do not give or sell your personal information to parties
outside of FNF for their use to market their products or
services to you.

Security Of Your Information. We utilize a combination
of security technologies, procedures and safeguards to
help protect your information from unauthorized access,
use and/or disclosure. We communicate to our employees
about the need to protect personal information.

Choices With Your Information. Your decision to submit
personal information is entirely up to you. You can opt-out
of certain disclosures or use of your information or choose
to not provide any personal information to us.

When We Share Information. We may disclose your
information to third parties providing you products and
services on our behalf, law enforcement agencies or
governmental authorities, as required by law, and to
parties with whom you authorize us to share your
information.

Information From Children. We do not knowingly collect
information from children under the age of thirteen (13),
and our websites are not intended to attract children.

Privacy Outside the Website. We are not responsible for
the privacy practices of third parties, even if our website
links to those parties’ websites.

Access and Correction. If you desire to see the
information collected about you and/or correct any
inaccuracies, please contact us in the manner specified in
this Privacy Notice.

Do Not Track Disclosures. We do not recognize "do not
track" requests from Internet browsers and similar devices.

The California Online Privacy Protection Act. Certain
FNF websites collect information on behalf of mortgage
loan servicers. The mortgage loan servicer is responsible
for taking action or making changes to any consumer
information submitted through those websites.

International Use. By providing us with your information,
you consent to the transfer, processing and storage of
such information outside your country of residence, as well
as the fact that we will handle such information consistent
with this Privacy Notice.

Your Consent To This Privacy Notice. By submitting
information to us and using our websites, you are
accepting and agreeing to the terms of this Privacy Notice.

Contact FNF. If you have questions or wish to contact us
regarding this Privacy Notice, please use the contact
information provided at the end of this Privacy Notice.
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FIDELITY NATIONAL FINANCIAL, INC.
PRIVACY NOTICE
FNF respects and is committed to protecting your privacy.
We pledge to take reasonable steps to protect your Personal
Information (as defined herein) and to ensure your information is
used in compliance with this Privacy Notice.
This Privacy Notice is only in effect for information collected
and/or owned by or on behalf of FNF, including collection through
any FNF website or online services offered by FNF (collectively,
the "Website"), as well as any information collected offline
(e.g., paper documents). The provision of this Privacy Notice to
you does not create any express or implied relationship, nor
create any express or implied duty or other obligation, between
FNF and you.

We may collect Browsing Information from you as follows:



Browser Log Files. Our servers automatically log, collect and
record certain Browsing Information about each visitor to the
Website. The Browsing Information includes only generic
information and reveals nothing personal about the user.



Cookies. From time to time, FNF may send a "cookie" to your
computer when you visit the Website. A cookie is a small
piece of data that is sent to your Internet browser from a web
server and stored on your computer’s hard drive. When you
visit the Website again, the cookie allows the Website to
recognize your computer, with the goal of providing an
optimized user experience. Cookies may store user
preferences and other information. You can choose not to
accept cookies by changing the settings of your Internet
browser. If you choose not to accept cookies, then some
functions of the Website may not work as intended.

Types of Information Collected
We may collect two (2) types of information: Personal Information
and Browsing Information.
Personal Information. The types of personal information FNF
collects may include, but are not limited to:


contact information (e.g., name, address, phone number,
email address);



social security number (SSN), driver’s license, and other
government ID numbers; and



financial account or loan information.

Browsing Information. The types of browsing information FNF
collects may include, but are not limited to:


Internet Protocol (or IP) address or device ID/UDID, protocol
and sequence information;



browser language;



browser type;



domain name system requests;



browsing history;



number of clicks;



hypertext transfer protocol headers; and



application client and server banners.

Use of Collected Information
Information collected by FNF is used for three (3) main purposes:



To provide products and services to you, or to one or more
third party service providers who are performing services on
your behalf or in connection with a transaction involving you;




To improve our products and services; and
To communicate with you and to inform you about FNF’s
products and services.

When We Share Information
We may share your Personal Information (excluding information
we receive from consumer or other credit reporting agencies) and
Browsing Information with certain individuals and companies, as
permitted by law, without first obtaining your authorization. Such
disclosures may include, without limitation, the following:



to agents, representatives, or others to provide you with
services or products you have requested, and to enable us to
detect or prevent criminal activity, fraud, or material
misrepresentation or nondisclosure;



to third-party contractors or service providers who provide
services or perform other functions on our behalf;

How Information is Collected
In the course of our business, we may collect Personal
Information about you from the following sources:



to law enforcement or other governmental authority in
connection with an investigation, or civil or criminal
subpoenas or court orders; and/or



applications or other forms we receive from you or your
authorized representative, whether electronic or paper;





communications to us from you or others;

to other parties authorized to receive the information in
connection with services provided to you or a transaction
involving you.



information about your transactions with, or services
performed by, us, our affiliates or others; and



information from consumer or other reporting agencies and
public records that we either obtain directly from those
entities, or from our affiliates or others.
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We may disclose Personal Information and/or Browsing
Information when required by law or in the good-faith belief that
such disclosure is necessary to:





comply with a legal process or applicable laws;
enforce this Privacy Notice;
investigate or respond to claims that any information
provided by you violates the rights of a third party; or
protect the rights, property or personal safety of FNF, its
users or the public.

We make efforts to ensure third party contractors and service
providers who provide services or perform functions on our behalf
protect your information. We limit use of your information to the
purposes for which the information was provided. We do not give
or sell your information to third parties for their own direct
marketing use.
We reserve the right to transfer your Personal Information,
Browsing Information, as well as any other information, in
connection with the sale or other disposition of all or part of the
FNF business and/or assets, or in the event of our bankruptcy,
reorganization, insolvency, receivership or an assignment for the
benefit of creditors. You expressly agree and consent to the use
and/or transfer of this information in connection with any of the
above described proceedings. We cannot and will not be
responsible for any breach of security by any third party or for any
actions of any third party that receives any of the information that
is disclosed to us.
Choices With Your Information
Whether you submit your information to FNF is entirely up to you.
If you decide not to submit your information, FNF may not be able
to provide certain products or services to you. You may choose to
prevent FNF from using your information under certain
circumstances ("opt out"). You may opt out of receiving
communications from us about our products and/or services.
Security And Retention Of Information
FNF is committed to protecting the information you share with us
and utilizes a combination of security technologies, procedures
and safeguards to help protect it from unauthorized access, use
and/or disclosure. FNF trains its employees on privacy practices
and on FNF’s privacy and information security policies. FNF
works hard to retain information related to you only as long as
reasonably necessary for business and/or legal purposes.
Information From Children
The Website is meant for adults. The Website is not intended or
designed to attract children under the age of thirteen (13). We do
not collect Personal Information from any person that we know to
be under the age of thirteen (13) without permission from a
parent or guardian.
Access and Correction
To access your Personal Information in the possession of FNF
and correct inaccuracies, please contact us by email at
privacy@fnf.com or by mail at:
Fidelity National Financial, Inc.
601 Riverside Avenue
Jacksonville, Florida 32204
Attn: Chief Privacy Officer
Your Consent To This Privacy Notice
By submitting Personal Information and/or Browsing Information
to FNF, you consent to the collection and use of information by
FNF in compliance with this Privacy Notice. We reserve the right
to make changes to this Privacy Notice. If we change this Privacy
Notice, we will post the revised version on the Website.

Privacy Statement
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Privacy Outside the Website
The Website may contain links to other websites, including links to
websites of third party service providers. FNF is not and cannot be
responsible for the privacy practices or the content of any of those
other websites.
International Users
Because FNF’s headquarters is located in the United States, we
may transfer your Personal Information and/or Browsing
Information to the United States. By using our website and
providing us with your Personal Information and/or Browsing
Information, you understand and consent to the transfer,
processing and storage of such information outside your country
of residence, as well as the fact that we will handle such
information consistent with this Privacy Notice.
Do Not Track Disclosures
Currently, our policy is that we do not recognize "do not track"
requests from Internet browsers and similar devices.
The California Online Privacy Protection Act
For some websites which FNF or one of its companies owns, such
as the Customer CareNet ("CCN"), FNF is acting as a third party
service provider to a mortgage loan servicer. In those instances,
we may collect certain information on behalf of that mortgage loan
servicer, including:









first and last name;
property address;
user name and password;
loan number;
social security number - masked upon entry;
email address;
security questions and answers; and
IP address.

The information you submit is then transferred to your mortgage
loan servicer by way of CCN. The mortgage loan servicer is
responsible for taking action or making changes to any
consumer information submitted through this website. For
example, if you believe that your payment or user information
is incorrect, you must contact your mortgage loan servicer.
CCN does not share consumer information with third parties, other
than those with which the mortgage loan servicer has contracted
to interface with the CCN application. All sections of this Privacy
Notice apply to your interaction with CCN, except for the sections
titled Choices with Your Information, and Access and Correction. If
you have questions regarding the choices you have with regard to
your personal information or how to access or correct your
personal information, contact your mortgage loan servicer.
Contact FNF
Please send questions and/or comments related to this Privacy
Notice by email at privacy@fnf.com or by mail at:
Fidelity National Financial, Inc.
601 Riverside Avenue
Jacksonville, Florida 32204
Attn: Chief Privacy Officer
Copyright © 2016. Fidelity National Financial, Inc.
All Rights Reserved.
EFFECTIVE AS OF APRIL 1, 2016
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ATTACHMENT ONE
CALIFORNIA LAND TITLE ASSOCIATION
STANDARD COVERAGE POLICY - 1990
EXCLUSIONS FROM COVERAGE
The following matters are expressly excluded from the coverage of this policy and the Company will not pay loss or damage, costs, attorneys'
fees or expenses which arise by reason of:
1.

2.

3.

(a)

Any law, ordinance or governmental regulation (including but not limited to building or zoning laws, ordinances, or regulations)
restricting, regulating, prohibiting or relating (i) the occupancy, use, or enjoyment of the land; (ii) the character, dimensions or
location of any improvement now or hereafter erected on the land; (iii) a separation in ownership or a change in the dimensions or
area of the land or any parcel of which the land is or was a part; or (iv) environmental protection, or the effect of any violation of
these laws, ordinances or governmental regulations, except to the extent that a notice of the enforcement thereof or a notice of a
defect, lien, or encumbrance resulting from a violation or alleged violation affecting the land has been recorded in the public records
at Date of Policy.

(b)

Any governmental police power not excluded by (a) above, except to the extent that a notice of the exercise thereof or notice of a
defect, lien or encumbrance resulting from a violation or alleged violation affecting the land has been recorded in the public records
at Date of Policy.

Rights of eminent domain unless notice of the exercise thereof has been recorded in the public records at Date of Policy, but not
excluding from coverage any taking which has occurred prior to Date of Policy which would be binding on the rights of a purchaser for
value without knowledge.
Defects, liens, encumbrances, adverse claims or other matters:
(a)

whether or not recorded in the public records at Date of Policy, but created, suffered, assumed or agreed to by the insured
claimant;

(b)

not known to the Company, not recorded in the public records at Date of Policy, but known to the insured claimant and not
disclosed in writing to the Company by the insured claimant prior to the date the insured claimant became an insured under this
policy;

(c)

resulting in no loss or damage to the insured claimant;

(d)

attaching or created subsequent to Date of Policy; or

(e)

resulting in loss or damage which would not have been sustained if the insured claimant had paid value for the insured mortgage or
for the estate or interest insured by this policy.

4.

Unenforceability of the lien of the insured mortgage because of the inability or failure of the insured at Date of Policy, or the inability or
failure of any subsequent owner of the indebtedness, to comply with the applicable doing business laws of the state in which the land is
situated.

5.

Invalidity or unenforceability of the lien of the insured mortgage, or claim thereof, which arises out of the transaction evidenced by the
insured mortgage and is based upon usury or any consumer credit protection or truth in lending law.

6.

Any claim, which arises out of the transaction vesting in the insured the estate or interest insured by this policy or the transaction
creating the interest of the insured lender, by reason of the operation of federal bankruptcy, state insolvency or similar creditors' rights
laws.

EXCEPTIONS FROM COVERAGE - SCHEDULE B, PART I
This policy does not insure against loss or damage (and the Company will not pay costs, attorneys' fees or expenses) which arise by
reason of:
1.

Taxes or assessments which are not shown as existing liens by the records of any taxing authority that levies taxes or assessments on
real property or by the public records.
Proceedings by a public agency which may result in taxes or assessments, or notices of such proceedings, whether or not shown by the
records of such agency or by the public records.

2.

Any facts, rights, interests, or claims which are not shown by the public records but which could be ascertained by an inspection of the
land or which may be asserted by persons in possession thereof.

3.

Easements, liens or encumbrances, or claims thereof, not shown by the public records.

4.

Discrepancies, conflicts in boundary lines, shortage in area, encroachments, or any other facts which a correct survey would disclose,
and which are not shown by the public records.

5.

(a) Unpatented mining claims; (b) reservations or exceptions in patents or in Acts authorizing the issuance thereof; (c) water rights,
claims or title to water, whether or not the matters excepted under (a), (b) or (c) are shown by the public records.

6.

Any lien or right to a lien for services, labor or material not shown by the public records.
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ATTACHMENT ONE
(CONTINUED)
CLTA HOMEOWNER'S POLICY OF TITLE INSURANCE (12-02-13)
ALTA HOMEOWNER'S POLICY OF TITLE INSURANCE
EXCLUSIONS
In addition to the Exceptions in Schedule B, You are not insured against loss, costs, attorneys' fees, and expenses resulting from:
1. Governmental police power, and the existence or violation of those portions of any law or government regulation concerning:
a. building;
b. zoning;
c. land use;
d. improvements on the Land;
e. land division; and
f.
environmental protection.
This Exclusion does not limit the coverage described in Covered Risk 8.a., 14, 15, 16, 18, 19, 20, 23 or 27.
2. The failure of Your existing structures, or any part of them, to be constructed in accordance with applicable building codes. This
Exclusion does not limit the coverage described in Covered Risk 14 or 15.
3. The right to take the Land by condemning it. This Exclusion does not limit the coverage described in Covered Risk 17.
4. Risks:
a. that are created, allowed, or agreed to by You, whether or not they are recorded in the Public Records;
b. that are Known to You at the Policy Date, but not to Us, unless they are recorded in the Public Records at the Policy Date;
c. that result in no loss to You; or
d. that first occur after the Policy Date - this does not limit the coverage described in Covered Risk 7, 8.e., 25, 26, 27 or 28.
5. Failure to pay value for Your Title.
6. Lack of a right:
a. to any land outside the area specifically described and referred to in paragraph 3 of Schedule A; and
b. in streets, alleys, or waterways that touch the Land.
This Exclusion does not limit the coverage described in Covered Risk 11 or 21.
7. The transfer of the Title to You is invalid as a preferential transfer or as a fraudulent transfer or conveyance under federal bankruptcy,
state insolvency, or similar creditors’ rights laws.
8. Contamination, explosion, fire, flooding, vibration, fracturing, earthquake or subsidence.
9. Negligence by a person or an Entity exercising a right to extract or develop minerals, water, or any other substances.

LIMITATIONS ON COVERED RISKS
Your insurance for the following Covered Risks is limited on the Owner’s Coverage Statement as
follows:
•
For Covered Risk 16, 18, 19 and 21, Your Deductible Amount and Our Maximum Dollar Limit of
Liability shown in Schedule A.
The deductible amounts and maximum dollar limits shown on Schedule A are as follows:
Your Deductible Amount

Our Maximum Dollar Limit of Liability

Covered Risk 16:

1.00% of Policy Amount Shown in Schedule A
or
$2,500.00
(whichever is less)

$ 10,000.00

Covered Risk 18:

1.00% of Policy Amount Shown in Schedule A
or
$5,000.00
(whichever is less)

$ 25,000.00

Covered Risk 19:

1.00% of Policy Amount Shown in Schedule A
or
$5,000.00
(whichever is less)

$ 25,000.00

Covered Risk 21:

1.00% of Policy Amount Shown in Schedule A
or
$2,500.00
(whichever is less)

$ 5,000.00
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ATTACHMENT ONE
(CONTINUED)
2006 ALTA LOAN POLICY (06-17-06)
EXCLUSIONS FROM COVERAGE
The following matters are expressly excluded from the coverage of this policy, and the Company will not pay loss or damage, costs,
attorneys' fees, or expenses that arise by reason of:
1. (a) Any law, ordinance, permit, or governmental regulation (including those relating to building and zoning) restricting, regulating,
prohibiting, or relating to
(i) the occupancy, use, or enjoyment of the Land;
(ii) the character, dimensions, or location of any improvement erected on the Land;
(iii) the subdivision of land; or
(iv) environmental protection;
or the effect of any violation of these laws, ordinances, or governmental regulations. This Exclusion 1(a) does not modify or limit
the coverage provided under Covered Risk 5.
(b) Any governmental police power. This Exclusion 1(b) does not modify or limit the coverage provided under Covered Risk 6.
2. Rights of eminent domain. This Exclusion does not modify or limit the coverage provided under Covered Risk 7 or 8.
3. Defects, liens, encumbrances, adverse claims, or other matters
(a) created, suffered, assumed, or agreed to by the Insured Claimant;
(b) not Known to the Company, not recorded in the Public Records at Date of Policy, but Known to the Insured Claimant and not
disclosed in writing to the Company by the Insured Claimant prior to the date the Insured Claimant became an Insured under this
policy;
(c) resulting in no loss or damage to the Insured Claimant;
(d) attaching or created subsequent to Date of Policy (however, this does not modify or limit the coverage provided under Covered Risk
11, 13, or 14); or
(e) resulting in loss or damage that would not have been sustained if the Insured Claimant had paid value for the Insured Mortgage.
4. Unenforceability of the lien of the Insured Mortgage because of the inability or failure of an Insured to comply with applicable
doing-business laws of the state where the Land is situated.
5. Invalidity or unenforceability in whole or in part of the lien of the Insured Mortgage that arises out of the transaction evidenced by the
Insured Mortgage and is based upon usury or any consumer credit protection or truth-in-lending law.
6. Any claim, by reason of the operation of federal bankruptcy, state insolvency, or similar creditors’ rights laws, that the transaction
creating the lien of the Insured Mortgage, is
(a) a fraudulent conveyance or fraudulent transfer, or
(b) a preferential transfer for any reason not stated in Covered Risk 13(b) of this policy.
7. Any lien on the Title for real estate taxes or assessments imposed by governmental authority and created or attaching between Date of
Policy and the date of recording of the Insured Mortgage in the Public Records. This Exclusion does not modify or limit the coverage
provided under Covered Risk 11(b).
The above policy form may be issued to afford either Standard Coverage or Extended Coverage. In addition to the above Exclusions from
Coverage, the Exceptions from Coverage in a Standard Coverage policy will also include the following Exceptions from Coverage:

EXCEPTIONS FROM COVERAGE
[Except as provided in Schedule B - Part II,[ t[or T]his policy does not insure against loss or damage, and the Company will not pay costs,
attorneys’ fees, or expenses that arise by reason of:
[PART I
[The above policy form may be issued to afford either Standard Coverage or Extended Coverage. In addition to the above Exclusions from
Coverage, the Exceptions from Coverage in a Standard Coverage policy will also include the following Exceptions from Coverage:
1. (a) Taxes or assessments that are not shown as existing liens by the records of any taxing authority that levies taxes or assessments on
real property or by the Public Records; (b) proceedings by a public agency that may result in taxes or assessments, or notices of such
proceedings, whether or not shown by the records of such agency or by the Public Records.
2. Any facts, rights, interests, or claims that are not shown by the Public Records but that could be ascertained by an inspection of the
Land or that may be asserted by persons in possession of the Land.
3. Easements, liens or encumbrances, or claims thereof, not shown by the Public Records.
4. Any encroachment, encumbrance, violation, variation, or adverse circumstance affecting the Title that would be disclosed by an accurate
and complete land survey of the Land and not shown by the Public Records.
5. (a) Unpatented mining claims; (b) reservations or exceptions in patents or in Acts authorizing the issuance thereof; (c) water rights,
claims or title to water, whether or not the matters excepted under (a), (b), or (c) are shown by the Public Records.
6. Any lien or right to a lien for services, labor or material not shown by the Public Records.]
PART II
In addition to the matters set forth in Part I of this Schedule, the Title is subject to the following matters, and the Company insures against
loss or damage sustained in the event that they are not subordinate to the lien of the Insured Mortgage:]
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ATTACHMENT ONE
(CONTINUED)
2006 ALTA OWNER’S POLICY (06-17-06)
EXCLUSIONS FROM COVERAGE
The following matters are expressly excluded from the coverage of this policy, and the Company will not pay loss or damage, costs,
attorneys' fees, or expenses that arise by reason of:
1.

(a)

Any law, ordinance, permit, or governmental regulation (including those relating to building and zoning) restricting, regulating,
prohibiting, or relating to
(i)

the occupancy, use, or enjoyment of the Land;

(ii)

the character, dimensions, or location of any improvement erected on the Land;

(iii) the subdivision of land; or
(iv) environmental protection;
or the effect of any violation of these laws, ordinances, or governmental regulations. This Exclusion 1(a) does not modify or limit
the coverage provided under Covered Risk 5.
(b)
2.
3.

4.

5.

Any governmental police power. This Exclusion 1(b) does not modify or limit the coverage provided under Covered Risk 6.

Rights of eminent domain. This Exclusion does not modify or limit the coverage provided under Covered Risk 7 or 8.
Defects, liens, encumbrances, adverse claims, or other matters
(a)

created, suffered, assumed, or agreed to by the Insured Claimant;

(b)

not Known to the Company, not recorded in the Public Records at Date of Policy, but Known to the Insured Claimant and not
disclosed in writing to the Company by the Insured Claimant prior to the date the Insured Claimant became an Insured under this
policy;

(c)

resulting in no loss or damage to the Insured Claimant;

(d)

attaching or created subsequent to Date of Policy (however, this does not modify or limit the coverage provided under Covered Risk
9 and 10); or

(e)

resulting in loss or damage that would not have been sustained if the Insured Claimant had paid value for the Title.

Any claim, by reason of the operation of federal bankruptcy, state insolvency, or similar creditors’ rights laws, that the transaction vesting
the Title as shown in Schedule A, is
(a)

a fraudulent conveyance or fraudulent transfer; or

(b)

a preferential transfer for any reason not stated in Covered Risk 9 of this policy.

Any lien on the Title for real estate taxes or assessments imposed by governmental authority and created or attaching between Date of
Policy and the date of recording of the deed or other instrument of transfer in the Public Records that vests Title as shown in
Schedule A.

The above policy form may be issued to afford either Standard Coverage or Extended Coverage. In addition to the above Exclusions from
Coverage, the Exceptions from Coverage in a Standard Coverage policy will also include the following Exceptions from Coverage:

EXCEPTIONS FROM COVERAGE
This policy does not insure against loss or damage, and the Company will not pay costs, attorneys’ fees, or expenses that arise by reason of:
[The above policy form may be issued to afford either Standard Coverage or Extended Coverage. In addition to the above Exclusions from
Coverage, the Exceptions from Coverage in a Standard Coverage policy will also include the following Exceptions from Coverage:
1.

(a) Taxes or assessments that are not shown as existing liens by the records of any taxing authority that levies taxes or assessments on
real property or by the Public Records; (b) proceedings by a public agency that may result in taxes or assessments, or notices of such
proceedings, whether or not shown by the records of such agency or by the Public Records.

2.

Any facts, rights, interests, or claims that are not shown by the Public Records but that could be ascertained by an inspection of the
Land or that may be asserted by persons in possession of the Land.

3.

Easements, liens or encumbrances, or claims thereof, not shown by the Public Records.

4.

Any encroachment, encumbrance, violation, variation, or adverse circumstance affecting the Title that would be disclosed by an accurate
and complete land survey of the Land and not shown by the Public Records.

5.

(a) Unpatented mining claims; (b) reservations or exceptions in patents or in Acts authorizing the issuance thereof; (c) water rights,
claims or title to water, whether or not the matters excepted under (a), (b), or (c) are shown by the Public Records.

6.

Any lien or right to a lien for services, labor or material not shown by the Public Records.]

7.

[Variable exceptions such as taxes, easements, CC&R’s, etc., shown here.]
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ATTACHMENT ONE
(CONTINUED)
ALTA EXPANDED COVERAGE RESIDENTIAL LOAN POLICY - ASSESSMENTS PRIORITY (04-02-15)
EXCLUSIONS FROM COVERAGE
The following matters are expressly excluded from the coverage of this policy and the Company will not pay loss or damage, costs, attorneys’
fees or expenses which arise by reason of:
1.

(a)

Any law, ordinance, permit, or governmental regulation (including those relating to building and zoning) restricting, regulating,
prohibiting, or relating to
(i)

the occupancy, use, or enjoyment of the Land;

(ii)

the character, dimensions, or location of any improvement erected on the Land;

(iii) the subdivision of land; or
(iv) environmental protection;
or the effect of any violation of these laws, ordinances, or governmental regulations. This Exclusion 1(a) does not modify or limit
the coverage provided under Covered Risk 5, 6, 13(c), 13(d), 14 or 16.
(b)
2.
3.

Any governmental police power. This Exclusion 1(b) does not modify or limit the coverage provided under Covered Risk 5, 6, 13(c),
13(d), 14 or 16.

Rights of eminent domain. This Exclusion does not modify or limit the coverage provided under Covered Risk 7 or 8.
Defects, liens, encumbrances, adverse claims, or other matters
(a)

created, suffered, assumed, or agreed to by the Insured Claimant;

(b)

not Known to the Company, not recorded in the Public Records at Date of Policy, but Known to the Insured Claimant and not
disclosed in writing to the Company by the Insured Claimant prior to the date the Insured Claimant became an Insured under this
policy;

(c)

resulting in no loss or damage to the Insured Claimant;

(d)

attaching or created subsequent to Date of Policy (however, this does not modify or limit the coverage provided under Covered Risk
11, 16, 17, 18, 19, 20, 21, 22, 23, 24, 27 or 28); or

(e)

resulting in loss or damage that would not have been sustained if the Insured Claimant had paid value for the Insured Mortgage.

4.

Unenforceability of the lien of the Insured Mortgage because of the inability or failure of an Insured to comply with applicable
doing-business laws of the state where the Land is situated.

5.

Invalidity or unenforceability in whole or in part of the lien of the Insured Mortgage that arises out of the transaction evidenced by the
Insured Mortgage and is based upon usury, or any consumer credit protection or truth-in-lending law. This Exclusion does not modify or
limit the coverage provided in Covered Risk 26.

6.

Any claim of invalidity, unenforceability or lack of priority of the lien of the Insured Mortgage as to Advances or modifications made after
the Insured has Knowledge that the vestee shown in Schedule A is no longer the owner of the estate or interest covered by this policy.
This Exclusion does not modify or limit the coverage provided in Covered Risk 11.

7.

Any lien on the Title for real estate taxes or assessments imposed by governmental authority and created or attaching subsequent to
Date of Policy. This Exclusion does not modify or limit the coverage provided in Covered Risk 11(b) or 25.

8.

The failure of the residential structure, or any portion of it, to have been constructed before, on or after Date of Policy in accordance with
applicable building codes. This Exclusion does not modify or limit the coverage provided in Covered Risk 5 or 6.

9.

Any claim, by reason of the operation of federal bankruptcy, state insolvency, or similar creditors’ rights laws, that the transaction
creating the lien of the Insured Mortgage, is
(a)

a fraudulent conveyance or fraudulent transfer, or

(b)

a preferential transfer for any reason not stated in Covered Risk 27(b) of this policy.

10. Contamination, explosion, fire, flooding, vibration, fracturing, earthquake, or subsidence.
11. Negligence by a person or an Entity exercising a right to extract or develop minerals, water, or any other substances.

Attachment One (05/06/16)
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Notice of Available Discounts
Pursuant to Section 2355.3 in Title 10 of the California Code of Regulations Fidelity National Financial, Inc. and its
subsidiaries ("FNF") must deliver a notice of each discount available under our current rate filing along with the
delivery of escrow instructions, a preliminary report or commitment. Please be aware that the provision of this
notice does not constitute a waiver of the consumer's right to be charged the filed rate. As such, your transaction
may not qualify for the below discounts.
You are encouraged to discuss the applicability of one or more of the below discounts with a Company
representative. These discounts are generally described below; consult the rate manual for a full description of
the terms, conditions and requirements for such discount. These discounts only apply to transactions involving
services rendered by the FNF Family of Companies. This notice only applies to transactions involving property
improved with a one-to-four family residential dwelling.
Not all discounts are offered by every FNF Company. The discount will only be applicable to the FNF Company as
indicated by the named discount.
FNF Underwritten Title Companies
CTC – Chicago Title Company
CLTC – Commonwealth Land Title Company
FNTC – Fidelity National Title Company
FNTCCA – Fidelity National Title Company of California
TICOR – Ticor Title Company of California
LTC – Lawyer's Title Company

Underwritten by FNF Underwriters
CTIC – Chicago Title Insurance Company
CLTIC – Commonwealth Land Title Insurance Company
FNTIC – Fidelity National Title Insurance Company
FNTIC – Fidelity National Title Insurance Company
CTIC – Chicago Title Insurance Company
CLTIC – Commonwealth Land Title Insurance Company

Available Discounts
DISASTER LOANS (CTIC, CLTIC, FNTIC)
The charge for a Lender's Policy (Standard or Extended coverage) covering the financing or refinancing by an
owner of record, within twenty-four (24) months of the date of a declaration of a disaster area by the government
of the United States or the State of California on any land located in said area, which was partially or totally
destroyed in the disaster, will be fifty percent (50%) of the appropriate title insurance rate.
CHURCHES OR CHARITABLE NON-PROFIT ORGANIZATIONS (CTIC, FNTIC)
On properties used as a church or for charitable purposes within the scope of the normal activities of such entities,
provided said charge is normally the church's obligation the charge for an owner's policy shall be fifty percent
(50%) to seventy percent (70%) of the appropriate title insurance rate, depending on the type of coverage
selected. The charge for a lender's policy shall be thirty-two percent (32%) to fifty percent (50%) of the
appropriate title insurance rate, depending on the type of coverage selected.

Notice of Available Discounts
SCA0002402.doc / Updated: 12.07.16

Printed: 01.23.17 @ 08:47 AM by WM
CA----FSNX-TO1700086S
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Statement of Limitations
This report: has been prepared by GHD for City of Healdsburg and may only be used and relied on by City of
Healdsburg for the purpose agreed between GHD and the City of Healdsburg as set out in Section 1.1 of this report.
GHD otherwise disclaims responsibility to any person other than City of Healdsburg arising in connection with this
report. GHD also excludes implied warranties and conditions, to the extent legally permissible.
The services undertaken by GHD in connection with preparing this report were limited to those specifically detailed in
the report and are subject to the scope limitations set out in the report.
The opinions, conclusions and any recommendations in this report are based on conditions encountered and
information reviewed at the date of preparation of the report. GHD has no responsibility or obligation to update this
report to account for events or changes occurring subsequent to the date that the report was prepared.
The opinions, conclusions and any recommendations in this report are based on assumptions made by GHD
described in this report. GHD disclaims liability arising from any of the assumptions being incorrect.
GHD has prepared this report on the basis of information provided by City of Healdsburg and others who provided
information to GHD, which GHD has not independently verified or checked beyond the agreed scope of work. GHD
does not accept liability in connection with such unverified information.
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1.

Introduction
1.1

Purpose

The purpose of this Utility Infrastructure Study is to provide both the City and developers with
information regarding potable water, sanitary sewer, and storm drainage utilities for the Project site,
located within the Central Healdsburg Avenue Plan (CHAP) area near the historic rail. The study is
intended to provide the following guidance:
Design criteria for utility planning within the study area;
Utility information for City-owned utility infrastructure in the study area; and
Assessment of existing utilities in terms of adequacy to support future development within the
study area, including an assessment of storm drainage within the wider CHAP area.
The CHAP and depot area is generally located south of Mill Street between Highway 101 and the
Russian River.
1.1.1

Study Scope

The scope of this utility infrastructure study includes the following tasks:
Data collection and records review for the existing site and perimeter utilities to provide a
planning basis for site utilities.
Utility infrastructure study as required by the City of Healdsburg to support the Project site
development, including:
o

Sanitary sewer;

o

Potable water; and

o

Storm drainage (on-site and off-site).

The CHAP mitigation measures include a Storm Drain Masterplan for the CHAP area. This task
includes two levels of analysis for the storm drain:
Storm drain master planning for the CHAP area to achieve compliance with the CHAP
mitigation requirement; and
Hydraulic modeling of the project-specific site improvements.

1.2

Study Area Description

The Project site is located within the Central Healdsburg Avenue Plan (CHAP) area, as prepared by
the City of Healdsburg and finalized in November 2013. It is bordered predominantly by Healdsburg
Avenue on the west, the Sonoma-Marin Area Rail Transit (SMART) right-of-way on the north,
Exchange Avenue on the south, and adjacent private properties on the east.
The Project site is shown in Figure 1, along with the existing utility infrastructure in and around the
site. The site has a total acreage of 9.6 acres.
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The CHAP and depot area itself is bordered by Highway 101 on the west. It encompasses
Healdsburg Avenue from Mill Street to the Highway 101 interchange and railway right-of-way from
the intersection of Healdsburg Avenue and Mill Street to the Russian River.
The CHAP area is shown in Figure 2.

(Source: CHAP, 2013)
Figure 2 Central Healdsburg Avenue Plan Area
Parcels within the CHAP area, excluding street and railroad rights-of-way, comprise a total acreage
of 54.3 acres.

1.3

Land Use

1.3.1

Existing Land Use

The existing CHAP area currently includes a mix of industrial, commercial, and retail uses, along
with a few parcels with residential and office uses.
The breakdown of existing building square footage usage is provided in the CHAP, shown in the
following table.
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Table 1 Existing CHAP Land Use
Existing Land Use
Retail
Restaurant
Commercial
Office
Industrial
Winery

Area (sq. ft.)
74,796
15,823
206,412
22,596
262,122
51,544

The existing land use of the Project site is industrial, currently a wood products manufacturing
facility.
1.3.2

Planned Land Use

The CHAP includes a new Land Use Framework to guide the redevelopment of parcels within the
CHAP area. The Project site is in an area that has been designated Mixed Use (MU) within the
CHAP. This designation provides for nonresidential uses such as retail, office, services, visitor
accommodations, and public and quasi-public uses, which may be combined with residential
development up to 16 units per acre on the same site. Current development plans for the Project
site include a hotel and restaurant, residential units, amenities, and retail facilities.

1.4

Existing Utility Infrastructure

The description of the existing utility infrastructure provided herein is based on a review of City
records, including GIS data, a preliminary site walk to observe existing utilities, and meetings with
the City Public Works Director.
1.4.1

Potable Water System

The existing water service area for the City of Healdsburg is defined as the Healdsburg city limits,
mostly between Highway 101 and the Russian River, which flows southward on the east side of the
City and crosses the southern portion of the City in a westerly direction. The City’s potable water
sources are well fields along the Russian River and Dry Creek, directly affected by river water flow.
Nine separate pressure zones are included in the City’s potable water distribution system, and all
properties are served from gravity fed tank storage. The Project site and the CHAP area are located
within the Tayman pressure zone.
The City’s water supply system consists of three well fields, one of which is on Dry Creek with three
operational wells, and two well fields on the Russian River with a total of eight operational wells. At
each of the well fields, water is treated with chlorine, fluoride, and orthophosphate for corrosion
control. The system also includes well pumps, three booster pump stations, six emergency water
storage tanks, nine reservoirs, and approximately 50 miles of water lines.
Within the CHAP area, the water system in general consists of old, undersized distribution pipelines
that are planned for improvement with future development and streetscape improvements. At the
Project site, the existing system consists of 4-inch AC and 8-inch CI water mains within Healdsburg
Avenue.
System upgrades have been designed for the five-way roundabout that is currently under
construction (2016), and are proposed in the University Avenue and Front Street crossing areas.
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1.4.2

Sanitary Sewer System

The existing sanitary sewer system, including collection, treatment and disposal facilities that serve
the City, is owned and operated by the City of Healdsburg. The City operates a tertiary level
wastewater treatment plant (WWTP), known as the City of Healdsburg’s Wastewater Treatment,
Reclamation and Disposal Facility, which treats all of the City’s wastewater to Title 22 recycled
water standards. The WWTP is located approximately one mile southwest of the city limits, on
Foreman Lane just south of the confluence of Dry Creek and the Russian River.
The City’s wastewater collection system encompasses a network of collector pipelines of various
sizes, nine small lift stations in various locations throughout the City, and a major lift station on
Magnolia Drive that conveys all of the City’s wastewater to the treatment facility on Foremen Lane.
Lift stations have been upgraded one by one as part of the City’s Capital Improvement Program. All
of these lift stations are located in areas that are nearly built-out, and therefore can be expected to
have adequate capacity for any in-fill projects.
Recent major upgrades to the sewer collection system have included replacement of a critical
section of trunk sewer main on the south end of Healdsburg Avenue. The replacement sewer was
adequately sized to allow and eventual tie-in for the industrial development in the area east of the
Russian River. Development of this area, which presently does not have sewer connections, will
also require construction of collection facilities and a new sewer lift station to pump wastewater from
the east side of the River. In addition, one existing sewer line along Grove Street between Dry
Creek Road and Chiquita Road is operating near capacity, and may need to be replaced to
accommodate future development in the area.
The CHAP area in general consists of old, undersized sewer collection pipelines that will need to be
upgraded to meet new standards of capacity and material as development occurs in the area. The
36-inch diameter trunk sewer in Central Healdsburg Avenue will be improved through the 5-way
roundabout to approximately 550 feet south of the intersection. As development occurs, the CHAP
requires utility improvements in streets as conditions of approval. New, local collector streets will
have new improvements that meet current standards and provide for the collection and conveyance
of new sewer services.
At the Project site, there is an existing 6-inch clay sewer line along the project frontage that feeds
into the 36-inch trunk sewer in Healdsburg Avenue. However, there are no existing connections to
the sewer main from the Project site. The CHAP document recommends replacing the existing 6inch sewer main in Healdsburg Ave with a new 8-inch sewer main, as well as a new 8-inch sewer
main in the new public road through the Project site. Removal of the 6” sewer, construction of a
new 36” trunk in Healdsburg Avenue and a new 8” service at the north end of the project will be
completed by the Healdsburg Avenue Improvements Project (expected completion date Fall 2017).
1.4.3

Storm Drainage System

The City’s existing storm drainage system is tributary to two major watersheds: 1) Russian River;
and 2) Foss Creek, which eventually connects to the Russian River. The urbanized portions of the
storm drainage system comprise a series of culverts, trunk pipelines, and open channels that
convey stormwater within the two watersheds.
Within the CHAP area, the northeast side of the railroad tracks is drained via two existing drainage
systems. One system drains directly to the Russian River. The second system drains westerly down
Mill Street, under Central Healdsburg Avenue, and the railroad tracks to Foss Creek. According to
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the CHAP, this pipe has adequate conveyance capacity in the Central Healdsburg Avenue/railroad
track area.
There are five other storm drain crossings of Central Healdsburg Avenue that should be sufficient
for use and outfalls to Foss Creek, depending on the condition and depths of the existing pipelines
and the extent of future development. Foss Creek in the CHAP area was studied in September
2008 with a HEC-RAS hydrologic model, which indicated that the 100-year design storm was found
to be substantially contained within the creek banks.
The CHAP document states that the large industrial area, which includes the Project site, has no
formal drainage systems, concluding that stormwater flows overland to Adeline Way or infiltrates.
However, visits to the Project site and detailed topographic survey show an existing drainage
system, which discharges to the existing 18-inch reinforced concrete pipe (RCP) in Healdsburg
Avenue. Overland flows on the Project site drain to an existing channel along the eastern property
boundary, which discharges into the existing 36-inch RCP in Exchange Avenue. Storm water in the
36-inch is then conveyed westerly to Foss Creek.
1.4.4

Overview of Other Utilities

The types of existing overhead utilities within the study area described herein are based on the
CHAP utility analysis and visual observation of the study area, and are not based on detailed
coordination with utility providers.
Much of the CHAP area’s dry utilities, including electric, cable TV, and telecommunications are
located aerially on wood poles. Modernizing and ensuring these utilities conform to current
standards will involve removing the aerial system and placing it in underground duct systems.
On Mill Street and Central Healdsburg Avenue, the CHAP calls for the aerial system of electric and
communications cables to be removed in conjunction with streetscape improvements and relocated
underground, modifying services to existing or proposed buildings. Existing streets abutting
development sites, depending on the location of aerial systems, would include an underground
system for the new project while possibly leaving an overhead system for existing uses on the
opposite side of the street. The five-way roundabout, University Street, and Front Street
SMART/NCRA track joint trench crossings should be completed in conjunction with land
development or SMART track improvements in the Plan area.
There is an existing gas line in Central Healdsburg Avenue that is not proposed to be improved,
with the exception of services to new buildings. The CHAP requires that new Plan area streets have
gas improvements predicated on project requirements and placed in a common joint trench with
other dry utilities such as electric, cable TV, and telecommunications.
The City completed design of a recycled water pumping, storage and distribution system in 2011,
and has been implementing elements of the project as funding allows. Currently, the City’s recycled
water program includes transmission pipelines to convey recycled water to potential agricultural
(vineyard) irrigation users west of U.S. 101. The City is considering future implementation options of
recycled water for urban irrigation, should it become cost effective, and is currently working to
expand the recycled water system in the most economical way. Under the City’s current
assumptions, this will delay expanding the recycled water system into the City until State
regulations regarding the reuse of recycled water for indirect and direct potable water is better
defined. On-site recycled water may be a part of the Project sustainability program, but recycled
water systems are not evaluated in this study.
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1.5

Design Criteria

The purpose of providing design criteria in a utility infrastructure study is to provide the basis for the
study’s planning-level analysis and guidance for future detailed engineering analysis. Design criteria
are provided in this section for potable water, sanitary sewer, and storm drainage utilities in the
study area. Design criteria for recycled water, undergrounding of overhead utilities, and criteria
applicable to other utilities (i.e. gas, underground communication lines) are not provided in this
study.
There are two types of planning documents that are used for utility infrastructure planning for the
City and the study area: 1) Design Standards; and 2) Planning Reports. This study provides a
summary of the design criteria from these guidance documents.
1.5.1

Design Standards

The City’s Public Works Standard Specifications and Details, published in August 2008, provide
requirements and guidance for the design and construction of underground utilities. These
standards focus on potable water, sanitary sewer, and storm drainage utilities.
1.5.2

Planning and Engineering Reports

Planning and engineering reports provide background information and evaluation of the City’s utility
infrastructure. These reports typically reference design criteria from the City and other relevant
standards.
The planning and engineering reports that were referenced for the preparation of this study are
provided below.
Central Healdsburg Avenue Plan, November 2013
Healdsburg 2030 General Plan Background Report, revised January 2010
City of Healdsburg Utility Book, February 2012
Water System Master Plan, October 2003, HDR
Sewer System Management Plan, revised February 2014
The Central Healdsburg Avenue Plan (CHAP) was finalized in 2013 and was developed to provide
guiding principles and design framework for the development of public infrastructure and private
development within the Central Healdsburg Avenue and depot area. Healdsburg Avenue is a minor
arterial that runs north-south through the City of Healdsburg, parallel to Highway 101. The
recommended improvements to Central Healdsburg Avenue are intended to create a gateway to
the City that is also an attractive, safe and inviting pedestrian environment, linking the CHAP area
to downtown.
1.5.3

Water

All improvements to the City’s water distribution system, including extensions, replacements, and
repairs shall conform to the requirements of the California Plumbing Code; National Board of Fire
Underwriters; American Water Works Association Standards; Title 22, Chapter 16 of the California
Code of Regulations; the City Code; and the City’s Public Works Standards.
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Pipe size
The minimum inside diameter shall be 8 inches. The installation of 6-inch mains may be permitted
in cul-de-sacs with no fire hydrant. In all cases, water mains shall be of sufficient size to meet fire
flow requirements as outlined by the requirements of the City Fire Marshall.
Alignment
Water mains shall run parallel with and be located 6 feet to the north or east of the street centerline.
However, where the street curves, the water main shall be deflected to maintain standard alignment
as follows:
In larger radii curves, the following minimum radii may be used for 20 foot lengths of the
standard PVC pipe:
Table 2 Water Distribution System Minimum Radii
Pipe diameter
6-inch
8-inch
12-inch

Minimum Radius
300 ft
400 ft
500 ft

In no case shall the pipe be deflected at the joint, nor shall the radius be tighter than the
manufacturer’s recommended minimum radius.
In smaller radii curves, standard approved fittings shall be used at all bends in the water line
of 11.25 degrees and greater.
Cover and clearance
The standard depth shall be 42 inches below finished grade (measured from the top of pipe),
unless otherwise approved. Minimum horizontal separation shall be maintained as follows
(measured between the outside faces of the pipes), unless otherwise approved by the City
Engineer:
o

Water mains shall be separated from sewer mains a minimum of 10 feet at all times.

o

Water mains shall be separated from storm drain mains and/or other utilities a minimum
of 5 feet.

Minimum vertical clearance of 12 inches shall be maintained from sewer and storm drain
lines, and 6 inches clearance from all other improvements and utilities.
Valves
A mainline valve cluster is required on all intersection legs (i.e. three valves for “T”
intersection and four valves for cross intersection).
Maximum spacing of 500 feet between mainline valves. In no case shall more than two fire
hydrants be removed from service by the shutdown of a single run of water main.
Special conditions: a mainline valve shall be installed on each side of services to hospitals,
schools, and major industrial sites.
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Service pressure
The City’s Public Works Standard Specifications and Details provide guidance in designing water
system improvements within the public right-of-way for available water system pressure. Domestic
and fire water services must conform to the following special requirements where applicable:
Table 3 Water Distribution System Service Pressure Requirements
Elevation
difference
between lowest
floor of building
and top of City
reservoir
More than 185
feet

Elevation
difference
between highest
floor of building
and bottom of
City reservoir

185-92 feet

92-34 feet

Less than 34
feet

1.5.4

Special Requirements
Domestic Service – install pressure reducing valve
per California Plumbing Code.
Fire Service – design for calculated pressure based
on elevation difference between bottom of City
reservoir to highest portion of ceiling within the
building.
Domestic Service – none.
Fire Service – design for calculated pressure based
on elevation difference between bottom of City
reservoir to highest portion of the ceiling within the
building.
Domestic Service – install booster system per
California Plumbing Code, install double check
backflow assembly per Public Works Standard
WA06 and requires minimum 2 inch diameter
service.
Fire Service – design fire system for pressure
supplied by booster system.
Prohibited – no subdivision of property or building
permit to construct a new building shall be allowed
where there is less than 34 feet elevation difference
between the highest floor of the building and the
bottom of the city reservoir (i.e. less than 15 psi).

Sanitary Sewer

The City’s sanitary sewer standards are intended to ensure that the development of new sewer
systems or the re-use of existing sewer systems are adequate for a 50-year design life and sized to
serve the entire tributary area at the build-out densities conforming to the City’s General Plan. The
following criteria describe the geometry of the sewer system and hydraulic design considerations.
Pipe size
The minimum inside diameter of any new sewer mains shall be as follows:
Public mains: 8 inches
Private mains: 6 inches
Alignment
Sewer mains shall run in a straight line and at a constant slope between manholes.
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Sewer mains shall run parallel with and be located 6 feet to the south or west side of the
7street centerline.
Minimum slope – sewer velocity shall be equal to or greater than 2 feet per second for all
sewers when flowing full.
Maximum slope – gravity sewers shall not exceed 15%. Where conditions, such as street
slopes, require sewers to be sloped greater than 15% restrained joints and trench dams shall
be required.
The termination of all sewer mains (e.g. uphill end), including cul-de-sacs, shall be at a
manhole. Where the street and the underlying sewer main are planned to be extended, a
mainline cleanout may be used to temporarily terminate the sewer main at the subdivision
boundary.
Other utilities shall not, under any circumstances, be installed directly over and parallel to any
sanitary sewer line installation.
Cover and clearance
Minimum depth of 5 feet shall be required (as measured from the top of the pipe to the
finished grade).
Minimum horizontal separation shall be maintained as follows (as measured between the
outside faces of the pipes), unless otherwise approved by the City Engineer:
o

Sewer mains shall be separated from water mains a minimum of 10 feet at all times.

o

Sewer mains shall be separated from storm drain mains and/or other utilities a minimum
of 5 feet.

Minimum vertical clearance of 12 inches shall be maintained from the water and storm drain
lines, and 6 inches clearance from all other improvements and utilities.
1.5.5

Storm drainage

The City’s storm drain collection system standards are intended to ensure that all local, state and
federal watercourse and surface water laws are complied with and that runoff from storms up to the
100-year return frequency are conveyed in a manner which protects the public safety and prevents
flood-related damage to public and private improvements.
Piping systems shall be designed in accordance with the following:
Pipe size
The minimum inside diameter shall be 15 inches.
Vertical alignment
All pipes shall be designed to be self-cleaning with a minimum flow velocity of 2.5 feet per second
at the design flow.
Horizontal alignment
Storm drainage pipes shall be parallel with the centerline of the street, with the outside face of pipe
1.5 feet behind the face of curb (see Public Works Standard Detail ST01). Where the sidewalk is
wider than 5 feet, separated from the curb or where no sidewalk is required, the centerline of the
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storm drainage pipe shall be maintained at 18 inches behind the face of curb. Although deflection
into and out of curb inlets may be necessary, unnecessary meandering and angular changes shall
be avoided. Pipe curvature shall not exceed manufacturer's recommendations.
Connections
All connections or junction points of storm drainage pipes shall be made at an approved drainage
structure. No blind connections shall be allowed. Connections shall not be made adverse to the
direction of flow. At intersections of pipes, the downstream pipe shall have a crown elevation that is
less than or equal to the crowns of all upstream connecting pipes. Pipe diameters shall not
decrease in the downstream direction.
Materials
Pipes within the City right-of-way and easements shall be Class III reinforced concrete pipe (RCP)
unless otherwise approved. Where circumstances dictate (see cover requirements below), a higher
class RCP shall be specified on the construction plans.
Cover requirements
The following table lists the minimum allowable classes of RCP.
For use in this table, cover is defined as the distance from the inside top of pipe to either the top of
curb or finished grade, whichever is applicable.
Table 4 Minimum Allowable Classes of RCP
Cover (in feet)
Less than 2.5*
2.5 – 7.9
8.0 – 11.9
12.0 – 17.0

Minimum Class, RCP
Class IV (2000 D)
Class III (1500 D)
Class IV (2000 D)
Class V (3000 D)

* All storm drain pipe alignments shall be designed such that the top of pipe lies at least 6 inches
below street sub grade. If, for sound engineering reasons, the above requirements cannot be met,
RCP Class V pipe shall be used. If necessary, the pipe shall be encased in concrete or provided
with a concrete cover as required by the City Engineer.
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2.

Water Distribution
The City of Healdsburg developed a Water System Master Plan in October of 2003 (2003 WMP)
which describes the City’s existing facilities for producing, treating, storing and distributing potable
water, along with recommendations for future improvements that will be needed to replace aging
assets, meet new regulations, and accommodate population growth in the service area. Based on
discussions with the City’s Public Works Director, the Water System Master Plan is currently being
updated. The assumptions in this study are based on the latest published version, from October
2003.
A recommended improvement in the 2003 WMP is to install 12-inch pipe in Healdsburg Avenue
over the reaches currently served by 8-inch or 6-inch pipe. This is consistent with the CHAP
document, which recommends replacing the existing water mains in Healdsburg Avenue with a new
12-inch main, as well as installing a new 12-inch main in the Project site.
The existing water distribution system has sufficient distribution capacity, and the pipe sizes will be
governed by fire flow. Per the 2003 WMP, the commercial areas along Healdsburg Avenue require
a fire flow of 4,500 gpm.
The City maintains its water distribution system to deliver water from the three well fields to
customers throughout the City. In order to deliver relatively uniform pressures to customers, the
City’s distribution system is divided into pressure zones. Nine separate pressure zones are included
in its distribution system, and all properties are served from gravity fed tank storage.
Table 5 City Reservoir Elevations
City Reservoir (2)
Cadoul
Iverson (North, South & West)
Hidden Acres(3)
Latimer(3)
Panorama
Sunset
Tayman

Top of Reservoir
Elevation (feet(1))
472
418
363
343
315
543
246

Bottom of Reservoir
Elevation (feet(1))
463
403
363
343
295
526
222

(1)

All elevations are referenced to the North American Vertical Datum of 1988 (NAVD88)

(2)

Refer to Figure 3

(3)

The Hidden Acres and Latimer Reservoir service zones are served through pressure reducing
valves. The top and bottom reservoir elevations are expressed as equivalent elevations based
upon the pressure provided and are therefore equal.

Based on the City’s Water Service Zone Map shown in Figure 3, the Project site is served by the
Tayman Reservoir, which has a top elevation of 246 and a bottom elevation of 222.
These elevations for the top and bottom of the Tayman reservoir and the special requirements
provided by the City’s Standard Specifications (refer to Section 1.5.3) result in the following design
elevations for the Project site.
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Table 6 Design Elevations
Minimum elevation for
lowest floor of building to
avoid special requirements
61 feet

Maximum elevation of
highest floor to avoid special
requirements
130 feet

The lowest existing ground elevation of the Project site is approximately 98 feet. Using this as a
conservative approximation of the lowest floor elevation of the proposed buildings, the elevation
difference between the lowest floor and the top of the Tayman reservoir would be approximately
148 ft. This is not more than 185 feet as identified the Standard Specifications, so there should be
no special requirements for pressure reduction at the Project site.
The tallest building proposed on the Project site is the new hotel, with its highest floor at 36 feet
above finished grade. The elevation difference between the highest floor of the building and the
bottom of the reservoir (with an assumed finished grade elevation near 100) is ~86 feet. This
requires the installation of a booster system per California Plumbing Code, installation of a double
check backflow assembly per Public Works Standard WA06, and a 2-inch minimum diameter
service. For fire service, the system will need to be designed for pressure supplied by a booster
system.

2.1

Recommendations

Both the 2003 WMP and the CHAP recommend an upgrade from the existing 4-inch and 8-inch
mains to a 12-inch main in Healdsburg Avenue, as well as a 12-inch main in the Project site. Since
these pipe sizes meet the minimum requirements of the City’s standards and would provide
sufficient fire flow, recommendations in the CHAP should be followed to provide 12-inch mains both
in Healdsburg Avenue and the Project site.
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3.

Sanitary Sewer
Based on discussions with the City’s Public Works Director, the City is currently planning to develop
a Sewer Master Plan. The existing Sewer System Management Plan (SSMP) states that the
approximately 42 miles of collection system pipelines have capacities ranging from under 1,000 to
approximately 8 million gallons per day. The 33-inch Magnolia Trunk sewer collects all wastewater
within the City near the south end of Healdsburg Avenue and conveys wastewater to the Magnolia
Lift Station. This trunk sewer was upgraded in 2000 and determined by the City to have adequate
capacity to accommodate projected growth and anticipated in-fill development. There have been no
anecdotal performance issues with the sewer system capacity within the Project site area.
The following section provides an evaluation of the required size of the sanitary sewer mains within
the Project site.
Flow Calculations
The City’s standard specifications provide the following formula for calculating design flow: Q d = Qp
(Residential + Non-Residential) + Qi, where:
1.

Qd = design flow (gallons per day)

2.

Qp (Residential) = The peak flow for residential service areas is defined as 2.5 times the
average flow, with the average flow for the service area being computed from two basic
assumptions:
3.5 persons per single-family dwelling
90 gallons per person per day

3.

Qp (Non-Residential) = The peak flow for non-residential services computed as follows:

Table 7 Design Elevations

Commercial Areas
Light Industrial Areas
Heavy Industrial Areas

4.

Average Flow
Peak Flow
(Gal/Acre/Day)
(Gal/Acre/Day)
1,500
4,500
2,000
4,000
Sewage flow rate shall be considered on a case-bycase basis and may require special design.

Qi = Infiltration and inflow shall be computed assuming 5,000 gallons per inch diameter mile
per day for new (1990 or newer) sewer mains and laterals and 15,000 gallons per inch
diameter mile per day for existing sewer mains and laterals (older than 1990). Residential
laterals shall be assumed to be a 4-inch diameter with a minimum length of 75 feet.

While the City’s standards account for commercial areas, they do not provide design flow criteria
specifically for hotels. Hotels typically generate a greater demand for water and sewer services than
other commercial uses. The proposed Project land use includes a new hotel approximately 1 acre
in size. Using the City’s commercial flow rate, this would be equivalent to approximately 1,500
gallons per day. A recommended average daily flow for a hotel with a restaurant is 150 gallons per
room. For the 58 room hotel proposed for the Project site, this would equal 8,700 gallons per day,
which is a significantly higher flow than results from using the City’s standard commercial rate. As
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such, the demand calculations for the Project site have distinguished the hotel separately from the
other commercial areas and applied an average flow rate of 150 gallons/room/day, with a peak
factor of 3.
The wastewater flow generation calculations are attached in Appendix A and summarized in the
table below:
Table 8 Wastewater Flow Calculations
Qp (Residential)
GPD
139,388

Qp (Non-Residential)
GPD
35,631

Qi
GPD
28,439

Qd = Qp (Res + Non-Res) + Qi
GPD
203,458

The resulting sanitary sewer peak flow is 141 gpm.
Pipe Sizing
The CHAP document indicates there is an existing 8-inch sewer main in Healdsburg Avenue along
the Project site frontage, which it recommends replacing with a new 8-inch main. However, City GIS
records indicate this is an existing 6-inch main.
Using the City’s criteria to determine pipe capacity and the calculated design flow rate above (Qd =
141 gpm), an 8-inch diameter gravity sewer main would have a flow velocity of 2 fps when flowing
full at S=0.0035 ft/ft. The recommended sizes in the CHAP are sufficient if the design provides
greater than a 0.35% slope to meet the City’s minimum slope requirement. Note that the average
dry weather flow rate, especially when hotel occupancy is not at capacity and without contribution of
infiltration and inflow will be approximately 50 gpm for the Project site. This lower flow rate within an
8-inch sewer main will result in a flow velocity of approximately 1.5 fps.

3.1

Recommendations

The CHAP recommends an upgrade from the existing 6-inch sewer main in Healdsburg Avenue to
a new 8-inch sewer main, as well as an 8-inch main through the Project site. Since these pipe sizes
meet the minimum requirements of the City’s standards and would provide sufficient capacity,
recommendations in the CHAP should be followed to provide 8-inch mains both in Healdsburg Ave
and the Project site.
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4.

Storm Drain
According to the CHAP developed in 2013, the area’s drainage system, from a broad perspective,
is deficient and fragmented, and area-wide upgrades are planned. A substantial portion of the
CHAP area drains to Foss Creek, which was determined to have sufficient capacity to contain the
100-year storm event within its banks.
The following section provides an evaluation of storm drainage improvements within the Project
site. The site was divided into sub-basins to understand the impacts to the existing storm drainage
system from the development of the Project site in accordance with CHAP planning documents.

4.1

Existing Conditions

The existing storm drainage system within the CHAP area is shown on Figure 4. Within the CHAP
area, the existing drainage system discharges either to Foss Creek, a tributary of the Russian River,
or directly to the Russian River.
An existing private drainage system within the Project site discharges to the existing 18-inch
reinforced concrete pipe (RCP) in Healdsburg Avenue. Overland flows on the Project site drain to
an existing channel along the eastern property boundary, which discharges into the existing 36-inch
RCP in Exchange Avenue. Storm water in the 36-inch is then conveyed westerly to Foss Creek.
4.1.1

Site Soils

The Natural Resources Conservation Service (NRCS) Web Soil Survey shows that the project site
is predominately underlain by hydrologic soil group “B.” The NRCS Web Soil Survey report for the
Project site is included in Appendix B.
4.1.2

Watershed Descriptions

The study area contributes drainage to two major watersheds, as described below.
Foss Creek
Foss Creek runs north-south through Healdsburg, roughly paralleling the Northwestern Pacific
Railroad tracks. It flows through two detention basins within the city, then south through channels
and conduits, leaving the city through double concrete box culverts under US 101 near Exchange
Avenue and Healdsburg Avenue, where it converges with Dry Creek.
According to the CHAP, Foss Creek within the CHAP area was studied in 2008 with a HEC-RAS
hydrologic model, and the design storms were found to be substantially contained within the creek
banks.
Russian River
The Russian River extends approximately 110 miles and drains approximately 1,500 square miles
in Mendocino and Sonoma Counties into the Pacific Ocean. The river lies predominantly east of
Healdsburg, and forms a portion of the easternmost boundary of the CHAP area. It continues south,
crossing Healdsburg Avenue and US 101 in a westerly direction, where it is joined by Dry Creek.
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4.2

Hydrology

4.2.1

Basin Delineation

The Project site drainage area has been delineated into sub-areas for analysis as shown in
Appendix B.
Per the Sonoma County Water Agency Flood Control Design Criteria, time of concentration was
based on an initial time of seven minutes for commercial or similar areas. This is consistent with the
City of Santa Rosa Storm Drain Design Standards, which specify an initial time of concentration of
seven minutes for land uses including commercial, industrial, and residential with more than eight
units per acre.
4.2.2

Rational Method

This drainage study utilizes the Rational Method to calculate peak flow rates for the 25- and 100year storm frequencies. In accordance with the City of Healdsburg Engineering Design Standards,
the Rational Method shall be used for areas smaller than 640 acres.
Rational Formula: Q = C I A K where:
Q=

design runoff flow rate in cubic feet per second (cfs);

C=

Coefficient of runoff based on the City’s General Plan for the ultimate
development of the watershed from Plate No. B-1 of the Sonoma County Water
Agency Flood Control Design Criteria Appendix:
Commercial, Industrial & Multiple Residential Areas: Cp = 0.9

I=

Rainfall intensity (inches per hour) from the following equations, where “t” is the
time of concentration (minutes):
25 year event: I25 = 7.90/t0.516
100 year event: I100 = 10.15/t0.529

A=

the drainage area in acres tributary to the point of study;

K=

K Factor constant for Healdsburg = 1.35.

The calculated peak flows are included in Appendix B and summarized in the table below.
Table 9 Calculated Peak Flows
Drainage Area

Peak Flow
Q25 (cfs)

Peak Flow
Q100 (cfs)

1

2.542

3.152

2

3.177
2.919
0.784

3.928
3.619
0.969

2.562
1.782

3.174
2.209

8

2.406
2.559

2.980
3.162

9

0.951

1.181

3
4
5
6
7
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4.3

Recommendations

The CHAP recommends installing drainage systems throughout the Project site, but does not
specify requirements for pipe sizes. The City’s design criteria for storm drainage require that the 25year design flow be contained within the drainage system, with a minimum pipe size of 15” and a
minimum flow velocity of 2.5 feet per second at the design flow. Based on these requirements and
the calculated peak flows listed above, the minimum pipe sizes are outlined in the table below.
Table 10 Minimum Storm Drain Pipe Sizes
Drainage Area

Peak Flow
Q25 (cfs)

Min. Velocity
V25 (fps)

Required Pipe
Size (in.)

Min. Pipe Size
(in.)

1
2
3

2.54
3.18
2.92

2.5
2.5
2.5

13.7
15.7
14.6

15
18
15

4
5

0.78
2.56

2.5
2.5

7.6
13.7

15
15

6
7

1.78
2.41

2.5
2.5

11.4
13.3

15
15

8
9

2.56
0.95

2.5
2.5

13.7
8.4

15
15

Based on these results, it is recommended to install an 18-inch pipe through the backbone of the
Project site.
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APPENDIX A
Wastewater Flow Calculations
Project:
Document:
Revision:
Date:

Mill District
Wastewater Flow Calculations
B (MP 3.0)
10/26/2016

Development Unit or
Building Number

Land Use

Total Units or
Area Served

Land Use Classification

Area (AC)

Commercial Area

Commercial

0.57
1.93

Hotel Units
Hotel Restaurant, Bar, etc.

Hotel
Restaurant

0.46

Residential Units

Residential

10

Residential Units

Residential

Residential Units

Persons per
Unit (PPU)2

Total Pop.

Unit Wastewater Avg Daily
Flow
Flow (GPD)

Total Peak Flow
(GPD)

49 KB
32

1500

2888

3.0

8665

97
8

150
1500

8700
689

3.0
6.0

26100
4136

3.5

35

90

3150

2.5

7875

20

3.5

70

90

6300

2.5

15750

Residential

36

3.5

126

90

11340

2.5

28350

Residential Units

Residential

36

3.5

126

90

11340

2.5

28350

Residential Units

Residential

19

3.5

67

90

5985

2.5

14963

Workforce Housing

Residential

52

3.5

182

90

16380

2.5

40950

Maker Spaces

Residential

4

3.5

14

90

1260

2.5

3150

Tavern

Restaurant

1

1500

55

6.0

331

58

0.04

Total
Qi = 5,000 gallons per inch diameter mile per day =
Total length of new sewer mains & laterals =
0.71

757

68,088

28,439 GPD
mi

Per Public Works Standard Specifications and Details (August 2008), Qd = Qp (Residential + Non-Residential) + Qi

Notes:

Peak Factor

1)
2)
3)

The project site is categorized as Mixed Use in the Land Use Framework for the CHAP area. The existing Land Use is Industrial.
City Design Criteria - Public Works Standard Specifications and Detail s (August 2008)
At S=0.0035 ft/ft, an 8-inch diameter gravity sewer main has a velocity of 2 fps when flowing full.

178,619
207,058
0.207
144

Peak Flow (gpd)
Peak Flow (mgd)
Peak Flow (gpm)
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Appendix B - Stormwater Calculations
NRCS Web Soil Survey Report
Project Site Basin Delineation
Stormwater Runoff Calculations
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MAP LEGEND
Area of Interest (AOI)
Area of Interest (AOI)
Soils
Soil Rating Polygons
A
A/D
B
B/D
C
C/D
D
Not rated or not available
Soil Rating Lines
A

MAP INFORMATION
C

The soil surveys that comprise your AOI were mapped at 1:20,000.

C/D

Warning: Soil Map may not be valid at this scale.

D
Not rated or not available
Water Features
Streams and Canals

Enlargement of maps beyond the scale of mapping can cause
misunderstanding of the detail of mapping and accuracy of soil line
placement. The maps do not show the small areas of contrasting
soils that could have been shown at a more detailed scale.
Please rely on the bar scale on each map sheet for map
measurements.

Transportation
Rails
Interstate Highways
US Routes
Major Roads
Local Roads
Background
Aerial Photography

A/D

Source of Map: Natural Resources Conservation Service
Web Soil Survey URL: http://websoilsurvey.nrcs.usda.gov
Coordinate System: Web Mercator (EPSG:3857)
Maps from the Web Soil Survey are based on the Web Mercator
projection, which preserves direction and shape but distorts
distance and area. A projection that preserves area, such as the
Albers equal-area conic projection, should be used if more accurate
calculations of distance or area are required.
This product is generated from the USDA-NRCS certified data as of
the version date(s) listed below.

B

Soil Survey Area: Sonoma County, California
Survey Area Data: Version 9, Sep 30, 2015

B/D
C

Soil map units are labeled (as space allows) for map scales 1:50,000
or larger.

C/D
D

Date(s) aerial images were photographed:
15, 2011

Not rated or not available

Aug 14, 2011—Aug

The orthophoto or other base map on which the soil lines were
compiled and digitized probably differs from the background
imagery displayed on these maps. As a result, some minor shifting
of map unit boundaries may be evident.
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A
A/D
B
B/D
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National Cooperative Soil Survey
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Central Healdsburg Avenue Plan
Area

Hydrologic Soil Group

Hydrologic Soil Group— Summary by Map Unit — Sonoma County, California (CA097)
Map unit symbol

Map unit name

Rating

PeA

Pleasanton loam, 0 to 2
percent slopes

RnA

Riverwash

W

Water

YlA

Yolo sandy loam, 0 to 2
percent slopes

YmB

Yolo sandy loam,
overwash, 0 to 5
percent slopes

YsA

C

Percent of AOI
46.2

18.2%

6.2

2.4%

16.4

6.5%

B

1.5

0.6%

B

18.5

7.3%

Yolo silt loam, 0 to 5
B
percent slopes, MLRA
14

165.3

65.1%

254.1

100.0%

Totals for Area of Interest

Natural Resources
Conservation Service

Acres in AOI

Web Soil Survey
National Cooperative Soil Survey

7/18/2016
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Central Healdsburg Avenue Plan
Area

Description
Hydrologic soil groups are based on estimates of runoff potential. Soils are
assigned to one of four groups according to the rate of water infiltration when the
soils are not protected by vegetation, are thoroughly wet, and receive precipitation
from long-duration storms.
The soils in the United States are assigned to four groups (A, B, C, and D) and
three dual classes (A/D, B/D, and C/D). The groups are defined as follows:
Group A. Soils having a high infiltration rate (low runoff potential) when thoroughly
wet. These consist mainly of deep, well drained to excessively drained sands or
gravelly sands. These soils have a high rate of water transmission.
Group B. Soils having a moderate infiltration rate when thoroughly wet. These
consist chiefly of moderately deep or deep, moderately well drained or well drained
soils that have moderately fine texture to moderately coarse texture. These soils
have a moderate rate of water transmission.
Group C. Soils having a slow infiltration rate when thoroughly wet. These consist
chiefly of soils having a layer that impedes the downward movement of water or
soils of moderately fine texture or fine texture. These soils have a slow rate of water
transmission.
Group D. Soils having a very slow infiltration rate (high runoff potential) when
thoroughly wet. These consist chiefly of clays that have a high shrink-swell
potential, soils that have a high water table, soils that have a claypan or clay layer
at or near the surface, and soils that are shallow over nearly impervious material.
These soils have a very slow rate of water transmission.
If a soil is assigned to a dual hydrologic group (A/D, B/D, or C/D), the first letter is
for drained areas and the second is for undrained areas. Only the soils that in their
natural condition are in group D are assigned to dual classes.

Rating Options
Aggregation Method: Dominant Condition
Component Percent Cutoff: None Specified
Tie-break Rule: Higher

Natural Resources
Conservation Service

Web Soil Survey
National Cooperative Soil Survey

7/18/2016
Page 4 of 4
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GHD
2235 Mercury Way
Suite 150
T: 1 707 523 1010 F: 1 707 527 8679 E: santarosa@ghd.com

© GHD 2017
This document is and shall remain the property of GHD. The document may only be used for the purpose
for which it was commissioned and in accordance with the Terms of Engagement for the commission.
Unauthorized use of this document in any form whatsoever is prohibited.
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Mill District
Exhibit 6: Water Quality Plan
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TECHNICAL MEMORANDUM
Date:
To:
Cc:

From:
Project
Re:

May 24, 2017, Revised October 10, 2017, Revised:
December 11, 2017, Revised: August 3, 2018
David Hill (Replay Destinations, Inc.)
VITA
Cody Anderson, Sarah Teplitsky, Taylor Banfield
(Sherwood Design Engineers)
Mill District
Stormwater Mitigation Requirements

Introduction
The purpose of this memorandum is to demonstrate that the proposed Mill District project will meet the
stormwater mitigation requirements mandated by the City of Healdsburg. The Mill District project
located on Healdsburg Avenue, in Healdsburg, California will redevelop an existing industrial site. The
proposed project improvements include two new public streets, boutique hotel and spa, multifamily
residential units, commercial spaces, swimming pool, community garden, public plaza and open space,
landscaping, and parking. Projects located in the City of Healdsburg must meet stormwater
requirements outlined in the City of Santa Rosa Storm Water Low Impact Development Technical Design
Manual (LID Manual), published May 3, 2017. The project is over 9 acres, and has a total of 5.93 acres
of impervious area, which triggers the requirements of the LID Manual, see attached 2017 Storm Water
LID Determination Worksheet.
The project creates or replaces more than one acre of impervious area, so per the LID Manual, the
project will be subject to the Hydromodification Control Requirement, which is to infiltrate and/or reuse
100% of the total calculated volume of storm water generated by the developed site for the design
storm, a 1.0 inch rain event in a 24-hour period. The stormwater runoff from the design storm may be
mitigated using stormwater Best Management Practices (BMPs). The following sections describe the
project approach to stormwater mitigation and demonstrate that the project will meet the LID Manual
requirements.
Stormwater Mitigation Approach
The storm water management approach for this project will incorporate surface based natural
landscape systems. These systems will be integrated into the landscape, and function both as
landscaping and as BMPs, meeting the mitigation requirements of LID Manual. Examples of the BMPs to
be used include green roof, interceptor trees, raingardens, bioswales, and infiltration areas such as
redwood groves. There will also be a strong focus on materials that promote water infiltration, such as
permeable pavers. These approaches encourage storm water infiltration to support water tables and
ecology.
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The project is located within the Central Healdsburg Avenue neighborhood. The Central Healdsburg
Avenue Plan (CHAP) provides guidance on development in this specific neighborhood of Healdsburg.
The CHAP recommends LID measures similar to those mentioned above including permeable pavers,
bioswales, raingardens, and subsurface trenches. The BMPs proposed for this project will meet the
guiding principles outlined in the CHAP.
Analysis and Results
To facilitate a localized approach to stormwater management, the project site was broken into six
different drainage management areas (DMAs). BMPs were selected for the project using the LID Manual
“BMP Selection Table” as appropriate for the site design and specific project constraints. For each DMA,
the selected BMPs were sized to capture 100% of the post development volume generated by the water
quality rain event, calculated using the City of Santa Rosa Storm Water Calculator. The BMP Sizing Tool:
Hydromodification Control Requirement section within the Calculator was used for raingarden sizing.
The “Imported BMP Soil Porosity” input in the Tool was based on the following:
1) Raingardens will have 1.5 feet of bioretention soil at 10% porosity. The remaining depth of the
raingardens (varies for each DMA) will be gravel at 40% porosity, where the depth of gravel is
equal to “Depth (below perforated pipe if present)” minus 1.5 feet. The soil porosity is then a
weighted average: Imported BMP Soil Porosity = (1.5’ x 0.10 + depth of gravel x 0.40)/Depth
(below perforated pipe if present).
The stormwater management strategy for each DMA is as follows:
DMA 1 is the hotel and retail area in the northern portion of the site. DMA 1 has a total of 54,073 square
feet of impervious surface, consisting of the building roofs, courtyard area, and a portion of Mill District.
Twenty four interceptor trees help reduce the runoff from impervious surfaces. Some portion of the
runoff from the building roofs and courtyard will be routed to 1,667 square feet of raingarden, with the
remainder of the runoff being captured and stored for reuse in a 2,000 cubic feet capacity subsurface
rainwater harvesting tank.
DMA 2 is the residential and pool/spa area in the northeast portion of the site. The buildings, podium
courtyards, walkways, and pool deck total to 51,821 square feet of impervious surface. The 18,617
square feet of green roof that covers the podium is excluded from the volume capture requirement per
the LID Manual. Thirty eight interceptor trees help reduce the runoff from impervious surfaces. All of the
runoff from the impervious surfaces in the DMA will be routed to 2,789 square feet of raingarden.
DMA 3 is a residential area on the east side of the site. DMA 3 has 19,517 square feet of impervious
surface, consisting of the building roofs, podium courtyard, and a portion of Mill District. The 19,370
square feet of green roof that covers the podium is excluded from the volume capture requirement per
the LID Manual. Twenty interceptor trees help reduce the runoff from impervious surfaces. Runoff from
the impervious surfaces will be routed to 1,507 square feet of raingarden.
DMA 4 includes the southern portion of the site, featuring residential buildings, affordable housing,
walkways, and surface parking, totaling 14,856 square feet of impervious surface. Four interceptor trees
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help reduce the runoff from impervious surfaces. Runoff from the impervious surfaces will be routed to
1,042 square feet of raingarden.
DMA 5 is composed of residential buildings, park area, and parking on Healdsburg Avenue on the
western side of the site. Seventeen interceptor trees help reduce the amount of runoff from the DMA.
The buildings, walkways, and parking, totaling 78,549 square feet of impervious surface will be routed to
4,563 square feet of raingarden integrated into the existing redwood grove.
DMA 6 encompasses Mill District and South Street. Twenty four interceptor trees help reduce the
amount of runoff from the DMA. The runoff from the 39,539 square feet of impervious surface from the
roadways will be routed to roadside bioretention areas and tree wells, totaling 4,136 square feet of
equivalent raingarden area.
For each DMA, the runoff volume managed is equal to 100% of the runoff volume generated by the
design storm. See Exhibit 1 – Stormwater Management Plan, attached. The following table summarizes
the site-wide stormwater strategy:
Table: Stormwater Management Summary

BMPs

Green
Roof (sf)

Rainwater
Harvesting
(cf)

Runoff
Volume
Managed
(cf)

1,667

-

2,000

4,833

38

2,789

18,617

-

4,741

19,517

20

1,507

19,370

-

2,562

DMA 4

14,856

4

1,042

-

-

1,771

DMA 5

78,549

17

4,563

-

-

7,757

DMA 6

39,539

24

4,136

-

-

7,031

DMA Name

Impervious
Surface Area
(sf)

Number of
Interceptor
Trees

Raingarden
Area (sf)

DMA 1

54,073

24

DMA 2

51,821

DMA 3

Conclusion
The proposed Mill District project will implement stormwater management strategies to meet the
requirements of the Santa Rosa Storm Water Low Impact Development Technical Design Manual and
the Central Healdsburg Avenue Plan. The project has enough space to capture 100% of the design storm
volume on site and will utilize BMPs and integrated and sustainable stormwater approaches to meet this
goal.
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FOR OFFICE USE ONLY:

N
Y
Date Submitted: ______________

2017 Storm Water LID Determination Worksheet
PURPOSE AND APPLICABILITY: This determination worksheet is intended to satisfy the specific requirements of “ORDER NO.
R1-2015-0030, NPDES NO. CA0025054 NATIONAL POLLUTANT DISCHARGE ELIMINATION SYSTEM (NPDES) PERMIT AND WASTE
DISCHARGE REQUIREMENTS FOR DISCHARGES FROM THE MUNICIPAL SEPARATE STORM SEWER SYSTEMS.” Additional design
requirements imposed by Governing Agencies, such as local grading ordinances, CAL Green, CEQA, 401 permitting, and hydraulic design
for flood control still apply as appropriate. Additionally, coverage under another regulation may trigger the requirement to design in
accordance with the Storm Water LID Technical Design Manual.

Part 1: Project Information
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Does this project require permanent
storm water BMP's?

Mill District

Replay Healdsburg, LLC

Project Name

Applicant (owner or developer) Name

146 and 164 Healdsburg Avenue

631 Center Street

Project Site Address

Applicant Mailing Address

Healdsburg/CA/95448

Healdsburg/CA/95448

Project City/State/Zip

Applicant City/State/Zip

TM 2017-01

707-710-0143/echan@replayresorts.com

Permit Number(s) - (if applicable)

Applicant Phone/Email/Fax

Sherwood Design Engineers

58 Maiden Ln, 3rd Floor

Designer Name

Designer Mailing Address

San Francisco/CA/94108

415-691-4454/dnorton@sherwoodengineers.com

Designer City/State/Zip

Designer Phone/Email

Type of Application/Project:
Subdivison

Grading Permit

Building Permit

Hillside Development

DesignReview

Use Permit

Encroachment

Time Extensions

✔

CEQA
Other :________________

PART 2: Project Exemptions

1. Is this a project that creates or replaces less than 10,000 square feet of impervious surface1, including all project
phases and off-site improvements?
Yes

✔

No

1 Impervious surface replacement, such as the reconstruction of parking lots or excavation to roadway subgrades, is not a routine maintenance
activity. Reconstruction is defined as work that replaces surfaces down to the subgrade. Overlays, resurfacing, trenching and patching are
defined as maintenance activities per section VI.D.2.b.

Page 1
PacketVersion
Pg. 555
6/1/2017
8

Project Name

2.

Mill District

Is this project a routine maintenance activity2 that is being conducted to maintain original line and grade,
hydraulic capacity, and original purpose of facility such as resurfacing existing roads and parking lots?
Yes

3.

No

Is this project a stand alone pedestrian pathway, trail or off-street bike lane?
Yes

4.

✔
✔

No

Did you answer "YES" to any of the questions in Part 2?
YES: This project will not need to incorporate permanent Storm Water BMP's as required by
the NPDES MS4 Permit. Please complete the "Exemption Signature Section" on Page 4.

✔

NO: Please complete the remainder of this worksheet.

Part 3: Project Triggers
Projects that Trigger Requirements:
Please answer the following questions to determine whether this project requires permanent Storm Water BMP's
and the submittal of a SW LIDs as required by the NPDES MS4 Permit order No. R1-2015-0030.
1.

Does this project create or replace a combined total of 10,000 square feet or more of impervious surface1
including all project phases and off-site improvements?

✔
2.

Yes

No

Does this project create or replace a combined total or 10,000 square feet or more of impervious streets,
roads, highways, or freeway construction or reconstruction3? ✔ Yes
No

3. Does this project create or replace a combined total of 1.0 acre or more of impervious surface1 including all
project phases and off-site improvements? ✔ Yes
No
4. Did you answer "YES" to any of the above questions in Part 3?

✔

YES: This project will need to incorporate permanent Storm Water BMP's as required by the NPDES MS4
Permit. Please complete remainder of worksheet and sign the "Acknowledgement Signature Section" on
Page 4.

NO: This project will not need to incorporate permanent Storm Water BMP's as required by the NPDES
MS4 permit. Please complete the "Exemption Signature Section" on Page 4.
1 Imprevious surface replacement, such as the reconstruction of parking lots or excavation to roadway subgrades, is not a routine maintence activity.
Reconstruction is defined as work that replaces surfaces down to the subgrade. Overlays, resurfacint, trenching and patching are defined as
maintenance activities per section VI.D.2.b.
2 "Rountine Maintenance Activity" includes activities such as overlays and/or resurfacing of existing roads or parking lots as well as trenching and
patching activities and reroofing activities per section VI.D.2.b.
3 "Reconstruction" is defined as work that extends into the subgrade of a pavement per section VI.D.2.b.

Page 2
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Project Name

Mill District

Part 4: Project Description
square feet
acres

1. Total Project area: 9.73
2. Existing land use(s): (check all that apply)

✔ Commercial ✔ Industrial

Residential

Public

Other

Description of buildings, significant site features (creeks, wetlands, heritage trees), etc.:

See CEQA Project Description.

square feet
acres

3. Existing impervious surface area: 4.96
4. Proposed Land Use(s): (check all that apply)

✔

Commercial

Industrial

✔

Residential

Public

Other

Description of buildings, significant site features (creeks, wetlands, heritage trees), etc.:

See CEQA Project Description.

5. Existing impervious surface area: 5.93
Proposed

square feet
acres

Page 3
6/1/2017 Version 8
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Project Name

Mill District

Acknowledgment Signature Section:
As the property owner or developer, I understand that this project is required to implement permanent Storm Water Best
Management Practices and provide a Storm Water Low Impact Development Submittal (SW LIDS) as required by the City's
National Pollutant Discharge Elimination System (NPDES) Municipal Separate Storm Sewer Systems (MS4) Permit Order
No. R1-2015-0030. *Any unknown responses must be resolved to determine if the project is subject to these
requirements.

________________________________

_________________________

Applicant Signature

Date

Exemption Signature Section:
As the property owner or developer, I understand that this project as currently designed does not require permanent
Storm Water BMP's nor the submittal of a Storm Water Low Impact Development Submittal (SW LIDS) as required by the
City's National Pollutant Discharge Elimination System (NPDES) Municipal Separate Storm Sewer Systems (MS4) Permit*.
I understand that redesign may require submittal of a new Determination Worksheet and may require permanent Storm
Water BMP's.

__________________________________

_________________________

Applicant Signature

Date

* This determination worksheet is intended to satisfy the specific requirements of “ORDER NO. R1-2015-0030, NPDES

NO. CA0025054 NATIONAL POLLUTANT DISCHARGE ELIMINATION SYSTEM (NPDES) PERMIT AND WASTE DISCHARGE
REQUIREMENTS FOR DISCHARGES FROM THE MUNICIPAL SEPARATE STORM SEWER SYSTEMS.” Additional design
requirements imposed by Governing Agencies, such as local grading ordinances, CAL Green, CEQA, 401 permitting,
and hydraulic design for flood control still apply as appropriate. Additionally, coverage under another regulation
may trigger the requirement to design in accordance with the Storm Water LID Technical Design Manual.

Implementation Requirements: All calculations shall be completed using the "Storm Water Calculator" available
at: www.srcity.org/stormwaterLID
Hydromodification Control/100% Volume Capture: Capture (infiltration and/or reuse) of 100% of the volume of runoff
generated by a 1.0" 24-hour storm event, as calculated using the "Urban Hydrology for Small Watersheds" TRͲ55 Manual
method. This is a retention requirement.
Treatment Requirement: Treatment of 100% of the flow calculated using the modified Rational Method and a known
intensity of 0.20 inches per hour.
Delta Volume Capture Requirement: Capture (infiltration and/or reuse) of the increase in volume of storm water due to
development generated by a 1.0" 24-hour storm event, as calculated using the "Urban Hydrology for Small Watersheds"
TRͲ55 Manual method. This is a retention requirement.
Page 4
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STORM WATER CALCULATOR

Site Information:

Project Name: Mill District

Mean Seasonal Precipitation (MSP) of Project Site:
K=MSP/30
K=

Address/Location: Healdsburg, CA

40.00 (inches)
1.33

Based upon the pre and post development
impervious area, the post construction BMP
requirement is:

Designer: Taylor Banfield
Date: 8/3/2018

100% Capture & Treatment

216,155.0 ft2
258,355.0 ft2

Impervious area - pre development:
Impervious area - post development:

Summary of Saved BMP Results:
BMP Design Results
Tributary Area

BMP ID:

Tributary
Area (ft2.)

Runoff
Reduction
Measures
(Y/N)

Requirements

Type of Requirement Met

Hydromodification
Control

Percent
Achieved

Required
VHydromod
(ft3)

Flow Base Treatment

Required
Q
Achieved Treatment
3
(ft )
(cfs)

1

RG-1

54,073

Yes

Hydromod Volume Capture

Type of BMP Design
Priority 1: P1-02 Roadside Bioretention - No Curb and Gutter

2

RG-2

51,821

Yes

Hydromod Volume Capture

Priority 1: P1-02 Roadside Bioretention - No Curb and Gutter

106.1 ######## ########

3

RG-3

19,517

Yes

Hydromod Volume Capture

Priority 1: P1-02 Roadside Bioretention - No Curb and Gutter

157.2 ######## ########

4

RG-4

14,856

Yes

Hydromod Volume Capture

Priority 1: P1-02 Roadside Bioretention - No Curb and Gutter

131.7 ######## ########

5

RG-5

78,549

Yes

Hydromod Volume Capture

Priority 1: P1-02 Roadside Bioretention - No Curb and Gutter

108.5 ######## ########

6

RG-6

39,539

Yes

Hydromod Volume Capture

Priority 1: P1-02 Roadside Bioretention - No Curb and Gutter

203.5 ######## ########

Delta Volume Capture

Achieved Required Achieved
(ft3)
Vdelta (ft3)
(ft3)

59.0 ######## ########

7
8
9
10
11
12
13
14
15
16
17
18
19
20
21
22
23
24
25
26
27
28
29
30

klhj

Release 8 Draft Rev. 5
8/3/2018
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Project Name: Mill District
BMP ID: RG-1

BMP Design Criteria: 100% Capture & Treatment
Type of BMP Design: Priority 1: P1-02 Roadside Bioretention - No Curb and Gutter
BMP's Physical Tributary Area:
Description/Notes:

54,073.0 ft2

Runoff Reduction Measures

Resulting reduced Tributary Area used for BMP sizing =
Total Runoff Reduction Measures =

51,673.0 ft2
2,400.0 ft2

Interceptor Trees
Number of new interceptor Evergreen Trees :
Number of new interceptor Deciduous Trees :
Square footage of qualifying existing tree canopy:

0
24
0.0 ft2

Total Number of New trees in BMP Tributary Area:

24

Disconnected Roof Drains
Select disconnection condition: Select disconnection condition
Disconnected Roof Drains Method 1
Roof area of disconnected downspouts:

0 ft2

Disconnected Roof Drains Method 2
Percent of rooftop area:
Select Density:

0 %
1 Units per Acre

Paved Area Disconnection
Paved Area Type: Porous Pavement
Alternatively designed paved area:
0.0 ft2
Buffer Strips & Bovine Terraces
Area draining to a Buffer Strip or Bovine Terrace:

0.0 ft2
VHYDROMOD =

4,807.14 ft3

Percent of Goal Achieved =

58.95 %

Hydromodification Requirement: 100% Volume Capture; VHYDROMOD
Post development hydrologic soil type within tributary area: D: 0 - 0.05 in/hr infiltration (transmission) rate

Post development ground cover description: Impervious - Paved Parking, Rooftop, Driveways
CNPOST :
98
User Composite post development CN:
0.0

BMP Sizing Tool: Hydromodification Requirement
BMP Volume
Below Ground

Porosity:
Depth below perforated pipe if present:
Width:
Length:
Area:

0.30
4.00
0.00
0.00
1,667.00

Ponded
Water Above
Ground

ft
ft
ft
2
ft

Depth:
Width:
Length:
Area:

0.50
0.00
0.00
1,667.00

ft
ft
ft
2
ft

Remaining volume
capture through
2,000 cubic feet
capacity rainwater
harvesting tank.

Release 8 Rev. 5
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Project Name: Mill District
BMP ID: RG-2

BMP Design Criteria: 100% Capture & Treatment
Type of BMP Design: Priority 1: P1-02 Roadside Bioretention - No Curb and Gutter
BMP's Physical Tributary Area:
Description/Notes:

51,821.0 ft2

Runoff Reduction Measures

Resulting reduced Tributary Area used for BMP sizing =
Total Runoff Reduction Measures =

48,021.0 ft2
3,800.0 ft2

Interceptor Trees
Number of new interceptor Evergreen Trees :
Number of new interceptor Deciduous Trees :
Square footage of qualifying existing tree canopy:

0
38
0.0 ft2

38

Total Number of New trees in BMP Tributary Area:

Disconnected Roof Drains
Select disconnection condition: Select disconnection condition
Disconnected Roof Drains Method 1
Roof area of disconnected downspouts:

0 ft2

Disconnected Roof Drains Method 2
Percent of rooftop area:
Select Density:

0 %
1 Units per Acre

Paved Area Disconnection
Paved Area Type: Porous Pavement
Alternatively designed paved area:
0.0 ft2
Buffer Strips & Bovine Terraces
Area draining to a Buffer Strip or Bovine Terrace:

0.0 ft2

Hydromodification Requirement: 100% Volume Capture; VHYDROMOD

VHYDROMOD =

4,467.39 ft3

Percent of Goal Achieved =

106.13 %

Post development hydrologic soil type within tributary area: D: 0 - 0.05 in/hr infiltration (transmission) rate

Post development ground cover description: Impervious - Paved Parking, Rooftop, Driveways
CNPOST :
98
User Composite post development CN:
0.0

BMP Sizing Tool: Hydromodification Requirement
BMP Volume
Below Ground

Porosity:
Depth below perforated pipe if present:
Width:
Length:
Area:

0.30
4.00
0.00
0.00
2,789.00

Ponded
Water Above
Ground

ft
ft
ft
ft2

Depth:
Width:
Length:
Area:

0.50
0.00
0.00
2,789.00

ft
ft
ft
ft2

Release 8 Rev. 5
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Project Name: Mill District
BMP ID: RG-3

BMP Design Criteria: 100% Capture & Treatment
Type of BMP Design: Priority 1: P1-02 Roadside Bioretention - No Curb and Gutter
BMP's Physical Tributary Area:
Description/Notes:

19,517.0 ft2

Runoff Reduction Measures

Resulting reduced Tributary Area used for BMP sizing =
Total Runoff Reduction Measures =

17,517.0 ft2
2,000.0 ft2

Interceptor Trees
Number of new interceptor Evergreen Trees :
Number of new interceptor Deciduous Trees :
Square footage of qualifying existing tree canopy:

0
20
0.0 ft2

20

Total Number of New trees in BMP Tributary Area:

Disconnected Roof Drains
Select disconnection condition: Select disconnection condition
Disconnected Roof Drains Method 1
Roof area of disconnected downspouts:

0 ft2

Disconnected Roof Drains Method 2
Percent of rooftop area:
Select Density:

0 %
1 Units per Acre

Paved Area Disconnection
Paved Area Type: Porous Pavement
Alternatively designed paved area:
0.0 ft2
Buffer Strips & Bovine Terraces
Area draining to a Buffer Strip or Bovine Terrace:

0.0 ft2

Hydromodification Requirement: 100% Volume Capture; VHYDROMOD

VHYDROMOD =

1,629.61 ft3

Percent of Goal Achieved =

157.21 %

Post development hydrologic soil type within tributary area: D: 0 - 0.05 in/hr infiltration (transmission) rate

Post development ground cover description: Impervious - Paved Parking, Rooftop, Driveways
CNPOST :
98
User Composite post development CN:
0.0

BMP Sizing Tool: Hydromodification Requirement
BMP Volume
Below Ground

Porosity:
Depth below perforated pipe if present:
Width:
Length:
Area:

0.30
4.00
0.00
0.00
1,507.00

Ponded
Water Above
Ground

ft
ft
ft
ft2

Depth:
Width:
Length:
Area:

0.50
0.00
0.00
1,507.00

ft
ft
ft
ft2
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BMP Tributary Parameters
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STORM WATER CALCULATOR

Project Name: Mill District
BMP ID: RG-4

BMP Design Criteria: 100% Capture & Treatment
Type of BMP Design: Priority 1: P1-02 Roadside Bioretention - No Curb and Gutter
BMP's Physical Tributary Area:
Description/Notes:

14,856.0 ft2

Runoff Reduction Measures

Resulting reduced Tributary Area used for BMP sizing =
Total Runoff Reduction Measures =

14,456.0 ft2
400.0 ft2

Interceptor Trees
Number of new interceptor Evergreen Trees :
Number of new interceptor Deciduous Trees :
Square footage of qualifying existing tree canopy:

0
4
0.0 ft2

4

Total Number of New trees in BMP Tributary Area:

Disconnected Roof Drains
Select disconnection condition: Select disconnection condition
Disconnected Roof Drains Method 1
Roof area of disconnected downspouts:

0 ft2

Disconnected Roof Drains Method 2
Percent of rooftop area:
Select Density:

0 %
1 Units per Acre

Paved Area Disconnection
Paved Area Type: Porous Pavement
Alternatively designed paved area:
0.0 ft2
Buffer Strips & Bovine Terraces
Area draining to a Buffer Strip or Bovine Terrace:

0.0 ft2

Hydromodification Requirement: 100% Volume Capture; VHYDROMOD

VHYDROMOD =

1,344.84 ft3

Percent of Goal Achieved =

131.72 %

Post development hydrologic soil type within tributary area: D: 0 - 0.05 in/hr infiltration (transmission) rate

Post development ground cover description: Impervious - Paved Parking, Rooftop, Driveways
CNPOST :
98
User Composite post development CN:
0.0

BMP Sizing Tool: Hydromodification Requirement
BMP Volume
Below Ground

Porosity:
Depth below perforated pipe if present:
Width:
Length:
Area:

0.30
4.00
0.00
0.00
1,042.00

Ponded
Water Above
Ground

ft
ft
ft
ft2

Depth:
Width:
Length:
Area:

0.50
0.00
0.00
1,042.00

ft
ft
ft
ft2
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BMP Tributary Parameters
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STORM WATER CALCULATOR

Project Name: Mill District
BMP ID: RG-5

BMP Design Criteria: 100% Capture & Treatment
Type of BMP Design: Priority 1: P1-02 Roadside Bioretention - No Curb and Gutter
BMP's Physical Tributary Area:
Description/Notes:

78,549.0 ft2

Runoff Reduction Measures

Resulting reduced Tributary Area used for BMP sizing =
Total Runoff Reduction Measures =

76,849.0 ft2
1,700.0 ft2

Interceptor Trees
Number of new interceptor Evergreen Trees :
Number of new interceptor Deciduous Trees :
Square footage of qualifying existing tree canopy:

0
17
0.0 ft2

17

Total Number of New trees in BMP Tributary Area:

Disconnected Roof Drains
Select disconnection condition: Select disconnection condition
Disconnected Roof Drains Method 1
Roof area of disconnected downspouts:

0 ft2

Disconnected Roof Drains Method 2
Percent of rooftop area:
Select Density:

0 %
1 Units per Acre

Paved Area Disconnection
Paved Area Type: Porous Pavement
Alternatively designed paved area:
0.0 ft2
Buffer Strips & Bovine Terraces
Area draining to a Buffer Strip or Bovine Terrace:

0.0 ft2

Hydromodification Requirement: 100% Volume Capture; VHYDROMOD

VHYDROMOD =

7,149.26 ft3

Percent of Goal Achieved =

108.50 %

Post development hydrologic soil type within tributary area: D: 0 - 0.05 in/hr infiltration (transmission) rate

Post development ground cover description: Impervious - Paved Parking, Rooftop, Driveways
CNPOST :
98
User Composite post development CN:
0.0

BMP Sizing Tool: Hydromodification Requirement
BMP Volume
Below Ground

Porosity:
Depth below perforated pipe if present:
Width:
Length:
Area:

0.30
4.00
0.00
0.00
4,563.00

Ponded
Water Above
Ground

ft
ft
ft
ft2

Depth:
Width:
Length:
Area:

0.50
0.00
0.00
4,563.00

ft
ft
ft
ft2
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STORM WATER CALCULATOR

Project Name: Mill District
BMP ID: RG-6

BMP Design Criteria: 100% Capture & Treatment
Type of BMP Design: Priority 1: P1-02 Roadside Bioretention - No Curb and Gutter
BMP's Physical Tributary Area:
Description/Notes:

39,539.0 ft2

Runoff Reduction Measures

Resulting reduced Tributary Area used for BMP sizing =
Total Runoff Reduction Measures =

37,139.0 ft2
2,400.0 ft2

Interceptor Trees
Number of new interceptor Evergreen Trees :
Number of new interceptor Deciduous Trees :
Square footage of qualifying existing tree canopy:

0
24
0.0 ft2

Total Number of New trees in BMP Tributary Area:

24

Disconnected Roof Drains
Select disconnection condition: Select disconnection condition
Disconnected Roof Drains Method 1
Roof area of disconnected downspouts:

0 ft2

Disconnected Roof Drains Method 2
Percent of rooftop area:
Select Density:

0 %
1 Units per Acre

Paved Area Disconnection
Paved Area Type: Porous Pavement
Alternatively designed paved area:
0.0 ft2
Buffer Strips & Bovine Terraces
Area draining to a Buffer Strip or Bovine Terrace:

0.0 ft2
VHYDROMOD =

3,455.04 ft3

Percent of Goal Achieved =

203.51 %

Hydromodification Requirement: 100% Volume Capture; VHYDROMOD
Post development hydrologic soil type within tributary area: D: 0 - 0.05 in/hr infiltration (transmission) rate

Post development ground cover description: Impervious - Paved Parking, Rooftop, Driveways
CNPOST :
98
User Composite post development CN:
0.0

BMP Sizing Tool: Hydromodification Requirement
BMP Volume
Below Ground

Porosity:
Depth below perforated pipe if present:
Width:
Length:
Area:

0.30
4.00
0.00
0.00
4,136.00

Ponded
Water Above
Ground

ft
ft
ft
2
ft

Depth:
Width:
Length:
Area:

0.50
0.00
0.00
4,136.00

ft
ft
ft
2
ft
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1.
TREE PROTECTION CRITICAL ROOT ZONE
ALL CONSTRUCTION ACTIVITY (GRADING, FILLING, PAVING, TRENCHING, BUILDING
DEMOLITION, LANDSCAPING ETC.) SHALL RESPECT THE TPZ AROUND ALL TREES WITHIN THE
VICINITY OF THE PROJECT AREA THAT ARE SELECTED FOR
PRESERVATION TO THE MAXIMUM EXTENT FEASIBLE. EXCEPTIONS TO THIS STANDARD COULD BE
CONSIDERED ON A CASE-BY-CASE BASIS, PROVIDED THAT A TREE PERMIT IS OBTAINED, AND IT IS
DEMONSTRATED THAT AN ENCROACHMENT INTO THE TPZ WOULD NOT CRITICALLY DAMAGE THE
ROOT SYSTEM OR THE HEALTH OF THE TREE.
2.
ARBORIST SUPERVISION AND PRUNING SPECIFICATIONS
ALL NECESSARY TREE WORK SHOULD BE PERFORMED BY AN ISA-CERTIFIED ARBORIST OR
COMPARABLE TREE SPECIALIST. ALL TREE PRUNING TOOLS MUST BE CLEANED PRIOR TO AND
AFTER USE. ALL BRANCHES BEING REMOVED SHALL BE CUT TO, BUT NOT BEYOND, THE BRANCH
COLLAR. ALL PRUNING SHALL BE DONE IN A WAY THAT MAINTAINS THE BALANCE AND
STRUCTURE OF THE TREE. ADDITIONAL SPECIFIC PRUNING PRESCRIPTIONS MAY BE
RECOMMENDED PRIOR TO CONSTRUCTION, AS DETERMINED BY A CERTIFIED ARBORIST, AND
APPROVED BY THE CITY.
3.
TREE PROTECTION FENCING
TEMPORARY PROTECTIVE FENCING SHALL BE INSTALLED AROUND THE TPZ OF EACH
DESIGNATED FOR PRESERVATION PRIOR TO COMMENCEMENT OF ANY CONSTRUCTION
ACTIVITY CONDUCTED WITHIN 25' OF THE TPZ, OF A TREE DESIGNATED FOR
PRESERVATION. THE FENCE SHALL BE PLACED AROUND THE TPZ OR THE EDGE OF
THE CONSTRUCTION ZONE IF THE CONSTRUCTION ZONE ENCROACHES INTO THE TPZ.
THE FENCE SHALL BE CLEARLY MARKED TO PREVENT INADVERTENT ENCROACHMENT
BY HEAVY MACHINERY. SIGNAGE INSTALLED ON THE FENCING SHOULD CLEARLY
INDICATE THAT NO HEAVY EQUIPMENT USE, EXCAVATION, FILL, GRADING, TRENCHING,
MATERIAL STORAGE, VEHICLE PARKING, DISPOSAL, DRAINAGE CHANGES OR OTHER
SOIL DISTURBANCE SHOULD OCCUR WITHIN THE TPZ. ACCESS WITHIN THE FENCED
AREA SHALL BE RESTRICTED, AND FENCING SHALL REMAIN IN A PLACE UNTIL ALL SITE
WORK IS COMPLETED.
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5.
GRADING AND TRENCHING WITHIN TPZS
EXCAVATION, GRADING, OR SOIL DISTURBANCE PROPOSED WITHIN THE TPZ
OF A TREE SELECTED FOR THE PRESERVATION MUST BE APPROVED BY THE CITY AND
A CERTIFIED ARBORIST. WHERE REQUIRED AND ALLOWED, ALL GRADING CUTS OR
TRENCHING WITHIN THE TPZ WILL BE COMPLETED USING HAND OR LIGHT
EXCAVATION (I.E. PNEUMATIC EXCAVATION) METHODS. TRENCHES MAY BE DUG
MANUALLY USING AN AIR SPADE OR APPROVED ROOT PRUNING EQUIPMENT. IF
ENCOUNTERED, ALL ROOTS OVER ONE (1) INCH IN DIAMETER SHOULD BE CLEARLY
CUT PERPENDICULAR TO THE AXIS USING A SHARP HANDSAW. NEVER RIP OR TEAR
ROOTS - CLEAN CUTS WILL ENCOURAGE ROOT REGENERATION. UNDERGROUND
UTILITIES SHOULD BE ROUTED OUTSIDE OF TPZS WHEREVER POSSIBLE. IF UTILITIES
MUST CROSS THE TPZ, THEY SHOULD BE BORED (TUNNELED) UNDER THE ROOT(S)
USING AN AUGER OR DRILL, RATHER THAN TRENCHED, TO AVOID ROOT DISTURBANCE.
RETAINING WALLS OR “TREE ISLANDS” MAY BE NECESSARY AND RECOMMENDED TO MAINTAIN
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INSTALL 8" RECYCLED WATER (PUBLIC)
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Conditional Use Permit

Introduction
The project applicant, Replay Healdsburg, LLC (“Applicant”) has submitted a Tentative Map Application
(TM 2017-01) for the Mill District (the “Project”), which is located at 146 and 164 Healdsburg Avenue,
Healdsburg (“Project”), along with applications for other Project approvals that are specifically
described in the accompanying Project Description. The Project Site is zoned Mixed Use. As part of the
Project approvals, a Conditional Use Permit (“CUP”) is requested for the following uses in an MU
zoning district a) Residential uses as part of a mixed use development and b) Visitor Lodging. Other
uses requiring a CUP, including commercial uses, will be considered in future CUP applications.

Proposed Land Uses

The Project is a sustainable, pedestrian friendly and multi-modal, transit-oriented, mixed-use urban
development that takes advantage of its direct adjacency to Healdsburg Avenue, Healdsburg Transit bus
service, the future SMART Transit Center, and dedicated bike and pedestrian paths parallel to the SMART
rail corridor. The Project will consist of residential uses (up to 208 multi-family units), a 53-room hotel
and hotel amenities, and various commercial uses as either permitted or conditionally permitted uses by
the City’s Land Use Code (“LUC”). Any uses that are proposed as part of the project and that are
conditionally permitted uses under the City’s LUC will be the subject of subsequent CUP applications.
A hybrid block/parcel street system with a tree canopied streetscape provides efficient vehicle access
through the Project. It also provides for a possible vehicular, utility and pedestrian future connection
between Healdsburg Avenue and Adeline Street to the east of the Project.
The Project’s hotel, retail and other commercial uses are primarily located at the northern apex of the
Project, in closest proximity to the southern reach of the downtown core, fronting the new roundabout
and complimentary to the uses in the remainder of the downtown core.
The multi-family residential buildings are designed in response to CHAP’s urban planning principles and a
combination of contemporary market rate, middle income, and affordable housing is proposed.
Structured parking accommodates the majority of the Project’s parking requirement. The use of offstreet surface parking lots is minimized and therefore promotes pedestrian walkability and reduces visual
clutter and impact. On-street parallel parking, will be located along Healdsburg Avenue. Two new city
streets will have parallel parking. A street stubbed to the SMART ROW will have 90 degree parking.
The Project’s network of pedestrian sidewalks and walkways connect to public transit (via public
sidewalks and the Foss Creek Pathway) and open space amenities. The Project will also provide a public
Right of Way to provide vehicular and pedestrian access to the SMART Right of Way. The open space
amenities are consistent with CHAP principles and include pedestrian urban plazas, garden courtyards, a
0.78-acre green open space surrounded by a heritage Redwood grove, a natural adventure play area, and
a community garden.

Overall Project Site Details

The Project will maintain the existing Zoning and General Plan designations and will conform under the
provisions of the Mixed-Use Zoning Code. The Project site encompasses 9.59 acres and the Applicant has
proposed the following:
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Table 1 – Overall Project Site Statistics
Project

Land Use Code Requirements

Program

Up to 146 market units
22 units restricted to 120 – 160%
of AMI
40 affordable units
Total of up to 208 units
Hotel: 53 keys (60,453 sf)
Commercial: 15,000 sf

n/a

Total Site Area

9.59 acres (417,740 sf)

n/a

Residential Density

Density: 21.6 UPA

Allowable Density: 16 UPA x 35%
City density bonus = 21.6 UPA

Commercial Intensity (Floor
Area Ratio)

+/- 0.20 FAR

1.0 FAR

Site Coverage

+/- 40% proposed

60% max

Open Space

+/-420 square feet per dwelling
unit

200 square feet per dwelling unit

Building Height

Varies, up to 50 feet

Adjacent to MU zones – 50 feet;
Adjacent to RM zones – 40 feet

See Density Bonus Application
for waiver
Gross Floor Area

+/- 534,364 sf (hotel, residential,
commercial, parking structure)

n/a

Parking

473 parking spaces, see Project
Description - Section 13.0 and
Exhibit “E” to this application
for Shared Parking request

See LUC section 20.16.150(B)(3)
regarding Shared Parking
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Parcel Details
The Project site is proposed to be subdivided into seven parcels. Table 2 provides details on the phasing,
number of residential units, number of hotel keys, and commercial square footage as it relates to each
parcel. Proposed days and hours of operation, the expected number of employees and patrons or visitors
and other relevant operational aspects (as it relates to the commercial parcels) will be provided in a
subsequent CUP application.
Table 2 – Development Program By Parcel 1
Phase

Lot

Market
Units

Hotel
Rooms

Affordable
Units

Commercial

34

Missing
Middle
Units
1

1

1,2,4,7

53

8,500sf

26
56
30
Up to 146

13
8
22

53

40 units
located on
lot 7
40

2
3
4
Total

2,4,6
3,4,5,6
3,5,6

5,500sf
1,000sf
15,000sf

Requested Conditional Uses
The following uses described in Table 3 are subject to this Conditional Use Permit:

1

The number of units and lot numbers indicated by phases are estimates. The number of units may
vary by as much as fifteen percent (15%) provided that the total number of units shall not exceed 208
and the market units shall not exceed 146.
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Table 3 – Requested Conditional Uses

Proposed Land Use
Residential Uses

Components
Up to 146 market rate units; ranging from studio
units to 4-bedroom flats and townhouses (built in
phases to comply with City’s GMO)

Days/Hrs of Operation
No. of Employees
Not applicable

Source of Allowable Use
Conditionally permitted
(LUC §20.08.155)

22 units restricted to incomes between 120% - 160%
of AMI
Affordable housing that
exceeds LUC inclusionary
requirement
(LUC §20.20.030(B)

40 affordable units; ranging from studio to 3bedroom flats and townhouses
(30 – 80% AMI, and at least 4 units will have 3bedrooms)
Visitor Lodging

53 guest rooms (“keys”); limited food service and
room service for guests (no full-service restaurant)
No designated event space

•

Hotel
Parking

Below grade basement level garage using “stacked
parking” design and operated by valet parking
service

7 days/week; 24 hrs/day;
Number of employees to be
included in the major design
review

Conditionally permitted
(LUC §20.08.155)
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Table 4 - Requirement for Conditional Use Permit
As per Land Use Code 20.28.155, the following details can be found as indicated below:
Requirement
A. Name, address, phone and fax number of the applicant.

B. Statement that the applicant is the owner or the authorized agent
of the owner of the property on which the conditional use is proposed
to be located.
C. Address or description of the property.

D. Statement indicating the precise manner of compliance with each
of the applicable provisions of this Title, together with any other data
pertinent to the findings prerequisite to the granting of a conditional
use permit.
E. A complete written description of the proposed use of the property
or structures, such as nature of the proposed conditional use,
expected days and hours of operations, expected number of
employees and patrons or visitors, signs to be erected. Additional
information may be requested by the Planning and Building
Department in order to completely evaluate the proposed conditional
use.

F. The following plans or drawings:
1. An accurate scale drawing of the site showing the topographic
contours of the site at intervals at not more than five (5) feet,
extending for a distance not less than fifty (50) feet from the
exterior boundaries of the subject site, as well as existing and
proposed locations of streets, property lines, land uses, trees,
structures, driveways, pedestrian walks, off-street parking and
loading facilities, and landscaped areas.

Provided
See Planning Permit
Application CUP 2017-12 on
file with Planning
Department
See Planning Permit
Application CUP 2017-12 on
file with Planning
Department
See Planning Permit
Application CUP 2017-12 on
file with Planning
Department
See Project Compliance
Statement, attached as
Attachment A, to this
application
See Table 3 and Mill District
Project Description
- Section 8.0
(Proposed Land
Uses)
- Section 8.1
(Residential Housing)
- Section 8.2
(Inclusionary
Housing)
- Section 8.3 (Visitor
Lodging)
- Section 8.4 (Mixed
Use)
1. C4 and E1 Sheet of
Tentative Map
Application TM
2017-01
2. To be provided in
subsequent CUP
application

Attachment: Attachment 10 - Project CUP consolidated - December 2018_REVISED (2305 : Mill District Tentative Map and Development

Mill District

Packet Pg. 579

3.A.k

2. Floor plans, drawn to scale, of buildings and structures to be
included as part of the proposed conditional use permit, including
any alterations to existing structures.
3. Architectural elevations of any new construction proposed as part
of the conditional use permit application.
4. The Planning and Building Director may authorize omission of any
or all of the plans and drawings required by this section if they are
not necessary to enable the Commission to determine whether
the proposed use will comply with each of the applicable
provisions of this Title.
G. Applicable fees as required by resolution of the City Council.

Conditional Use Permit

3. To be provided in
subsequent CUP
application
4. N/A

Submitted with CUP
application (Major CUP $2,470)
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Attachment A -- Project Compliance Statement

A. Proposed residential use
- Up to 146 Market Rate Multi-family units (for sale)
- 22 middle income multi-family units (120% - 160% AMI)
- 40 deed-restricted affordable multi-family units (for rent, 30-80% AMI)
The subject property is designated as “Mixed Use” (MU) in the Healdsburg General Plan and is located in
a Mixed-Use District in the City’s Land Use Code (“LUC”). Residential uses in a Mixed-Use project are
conditionally permitted. Further, the subject property is located within a special plan area, the Central
Healdsburg Avenue Plan (“CHAP”).
To approve a conditional use permit for these residential uses, the proposed location and operation of
the residential use must be in accord with the Healdsburg General Plan and any applicable specific or
area plan, which in this case is the CHAP. A complete and detailed listing of how the proposed project
implements General Plan and CHAP objectives can be found in the Project Description (“PD”) on pages
18 – 22. The General Plan goals, policies and objectives that are applicable to the proposed residential
uses are listed below, along with the project features, which are further described in the PD, that
respond to those items:
GOAL H-A Maximize opportunities for the development of a variety of housing types to
accommodate anticipated growth, facilitate mobility within both the ownership and rental markets,
and encourage a diverse community.
The project provides up to 146 “for sale” multifamily market rate units, 22 middle income multifamily
units, and 40 deed-restricted affordable “for rent” units. The market rate units will range in size from
approximately 500 square feet to 3,100 square feet, providing diversity in unit size and purchase price
and are subject to change based on market conditions. The deed-restricted affordable “for rent” units
will range from studio to 3-bedroom units and will be located adjacent to market rate units on the
project site. (See PD, pp. 8 and 9)
H-A-2 Encourage residential projects to develop at the higher end of the allowable density range.
The allowable density in a MU District is 16 units per acre. The project proposes a density that is in
excess of the allowable density (approximately 21.6 units per acre); in order to conform with regulatory
requirements, the project will seek a density bonus to allow the slightly higher density. (See PD, p. 9)
H-A-6 Encourage the retention and development of rental units.
The project proposes a minimum of 26% of the residential units will be “for rent”. (See PD, Table 8.1, p.
9)
H-A-8 Encourage residential development in the Central Healdsburg Avenue Special Study Area
consistent with the vision in the Central Healdsburg Avenue Area Plan.
The residential portion of the project is consistent with a guiding principle of the CHAP, namely to foster
a diversity of housing options within the Plan area. The project proposes to promote an organic growth
of residential products over time, rather than at the very beginning of the project. Among other things,
this will allow for flexibility in future phases of the residential portion of the project as the City’s Design
Review Guidelines evolve. (See PD, p. 21)
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GOAL H-C Facilitate the provision of affordable housing for those who live and work in Healdsburg.
The project will provide preference to current City residents and/or employees to occupy the affordable
housing units, in accordance with the City’s local preference policy. (See PD, p. 9)
H-C-2 Work with non-profit organizations to benefit from their expertise and the resources available
to them for the development of affordable housing and its ongoing support.
The project proposes to “partner” with a proven non-profit affordable housing developer to own,
design, operate and manage the affordable housing component. (See PD, p. 9)
H-C-8 Strive to provide housing opportunities that are affordable to the local workforce.
The project proposes to target all 40 affordable units to “very low” and “low” income households (i.e.,
30% - 80% of area median income) and to extend a preference to current City residents and employees,
in accordance with City policy. (See PD, p. 9) An additional 22 units will be targeted for incomes
between 120% - 160% AMI.
GOAL H-G To promote energy conservation in residential development and reduce greenhouse gas
emissions.
All residential units will be constructed utilizing the requirements of CalGreen, LEED and other
sustainable codes and programs to promote energy conservation and to minimize greenhouse gas
emissions. (See PD, pp. 13 and 14)
The “Vision” for the CHAP is “To create a distinct district that connects to, but is differentiated from, the
existing downtown.” (CHAP, p. 18). The proposed project respects and preserves the City’s history by
creating a distinct “Mill District” model that differentiates it from the existing downtown area by
incorporating features from the former mill operation into the project design. It also provides
pedestrian linkages to the downtown area and the City Plaza for residents and visitors. (See PD, pp. 4) In
contrast to the downtown core which is primarily commercial uses, this area is predominantly
residential with only supporting commercial uses.
The CHAP favors residential types that capitalize on Healdsburg’s high quality of life and the Plan area’s
proximity to downtown shopping and restaurants, including housing for full-time and/or part-time
residents, and encourages townhouses or multi-family units. (CHAP, p. 24)
The proposed project provides a mix of market rate multi-family units, deed-restricted multi-family
units, and affordable rental units, a mix that is diverse, economically viable and assists the City in
realizing its affordable housing goals. (See PD, p. 9)
Approval of a conditional use permit for the proposed residential uses requires that the project be
consistent with the applicable development standards of the LUC. The development standard for
residential dwellings in a MU District requires that a minimum of 200 square feet of usable open space
be provided per dwelling, a total of 0.86 acres. (LUC section 20.08.175(B)). Required open space may
be either “common” or “private”. (LUC sections 20.20.015 and 20.08.175(B)(1)). The Planning
Commission may reduce or waive this requirement in consideration of open space or recreational
facilities that are available within reasonable proximity. (LUC section 20.08.175(B)). The proposed
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project includes a 0.78-acre park, central courtyards, an orchard, a community garden, and an
adventure play area for an approximate total of 420 square feet of open space per unit. In addition, the
residential components of the project will include pedestrian walkways, benches, raised planter
landscaped areas and private residential patios. (See PD, pp. 10 – 11). The combination of public and
private open space meets the usable open space requirement.
Minimum development standards for a project in a MU District include a minimum lot area of 20,000
square feet, lot dimensions of 100 feet (width) by 120 feet (depth), and 10-foot side yard, corner, and
rear setbacks for residential uses. Maximum floor area ratio (“FAR”) is 100% and maximum site
coverage over the entire project site is 60%. The proposed project has seven parcels, or lots, each of
which has an area that exceeds 20,000 square feet and each of which has lot dimensions that are larger
than 100 feet by 120 feet. The project FAR is anticipated to be +/- 0.20 and actual site coverage for
project site is anticipated to be approximately 40%. (See PD, Table 14.2, p. 17)
Finally, the approval of a conditional use permit for the proposed residential uses requires that the
location of the conditional use and the conditions under which it would be operated and maintained
will not be detrimental to public health and safety or materially injurious to uses, properties or
improvements in the vicinity. The location of the proposed project is on a former industrial site that is
surrounded by other non-residential uses and residential uses. The project site is currently served by
existing water, sewer, storm water, electricity, and natural gas services / hook-ups. There are on-site
existing surface and subsurface storm water drainage systems and structures. The project site is
bordered by railroad right of way (north), Healdsburg Avenue (west), commercial development (east),
and Exchange Avenue (south). The developments to the west include various businesses including
Healdsburg Veterinary Hospital, Bright Event Rentals, Parish Café, Oui Catering, Singletree Café, the Mill
Street Antique Plaza, Residential, and Elephant In The Room a wine and beer bar. The developments to
the east are the Double-O-Mini Storage facility and Windsor Wine Storage, both of which are currently
zoned Multifamily Residential and would be a consistent compatible use if redeveloped (See City of
Healdsburg Zoning Map). Immediately adjacent to the south is a McDonald’s Restaurant and its
associated parking lot. (See PD Exhibits 1.4 and 1.5). There is nothing in the development or operation
of the proposed project that would be injurious to uses, properties or improvements in the vicinity of
the project site. The site has undergone environmental site assessment in accordance with applicable
standards promulgated by the U.S. Environmental Protection Agency and that assessment concluded
that the project site is not a hazardous site. (See PD, p. 5). The project will be constructed and operated
consistent with the objectives of the City’s General Plan and the CHAP (see PD, pp. 4 and 5) and in
accordance with all conditions of approval and mitigation measures imposed through environmental
review under the California Environmental Quality Act. All of these project characteristics will allow the
project to be constructed and operated in a manner that will not be detrimental to public health and
safety.

B. Proposed visitor lodging use
- Hotel with 53 guest rooms; valet parking on basement level
- Approx. 8,500 square feet of commercial uses (subject to subsequent CUP)
Visitor lodging in a Mixed-Use Zone is a conditionally permitted use. To approve a conditional use permit
for visitor lodging, the proposed location and operation of the visitor lodging use must be in accord with
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the Healdsburg General Plan and any applicable specific or area plan, which in this case is the CHAP.
The General Plan goals, policies and objectives that are applicable to the proposed visitor lodging are
listed below, along with the project features that respond to those items:
(1) ED-A-1 Support businesses that create and maintain a diversity of jobs. And (2) ED-A-2 Support
efforts to facilitate the hiring of individuals seeking employment and those recruiting workers for
employment.
Both the creation and the operation of the hotel will provide a wide range of employment opportunities,
including engineering, electrician, construction, financial services, hospitality, maintenance, food
service, and parking attendants.
ED-A-4 Encourage businesses that generate revenues such as transient occupancy tax and sales tax,
in addition to property taxes, in order to support city services.
The proposed hotel will contribute directly to transient occupancy taxes and will attract visitors who
will likely provide sales tax revenue to the City. Both of these features will support city services and
contribute to the overall soundness of the City’s economy. (See PD, p. 19)
ED-B-2 Seek to provide a diversity of uses within the downtown that serve both residents and
visitors and avoid an over-concentration of a single type of use.
While not specifically located in the area described as “the downtown”, the hotel is located within easy
walking distance (approximately two blocks) of the City Plaza. The proposed project includes a mix of
uses that are intended to serve residents (residential and commercial uses) and visitors (hotel and
commercial uses), and also includes open space uses (a 0.78-acre park, an adventure play area, a
community garden, public plaza spaces and outdoor seating and dining areas) all of which contribute
to a sense of community and “space” that avoids an over-concentration of a single type of use. (See
PD, pp. 4 and 7)
The CHAP supports visitor-serving uses such as hotel, retail and restaurants that build on the growing
importance of the city as a food and wine destination. “The success of lodging, retail and restaurants in
the downtown indicates that there is pent up demand for additional visitor-serving uses. These kinds of
uses will be more likely to succeed if a larger property is redeveloped to include on-site amenities and
retail (as opposed to a hotel alone).” (CHAP, p. 24). The proposed project responds specifically to the
elements of the CHAP that suggest the Plan Area is ideally suited for development that provides visitorserving uses combined with much needed multi-family housing. The project promotes city-centered
growth that will redevelop a former large industrial site with compact and efficient mixed-use
development that includes a hotel, and other on-site amenities, including small retail businesses, a 0.78acre park, community gardening and other recreational activities. (See PD, p. 4)
The CHAP also includes in its stated objective a plan to promote the revitalization and economic vitality
of existing and future planned uses in the Plan area by encouraging the kind of new development that
supports a healthy community and reduces blight. The existing abandoned industrial site and
abandoned hotel that are the location of the proposed project currently constitute a major source of
blight in the entryway to the City’s downtown area. The statement of objectives for the project includes
design and construction elements, which include the new hotel, that will (1) beautify and enhance the
image of Central Healdsburg Avenue as a primary entryway and corridor used by visitors and residents,
and (2) promote the revitalization and economic vitality of the CHAP area through the kind of

Attachment: Attachment 10 - Project CUP consolidated - December 2018_REVISED (2305 : Mill District Tentative Map and Development

Mill District

Packet Pg. 584

3.A.k

Conditional Use Permit

development that supports a healthy community and reduces blight. (See PD, p. 4). The architectural
design of the hotel respects the past by incorporating features of the former lumber mill (e.g., sawdust
collector, large kiln fans, and large timber planks) while utilizing contemporary forms and building
systems that provide visual appeal and contribute to the “Mill District” neighborhood. (See PD, pp. 4
and 10)
The CHAP identified market forces that would tend to favor visitor-serving uses such as a hotel and
supporting retail and restaurants that build on the growing importance of the city as a food and wine
destination. The “market force” analysis indicated that the success of lodging, retail and restaurants in
the downtown showed pent up demand for additional visitor-serving uses. The CHAP also pointed out
that these kinds of uses will be more likely to succeed if a larger property is redeveloped to include onsite amenities and retail (as opposed to a hotel alone). While the hotel is an important element of the
proposed project and is included to respond to the identified “pent up demand for additional visitorserving uses”, as well as to support the project’s economic viability, this is a true “mixed use” project
that features dense residential development along with a significant commercial component, including
on-site amenities and retail services. (See PD, pp. 4 and 10)
The CHAP describes the “mixed use” (MU) designation as providing for nonresidential uses, including
retail, office, services, visitor accommodations, public and quasi-public uses when compatible with the
overall purpose and character of the designation, and similar and compatible uses that serve residents
and/or visitors in a manner that does not undermine the role of the downtown as the commercial
center of Healdsburg. The proposed uses in this project are intended to be complimentary to the
existing uses in the “downtown core”. The project includes pedestrian and bicycle linkages between the
project site and the “downtown” and the Plaza to promote activity in the commercial center of the City.
(See PD, pp. 4 and 7)
Development standards for a project in a MU District include a minimum lot area of 20,000 square feet,
lot dimensions of 100 feet (width) by 120 feet (depth), and 0 feet side yard, corner, and rear setbacks for
non-residential uses. Maximum floor area ratio (“FAR”) is 100% and maximum site coverage over the
entire project site is 60%. The hotel parcel (Parcel 1) has an area that exceeds 60,000 square feet and
the FAR for the total project site is +/- 0.20. Actual site coverage for hotel parcel is anticipated at +/20,363 square feet, or 40.3%. (See PD, Table 14.2, p. 17)
Building heights in a MU District are limited to 50 feet except where a structure abuts or is directly
across a street/alley from a site zoned for multi-family housing as a permitted use, where the building
height limitation is 40 feet. City staff confirmed that the Land Use Code can be interpreted to allow for
a fifty-foot building height in a MU zoning district for the hotel without the need for a density bonus or
concession. Other buildings within the project will be subject to a waiver as identified in the density
bonus application.
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Finally, the approval of a conditional use permit for the proposed visitor serving use requires that the
location of the conditional use and the conditions under which it would be operated and maintained
will not be detrimental to public health and safety or materially injurious to uses, properties or
improvements in the vicinity. The location of the proposed hotel is on a former industrial site that is
surrounded by non-residential uses. The hotel site is bordered by railroad right of way (north) and
Healdsburg Avenue (west). The remainder of the hotel perimeter is bordered by the project site. (See PD
Exhibits 1.4 and 1.5). There is nothing in the development or operation of the proposed hotel that
would be injurious to uses, properties or improvements in the vicinity of the hotel parcel. The hotel
parcel (and the entire project site) has undergone environmental site assessment in accordance with
applicable standards promulgated by the U.S. Environmental Protection Agency and that assessment
concluded that the hotel parcel is not a hazardous site. (See PD, p. 5). The hotel will be constructed and
operated consistent with the objectives of the City’s General Plan and the CHAP (see PD, pp. 4 and 5) and
in accordance with all conditions of approval and mitigation measures imposed through environmental
review under the California Environmental Quality Act. The hotel design characteristics will allow the
hotel to be constructed and operated in a manner that will not be detrimental to public health and
safety.

C. Proposed commercial uses, including retail trade
An important component of the proposed mixed-use project will be the commercial elements, including
retail trade businesses. The commercial portion of the project will occupy approximately 15,000 square
feet. The specific commercial uses have not been identified at this time. Future commercial tenants
(and all associated uses) will be required to conform to either “permitted” or “conditionally permitted”
uses that are allowed within a MU District. (See PD, p. 10).
Development of the above-described commercial uses is anticipated to occur in “phases”, and such uses
that are “conditionally permitted” under the City’s LUC will be the subject of subsequent applications for
CUP.
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Attachment B – Overall Illustrative Site Plan
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Mill District
Attachment C – Parcel Plan
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Mill District
Attachment D – Land Use Plan
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Mill District
Attachment E – Shared Parking Request

Attachment: Attachment 10 - Project CUP consolidated - December 2018_REVISED (2305 : Mill District Tentative Map and Development

3.A.k

Conditional Use Permit

Packet Pg. 593

19

3.A.k

December 7, 2018
Maya DeRosa, Planning and Building Director
City of Healdsburg
Sent via e-mail transmission: mderosa@ci.healdsburg.ca.us
Re: Mill District Project “Shared Parking Analysis” Request
Dear Maya,
At the recent Planning Commission meetings regarding the Mill District project (“the Project”), there was
discussion about parking issues. We believe that the issues raised at the Planning Commission meetings
have been addressed by an analysis of parking requirements for the Project (“Shared Parking Analysis”)
that was prepared by W-Trans as part of its overall “Traffic Impact Study of the Mill District”, dated
October 16, 2017, as amended on December 11, 2018. The Shared Parking Analysis used a “shared
parking” methodology that was peer reviewed and accepted by Walker Parking Consultants, a local
parking design firm retained by the City to conduct a peer review.
The parking analysis prepared by W-Trans (“Shared Parking Analysis”) relied on established
methodologies, as well as the City’s Land Use Code (section 20.16.150(B)(3)) and the Central Healdsburg
Avenue Plan (the “CHAP”). 1 The CHAP references a goal to “achieve the shared vision of a pedestrianfriendly environment by reducing the overall area required for parking through more efficient utilization
of shared and on-street parking facilities.” (See CHAP, p. 61). The CHAP also indicates that shared parking
facilities in mixed use areas of the Plan are encouraged: “Because multiple users would share them,
shared parking facilities would be more efficiently used, with a higher rate of occupancy, and demand
could be served by a lower overall area devoted to parking.” (CHAP, p. 61)

The Shared Parking Analysis that was prepared by W-Trans was updated in December of 2018 to reflect proposed changes to
the Project. The Addendum shows an increased supply of parking spaces (from 432 to 473) as a result of the proposed
changes to the Project. A copy of the W-Trans Addendum is submitted with this request.

1
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The CHAP then cites to the section of the City’s Land Use Code (cited above) that provides as follows:
“Shared Parking. The number of required parking spaces for multiple land uses on a site may be
reduced by the planning and building director in the event it is determined that shared use of the
same parking facilities can occur at differing times of the day and/or days of the week. Requests
for shared parking reductions may be made to the planning and building department in writing
and shall be accompanied by a shared parking analysis completed and signed by a registered
traffic engineer indicating that no adverse effects would result from the shared use of parking
spaces.” (emphasis added)
The Shared Parking Analysis, including the Addendum, made the following two conclusions:
1. The parking demand, using ULI parking rates, shared parking methodology, is 439 spaces with
further reduction to 419 if two car share vehicles were provided. The Project is providing 473
parking spaces, a surplus of 34 parking spaces or 54 parking spaces if two car share vehicles were
provided.
2. There are no anticipated adverse effects that would result from the shared use of parking
spaces in accordance with the CHAP document.
Based on the analyses and the conclusions of the Shared Parking Analysis and the Addendum, we request
that you approve a reduction in the number of required parking spaces for the Project, consistent with
the CHAP and the City’s Land Use Code, to match the number of spaces described in the Addendum to
the Shared Parking Analysis. Not only is the requested action authorized by the City’s Land Use Code, a
statement from the staff report (“Staff Report”) that you approved for the April 24, 2018 Planning
Commission meeting acknowledges our prior request, which reads in relevant parts as follows:
“…a shared parking study has been prepared. Pursuant to the LUC Section 20.16.150(B)(3), and
CHAP page 61, the applicant has requested that the Planning Director allow a reduction in the
required number of parking spaces for the Mill District project based on the shared parking
analysis prepared by W-Trans, … [which] demonstrated that shared use of the same parking
facilities can occur at differing times of the day and …concluded that no adverse effects would
result from the shared use of parking spaces.” (emphasis added)
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We originally made this request last December in a letter from me (see staff report, above, and attached
letter), but we were directed by your department to simply include a copy of our request as an
attachment to our CUP application, which we did. Since no action was taken on the CUP, apparently no
action has been taken on our previous request. But it seems clear that you have the authority to approve
a request for reduced parking spaces if a “shared parking analysis” satisfies the criteria of the LUC Section
20.16.150(B)(3). As indicated in the Staff Report, the Shared Parking Analysis satisfies that criteria.
Further, the request for a reduction in required parking spaces based on a shared parking plan is
consistent with the CHAP. Neither the Land Use Code nor the CHAP indicates the need for Planning
Commission action to approve such a request.
Can you please provide us with a response to this request at your earliest convenience? Thank you for
your consideration of this request and anticipated cooperation.

Sincerest regards,
David Hill

Attachment: Previous request letter
Addendum to Traffic Impact Study from W-Trans
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Replay Destinations
631 Center Street
Healdsburg, CA, USA
95448
December 22, 2017
Planning & Building Department
434 Allan Court
Healdsburg, CA, USA
95448
Attention: Maya DeRosa, Planning & Building Director
Dear: Ms. DeRosa
Per LUC 20.16.150 B (3), Replay Healdsburg formally requests a reduction in the required number of
parking spaces for the Mill District project based on the shared parking analysis prepared by Dalene J.
Whitlock of W-Trans, a registered traffic engineer, dated October 16, 2017 (“W-Trans Traffic
Report”). The W-Trans Traffic Reports was submitted by Replay with the project Tentative Map
application and Project Description. The W-Trans Traffic Report demonstrated that shared use of the
same parking facilities can occur at differing times of the day and different days of the week, and
concluded that no adverse effects would result from the shared use of parking spaces.
Sincerely,
David Hill
Managing Director

23
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December 11, 2018
Mr. David Hill
Replay Healdsburg, LLC
190 Pine Grove Road, Suite 204
Steamboat Springs, CO 80487

Addendum to Parking Analysis in the Traffic Impact Study for the Mill
District
Dear Mr. Hill;
The Mill District project has been subject to some changes since W-Trans completed the project’s traffic impact
study on March 1, 2018. The changes affect the housing units and the type of retail, though the amount of retail
space did not change. The following information supplements or replaces information in the parking analysis
chapter of the Traffic Impact Study for the Mill District (TIS) resulting from changes to the project description. It is
noted that the underlying assumptions and methodologies remain the same and so are not repeated here.

Changes to the Project Description
The project as evaluated in the TIS included 140 condominiums, 48 apartments, a 53-room hotel, 12,500 square
feet of retail space, and a 2,500 square foot tavern. Under the Full Buildout scenario, the project was expected to
generate 1,830 daily trips, including 121 trips during the a.m. peak hour and 138 trips during the p.m. peak hour.
The revised project description now consists of a 53-room hotel, 15,000 square feet of retail space, and 208
residential units. As proposed, Phase 1 includes 34 condominiums, 41 apartment units, the 53-room hotel, and
8,500 square feet of commercial space. Phase 2 consists of 26 condominiums and 5,500 square feet of retail space.
Phase 3 is to be comprised of 56 condominiums, 13 apartment units, and 1,000 square feet of commercial space,
while Phase 4 is to include 38 condominiums.

Parking Evaluation
Proposed Parking Supply
The project as proposed includes a total of 473 spaces, comprised of 379 reserved spaces allocated to the hotel
and residential units, and 94 shared spaces for residential overflow, residential guests, and retail patrons. A total
of 41 reserved spaces will be constructed in surface parking lots, while the remaining 338 reserved spaces will be
constructed within parking garages. The 94 shared spaces will be comprised of 19 garage spaces and 75 new onstreet parking spaces. The breakdown of parking spaces allocated to each land use including reserved and shared
spaces is shown in Table 13a.
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Table 13a – Proposed Parking Supply
Land Use

Units

Proposed Parking Supply
Reserved

Condominiums

154 du

280

Apartments

54 du

54

Hotel

53 rooms

45

Hotel Spa

2.775 ksf

0*

Retail

15.0 ksf

-

Total Parking Proposed
Notes:

Shared

379

94

94

du = dwelling unit; ksf = 1,000 square feet; * = parking for the spa is
included in the hotel supply

Zoning Code Parking Requirements
Based on the parking requirements for land uses as contained in the City’s zoning code, the revised project would
be required to provide a total of 580 parking spaces. It is noted that the hotel spa was conservatively treated
separately to ensure adequate parking for the hotel component of the project. The proposed supply of 473
parking spaces would fall approximately 18 percent short of meeting this requirement. It is important to note that
for uses not specified in their parking requirement table, the City of Healdsburg Municipal Code requires that
parking be provided based on the most similar specified use. While a hotel may include event space, as that is not
specifically included in the description for a hotel, the parking requirement for this use was assumed to be based
on that for places of public assembly. For the purposes of this analysis, it is understood that the hotel would not
include an event space, thus no associated parking demand was assumed. Similarly, it was assumed that the hotel
would not have a restaurant, so parking demand associated with a restaurant was also not included in the analysis.
A summary of the required parking by land use is shown in Table 13 (Updated) for reference.
Table 13 – Parking Requirements per City of Healdsburg Municipal Code (Updated)
Land Use

Units

City Requirements
Rate

Spaces Required

154 du

2.0 per unit + 1.0 guest space per 3 dwelling units

359

54

1.5 per unit + 1.0 guest space per 3 dwelling units

99

Hotel

53 rooms

1.0 per guest room (or 2 beds) + 1.0 for each 2
employees

63*

Hotel Spa

2.775 ksf

1.0 per 300 sf

9

Retail

15.0 ksf

1.0 per 300 sf

50

Condominiums
Apartments

Total Parking Required
Notes:

580

du = dwelling unit; ksf = 1,000 square feet; *20 employees assumed

ULI Shared Parking Methodology Aggregate Parking Demand
The ULI shared parking methodology focuses on temporal data, determining when the overall peak demand for
various land uses occurs, including what time of day, whether it is a weekday or weekend. The recommended
parking supply is then tied to that maximum demand period. The ULI model considers the proposed mix of land
uses, including intensities of each type of use.
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The ULI shared parking model separately considers the hourly parking demand created by hotel guests,
employees, restaurants/lounges, and meeting rooms. To calculate the anticipated parking demand, the ULI
shared parking methodology utilizes several sources, including ITE’s Parking Generation, 3rd Edition, 2004. Like
parking utilization rates provided by ITE, the ULI shared parking methodology consists of several rates for land
uses based on variables such as square footage, number of employees, dwelling units, etc. For the purposes of
this study, the proposed number of dwelling units was used to calculate the anticipated temporal parking demand
associated the residential land uses while the number of rooms was used to calculate the parking demand
associated with hotel, and square footage was used for the commercial portion of the proposed project. The ULI
methodology also accounts for anticipated reserved, shared, and guest parking demand. Reserved parking spaces
include those to be restricted to residents, hotel guests, and employees, while shared spaces are to be for patrons,
residential guests, and resident overflow.
It is also important to note that internal capture rates were applied to the spa to be located within the hotel, as
well as the retail portion of the proposed project. In addition, mode adjustments were applied to hotel, residential,
retail land uses based on rates from the US Census 2014 American Community Survey as cited in Shared Parking,
2nd Edition, Urban Land Institute, 2006. The specific rates applied each of the proposed land uses related to internal
capture and mode adjustment are outlined in Table 14 of the TIS dated March 1, 2018.
Total Parking Demand
Based on the revised site plan, the projected demand for the entire project at full build-out estimated using ULI
Shared Parking methodologies would be 439 parking spaces. This demand would be accommodated within the
proposed 473-space supply. Table 14 (updated) provides a summary of the aggregate parking demand with a
breakdown of demand generated by each phase of construction.
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Table 14 – Parking Demand by Phase (Updated)
Land Use

Units

Weekday

Weekend

Condominiums

34 du

59

59

Apartments

41 du

65

65

53 rooms

45

45

8.5 ksf

16

19

185

188

Phase 1

Hotel
Commercial
Total Phase 1
Phase 2
Condominiums

26 du

45

45

Commercial

5.5 ksf

15

18

60

63

Total Phase 2
Phase 3
Condominiums

56 du

97

97

Apartments

13 du

21

21

Commercial

1.0 ksf

3

3

121

121

Total Phase 3
Phase 4
Condominiums

38 du

67

67

Sub-total Condos

154 du

268

268

Sub-total Apartments

54 du

86

86

53 rooms

45

45

15 ksf

34

40

433

439

Sub-total Hotel
Sub-total Commercial
Total Demand
Notes:

du = dwelling unit; ksf = 1,000 square feet

Hotel Parking Demand
With the revised project, the hotel’s peak parking demand would remain unchanged at 45 spaces, equaling the
proposed 45-space supply. It is important to note that typically when calculating the anticipated parking demand
of a hotel, ancillary uses such as spas and restaurants associated with the hotel are included as part of the land
use. Thus, trips associated with the ancillary land uses are reflected in the anticipated demand. The aggregate
demand generated by the hotel throughout the day during a weekday and weekend is shown Graphs 1 and 2.
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Graph 1 – Aggregate Weekday Hotel
Parking Demand

Graph 2 – Aggregate Weekend Hotel
Parking Demand
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Residential
Condominium Units
The 154 condominium units included in the revised project would generate a peak parking demand of 245 spaces
for residents and 23 guest spaces, for a total of 268 spaces. The project would include a total of 280 reserved
spaces for the condominium units, reflecting a surplus of 14 spaces.
Apartment Units
The 54 apartment units would generate a peak parking demand of 78 spaces for residents and eight spaces for
guests, for a total of 86 spaces. A total of 54 reserved parking spaces would be provided for the apartment units.
The remaining peak parking demand of 32 spaces would be accommodated in on-street shared parking spaces,
with the greatest resident and guest demand for on-street spaces being in the southerly portion of the site closest
to the apartment units.
A summary of the aggregate residential parking demand, which is the same on weekdays and weekends for
residential uses, is shown in Graph 3. The portion of the apartment units’ parking demand that would be
accommodated in adjacent on-street parking spaces is discussed below.
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Graph 3 - Aggregate Residential Parking Demand
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Commercial
The peak parking demand generated by the 15,000 square feet of commercial uses in the revised project is
expected to occur at 3:00 p.m. on weekends with a peak demand of 40 spaces. On weekdays, a slightly lower peak
parking demand of 35 spaces is projected to occur between 1:00 and 4:00 p.m. The retail parking demand would
be accommodated in 94 shared spaces, comprised of 19 garage spaces and 75 new on-street parking spaces. The
aggregate demand for the commercial uses for weekdays and weekends are summarized in Graph 4 and Graph 5.
Graph 4 – Aggregate Weekday Commercial
Parking Demand

Graph 5 – Aggregate Weekend Commercial
Parking Demand
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Parking Demand within Shared Parking Spaces
The project would include a total of 94 shared parking spaces, including 19 spaces in a garage at Lot 1 in the
northern portion of the site, and 75 new on-street spaces to be constructed by the project throughout the site.
The newly-created 75 on-street spaces are counted toward meeting the project’s parking requirement, consistent
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with the Central Healdsburg Area Plan. It is noted that the Central Healdsburg Avenue Plan suggests that onstreet parking be metered, allowing motorists to occupy stalls for a maximum duration of three hours. Since the
parking is intended to be shared, no adverse parking impacts are anticipated during the hours when parking
would normally be time-limited, though the three-hour maximum would need to be lifted during evening and
overnight hours to accommodate residents and guests.
The project’s shared parking spaces would be used by commercial customers and employees, guests of the
apartment units, and residents of the apartment units who have more than one vehicle (residents would have one
reserved space on-site at the apartment building and would need to park any additional vehicles on-street).
Parking demand associated with retail uses would peak during the daytime, whereas residential parking demand
would peak overnight. The maximum shared parking demand projected to occur in the 94 shared parking spaces
is 58 vehicles on weekends between 3:00 and 4:00 p.m. During this peak parking demand period, approximately
36 non-reserved parking spaces are projected to remain available for use. During off-peak periods between 9:00
p.m. and 11:00 a.m., at least 42 unoccupied parking spaces are projected to be available. The aggregate parking
demand occurring in the shared spaces is shown in Graph 6 and Graph 7.
Graph 6 – Weekday Parking Demand
in Shared Spaces
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Graph 7 – Weekend Parking Demand
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The distribution of shared parking spaces on the project site is anticipated to be convenient for customers,
employees, residents, and guests. Commercial uses would generate the greatest demand in the northern and
central portions of the site, where the 19 underground spaces and additional on-street spaces are located,
whereas the apartment uses would generate the greatest demand for on-street shared spaces in the southern
portion of the site.
Total Peak Parking Demand
Based on the parking analysis using the applied ULI rates and shared parking methodology, the proposed parking
supply of 473 parking spaces is projected to adequately accommodate the peak parking demand for 439 parking
spaces. Each of the site’s individual uses would have an adequate parking supply to meet the anticipated demand,
and no adverse effects are anticipated to result within the 94-space shared parking supply.
Parking demand could be reduced further through the provision of a car-share program for the project site. The
City should use the municipal code’s allowance of shared parking and consider a parking reduction of at least 18.5
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percent, which would allow for the construction of 473 spaces, but a higher parking reduction could reasonably
be justified.

Car-Share
Car-sharing can reduce the need for automobile ownership by allowing residents to have on-demand access to shared
vehicles on an as-needed basis. The proposed project includes plans to provide two vehicles on-site to be shared. This
parking demand strategy is estimated to reduce parking demand by 3 to 5 percent based on the Metropolitan
Transportation Commission (MTC)’s Reforming Parking Policies to Support Smart Growth. Based upon the proposed land
uses, the expected reduction in parking demand resulting from implementation of car share vehicles should be only
applied to the residential land uses, as well as the hotel, which serves as a type of temporary residence. The car-share
would therefore result in a 12-space reduction in the parking demand based on an assumed three percent reduction,
or up to 20 spaces if reduction closer to five percent were achieved. If car-sharing results in a three percent reduction,
the proposed project would need to provide a parking supply for 427 vehicles or 419 if the higher five percent reduction
is reached. With plans to provide up to 473 parking spaces, the proposed project is providing enough parking with or
without the car-share reductions. The expected reduction in parking demand based on inclusion of two car share
vehicles provided by the applicant is shown below in Table 15.
Table 15 – Expected Peak Parking Demand with Car-Share
Land Use

Units

With Three
Percent
Reduction

With Five Percent
Reduction

Sub-total Condos

154 du

268

268

Sub-total Apartments

54 du

86

86

53 rooms

45

45

-12*

-20*

40

40

427

419

Full Buildout

Sub-total Hotel
Expected Car Share Reduction
Sub-total Commercial
Total Demand with Car Share
Notes:

15 ksf

du = dwelling unit; ksf = 1,000 square feet; * = reduction applies to non-commercial proposed
land uses

The planned parking supply is adequate to meet parking requirements based on the expected parking demand
generated by the proposed project. Parking demand could be reduced further through the provision of a carshare program for the project site. With a projected parking demand of between 419 and 427 with car-share
provided, or 439 parking spaces without car-share provided, the proposed supply of up to 473 spaces would
sufficiently accommodate peak demand and provide a surplus, with or without the provision of car-share vehicles.
The project is not expected to result in any adverse parking impacts on-site or within the immediate project area.
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We hope this information is adequate to address the changes to the project since our study was completed. Please
call if you have any questions.
Sincerely,

Andre Huff
Assistant Planner

Dalene J. Whitlock, PE, PTOE
Principal
DJW/arh/HEA065.L3
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435 Allan Court (location)
401 Grove Street (mail)
Healdsburg, CA 95448
tel 707.431.3346
fax 707.431.2710
www.ci.healdsburg.ca.us

Density Bonus Application
Please print or type

164 & 146 Healdsburg
Mill District
Project name____________________________
Project Address _____________________________
APN(s)

002-261-023, 002-261-024, 002-303-013, 002-303-012
________________________________________________________________________

PROJECT DESCRIPTION:

9.6 Acres

1. Lot size (square feet/acres):

_______________________

2. Total number of units allowed without Density Bonus:

_______________________

3. Total number of units proposed with Density Bonus:
4. Total number of proposed rental units affordable to:
A. Very-Low Income Households:
B. Lower Income Households:
C. Moderate Income Households:
5. Total number of proposed ownership units affordable to:
A. Very-Low Income Households:
B. Lower Income Households:
C. Moderate Income Households:
6. Total number of proposed units for specific populations:

153.6

208
_______________________
At minimum, 24 units
_______________________

At most, 16 units
_______________________

0
_______________________
0
_______________________

0
_______________________

0
_______________________

A. Senior Citizens

0
_______________________

B. Transitional Foster Youths

0
_______________________

C. Homeless Persons
D. Disabled Veterans
7. Does the project include a condominium conversion?
8. Does the project include the removal of pre-existing
contracted units?
9. Does the project include donation of land to the City?
A. Size of land to be donated (square feet/acres)
10. Does the project include a child care facility?
A. Size of proposed child care facility:

0
_______________________

No
_______________________
No
_______________________
No
_______________________
_______________________

No
_______________________

_______________________

11. Provide plans (may be combined with design review plans) that show the location of the
affordable/specific population units.
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Density Bonus Supplemental Application

Please place a check next to all development concessions/incentives requested. All requests must be clearly
indicated on plans. Submit an attachment describing requested concession(s) /incentive(s) and explain how
they result in identifiable, financially sufficient and actual cost reductions.
Concessions/Incentives:
1. ___ Increase in Maximum Lot Coverage
2. ___ Reduction in Minimum Lot Size
3. ___ Reduction in Minimum Building Setbacks
4. ___ Reduction in Minimum Private Outdoor Open Space
5. ___ Increase in Maximum Building Height and/or Number of Stories.
6. ___ Reduction in Setbacks Between Buildings
7. ___ Increase in Floor Area Ratio (FAR)
8. ___ Reduction in the Minimum Number of Parking Spaces

See attachment
x Other:______________________________________________________________
9. ___
In addition to any concession/incentive requested above, please list requested waiver or reduction of
development standards that physically prevent the project from being built at the permitted density.
Waiver or Reduction of Development standards:

See attachment

1. ________________________________________________________________________

attachment
2. See
________________________________________________________________________
PARKING RATIOS. Please indicate the number of required and proposed parking spaces. This information
should also be included on the site plan.

See attachment
1. Total number of parking spaces required: ________________
See attachment

2. Total number of parking spaces provided:________________

Owner Acknowledgements
I declare under penalty of perjury that I am the owner of said property. I certify that all of the submitted
information is true and correct to the best of my knowledge and belief. I understand that any misrepresentation
of submitted data may invalidate any approval of this application.
Property Owner Signature(s)

December 7, 2018

______________________________________

Date _________________

______________________________________

Date _________________

Applicant Acknowledgements
I declare under penalty of perjury that I have written authority from property owner to file this application. I
certify that all of the submitted information is true and correct to the best of my knowledge and belief. I
understand that any misrepresentation of submitted data may invalidate any approval of this application.
Applicant Signature(s)

12/5/2017

______________________________________

December 7, 2018
Date _________________

______________________________________

Date _________________
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Partnerships & Corporations
In the case of a partnership, all general and limited partners shall be identified. In the case of a corporation, all
shareholders owning 10% or more of the stock and all officers and directors shall be identified.
Name

Address

Signature

Date

December 7, 2018
Replay
Holdings U.S. Inc; 14421 - N 73rd St,
________________________________________________________________________________________
Scottsdale AZ 85260; Officers - Joseph
________________________________________________________________________________________
Houssian,
David Hill, Paul Jorgensen
Applicant Indemnification Agreement
As part of this application, the applicant agrees to defend, indemnify, release and hold harmless the City of
Healdsburg, its agents, officers, attorneys, councilmembers, employees, boards, and commissions from any
claim, action or proceeding brought against any of the foregoing individuals or entities, the purpose of which is
to attack, set aside, void or annul any approval of the application or related decision, or the adoption of any
environmental documents which relate to the approval.
This indemnification shall include, but is not limited to, all damages, costs, expenses, attorney fees or expert
witness fees that may be asserted by any person or entity, including the applicant, arising out of or in
connection with the approval of the application or related decision, whether or not there is concurrent, passive
or active negligence on the part of the City, its agents, officers, attorneys, councilmembers, employees,
boards, and commissions.
If for any reason, any portion of this indemnification agreement is held to be void or unenforceable by a court of
competent jurisdiction, the remainder of the agreement shall remain in full force and effect.
I have read and agree with all of the above.

David Hill

___________________________________
Applicant’s printed name

December 7, 2018
___________________________________
Date

______________________________________
Applicant’s signature

12/5/2017
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ATTACHMENT
This attachment supplements the information included in the application for a density bonus,
development concessions, and waivers submitted under Healdsburg Municipal Code Section 20.20.035
(Healdsburg Density Bonus Ordinance) and California Government Code Section 65915 (State Density
Bonus Law).
The project proposes to construct approximately 208 residential units, along with a hotel and mixed-use
commercial, on a 9.6 acre site. As explained in more detail below, at least 15 percent of the project's
"base density" will be reserved to be leased at affordable rents to very low income households. Therefore,
the project is entitled to a thirty five percent (35%) increase in maximum density, up to three regulatory
concessions, waivers from certain physical development standards, and a reduced maximum parking
requirement.
Notwithstanding modifications requested under the Healdsburg Density Bonus Law, the project is
otherwise consistent with the City's General Plan, the Central Healdsburg Avenue Plan (CHAP), and the
Zoning Code. Moreover, at the City's request, the applicant has increased the proposed unit count from its
original concept to maximize density on the project site near the planned SMART Rail extension in
accordance with the CHAP and to include "middle income" housing above and beyond the affordable
housing required by the Healdsburg Density Bonus Ordinance and the City's other affordable housing
requirements.
The project proponent has offered to enter into a Regulatory Agreement with the City to restrict income
eligibility for residents of the 40 affordable rental units.
Density Bonus
The project proposes a maximum of 208 residential units on the 9.6 acre project site, which equals a
density of approximately 21.7 units per acre, which is consistent with the maximum density permitted on
the site under the Healdsburg Density Bonus Ordinance and State Density Bonus Law.
The City's General Plan designates the project site as "mixed use," which allows up to 16 units per acre as
the base density, or 154 units on the project site. The project proposes to include 40 of rental housing that
will affordable for low and very low income households, plus one manager’s unit, with no fewer than 24
units (15.6%) reserved for very low income households. Because at least 15 percent of the base density
will be affordable to very low income households, the project is entitled to a 35 percent density bonus.
(Healdsburg Density Bonus Ordinance 20.20.035(A); Gov't Code § 65915(b)(1)(B) and (f)(2).)
A 35 percent density bonus applied to a base density of 154 units results in a maximum permitted density
of 208 units (1.35 x 154 = 207.9, must be rounded up; Gov't Code § 65915(q)). Therefore, the project is
entitled to the proposed 208 units at a density of approximately 21.7 units per acre.
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Regulatory Concessions/Incentives
A proposed project that includes at least 15 percent of its base density as affordable housing for very low
income households is entitled to three regulatory concessions, unless the City makes specific findings for
denial. (Healdsburg Density Bonus Ordinance 20.20.035(B)(1); Gov't Code § 65915(d) and (k)(2)(C).) As
summarized above, the proposed project will include no fewer than 24 units reserved for very low income
households, which is more than 15 percent of the project's base density. In addition, the project will
include 16 deed-restricted affordable rental units for low and very low income households, for a total of 40
affordable units, and will also include one manager's unit restricted to middle-income households. The
project requires at least two regulatory concessions that will result in identifiable, actual cost reductions to
provide for affordable housing costs for the 40 affordable units. Specifically, the project proposes: (1)
modification of the requirement to make units available for moderate income households; and (2)
modification of the City's Growth Management Ordinance (GMO) policies and procedures regarding
allocation timing.
1. Proposal for concession for modification of the following development standard –At least five (5)
percent of the total number of dwelling units shall be made available for moderate-income households.
Land Use Code §20.20.030(B)(1). The project proposes that it be permitted to provide rental housing for
low and very low income households within its proposed 40 units instead of designating units for
moderate income households as required by the Land Use Code.
Rationale: The project proposes to partner with a non-profit affordable housing developer to construct
40 affordable for-rent apartments, plus one manager’s unit restricted to a middle income household.
Financing for the affordable housing apartments will most likely be through low income housing tax
credit financing (“LIHTC financing”) and other state and federal sources, which limits the affordability
restrictions up to low income households or below, and provides up to 70% of the cost of the
development (excluding land).
Due to the restrictions of LIHTC financing program, units restricted to moderate income would not
qualify for LIHTC financing, and without tax credits, the project would need to absorb these construction
costs, reducing its ability to provide affordable rents. By allowing the project to replace the Land Use
Code's required moderate income units with additional low and very low income units, the project can
use LIHTC financing, thereby reducing its construction costs and allowing for rents that are affordable to
low and very low-income households.
Please see the attached letter from Eden Housing for additional information regarding LIHTC financing
and why this concession will reduce the project's costs to provide for affordable housing.
2. Proposal for concession for relief from the City’s Policies and Procedures for the Healdsburg
Residential Growth Management Program (adopted on February 19. 2008) (“P&P”). The project
proposes to modify the timing requirements in the P&P to allow all of the project’s reserved GMO
Allocations (as defined in the P&P) from a 3-year cycle to be issued at the beginning of such 3-year cycle.

2036\02\2478227.5
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Rationale: The City interprets its P&P to limit development allocations under the GMO to 90 per three
year cycle. Although the P&P provides that a project that is subject to a Development Agreement may
be granted GMO Allocations for existing or future years as deemed appropriate by the City Council,
provided the General Provisions of the P&P are observed, the City does not typically permit projects to
claim more than 1/3 of the allocations per year. Both the CHAP and the City's 2014 Housing Element
update identify the GMO and the P&P as a constraint that renders multi-family housing developments
infeasible.
Specifically, page 23 of the CHAP says, "multi-family housing . . . is very difficult to build in small
increments, such as is allowed by the GMO." It concludes that the projected multi-family housing
demand in Healdsburg cannot be met without modifications to the GMO as implemented through the
P&P. Similarly, page 83 of the Housing Element observes that standard application of the GMO and the
P&P "have turned away developers of multifamily projects because they would need to be phased over
several years, eroding construction cost efficiencies. Additionally, extending a larger project’s timeline
increases risk for the developer and makes it more challenging to obtain financing."
The project can be implemented as proposed in accordance while complying with the GMO, but the
requested concession for timing under the P&P is necessary – along with the project's development
agreement -- to capture enough GMO allocations and building permits at one time to allow construction
of an entire building of between 35 and 45 units. The purpose of this concession is to allow as many
residential building permits that may properly be issued, subject to the limitations of Measure M, to be
utilized and to not expire. In exchange, and per the Development Agreement, the Applicant will
construct all 40 affordable units as part of the first phase of construction and will construct 22 “middle
income” units which are not otherwise required by City regulations.
Not only would this concession reduce the construction timeline and increase economies of scale –
resulting in actual and identifiable cost reductions as identified in the CHAP and the Housing Element –
but it would also allow the project to obtain commercial financing. As noted in the Housing Element, it
would be impossible to obtain financing for the project without the requested regulatory concession,
which would render the entire project infeasible, eliminating the 40 low and very low income affordable
housing units (along with the proposed market rate housing and "middle income housing"). Therefore,
the concession results in cost savings and makes the project feasible – both of which are necessary to
provide the proposed affordable housing.
Waivers
The City may not apply any "development standard" that has the effect of physically precluding
development of a project at the density or with the regulatory concessions permitted by the State
Density Bonus Law. (Gov. Code § 65915(e)(1).) Qualifying projects are entitled to unlimited waivers,
and the receipt of a waiver does not change the number of regulatory concessions a project may
request. (Gov. Code § 65915(e)(2).) "Development standards" include on-site open space requirements
and setback requirements. (Gov. Code § 65915(o)(1).) The City shall approve the waiver unless it finds
that the request will have a specific adverse impact on public health, safety, the physical environment,
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or certain historical resources, or if the waiver would violate state or federal law. (Gov. Code §
65915(e)(1).)
The proposed project requires three waivers of development standards that would otherwise preclude
construction of the project at the permitted density on the project site. Specifically, the project
proposes: (1) increased height; and (2) reduced parking below the levels specified in the State Density
Bonus Law; and (3) setback modifications.
1. Proposal for waiver of following development standard – The maximum height of main structures to
be forty (40) feet when abutting or directly across a street/alley from a site zoned for multi-family
housing as a permitted use. Land Use Code §20.08.170(B)(2) Requested waiver would allow buildings
on parcels 3, 5, 6 and 7 to have a maximum height of 50 feet to accommodate up to an additional story
of residential units on those parcels.
Rationale: The current proposal includes 208 residential units, some of which are adjacent to sites
zoned for multi-family housing as a permitted use. Buildings on parcels 3, 5, 6, and 7 are proposed to be
up to 50 feet high rather than the maximum 40 feet high. The extra 10 feet of height is necessary
because buildings on these parcels may need up to one additional story of residential units to
accommodate the permitted density of 208 units.
In addition, application of the standard 40 foot height limit would reduce land available for affordable
housing development on the site. Application of the 40 feet height limit to main structures which are
abutting or directly across a street/alley from a site zoned for multi-family housing as a permitted use
would require additional land to accommodate the gross buildable area to which the project is entitled.
If additional land is needed to accommodate this buildable area, the result would be a smaller
affordable housing parcel which would then physically preclude construction of the proposed 40
affordable units.
Therefore the project proponent requests a waiver of the maximum height of main structures,
permitting buildings on parcels 3, 5, 6 and 7 to be up to 50 feet.
2. Proposal for waiver of following development standard – The Land Use Code requires 1.5 parking
spaces per unit, 1 of which is located in a garage or carport, and 1.0 uncovered parking guest space per 3
units. Land Use Code §20.16.150(A)(3) The State Density Bonus Law limits parking that can be required
for the entire site to 1 space per studio and one bedroom unit; two spaces per two- and three-bedroom
unit; and 2.5 spaces for four-bedroom units and larger, each inclusive of guest parking, which may be
covered or uncovered. (Gov't Code § 65915(p)(1)). The project requests an additional waiver to limit
required parking to one space per two- and three-bedroom unit for the affordable units only. The
middle income and market rate units will be parked pursuant to the shared parking analysis, which the
City will review and approve separately from this density bonus request.
Rationale: The current proposal for the affordable units includes 40 affordable for-rent units and one
manager's unit within a 4-story, 41-unit building. The units range from studios to three bedroom units. If
parking for two- and three-bedroom units is limited to 1 space per unit, 41 parking spaces would be
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provided for the affordable housing and the manger's unit, reducing the number of on-site spaces
required for the affordable housing.
If additional land is needed to accommodate parking area beyond 41 spaces, the result would be that
more land area would be required for the 41-unit building, thus limiting the project's ability to achieve a
maximum of 208 units on the entire site. Therefore the project proponents requests a waiver of the
parking requirements to 1.0 parking space per unit inclusive of residents and guests for the affordable
parcel only.
3. Proposal for waiver of following development standard – The Land Use Code requires 10 foot side
and rear yard setback for residential uses for Mixed Use Zoning. Land Use Code §20.08.160. The project
proposes a 5-foot setback from the property occupied by McDonalds for the affordable housing
development only.
Rationale: The current proposal for the affordable units includes 40 affordable for-rent units and one
manager's unit within a 4-story, 41-unit building. The units range from studios to three bedroom units to
accommodate families and include a variety of amenities such as an indoor multi-purpose room, offices,
outdoor patio area, community garden, and play area. Some of these components are required for
LIHTC Financing. In order to accommodate all of these components, a small portion of the 4 story
building is currently proposed to be 5 feet from the adjacent property occupied by McDonalds. If
additional land is needed to accommodate for the standard 10-foot setback, that additional land would
need to be taken from the rest of the project and physically preclude the construction of 208 units and
the associated amenities.

Note: None of the requested concessions or waivers require the expenditure of City or former
redevelopment agency funds, the provision of any publicly-owned land, or other financial incentives or
subsidies from the City.
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David Hill
Replay Destinations
631 Center Street
Healdsburg, CA 95448
RE:

Healdsburg Mill Site - Low Income Housing Financing

Dear Mr. Hill:
Eden Housing is excited to be working with you on a potential new affordable housing development at the Mill
site in Healdsburg that will provide 40 units of critically needed affordable housing for the community, plus one
on-site manager's unit.
As a non-profit developer with nearly 50 years of experience, we are well-versed in a variety of affordable housing
financing structures and programs. Notably, Eden Housing was the first developer in the State of California to
receive tax credits – for our 54-unit Cypress Glen affordable family housing development – and we have been
continually successful acquiring 9% and 4% tax credit allocations for our projects.
The following letter addresses some of the identified components of the City’s inclusionary housing ordinance
and the current proposed development program.
Distribution of units throughout the site
As per Land Use Code §20.20.030(F)(2), inclusionary units should be distributed throughout the residential
project to the fullest extent practicable. In this case, the development team is proposing a singular affordable
housing component which is located on Lot 7 of the Mill Site. This centralized location for these units, as
discussed below, is key to the financing, our ability to serve Lower Income households and our ability to provide
on-site supportive services.
First, under the low income housing tax credit program (LIHTC), Eden works with a range of investors that need
a stand-alone, separate legal security interest in real estate in order to make an investment in the affordable
housing. While this can be provided across several buildings or parcels, it is not possible across separately owned
and operated properties.
Secondly, providing all of the affordable units in one central building allows Eden to provide supportive services
on-site. These services provide wrap-around services that help lower income residents thrive – and are not
available in a typical disbursed inclusionary implementation. For this development, Eden Housing Resident
Services, Inc. (EHRSI) will provide resident services programming ranging from information and referrals via
regularly updated resident services guides to comprehensive programming. EHRSI’s Resident Services staff is
available to offer important information and referral services and to develop key partnerships in our communities.
Provision of moderate income housing
The low income housing tax credit (LIHTC) is a critical source of funding for deed restricted affordable housing
– providing up to 70% of the cost of the development (excluding land). The regulations and rules for LIHTC’s
are the Internal Revenue Code Section 42 and Guidelines adopted by the California Tax Credit Allocation
Committee, and under this code units restricted to rents above an average of 60% of the Area Median Income
(AMI) are not eligible for LIHTC equity. Therefore, we would not be able to provide units under this program, at
moderate incomes (81%-120% AMI).
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Please reach out if you have any questions. I can be reached at 510-247-8118 or amadeira@edenhousing.org.

Sincerely,

Andy Madeira
Senior Vice President of Real Estate Development
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Mill District Project
Development Agreement Deal Points
February 28, 2019
The Development Agreement has been drafted in order effectively to implement the goals of the
City's General Plan and the Central Healdsburg Area Plan (CHAP) and to provide the City with
tangible benefits beyond those that could otherwise be required, while providing the Project with
certainty regarding comprehensive development planning under the Growth Management
Ordinance.
The deal points that are presented below are those set forth in the draft Development Agreement
that was considered by the Planning Commission. Italicized text indicates changes and additions
that have been made to the negotiated terms since the time of the Planning Commission hearing.
1.

Residential Development Program: 208 Total Units
a.
Up to 146 Market Rate Units
b.
A minimum of 40 Low/Very Low Income Housing Units
i.
At least 24 units will be restricted to very-low income households (as
defined by Health and Safety Code § 50105 and published by HCD) or
below.
ii.
Remaining 16 units will be affordable to lower income households (as
defined by Health and Safety Code § 50079.5 and published by HCD) or
below.
iii.
All 40 units shall be subject to a recorded affordable housing agreement.
c.
A minimum of 22 Middle Income Units affordable to households earning between
120% and 160% AMI
i.
At least 14 rental units, 13 of which to be located within the building(s)
along Healdsburg Avenue subject to recorded affordable housing
agreement and one (1) manager's unit for the low and very low income
units.
ii.
Up to eight units may be sold or rented, at Replay's sole discretion. Any
for-sale units will be subject a recorded deed restriction limiting resale
value to an affordable price for Middle Income households at initial sale
and subsequent resales.
Additional changes since the PC hearing - Since the date of the Planning Commission
hearing, Replay has agreed to provide an additional eight (8) units in the middle income
category. These “affordable-by-design” units will be offered for initial sale to Middle
Income Households. The number of Market Rate Units correspondingly has been
reduced to one hundred thirty-eight (138) units. This brings the total percentage of
affordable and missing middle units to 34%.

2.

Phasing Plan and GMO Allocation Schedule:
Allocation
Cycle
7

Market Rate
Units
35

Low/Very Low Middle Income
Income Units
Units
40 rental
2 Affordable by
1

Hotel Rooms
53
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Allocation
Cycle
(2019 – 2021)
8
(2022 – 2024)
9
(2025-2027)
10
(2028-2030)

Market Rate
Units
40

Low/Very Low Middle Income
Income Units
Units
Design
(“ABD”)

40

--

Up to 40 45*

--

Up to 40 30*

--

14
rental

Hotel Rooms

2 ABD

--

2 ABD

--

8 rental or for
sale; 8 ABD

--

*GMO Allocations for Market Rate Units in cycles 9 and 10 shall be limited to the number of GMO
Allocations necessary to develop a total of 138 Market Rate Units, 8 Affordable-By-Design Housing Units,
up to 8 Ownership Middle Income Units.

a.
b.
c.

Consistent with the City's GMO Policies and Procedures, the Development
Agreement will grant allocations as provided above.
As a concession under the state density bonus law, the City will grant Replay its
total allotment of allocations available at the beginning of each 3-year cycle.
To accommodate potential allocations or building permits that become available,
and to allow for flexibility in the final design of buildings, the project's conditions
of approval permit a range of units on each parcel in the Mill District project.

Additional changes since the PC hearing - As noted under #1, above, eight (8) of the
Market Rate Units now will be “affordable by design” and offered for initial sale to
Middle Income Households. The number of GMO Allocations per cycle has been
changed as shown in italics in the Phasing Plan/GMO Allocation Schedule above.
3.

Force Majeure: To the extent that a force majeure event (including a sustained
economic downturn) prevents Replay from obtaining building permits within a given
GMO Allocation cycle, the corresponding number of GMO Allocations that were issued
to Replay during that cycle may be “held over” and redeemed during the next GMO
Allocation Cycle. (Section 5.5)
Additional changes since the PC hearing - In response to concerns raised by the
Planning Commission as to this provision, Replay and City staff have added subsection
(d) to Section 5.5. The new Subsection (d) provides that upon a force majeure event,
GMO Allocations may not be “held over” to subsequent cycles, but instead may be
renounced by Replay, so long Replay notifies the City of its determination to do so within
the first 18 months of the GMO Cycle in question. In such an situation, as of January 1,
2031, the City must reserve for Replay the lesser of (i) 45 GMO Allocations and (ii) the
maximum number of GMO Allocations necessary to complete construction of all Market
Rate Housing within the Project. Replay may exercise this right only once.

4.

Additional Affordable Housing Contribution: To improve TCAC scoring for the 40
units of affordable housing, the City will contribute $250,000 to the affordable housing
project, and the developer will contribute $250,000 to City homelessness and other
housing first programs and initiatives.
2
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5.

Connectivity Payments:
a.
"Connectivity Funds" in a total amount of $1,300,000, to be used to improve
access to and from the future SMART rail station/transit center to the surrounding
areas, improving bikeways, and creating an inviting and attractive network of
pedestrian routes that includes sidewalks along existing and new streets, off-street
pathways and pedestrian.
b.
Projects that may be funded by the Connectivity Funds include the Foss Creek
Trail Connection at Front Street to Memorial Bridge/Railroad Park Renovation,
subject to prior to CEQA review of any such proposal.

6.

Fire Ladder Truck: $800,000 to be used for a new aerial ladder truck (100' or longer)
with a narrower profile, longer ladder, better turning radius and better technology, in
order to allow the Fire Department to meet the access challenges on this specific project.
[It is important to note, since this point was agreed upon, it has been determined that a
new truck will cost approximately $1.35mil, we have approximately $100,000 in the
ladder truck replacement fund, we also belive we can sell the existing truck for $75,000.
This would put the ladder truck delta at approximately $375,000]

7.

Landscaping and Lighting District: The developer shall cause the project site to be
annexed into an existing lighting and landscaping district identified by the City.

3
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Figure V-7. Plan view of a typical intersection where new street meets Healdsburg Avenue
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A two-travel lane section is recommended for new local streets in the Plan area. Parking on either side of
the travel lanes will provide on-street parallel parking,
visually narrow the streets, and aid in reducing traffic speeds. Sidewalks lined with street trees and other

NEW LOCAL STREETS

A sidewalk is planned on the south side of Mill Street
to provide safe pedestrian access to businesses on that
side of the street. On the north side, a sidewalk already
exists for approximately 180 feet west of the five-way
intersection, connecting to the internal pedestrian
circulation routes within the Vineyard Plaza shopping
center. No additional sidewalk is planned for the north
side of Mill Street. On the south side, on-site parking
for existing businesses could be reconfigured in order
to accommodate the new sidewalk, as shown in Figure
V-10b. Over time, the existing building setbacks may
be reduced in order to promote a street wall created
by unified building frontage along the new sidewalk,
consistent with the Walkable Frontage Type, as shown
in Figure V-10c.

A reconfigured three-lane section is planned for Mill
Street. As in the existing section, two westbound lanes
and one eastbound lane will be provided. Dedicated
bicycle lanes in both directions will promote a safer
bicycling environment.

MILL STREET

Attachment: Attachment 18 - CHAP Typical New Local StreetFINAL
Cross DRAFT
Section (2305 : Mill District Tentative Map and Development Agreement)
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MILL DISTRICT CONSISTENCY WITH CHAP
12/12/18

P1 Develop a street network
consistent with the existing
scale and fabric of historic
Healdsburg.

CONFORMS/DOESN’T
CONFORM
Conforms

P2 Choreograph an enhanced
arrival sequence via Healdsburg
Avenue to the Downtown.

Conforms

P3 Build on the Plan area’s
entrepreneurial and
manufacturing legacy to create
new employment.

Conforms

P4 Foster a broad mix of land
uses.

Conforms

P5 Balance resident‐serving
and visitor‐serving uses.

Conforms

P6 Foster a diversity of housing
options.

Conforms

DISCUSSION
The proposed street network is
consistent with Healdsburg’s
evolved and varied block/parcel
pattern. The proposed new
streets will maintain the small
block pattern, promoting the
walkable character and
comfortable pedestrian fabric
found in Healdsburg’s older
neighborhoods.
The proposed development will
include structures as well as an
inviting pedestrian orientation
along the Healdsburg Avenue
entry to the City. The redwood
grove will be preserved,
creating an attractive backdrop,
consistent with the guiding
principles of the CHAP.
The proposed mixed use
development will include
approximately 15,000 square
feet of commercial space, which
will be available to a range of
entrepreneurial opportunities.
The proposed development will
include residential uses, a hotel
and approximately 15,000
square feet of commercial uses
on the site.
The residential development
will create 208 new residential
units while the hotel will
provide lodging for visitors. It is
anticipated that retail
development will cater to both
residents and visitors.
The proposed development will
include both for sale and rental
units. The rental development
will consist of 40 units of
affordable housing; while the
for sale units will be larger
market rate residences. The
project also includes 22 units of
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MILL DISTRICT CONSISTENCY WITH CHAP
P7 Make alternatives to the
private automobile easy.

Conforms

P8 Provide safe and clear
connections from downtown to
the multi‐modal transit center,
the surrounding Plan area and
the Ward/Palm neighborhood.
P9 Implement public
investments that will catalyze
improvements.

Conforms

P10 Foster sustainable
neighborhood development.

Conforms

P11 Respect private land
ownership and market forces
without losing a “bigger idea”.

Conforms

URBAN FRONTAGE GUIDELINES
Projects should have a building
façade, outdoor room, entry
forecourt or plaza located at the
sidewalk.

Parking is not allowed as the
primary use along Urban
Frontages.
Curb cuts should be avoided.

“missing middle” housing.
The proximity of the site to
Healdsburg Plaza, the Foss
Creek multi‐use path and the
future SMART station makes it a
prime multi‐modal location.
The project will accommodate
pedestrian and bicycle links to
the Foss Creek multi‐use path,
Healdsburg Plaza and the
Ward/Palm neighborhood.
The project’s location next to
the new roundabout promotes
redevelopment adjacent to
public improvements.
The project will promote
sustainable development
through building techniques,
use of the City’s electric utility,
and a low impact approach to
stormwater and infrastructure
design.
The proposed development
promotes private land
ownership that conforms to the
guiding principles of the larger
Plan area.

Conforms

Conforms

While the specific design details
of each lot will be analyzed at
the design review phase for that
lot, preliminary site
development plans show all
parcels with building facades
located at the sidewalk, and
preservation of the redwood
grove and surrounding open
space, which is proposed to
function as an outdoor room.
Parking has been located
behind buildings and in
subterranean locations.
The proposed project has two
new access points on
Healdsburg Avenue and a single
access on Exchange Avenue; no
other curb cuts are proposed.

Conforms

Conforms
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MILL DISTRICT CONSISTENCY WITH CHAP
LOCAL STREET DESIGN
Page 78, Figure V‐11 and the
discussion on page 79 of the
CHAP state the minimum width
for sidewalks (including
planting/furnishings zone and
clear zone) is 12 feet. The
minimum dimension for the
clear zone is 5 feet but 6 feet is
recommended.

WALKABLE FRONTAGE
GUIDELINES
Surface and structured parking
are not allowed between
buildings and the sidewalk, but
may be present on the sides of
buildings for up to 30% of their
length.
Parking facilities and curb cuts
must be located at least 30 feet
from intersections with Urban
Frontages.
SITE CONTEXT GUIDELINES
An infill project should not be
designed in isolation when
there is a solid and discernable
neighborhood development
pattern on the same block or
street. A new building should
factor in the significant
surrounding characteristics,
which may include its location
within Healdsburg as well as
neighboring lot size scale of
buildings, setbacks from
property lines (front, side and
rear), building placement,
location of yards and windows,
and use.
Large project sites should be

Does not conform

The current proposal includes
tree wells within the parallel
parking areas (generally spaced
every two parking places),
bringing the trees into the
parking area rather than having
a separate 6’ wide planting strip
separating the parked cars from
the sidewalk, as shown in the
CHAP. As a result, the proposed
minimum width for sidewalks
(including planting/furnishings
zone and clear zone) is 6 feet,
not 12 feet as shown in the
CHAP.

Conforms

The preliminary drawings show
conformance with this; at
design review the applicant will
have to show specific detail as
to how each lot conforms.

Conforms

Parking facilities and curb cuts
are more than 30 feet from
Urban Frontage intersections.

Conforms

The proposed Mill District has
been designed as one
development with 7 lots
totaling 9.59 acres.

Conforms

The 9.59 acre site includes new
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MILL DISTRICT CONSISTENCY WITH CHAP
broken up by streets,
pedestrian pass‐throughs or
open spaces, as discussed in the
Circulation Frameworks.
OFF‐STREET PARKING
GUIDELINES
Surface parking lots and
structures that front onto a
public sidewalk should be
minimized to the greatest
extent feasible. Instead, the
majority of the frontage facing
the public realm should be lined
with buildings or elements that
activate the street.
ADAPTIVE USE GUIDELINES
Redevelopment projects should
re‐use or otherwise incorporate
structures or elements that
express the Plan Area’s unique
and historic character, such as
the hoppers from the Nu Forest
Products lumber mill, either as
functional buildings or as
monuments, where desirable
and feasible.
IMPLEMENTATION ACTIONS
Construct New Street A to
Healdsburg Avenue and create
a signalized intersection.

Work with developers to create
other local streets as
development occurs.
Make street, utility and other
infrastructure improvements
along the frontages of
opportunity sites as
development occurs.
Work with SMART to construct

streets and multiple pedestrian
and bicycle links, consistent
with the provisions of the CHAP.

Conforms

The preliminary site plan shows
buildings along the Healdsburg
Avenue frontage.

Conforms

The hopper is being retained
and incorporated into the
development of Parcel 1.
Details will be reviewed at the
Design Review phase.

See Discussion

New Street A has been
proposed with the tentative
map. Although the new street
intersection is not signalized, it
is substantially consistent with
the circulation goals set forth in
the CHAP. The Mill District
traffic engineer took peak trip
generation counts of the project
and determined that a signal is
not warranted.
The proposed development
includes new local streets.

Conforms

Conforms

New improvements, including
curb, gutter, sidewalk, street
improvements and utilities will
be provided along the
Healdsburg Avenue frontage.
SMART staff has indicated that

See Discussion
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MILL DISTRICT CONSISTENCY WITH CHAP
a pedestrian crossing is unlikely
and has recommended that
instead the Applicant pay
connectivity funds to improve
access to the future SMART
station by improving bikeways,
creating pedestrian routes and
off‐street pathways, particularly
(but not necessarily exclusively)
within the CHAP area, which is
included in the Development
Agreement (Section 5.3).
Further, the site plan includes
the opportunity to extend the
new street to the SMART
property in the future, if
warranted.

pedestrian crossing across train
tracks at the western edge of
the SMART platform.
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CERTIFICATE OF DETERMINATION/COMMUNITY PLAN EVALUATION,
ADDENDUM, AND PROGRAM ENVIRONMENTAL IMPACT REPORT
Project Description
The project site is located at 146 and 164 Healdsburg Avenue, in City of Healdsburg (City), Sonoma
County, California. The project site is located two blocks south of the historic Healdsburg Plaza, which
anchors the City’s southern entry gateway and is located at the southeast corner of the new traffic
roundabout. The project site is bordered by the Sonoma Marin Area Rail Transit (SMART) railroad
(north), Healdsburg Avenue (west), commercial development (east), and Exchange Avenue (south). The
project site consists of a former lumber mill with 15 buildings and structures and paved surfaces, and an
abandoned hotel on landscaped grounds. The site is accessed via Healdsburg Avenue.
The project is the redevelopment of an area designated for mixed-use development in the Central
Healdsburg Avenue Plan (CHAP). As shown on the site plan, 208 units of multi-family housing are
proposed; of those, 146 will be “market rate”; 22 will be multi-family units for occupancy of household
incomes between 120 percent and 160 percent of area median income (“Middle Income Housing”); and
40 will be affordable units to be built and offered as a combination of rental studio, one, two, and threebedroom units.
In addition to housing, the project includes development of a 53-room hotel, 15,000 square feet of
commercial uses in multiple buildings, public plaza spaces, two new public streets, a common amenity
building with food and beverage service, a fitness facility and a pool; public open space; and associated
landscaping. Maintenance structures, parking, and bicycle racks would also be provided.
Hotel. The proposed hotel and associated amenities would provide approximately 60,453 square feet of
the Office/Institutional/Hospitality uses contemplated by the CHAP and analyzed in the CHAP
Environmental Impact Report (EIR). The hotel would provide 53 guest rooms, approximately 5,443
square feet of lobby and public space, and 8,500 square feet of commercial space that will be leased to
individual tenants. Hotel parking and hotel support services would be accessed by a ramp at the east
end of the building and provided at basement level using a stacked parking system and loading docks,
respectively. Fitness and pool amenities will be provided through shared access to the nearby residential
amenity facility. The hotel will provide breakfast service for guests as well as room service but will not
include a full-service restaurant.
The architecture of the hotel complex and courtyard would respect the former industrial character of the
Nu Forest Products lumber mill site. It will combine contemporary forms and building systems with
industrial finishes and elements such as exposed industrial light gauge steel, post-and-beam
construction, and rough-sawn finishes. A dust collector and other components repurposed from the mill
would add to the design and articulate an architecture that is rooted in the past, as well as revitalized
and looking forward. Large interior spaces with window walls that open up to outdoor pedestrian plazas
would facilitate flexible use of the more public spaces.
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Commercial Uses. A total of 15,000 square feet of commercial uses would be provided. The three-story
commercial, retail, and residential building at the edge of the Redwood Grove would provide ground
floor commercial and restrooms for the proposed public spaces, in addition to housing. The residential
units will be located on the upper floors. These uses will provide an active street frontage along
Healdsburg Avenue consistent with the CHAP.
Other buildings on-site would include a landscape workshop, storage and recycling/composting center, a
pool house with fitness equipment and mechanical equipment for the pool, and a small gazebo in the
park.
Open Space Amenities. The project will provide the following privately owned common areas with
public access:
• Open Space Park—The 0.78-acre park would feature a passive-use lawn area against the backdrop

of a grove of heritage Redwood trees, meandering pedestrian walkways, and benches milled onsite by the former occupant, Nu Forest Products.
• Adventure Play Area—This area would feature natural boulders and re-purposed/salvaged tree

trunks for free-form play and climbing/bouldering.
• Gardener’s Shed and Community Garden—A community garden and display of seasonal herbs

and vegetables, and an accessory structure for gardening equipment and storage.
• Hotel Plaza—The plaza area on both sides of Mill Circle would support the commercial, retail, and

hospitality functions of the mixed-use development. Uses within the plaza would include pedestrian
circulation, public gathering and seating, outdoor dining and patio areas, minor retail display,
artwork display, hotel guest drop-off and valet, service access, and landscaped areas.
• Residential Site Areas—Residential site on-grade areas would include pedestrian walkways, site

fencing, and landscaped areas. Residential courtyard areas would be on-structure and would
include pedestrian walkways, benches, raised planter landscaped areas, and private residential
patios.

Landscaping
The proposed plant palette for the landscape is drought-tolerant, climate-adapted, and appropriate for the
Mediterranean-like climate of the City and the region. The project will comply with the City’s Water
Efficient Landscaping Ordinance pursuant to Land Use Code Section 20.16.105.
An existing and towering stand of Redwood trees would be preserved and provide backdrop to the
publicly accessible open space and scale to the project as viewed from Healdsburg Avenue.
Large, canopied, deciduous shade trees will line the street on both sides to provide visual and spatial
integration between buildings and the street corridor. Along the internal streets, a generous landscape
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planting area separates the pedestrian walkway from the street and provides an enhanced pedestrian
experience. Flowering species and citrus trees will provide visual accents throughout the proposed
development.

CEQA Determination
The project is exempt from further environmental review per Section 15183 of the California
Environmental Quality Act (CEQA) Guidelines and California Public Resources Code Section 21083.3.
The following CEQA streamlining and/or tiering code sections also separately and independently provide
bases for CEQA compliance for the project:
• The project is eligible for environmental review in the form of an addendum pursuant to CEQA

Section 21166 and CEQA Guidelines Sections 15162 and 15164.
• The project is within the scope of the CHAP, which was covered by a Program EIR, and as such no

new environmental document is required pursuant to CEQA Guidelines Sections 15162 and 15168.

Determination
I do hereby certify that the above determination has been made pursuant to State and Local requirements.

Project Approval
The following discretionary approvals are expected to be necessary from the City:
• Tentative Subdivision Map
• A “Master” Conditional Use Permit (CUP) for one mixed-use residential and two visitor lodging

(hotel) uses in the MU district
• Multiple “Subsequent” Conditional Use Permits to address any findings that could not be made in

the Master Conditional Use Permit due to the unavailability of information
• Heritage Tree Removal
• Historic Demolition Permit
• Development Agreement
• Design Review for each phase of the development
• Subdivision Improvement Agreement

In addition, the project would require ministerial approvals, including issuance of grading and building
permits from the City of Healdsburg.
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Community Plan Evaluation Overview
California Public Resources Code Section 21083.3 and CEQA Guidelines Section 15183 provide that projects
that are consistent with the development density established by existing zoning, community plan or
general plan policies for which an EIR was certified, shall not be subject to additional environmental review
except as might be necessary to examine whether there are project-specific significant effects which are
peculiar to the project or its site. Section 15183 specifies that examination of environmental effects shall
be limited to those effects that (a) are peculiar to the project or parcel on which the project would be
located; (b) were not analyzed as significant effects in a prior EIR on the zoning action, general plan or
community plan with which the project is consistent; (c) are potentially significant off-site and cumulative
impacts that were not discussed in the underlying EIR; or (d) are previously identified in the EIR, but which,
as a result of substantial new information that was not known at the time that the EIR was certified, are
determined to have a more severe adverse impact than that discussed in the underlying EIR. Section
15183(c) specifies that if an impact is not peculiar to the parcel or to the proposed project, then an EIR
need not be prepared for the project solely on the basis of that impact.
CEQA Section 15183 applies to the project since the project meets all of the following conditions.

(d)(1)(A)

The project is consistent with a community plan adopted as part of a
general plan.

The project is consistent with the CHAP, a comprehensive, long-term planning document for the project
site and the surrounding area that was incorporated into the General Plan. The project will implement a
number of the goals and policies of the CHAP, and, in accordance with the General Plan, the CHAP shall
be used to guide land use and development decisions through the application of its standards and design
guidelines.
The CHAP applies to an area of approximately 71.5 acres in Central Healdsburg, generally located south
of Mill Street between US Highway 101 (US 101) to the west and the Russian River to the east. The CHAP
provides for a mix of land uses to meet its objectives, designating 21.9 acres Mixed Use, 8.3 acres
Residential, and 8.7 acres Industrial. The proposed development would provide 188 units, which (net of
units awarded as a density bonus) is within the density permitted by the CHAP.1

(d)(1)(B)

The project is also consistent with a zoning action which zoned or
designated the parcel on which the project would be located to
accommodate a particular density of development.

Concurrently with adoption of the CHAP, the City rezoned the majority of the project site from Industrial
(I) to Mixed Use (MU), with the result that the entire project site was designated MU. The project (net of
1

The CHAP and the CHAP EIR analyzed a “most intensive” scenario that would result in 314 dwelling units with other uses in the buildout
of the plan area; however, the “most intensive” scenario was intended to represent the highest-intensity use of infrastructure and highest
level of environmental impacts from any mix of uses, not to represent the maximum number of residential units permitted on the project
site. The number of residential units permitted on the project site is determined by the MU designation, which is 16 du/ac.
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units awarded as a density bonus) is consistent with the density of 16 du/ac specified for MU zoning
districts in the Zoning Code.

(d)(2)

An EIR was certified by the lead agency for the zoning action, the
community plan, or the general plan.

The CHAP EIR was certified by the City on January 21, 2014, at which time the majority of the project site
was rezoned such that the entire site was designated Mixed Use (MU).

Addendum Overview
Public Resources Code Section 21166 and CEQA Guidelines Section 15164 state that an addendum to a
certified EIR is allowed when minor changes or additions are necessary and none of the conditions for
preparation of a subsequent EIR or Negative Declaration pursuant to Section 15162 are satisfied.
The Environmental Checklist confirms that the analyses conducted and the conclusions reached in the
certified CHAP EIR remain valid. The proposed project would not cause new significant impacts not
previously identified in the previously certified EIR, nor result in a substantial increase in the severity of
previously identified significant impacts. No new mitigation measures would be necessary to reduce
significant impacts. No changes have occurred with respect to circumstances surrounding the CHAP that
would cause significant environmental impacts to which the proposed project would contribute
considerably, and no new information has been put forward that shows that the proposed project would
cause significant environmental impacts. Therefore, no supplemental environmental review is required,
and the Environmental Checklist serves as an addendum to the CHAP EIR in accordance with Public
Resources Code Section 21166, and CEQA Guidelines Sections 15162 and 15164.

Program EIR Overview
Pursuant to CEQA Guidelines Section 15168 (Program EIRs), the CHAP EIR can be used as a Program EIR
in support of streamlining and/or tiering provisions under CEQA. CEQA Guidelines Section 15168 defines
a “program EIR” as one prepared on a series of actions that can be characterized as one large project and
are related geographically and by other shared characteristics. Section 15168 continues that
“subsequent activities in the program EIR must be examined in the light of the program EIR to determine
whether an additional environmental document must be prepared.” If the agency finds that pursuant to
CEQA Guidelines Section 15162, no new effects could occur and no new mitigation measures would be
required, the agency can approve the activity as being within the scope of the project covered by the
program EIR and no new environmental document is required.
As discussed above, the Environmental Checklist was prepared for the currently proposed project. The
Environmental Checklist confirms that the analyses conducted and the conclusions reached in the
certified CHAP EIR remain valid. The proposed project would not cause new significant impacts not
previously identified in the previously certified CHAP EIR, nor result in a substantial increase in the
severity of previously identified significant impacts. No new mitigation measures would be necessary to
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reduce significant impacts. No changes have occurred with respect to circumstances surrounding the
CHAP that would cause significant environmental impacts to which the proposed project would
contribute considerably, and no new information has been put forward that shows that the proposed
project would cause significant environmental impacts. Therefore, no supplemental environmental
review is required in accordance with CEQA Guidelines Sections 15162 and 15168, as the project is
within the scope of the activities contemplated by the CHAP EIR.

Project Setting
The project site is located at 146 and 164 Healdsburg Avenue, in City of Healdsburg, Sonoma County,
California. The project site is two blocks south of the historic Healdsburg Plaza, which anchors the City’s
southern entry gateway and is located at the southeast corner of the new traffic roundabout. The
project site is bordered by the Sonoma Marin Area Rail Transit (SMART) railroad (north), Healdsburg
Avenue (west), commercial development (east), and Exchange Avenue (south). The project site consists
of a former lumber mill with 15 buildings and structures and paved surfaces, and an abandoned hotel on
landscaped grounds. The site is accessed via Healdsburg Avenue.

Potential Environmental Effects
The CHAP EIR found significant and unavoidable impacts from future development in the Plan area to
cultural resources. Project-level analysis determined that no new or more severe impacts would occur
as a result of this project and no new mitigation would be required.
The CHAP EIR included discussion of cumulative impacts, which are summarized in the Community Plan
Exemption (CPE) checklist2 prepared for the project, in each topical section. As discussed, the project
would not result in any new cumulative impacts that were not already evaluated and disclosed in the
CHAP EIR, nor would it result in any cumulatively considerable contribution to any cumulative impact.
The analysis concluded that there are several mitigation measures (MM) identified in the CHAP EIR that
are relevant to the project. The relevant measures have been identified in Table 1 and are listed here for
reference:
•
•
•
•
•
•
•

2

MMs AQ-4a and 4b
MMs BR-1a and BR-1b
MMs CR-1a to CR-1f; CR-2 and CR-3
MM HHM-3
MMs HWQ-2 and HWQ-3
MM NO-1, NO-2b, NO-3
MMs TR-1; TR-C1-a; TR-C1-b

The CPE Checklist is available for review at the Planning Department, 435 Allan Court, Healdsburg, CA, in Case File No._
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Table 1 lists the mitigation measures identified in the CHAP EIR and states whether each measure would
apply to the proposed project.

Table 1: Mill District CHAP EIR Mitigation Measures
Mitigation Measure

Applicability

Compliance1

A. Air Quality

MM AQ-4a: Mitigation Measures for Applicable: The project would
Completed. The project sponsor
New Sensitive Receptors Located
include the development of sensitive conducted site-specific analysis,
near US 101
land uses within 450 feet of US 101. which confirmed that the level of
cancer risk or PM2.5 exposure would
be below applicable thresholds and
impacts would be less than
significant.
MM AQ-4b: New Sources of TACs
Located near Sensitive Receptors

Applicable: The project site would
include new sources of TACs near
sensitive receptors.

Completed. The project sponsor
conducted site-specific analysis,
which confirmed that these sources
would not cause significant cancer
risk or PM2.5 concentrations.

Applicable: Implementation of the
proposed project could negatively
impact special-status species,
migratory birds, or raptors.

The project sponsor has agreed to
conduct preconstruction surveys for
special-status species (see MM BR1a).

B. Biological Resources

MM BR-1a: Protect Special-status
Birds and Migratory Passerines and
Raptors during Construction

MM BR-1b: Protect Special-status
Applicable: The project includes
Bats during Building Demolition and building demolition.
Tree Removal

The project sponsor has agreed to
survey buildings proposed for
demolition for the presence of
roosting bats or evidence of bats
(see MM BR-1b).

MM BR-1c: Protect Special-status
Aquatic Species

Not Applicable: The proposed
Not Applicable
project would not be located near
any significant source of water (e.g.,
rivers, lakes, streams).

MM BR-1d: Protect Western Pond
Turtle

Not Applicable: The proposed
Not Applicable
project would not be located near
any significant source of water (e.g.,
rivers, lakes, streams).

MM BR-1e: Protect Yellow-legged
Frog

Not Applicable: The proposed
Not Applicable
project would not be located near
any significant source of water (e.g.,
rivers, lakes, streams).
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Table 1 (cont.): Mill District CHAP EIR Mitigation Measures
Mitigation Measure

Applicability

Compliance

MM BR-2: Protect or Compensate
for Loss of Riparian Vegetation

Not Applicable: The proposed
Not Applicable
project would not be located near
any significant source of water (e.g.,
rivers, lakes, streams).

MM BR-3: Protect Wetlands and
Waters

Not Applicable: The proposed
Not Applicable
project would not be located near
any significant source of water (e.g.,
rivers, lakes, streams).

C. Cultural Resources

MM CR-1a: Avoid or Reduce Impacts Applicable: Implementation of the
to Currently Unknown
proposed project could disturb
Archaeological Resources
existing unidentified archaeological
resources.

The project sponsor has conducted
an archaeological record search and
site survey study to provide project
guidance. The City also conducted
outreach to Native American tribes
in accordance with Assembly Bill 52.
In accordance with MM CR-1a, a
qualified archaeologist will monitor
all ground disturbing activities to
ensure that any resources
encountered are protected/treated
in accordance with established
procedures. (See MM CR-1a).

MM CR-1b: Update 1983 Historic
Property Survey and Complete
Eligibility Determinations

Applicable: The current 1983 historic
property survey does not account for
all structures and districts that are
historically significant at the local,
state, and federal levels.

Completed. The project sponsor
conducted further evaluation of the
buildings/structures that could be
impacted by implementation of the
Mill District Project.

MM CR-1c: Amend Municipal Code
20.12.100

Applicable: The proposed project
could be located near undesignated
historically significant sites.

In accordance with Municipal
Ordinance 20.28 Article VII, the City
will amend section 20.12.100 of the
Municipal Code to include in the list
of designated historic structures,
buildings/structures that are
determined eligible (see MM CR-1c).

8

North America | Europe | Africa | Australia | Asia

www.firstcarbonsolutions.com
Packet Pg. 638

Table 1 (cont.): Mill District CHAP EIR Mitigation Measures
Mitigation Measure

Applicability

Compliance

MM CR-1d: Implement Healdsburg
2030 General Plan Policies

Applicable: The proposed project
could be located near undesignated
historically significant sites.

The City will continue to implement
General Plan policies HCR-A-2 and
HCR-A-3, supporting property owners
in seeking local historic designation,
and their efforts to preserve and
renovate historically significant
structures (see MM CR-1d).

MM CR-1e: Revise Plan Area
Development Standards and Design
Guidelines

Not Applicable: Implementation of Not Applicable
the proposed project would not
result in modifications to any
identified existing historic resources,
as defined in CEQA Guidelines
Section 15064.5(b)(3).

MM CR-1f: Recordation of Historical Applicable: Implementation of the
Resources Prior to Demolition or
proposed project could disturb
Removal
existing unidentified cultural
resources.

The City will impose conditions of
approval to ensure that, prior to
demolition, the project sponsor will
conduct as-built surveys and prepare
drawings to support future exhibits,
research, etc. (See MM CR-1f).

MM CR-2: Evaluation and Treatment Applicable: Implementation of the
of Paleontological Resources
proposed project could result in the
disturbance of paleontological
resources (e.g., vertebrate bones,
teeth, or abundant and wellpreserved invertebrates or plants)
during construction activities.

In the event of disturbance of
paleontological resources, the project
sponsor has agreed to follow the
procedures outlined in MM CR-2.

MM CR-3: Protection of Human
Remains Encountered During
Construction

In the event of discovery or
recognition of any human remains,
the project sponsor has agreed to
follow the procedures outlined in
MM CR-3.

Applicable: Implementation of the
proposed project could result in the
encounter and disturbance of
human remains during construction
activities.

D. Geology, Soils, and Mineral Resource

None

Not Applicable

Not Applicable

Not Applicable

Not Applicable

E. Greenhouse Gases

None
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Table 1 (cont.): Mill District CHAP EIR Mitigation Measures
Mitigation Measure

Applicability

Compliance

F. Hazards and Hazardous Materials

MM HHM-3: Protect against Hazards Applicable: The project site would
from Soil or Groundwater
be located on a moderate or high
Contamination
risk environmental case site or on a
contiguous property of a moderate
or high risk site.

The project sponsor has agreed to
have an investigation performed of
soil, and, if encountered,
groundwater, prior to construction,
to determine the presence or
absence of contamination (see MM
HHM-3).

G. Hydrology and Water Quality

MM HWQ-2: Prepare and
Implement Master Drainage Plan

Applicable: The project site would
be located within the CHAP.

Completed. The City has already
implemented this mitigation with the
preparation of a Storm Drainage
Master Plan in March 2017, which can
be found in Appendix H (GHD 2017.)
The City reviews the design of all
proposed projects within the CHAP
area to ensure compliance with the
applicable recommendations in the
Master Drainage Plan (as well as other
applicable requirements such as those
set forth in the SWPPP and the City’s
MS4 Permit), with the result that new
development will not increase peak
flows above the maximum capacity of
the pipes and other storm drain
system components serving the CHAP
area.

MM HWQ-3: Groundwater
Management

Applicable: The project would
The project sponsor has agreed to
include activities and the use of
implement dewatering management
materials that could potentially
procedures (see MM HWQ-3).
contaminate sources of water in the
project vicinity.

H. Land Use, Population, and Housing

None

Not Applicable

Not Applicable

Applicable: The project site would
be located within the CHAP and is
expected to implement the
Healdsburg 2030 General Plan’s Land
Use Compatibility for Community
Noise Environments guidelines.

Partially Completed. A site-specific
noise analysis has been conducted.
However, as a condition of approval,
subsequent acoustic analysis will be
conducted by a qualified noise
specialist who will, if necessary,

I. Noise

MM NO-1: Noise and Land Use
Compatibility
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Table 1 (cont.): Mill District CHAP EIR Mitigation Measures
Mitigation Measure

Applicability

Compliance

identify measures to reduce
stationary source noise impacts once
project specific design details have
been determined (see MM NO-1).
MM NO-2a: Railroad Vibration

Applicable: The project is located
The project sponsor has agreed to
within 100 feet of the centerline of a have an acoustic analysis conducted
railroad.
by a qualified noise specialist who
will, if necessary, identify measures
that will be incorporated to reduce
vibration levels at or below the
guidelines of the FTA Groundborne
Vibration Impact Criteria (see MM
NO-2a).

MM NO-2b: Construction Vibration

Not Applicable: The project would
Not Applicable
not include any significant sources of
vibration.

NO-3: Temporary Construction Noise Applicable: The project is large and
(For Large or Complex Projects)
would generate noise associated
with temporary construction
activities.

The project sponsor has agreed to
develop and implement noise
attenuation measures during
construction (see MM NO-3).

J. Public Services, Utilities, and Recreation

None

Not Applicable: Per the findings of
the CHAP EIR, no mitigation
measures are needed because all
impacts related to public services,
utilities, and recreation, were
determined to be less than
significant.

Not Applicable

Applicable: Vehicle trips at project
intersections are expected to exceed
2,250 vehicle trips during the PM
peak hour as a result of projectrelated development.

The City will implement identified
improvements to impacted
intersections prior to intersections
exceeding 2,250 vehicles trips during
the PM peak hour (see MM TR-1).

K. Transportation

MM TR-1: Implementation of
Intersection Improvements at
Central Healdsburg Avenue/Mill
Street/Vine Street

MM TR-C1a: Improvement at
Applicable: The project would
Healdsburg Avenue/Mill Street/Vine contribute trips to this intersection.
Street

The City is currently constructing the
roundabout. The percentage of
project trips distributed to this
intersection will be used to calculate
the project’s fair-share contribution
to the construction of this
improvement (see MM TRC-1a).
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Table 1 (cont.): Mill District CHAP EIR Mitigation Measures
Mitigation Measure

MM TR-C1b: Improvement at
Healdsburg Avenue/Front Street

Applicability

Applicable: The project would
contribute trips to this intersection.

Compliance

The signal was installed in 2017. The
percentage of project trips
distributed to this intersection will
be used to calculate the project’s fair
share contribution to the
construction of this improvement
(see MM TRC-1b).

Note:
1
Please see the Mitigation Monitoring and Reporting Program for the project, attached hereto as Appendix A.

Conclusions
1. The project is consistent with the CHAP, which constitutes a community plan pursuant to Section
15183 of the CEQA Guidelines, as well as with the rezoning action that accompanied adoption of
the CHAP which resulted in the entire project site being zoned Mixed Use (MU);
2. The project would not result in effects on the environment that are peculiar to the project or the
project site that were not identified as significant effects in the CHAP EIR;
3. The project would not result in potentially significant off-site or cumulative impacts that were not
identified in the CHAP EIR;
4. There are no effects that were previously identified in the CHAP EIR which, as a result of
substantial new information that was not known at the time the CHAP EIR was certified, would
have a more severe adverse impact than was already analyzed and disclosed in the CHAP EIR; and
5. The project sponsor will undertake feasible mitigation measures specified in the CHAP EIR to
mitigate project-related significant impacts.
Therefore, no further environmental review shall be required for the proposed project pursuant to Public
Resources Code Section 21083.3 and CEQA Guidelines Section 15183.
Furthermore:
1. No substantial differences or changes have been proposed in the project that would require
major revisions of the CHAP EIR due to the involvement of new significant environmental effects
or a substantial increase in severity of previously identified significant impacts.
2. No substantial changes have occurred with respect to the circumstances under which the project
is undertaken which would require major revisions of the CHAP EIR due to the involvement of
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new significant environmental effects or a substantial increase in the severity of previously
identified significant effects.
3. No new information of substantial importance, which was not known and could not have been
known with the exercise of reasonable diligence at the time the CHAP EIR was certified as
complete shows any of the following:
a. The project will have one or more significant effects not discussed in the CHAP EIR;
b. Significant effects previously examined in the CHAP EIR will be substantially more severe
than shown in the CHAP EIR;
c. Mitigation measures or alternatives previously found not to be feasible would in fact be
feasible and would substantially reduce one or more significant effects of the project, but
the project proponents have declined to adopt the mitigation measure or alternative; or
d. Mitigation measures or alternatives which are considerably different from those analyzed in
the CHAP EIR would substantially reduce one or more significant effects on the environment,
but the project proponents have declined to adopt the mitigation measure or alternative.
As such, the following conclusions separately and independently apply to the project, each of which,
separately and independently, provide a basis for CEQA compliance:
• No subsequent or supplemental environmental review is required in accordance with Public

Resources Code Section 21166, and CEQA Guidelines Sections 15162 and 15164. The
Environmental Checklist qualifies as an addendum to the CHAP EIR pursuant to CEQA Guidelines
Section 15164.
• The project constitutes an activity that is within the scope of the CHAP, and the CHAP EIR

constitutes a program EIR that adequately describes the project for the purposes of CEQA. As
such, no subsequent or supplemental environmental review is required in accordance with CEQA
Guidelines Sections 15162 and 15164.

Attachment: Attachment 20 - Mill District Project-Certificate of Determintation (2305 : Mill District Tentative Map and Development Agreement)

3.A.u

13

North America | Europe | Africa | Australia | Asia

www.firstcarbonsolutions.com
Packet Pg. 643

Appendix A:
Mitigation Monitoring and Reporting Program
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3.A.u
City of Healdsburg—Mill District Project

Mitigation Monitoring and Reporting Program

Mitigation Measure

Monitoring
Responsibility

MM AQ-4a: Mitigation Measures for New Sensitive Receptors Located near Planning and Building
US 101. Future development under the Plan that includes sensitive receptors
(such as schools hospitals, daycare centers, or retirement homes) located
within 450 feet of US 101 shall require site-specific analysis to determine the
level of cancer risk and PM2.5 exposure. This analysis shall be conducted
following procedures prescribed by NSAPCD or outlined by BAAQMD.
If the site-specific analysis reveals significant exposures, such as cancer risk
greater than 10 in one million, additional measures shall be employed to
reduce the risk to below the threshold. If this is not possible, the sensitive
receptors shall be relocated. Such additional measures include:
• Design the site such that sensitive receptors or air intakes for ventilation of
habitable uses are located as far as possible from US 101.
• Install indoor air filtration systems that effectively reduce particulate levels
to a less-than-significant level.
Project Proponents shall submit
performance specifications and design details to demonstrate that lifetime
residential exposures would result in less-than-significant cancer risks (less
than 10 in one million chances).
• Tiered plantings of trees or shrubs along project boundaries closest to US
101 shall be provided.
MM AQ-4b: New Sources of TACs Located near Sensitive Receptors. The Planning and Building
City shall ensure that future development under the Plan that includes new
sources of air pollution shall undergo review to ensure that these sources do
not cause significant cancer risk or PM2.5 concentrations. If this is not
possible, the sources shall be relocated. To meet this requirement, Project
Proponents must provide the following:
• NSAPCD Permit or permit evaluation for that source or;
• Site-specific air quality analysis that addresses the cancer risker risk and
PM2.5 criteria.

FirstCarbon Solutions

Monitoring/Reporting Action
and Schedule

Monitoring Compliance Record
(Name/Date)

Request site specific analysis
at time of application for
projects
with
sensitive
receptors within 450 feet of
US 101.

Site specific analysis has been
performed by Illingworth &
Rodkin (April 2018, updated
November 2018).

This analysis confirmed that the
Incorporate additional
level of cancer risk from the
measures into design, to avoid Project will be less than 10 in one
cancer risk greater than 10 in million.
one million.

Request
Permit

copy

of

NSAPCD Site specific analysis has been
performed by Illingworth &
Rodkin (April 2018, updated
OR
November 2018).
Request site-specific analysis This analysis confirmed that new
at time of application.
sources of TACs would not cause
significant cancer risk or PM2.5
concentrations.
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Table 1 (cont.): Mill District Project Mitigation Monitoring and Reporting Program

Mitigation Measure

Monitoring
Responsibility

MM BR-1a: Protect Special-status Birds and Migratory Passerines and Planning and Building
Raptors during Construction. The City shall ensure that preconstruction
surveys for nesting special-status birds or raptors are conducted for Planrelated construction commencing between February 1 and October 15.
Surveys shall be completed by a qualified wildlife biologist who is
experienced in identifying birds and their habitat and surveys shall be
completed within 14 days of construction. Trees within a minimum 300-foot
radius of proposed construction shall be included in the survey, unless
otherwise directed by current CDFW standards.
If the biologist detects no active nesting by special-status or migratory birds
or raptors, then work may proceed without restrictions. If migratory bird
and/or active raptor nests are identified, the biologist shall determine
whether or not construction activities might impact the active nest or disrupt
reproductive behavior. If it is determined that construction would not affect
an active nest or disrupt breeding behavior, construction may proceed
without any restriction.

Monitoring/Reporting Action
and Schedule

Monitoring Compliance Record
(Name/Date)

requirement
for
Incorporate preconstruction The
surveys into conditions of preconstruction surveys meeting
the
requirements
of
this
individual projects.
mitigation measure has been
Report findings of
incorporated as a condition of
preconstruction surveys to
project approval.
Planning and Building prior to
ground disturbance.
Install appropriate buffers, if
necessary, prior to the start of
construction and maintain
during construction.

If the qualified biologist determines that construction activities would likely
disrupt raptor breeding or passerine nesting activities, then a no-disturbance
buffer around the nesting location shall be established to avoid disturbance
or destruction of the nest site until after the breeding season or after a
wildlife biologist determines that the young have fledged (usually late June
through mid-July). The extent of these buffers would be determined by a
wildlife biologist in consultation with the CDFW and would depend on the
species’ sensitivity to disturbance (which can vary among species); the level
of noise or construction disturbance; line of sight between the nest and the
disturbance; ambient levels of noise and other disturbances; and
consideration of other topographical or artificial barriers. Typically a 50-feet
buffer shall be required for passerines and a 250-feet buffer for raptors,
however the wildlife biologist shall analyze and use the above factors in
making an appropriate decision on buffer distances.

FirstCarbon Solutions
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Table 1 (cont.): Mill District Project Mitigation Monitoring and Reporting Program

Mitigation Measure

Monitoring
Responsibility

MM BR-1b: Protect Special-status Bats during Building Demolition and Tree Planning and Building
Removal. Not more than two weeks prior to building demolition, the City
shall ensure that a qualified biologist (i.e., one familiar with the identification
of bats and signs of bats) survey buildings proposed for demolition for the
presence of roosting bats or evidence of bats. If no roosting bats or evidence
of bats are found in the structure, demolition may proceed. If the biologist
determines or presumes bats are present, the biologist shall exclude the bats
from suitable spaces by installing one-way exclusion devices. After the bats
vacate the space, the biologist shall close off the space to prevent
recolonization. Building demolition shall only commence after the biologist
verifies seven to 10 days later that the exclusion methods have successfully
prevented bats from returning. To avoid impacts on non-volant (i.e., nonflying) bats, the biologist shall only conduct bat exclusion and eviction from
February 15 through April 15 and from August 15 through October 30.

Monitoring/Reporting Action
and Schedule

Monitoring Compliance Record
(Name/Date)

Incorporate preconstruction
surveys into conditions of
individual
projects
that
include
demolition
of
buildings or removal of large
trees.

The
requirement
for
preconstruction surveys meeting
the
requirements
of
this
mitigation measure has been
incorporated as a condition of
project approval.

Report findings of
preconstruction surveys to
Planning and Building prior to
demolition or tree removal.

Prior to the removal of large trees scheduled during seasonal periods of bat
activity (February 15 through April 15 and August 15 through October 30), a
qualified bat biologist shall conduct a bat habitat assessment to determine
the presence of suitable bat roosting habitat. No more than 30 days before
removal of any large tree or snag, a biologist familiar with identification of
bats and signs of bats will conduct a pre-construction survey for signs of bat
activity. If construction is postponed or interrupted for more than 30 days
from the date of the initial bat survey, the biologist shall repeat the preconstruction survey.
If a tree provides potentially suitable roosting habitat, but bats are not
present, bats shall be excluded by temporarily sealing cavities, pruning limbs,
or removing the entire tree, in consultation with the qualified bat biologist.
Trees and snags with cavities or loose bark that exhibit evidence of use by
bats shall be scheduled for bat exclusion and/or eviction, conducted during
appropriate seasons (i.e., February 15 through April 15 and August 15
through October 30) and supervised by the biologist.

FirstCarbon Solutions
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Table 1 (cont.): Mill District Project Mitigation Monitoring and Reporting Program

Mitigation Measure

Monitoring
Responsibility

MM CR-1a: Avoid or Reduce Impacts to Currently Unknown Archaeological Planning and Building
Resources. The City shall maintain a map of the Plan area that shows areas
that have been previously surveyed for archaeological resources. Prior to
implementation of the Plan in portions of the Plan area not previously
surveyed for archaeological resources, the City shall contact, or require the
Project Proponent to contact, the Northwest Information Center for
evaluation and a recommendation as to whether further study is required to
determine the presence of archaeological resources. If further study is
recommended, the City shall ensure that a qualified professional conduct a
pedestrian survey and make recommendations designed to avoid or minimize
adverse impacts on archaeological resources that meet the CEQA definition
of historical or unique archaeological resources. Recommendations shall be
implemented prior to project implementation. If the resource cannot
feasibly be avoided than a data recovery program shall be implemented.
Data recovery efforts must follow standard archaeological methods and all
significant cultural resource materials recovered shall be subject to scientific
analysis, professional museum curation, and a report prepared by the
qualified archaeologist according to current professional standards.

Monitoring/Reporting Action
and Schedule

Monitoring Compliance Record
(Name/Date)

Request NWIC report at time Site specific analysis has been
of application.
performed by Evans & DeShazo
(October 2017) and the City has
Incorporate recommendations consulted with the NWIC (January
as condition on individual 2018).
projects, as needed.
Recommendations of the analysis
have been incorporated as
conditions of project approval.

If archaeological resources are discovered during construction the City shall
ensure that a qualified archaeologist is enlisted to evaluate the significance of
the find. Once the archaeologist has had the opportunity to evaluate the find
and suggest appropriate mitigation measures, as necessary if the deposit
contains historical or unique archaeological resources, the archaeologist shall
undertake data recovery of the deposit unless the project can be modified to
allow the materials to be left in place. If the archaeological resources are
Native American, representatives of the appropriate culturally affiliated tribe
shall also be enlisted to help evaluate the find and suggest appropriate
treatment and mitigation measures.
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Table 1 (cont.): Mill District Project Mitigation Monitoring and Reporting Program

Mitigation Measure

Monitoring
Responsibility

MM CR-1b: Update 1983 Historic Property Survey and Complete Eligibility Planning and Building
Determinations. In accordance with Municipal Code 20.12 and consistent
with Healdsburg 2030 General Plan Policy Implementation Measure HCR-1,
the City shall update the 1983 cultural resource survey by conducting further
evaluation of the buildings/structures that could be impacted by Plan
implementation, and that have not already been evaluated under the Plan.
These include six of the seven buildings/structures/districts that have been
determined to be eligible for listing in the National Register, California
Register, or local designation, and the 13 building/structures/properties
identified in the 2012 survey as potentially eligible for the National Register,
California Register, or local designation as historic structures or historic
districts but needing further evaluation. These 19 buildings/structures and
districts are as follows:
• A.F. Stevens Mill & Lumber Company Historic District at 359 Hudson Street
• Healdsburg Station and Freight Depot at 316 Depot Street
• Healdsburg Railroad Turntable
• Roma Winery/Sunsweet Prune Packing at 128 Mill Street
• Roma Vista Winery at 420 Hudson Street
• William Cummings House at 17 Fitch Street
• Bungalow located at 201 East Street
• Commercial building located at 135 Healdsburg Avenue
• Commercial building located at 139 Healdsburg Avenue
• Buffi’s Hotel located at 146 Healdsburg Avenue
• Buildings and structures and potential historic district on Nu Forest
Products property at 164 Healdsburg Avenue
• Several small cottages located at 149 Healdsburg Avenue
• Commercial building located at 177 Healdsburg Avenue for local designation.
• Wood bridge located adjacent to 177 Healdsburg Avenue.
• Small industrial shed located at 180 Healdsburg Avenue
• Circa 1862 building located at 44 Mill Street
• Bungalow located at 205 East Street.
• Chambaud/Simi Winery building at 431/433 Hudson Street
• Portions of the Roma Vista Winery warehouses on Drayeur Avenue.

FirstCarbon Solutions

Monitoring/Reporting Action
and Schedule

Monitoring Compliance Record
(Name/Date)

Update 1983 cultural resource Further evaluation of the listed
survey as further evaluations buildings on the project site (in
become available.
the form of site-specific analysis)
was has been performed by Evans
& DeShazo (October 2017) and
provided to the City.
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Table 1 (cont.): Mill District Project Mitigation Monitoring and Reporting Program

Mitigation Measure

Monitoring
Responsibility

Monitoring/Reporting Action
and Schedule

Monitoring Compliance Record
(Name/Date)

MM CR-1c: Amend Municipal Code 20.12.100. As provided in Municipal City of Healdsburg
Code 20.12.100, and following the procedures outlined in Municipal
Ordinance 20.28 Article VII, the City shall amend Municipal Code 20.12.100
to include in the list of Designated Historic Structures, any of the above-listed
buildings/structures that are determined eligible for the National Register or
California Register, or qualify for local designation.

Amend Municipal Code
20.12.100.

MM CR-1d: Implement Healdsburg 2030 General Plan Policies. The City Planning and Building
shall continue to implement Healdsburg 2030 General Plan policies HCR-A-2
and HCR-A-3. HCR-A-2 states that the City will support the efforts of owners
of qualified properties in seeking local historic designation, listing on the
California Register and/or the Federal Register of Historic Sites; and HCR-A-3
states that the City will support the efforts of property owners to preserve
and renovate historically significant structures.

Implement Healdsburg 2030 No applicant action is necessary.
General Plan policies HCR-A-2
and HCR-A.

MM CR-1f: Recordation of Historical Resources. Prior to Demolition or Planning and Building
Removal. Healdsburg Municipal Code Chapter 20.24 Article V, Historic
Resources Protection, is intended to protect the City’s historic resources by
preventing the unwarranted demolition of historic buildings and structures.
If any of the historical resources within the Plan area are proposed for
demolition, then the procedures detailed in Healdsburg Municipal Code
Chapter 20.24 Article V, Historic Resources Protection, for historic building
demolitions must be followed.

Comply with procedures in
Healdsburg Municipal Code
Chapter 20.24 Article V on
individual
projects
with
historic resources.

No applicant action is necessary.

The required conditions of
approval have been incorporated
into the conditions of project
approval.

The potential conditions of approval contained within the Municipal Code
that may be adopted by the Zoning Administrator or Historic Committee in
approving a historic demolition permit shall be made conditions of approval
for demolition of any structure that is determined to be eligible for
designation based upon the determinations made under Mitigation Measure
CR-lb. The potential conditions of approval shall also be made conditions of
approval for relocation of any of these structures.
These conditions of approval are as follows:
• Prior to demolition, the Project Proponent shall provide archival quality
photographs, floor plans and elevation drawings, as appropriate, to record
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Table 1 (cont.): Mill District Project Mitigation Monitoring and Reporting Program

Mitigation Measure

Monitoring
Responsibility

Monitoring/Reporting Action
and Schedule

Monitoring Compliance Record
(Name/Date)

the building(s) or structure(s) being demolished.
• Prior to issuance of the historic demolition permit, the Historic Committee
shall approve a design review application for new construction for the site
of the demolished structure(s) and a building permit shall be issued for the
replacement structure(s). In addition to the findings required for design
review applications, the Historic Committee shall find that the proposed
design is compatible with the historic character of the surrounding historic
neighborhood, if applicable.
• The Project Proponent shall donate to the Healdsburg Museum any artifact
or other architectural element identified by the Historic Committee. The
artifact or architectural element shall be carefully removed and delivered
to the Museum in good condition to be used in future conservation work.
MM CR-2: Evaluation and Treatment of Paleontological Resources. If Planning and Building
paleontological resources (e.g., vertebrate bones, teeth, or abundant and
well-preserved invertebrates or plants), are encountered during construction,
work in the immediate vicinity shall be diverted away from the find until a
professional paleontologist assesses and salvages the find, if necessary.

Incorporate as condition on The
requirements
of
this
individual projects.
mitigation measure have been
incorporated as a condition of
project approval.

MM CR-3: Protection of Human Remains Encountered During Construction. Planning and Building
Should human remains, associated grave goods, or items of cultural
patrimony be encountered during construction, the following procedures
shall be followed as required by Public Resources Code § 5097.9 and Health
and Safety Code § 7050.5. In the event of discovery or recognition of any
human remains, there shall be no further excavation or disturbance of the
site or any nearby area reasonably suspected to overlie adjacent remains
until the Sonoma County Coroner has determined that the remains are not
subject to his or her authority. Further, pursuant to California Public
Resources Code Section 5097.98(b), remains shall be left in place and free
from disturbance until a final decision as to the treatment and disposition has
been made by the Coroner. If the coroner recognizes the human remains to
be those of a Native American, or has reason to believe that they are those of
a Native American, he or she shall contact, by telephone within 24 hours, the
State Native American Heritage Commission (NAHC). In accordance with

Incorporate as condition on The
requirements
of
this
individual projects.
mitigation measure have been
incorporated as a condition of
project approval.
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Table 1 (cont.): Mill District Project Mitigation Monitoring and Reporting Program

Mitigation Measure

Monitoring
Responsibility

Monitoring/Reporting Action
and Schedule

Monitoring Compliance Record
(Name/Date)

Public Resources Code 5097.98, the Native American Heritage Commission
would then immediately notify the "most likely descendant(s)" of receiving
notification of the discovery. The most likely descendant(s) would then make
recommendations within 48 hours, and engage in consultations concerning
the treatment of the remains.
MM HHM-3: Protect against Hazards from Soil or Groundwater Planning and Building
Contamination. If construction is proposed on a moderate or high risk
environmental case site or on a contiguous property of a moderate or high
risk site, the City shall ensure that, prior to construction, an investigation of
soil and, if encountered, groundwater, will be performed to determine the
presence or absence of contamination. Samples shall be collected to the
depth of the proposed project excavation.
If contaminated soil and/or groundwater is discovered, the results of the soil
and/or groundwater investigation shall be incorporated into a Soil and
Groundwater Management Plan, to determine whether specific soils and/or
groundwater management and disposal procedures for contaminated
materials are required; whether excavation soils are suitable for reuse, and to
recommend construction worker health and safety procedures for working
with contaminated materials are required; the City shall verify that the Soil
and Groundwater Management Plan is implemented.

Request site specific
investigation at time of
application of individual
project located on moderate
or high risk environmental
case site or on contiguous
property of a moderate or
high risk site.

A Phase I Environmental Site
Assessment has been performed
by GHD, Inc.(November 2015)
The requirement to prepare a soil
and groundwater management
plan has been incorporated as a
condition of project approval.

Approve, if necessary, Soil and
Groundwater
Management
Plan prior to issuance of
grading permit.

Soil and Groundwater Management Plan
If contaminated soil and/or groundwater is encountered during the soil
and/or groundwater investigation, at least two weeks prior to construction
the City’s contractor shall prepare and implement a construction Soil and
Groundwater Management Plan. The contractor shall submit the Plan to the
City for review and approval. Elements of the plan shall include:
• Measures to address hazardous materials and other worker health and
safety issues, including the specific level of protection required for
construction workers.
• Provisions for excavation of soil, stockpiling, dust and odor control
measures.

FirstCarbon Solutions
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Table 1 (cont.): Mill District Project Mitigation Monitoring and Reporting Program

Mitigation Measure

Monitoring
Responsibility

Monitoring/Reporting Action
and Schedule

Monitoring Compliance Record
(Name/Date)

• Measures to prevent offsite migration of contaminated soil and groundwater.
• Location and final disposition of all soil and groundwater removed from
the site.
• All other necessary procedures to ensure that excavated materials are
stored, managed and disposed of in a manner that is protective of human
health and in accordance with applicable laws and regulations.
MM HWQ-2: Prepare and Implement Master Drainage Plan. Prior to any Public Works
project approvals within the Plan area, the City shall have prepared a Master
Drainage Plan to identify the improvements necessary to support
implementation of the Plan.

Prepare Master Drainage Plan. The City has prepared a Master
Drainage Plan (GHD, March 2017).

The Master Drainage Plan shall model the hydraulics of stormwater flow in
the Plan area under full buildout conditions using one- or two-dimensional
modeling of appropriate design storm flows. The Master Drainage Plan shall
identify the systemwide capacity improvements to be implemented over the
course of buildout under the Plan. The drainage system improvements
known to be required for Plan implementation have been listed in the Project
Description for this EIR, but some additional improvements may be required
after the analysis required in this Mitigation Measure has been conducted.
These additional drainage system improvements would be similar to the
types of improvements listed in the Project Description.
MM HWQ-3: Groundwater Management. If construction dewatering is Public Works
required for development within the Plan area, the City shall require one of
the following dewatering management options be implemented:
• Reuse the water on-site for dust control, compaction, or irrigation.
• Retain the water on-site in a grassy or porous area to allow
infiltration/evaporation.
• Discharge (by permit) to a sanitary sewer or surface water (this option may
require a temporary method to filter sediment-laden water prior to
discharge).

Incorporate as condition on These requirements have been
individual projects where incorporated as conditions of
dewatering is required.
approval for the project.

If discharging to the sanitary sewer, the City shall require Project Proponents
to obtain a onetime discharge permit or other type of approval requiring, as
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Table 1 (cont.): Mill District Project Mitigation Monitoring and Reporting Program

Mitigation Measure

Monitoring
Responsibility

Monitoring/Reporting Action
and Schedule

Monitoring Compliance Record
(Name/Date)

Request site specific analysis
at time of application and
verify
compliance
with
Healdsburg 2030 General
Plan’s Land Use Compatibility
for
Community
Noise
Environments guidelines and
the City of Healdsburg Noise

Site specific analysis has been
performed by Illingworth &
Rodkin (March 2018, updated
October 2018).

necessary, measures for characterizing the discharge and ensuring filtering
methods and monitoring to verify that the discharge is compliant with the
City’s local wastewater discharge requirements.
If discharging to a local surface water or storm drain, the City shall require
that a Best Management Practices/Pollution Prevention Plan be prepared in
compliance with the North Coast Regional Water Quality Control Board Order
No. R1-2009-0045, Waste Discharge Requirements for Low Threat Discharges
to Surface Waters in the North Coast Region. The Best Management
Practices/Pollution Prevention Plan shall characterizes the discharge and
identifies specific measures to control the discharge, such as sediment
controls to ensure that excessive sediment is not discharged, and flow
controls to prevent erosion and flooding downstream of the discharge. The
City shall require that the Best Management Practices/Pollution Prevention
Plan be implemented during construction dewatering activities.
In areas of potential groundwater contamination associated with leaking
underground storage tanks or other potentially contaminative activities, the
City shall require Project Proponents to prepare a dewatering and discharge
plan to specify how the water will be collected, contained, sampled, treated,
monitored, and discharged to the either the sanitary sewer, the local storm
drain system, or to an off-site disposal facility. The City shall require any
necessary on-site treatment to remove constituents from the groundwater to
within permit requirements prior to discharge to either the sanitary sewer or
the local storm drain system.
MM NO-1: Noise and Land Use Compatibility. The City shall ensure that Planning and Building
new projects in the Plan area will comply with the Healdsburg 2030 General
Plan’s Land Use Compatibility for Community Noise Environments guidelines
and the City of Healdsburg Noise Ordinance by requiring acoustic analyses to
be conducted by a qualified noise specialist and by requiring implementation
of the recommendations of such analyses as follows:
• For single-family, duplex, or mobile home residential projects proposed in
areas where exterior day-night average noise levels are, or are projected

FirstCarbon Solutions

Recommendations of the analysis
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conditions of project approval.
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Table 1 (cont.): Mill District Project Mitigation Monitoring and Reporting Program

Mitigation Measure

to, exceed 60 dBA Ldn (as shown on Figure 11 of the Healdsburg 2030
General Plan Policy Document), the City shall ensure that an acoustic
analysis be prepared that recommends project improvements, as needed,
to maintain interior noise levels at or below 45 dBA Ldn. This can typically
be accomplished with the incorporation of an adequate forced air
mechanical ventilation system in the residential units to allow residents the
option of controlling noise by keeping the windows closed.
• For multi-family residential or motel/hotel projects proposed in areas
where exterior day/night average noise levels are, or are projected to
exceed, 65 dBA Ldn (as shown on Figure 11 of the Healdsburg 2030 General
Plan Policy Document), the City shall ensure that an acoustic analysis be
prepared that recommends project improvements, as needed, to maintain
interior noise levels at or below 45 dBA Ldn. This can typically be
accomplished with the incorporation of an adequate forced air mechanical
ventilation system in the residential units to allow residents the option of
controlling noise by keeping the windows closed.
• For school library, church, hospital or nursing home projects proposed in
areas where exterior day-night average noise levels are, or are projected to
exceed 70 dBA Ldn (as shown on Figure 11 of the Healdsburg 2030 General
Plan Policy Document), the City shall ensure that an acoustic analysis be
prepared that recommends project improvements, as needed, to maintain
interior noise levels at or below 45 dBA Ldn, if needed. Standard office
construction methods typically provide about 25 to 30 decibels of noise
reduction in interior spaces.
• For golf course, cemetery, or industrial projects proposed in areas where
exterior day-night average noise levels are, or are projected to exceed 75 dBA
Ldn (as shown on Figure 11 of the Healdsburg 2030 General Plan Policy
Document), the City shall ensure that an acoustic analysis be prepared that
recommends project improvements, as needed, to maintain exterior noise
levels at 65 dBA Ldn, or at ambient levels whichever is greater and to maintain
interior noise levels at or below 50 dBA Ldn. Standard industrial construction
methods can typically provide about 25 to 30 decibels of noise reduction in
interior spaces.

FirstCarbon Solutions

Monitoring
Responsibility

Monitoring/Reporting Action
and Schedule

Monitoring Compliance Record
(Name/Date)

Ordinance.

requirement for subsequent
acoustic analysis as specific design
Incorporate recommendations details are finalized in the future.
into design of individual
projects.
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Table 1 (cont.): Mill District Project Mitigation Monitoring and Reporting Program

Mitigation Measure

Monitoring
Responsibility

Monitoring/Reporting Action
and Schedule

Monitoring Compliance Record
(Name/Date)

Request site specific analysis
at time of application for
projects within 100 feet of
centerline of railroad.

Site specific analysis has been
performed by Illingworth &
Rodkin (March 2018, updated
October 2018).

• In areas where traffic noise levels exceed, or are projected to exceed, 70
dBA Ldn (along the US 101 corridor, Mill Street, Healdsburg Avenue, or the
Northwestern Pacific Rail corridor as shown on Figure 11 of the Healdsburg
2030 General Plan Policy Document), the City shall ensure that an acoustic
analysis be prepared that recommends project improvements, as needed,
to maintain interior noise levels at or below 45 dBA Ldn, to maintain
exterior sounds levels below 65 dBA Ldn, and to maintain single-event noise
below 50 dBA Lmax in bedrooms and 55 dBA Lmax, in other rooms. Potential
strategies may include, but are not limited to the inclusion of windows and
doors with high Sound Transmission Class (STC) ratings, and the
incorporation of forced-air mechanical ventilation systems necessary to
meet 45 dBA Ldn and the Lmax noise limits. Noise barriers may be necessary
to shield outdoor activity areas.
MM NO-2a: Railroad Vibration. The City shall ensure an acoustic analysis is Planning and Building
conducted by a qualified noise specialist for structures within 100 feet of the
centerline of the railroad and that the recommendations of the analysis are
implemented. The analysis shall specify measures including, but not limited
to, setbacks and structural design features that will reduce vibration levels at
or below the guidelines of the FTA Groundborne Vibration Impact Criteria, as
shown in Table 3.10-4 of this EIR.

MM NO-3: Temporary Construction Noise (For Large or Complex Projects). Planning and Building
For large or complex construction projects with anticipated construction
durations exceeding one year, or as determined by the Planning and Building
Director, a construction noise logistics plan shall be prepared that specifies
allowable hours of construction, noise and vibration minimization measures,
posting or notification of construction schedules, and designation of a noise
disturbance coordinator who would respond to neighborhood complaints.
The individual measures of this plan shall be required to be in place prior to
the start of construction, and implemented during construction to reduce
noise impacts on neighboring residents and other uses. A typical

FirstCarbon Solutions

Incorporate recommendations The project conditions of approval
into design of individual require further acoustic analysis
projects.
when final design details are
provided as part of applications
for design review.
Request project specific plan Site specific analysis has been
at time of application for large performed by Illingworth &
Rodkin (March 2018, updated
or complex projects.
October 2018).
Incorporate measures as
The
requirement
for
a
condition of individual
construction logistics plan once
projects.
further design details are known
has been incorporated as
conditions of project approval.
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Mitigation Measure

Monitoring
Responsibility

Monitoring/Reporting Action
and Schedule
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Table 1 (cont.): Mill District Project Mitigation Monitoring and Reporting Program
Monitoring Compliance Record
(Name/Date)

construction noise logistics plan would include, but not be limited to, the
following measures to reduce construction noise levels as low as practical:
1. Equip internal combustion engine-driven equipment with intake and
exhaust mufflers that are in good condition and are appropriate for the
equipment.
2. Locate stationary noise-generating equipment as far as possible from
sensitive receptors in the vicinity.
3. Locate staging areas and construction material areas as far away as possible
from adjacent land uses.
4. Prohibit all unnecessary idling of internal combustion engines.
5. Utilize "quiet" air compressors and other stationary noise sources where
technology exists.
6. Erect temporary noise control blanket barriers in a manner to shield noisesensitive uses.
7. Control noise levels from workers’ amplified music so that sounds are not
audible sensitive receptors in the vicinity.
8. If impact pile driving is proposed, multiple-pile drivers shall be considered
to expedite construction. Although noise levels generated by multiple pile
drivers would be higher than the noise generated by a single pile driver, the
total duration of pile driving activities would be reduced.
9. If impact pile driving is proposed, temporary noise control blanket barriers
shall shroud pile drivers or be erected in a manner to shield the adjacent land
uses. Such noise control blanket barriers can be rented and quickly erected.
10. If impact pile driving is proposed, foundation pile holes shall be pre-drilled
to minimize the number of impacts required to seat the pile. Pre-drilling
foundation pile holes is a standard construction noise control technique.
Pre-drilling reduces the number of blows required to seat the pile. Notify
all adjacent land uses of the construction schedule in writing.
11. Designate a "disturbance coordinator responsible for responding to
complaints about project construction noise and taking reasonable
measures to correct the problem. Conspicuously post a telephone number
for the disturbance coordinator at the construction site and include it in any
notice sent to neighbors regarding the construction schedule.
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Table 1 (cont.): Mill District Project Mitigation Monitoring and Reporting Program

Mitigation Measure

Monitoring
Responsibility

MM TR-1: Implementation of Intersection Improvements at Healdsburg Planning and Building
Avenue/Mill Street/Vine Street. The City shall track the additional vehicle and Public Works
trips to the intersection from new development. Each individual Project
Proponent shall prepare a Traffic Memo that identifies the project’s traffic
generation rate and contribution to the Healdsburg Avenue/Mill Street/Vine
Street intersection. The Project Proponent may include updated traffic
counts at the intersection, if warranted. Precise timing for the improvements
cannot be established at this time, but the City shall cause the improvements
to be implemented prior to the intersection exceeding 2,250 vehicle trips
during the PM peak. Design of the roundabout shall consider pedestrian
safety such as properly designed and installed curb ramps, crosswalks, and
warning devices.

Monitoring/Reporting Action
and Schedule

Monitoring Compliance Record
(Name/Date)

Request traffic memo at time Site specific analysis has been
of application for large or performed by Wtrans (March
2018, updated November 2018).
complex projects.
Implement
improvements The intersection improvements
prior to intersection exceeding are under construction.
2,250 vehicle trips.

MM TR-C1a: Improvement at Healdsburg Avenue/Mill Street/Vine Street. Planning and Building Verify design of roundabout The intersection improvements
The City shall include in the design of the roundabout a right-turn bypass and Public Works
will achieve acceptable LOS have been designed and are
lane at the north and east approaches to the roundabout. This would include
prior to construction.
under construction by the City.
a short right-turn lane on each approach. The design of the bypass lanes
shall consider pedestrian safety. For example, if feasible, the bypass lanes
shall not overlap with the pedestrian crossings at the approach of the
roundabout. The roundabout also can be designed in an alternate way that
achieves an acceptable LOS as defined in the Healdsburg General Plan.
Documentation shall be provided showing the alternate design can achieve
the City’s LOS standards.
MM TR-C1b: Improvement at Healdsburg Avenue/Front Street. The City Planning and Building
shall cause installation of a traffic signal at the intersection of Healdsburg and Public Works
Avenue and Front Street. The City shall track the additional vehicle trips to
the intersection from new development. Each individual Project Proponent
shall prepare a Traffic Memo that identifies the project’s traffic generation
rate and contribution to the Healdsburg Avenue/Front Street intersection.
Precise timing for the improvements cannot be established at this time, but
the City shall cause the improvement to be implemented prior to the
intersection exceeding 1,004 vehicle trips during the PM peak.

FirstCarbon Solutions

Request traffic memo at time Site specific analysis has been
of application for large or performed by Wtrans (March
2018, updated November 2018).
complex projects.
Implement
improvements This signal was installed in 2017.
prior to intersection exceeding
1,004 vehicle trips.
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ACRONYMS AND ABBREVIATIONS
°C

degrees Celsius (Centigrade)

°F
µg/m

degrees Fahrenheit
3

micrograms per cubic meter

ARB

California Air Resources Board

BAAQMD

Bay Area Air Quality Management District

BMP

Best Management Practice

CalEEMod

California Emissions Estimator Model

CDFW

California Department of Fish and Wildlife

CEQA

California Environmental Quality Act

CFGC

California Fish and Game Code

CHAP

Central Healdsburg Avenue Plan

CNDDB

California Natural Diversity Database

CO

carbon monoxide

CRHR

California Register of Historic Resources

CWA

Clean Water Act

DPM

diesel particulate matter

EPA

United States Environmental Protection Agency

FCS

FirstCarbon Solutions

FTA

Federal Transportation Administration

GHG

greenhouse gas

HMHS

Healdsburg Museum and Historical Society

LOS

Level of Service

MBTA

Migratory Bird Treaty Act

MEI

Maximally Exposed Individual

MM

Mitigation Measure

mph

miles per hour

MT CO2e

metric tons of carbon dioxide equivalent

MU

mixed use

NAHC

Native American Heritage Commission

NOX

nitrogen oxide

NRHP

National Register of Historic Places

NSCAPCD

Northern Sonoma County Air Pollution Control District

PM

particulate matter

ROG

Reactive organic gases

RWQCB

Regional Water Quality Control Board
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SMAQMD

Sacramento Metropolitan Air Quality Management District

SMART

Sonoma Marin Area Rail Transit

STC

Sound Transmission Class

SWPPP

Storm Water Pollution Prevention Plan

TAC

toxic air contaminant

USACE

United States Army Corps of Engineers

UST

underground storage tank

vi

Attachment: Attachment 20 - Mill District Project-Certificate of Determintation (2305 : Mill District Tentative Map and Development Agreement)

Acronyms and Abbreviations

FirstCarbon Solutions
Y:\Publications\Client (PN-JN)\3257\32570025\Env Checklist\32570025 Mill District Checklist.docx

Packet Pg. 664

3.A.u
Introduction

SECTION 1: INTRODUCTION
The Mill District Project (project) is the redevelopment of a portion of the Central Healdsburg Avenue
Plan (CHAP), for a mixed use project that will include 208 units of multi-family housing, a 53-room
hotel, approximately 15,000 square feet of commercial uses in multiple buildings, public plaza spaces,
two new public streets, a common amenity building with food and beverage service, a fitness facility
and a pool; public open space; associated landscaping; maintenance structures; and parking and
bicycle racks. The CHAP was completed in November 2013, and a Program Environmental Impact
Report (EIR), Mitigation Monitoring and Reporting Plan and Statement of Overriding Considerations for
the CHAP were prepared pursuant to the California Environmental Quality Act Public Resources Code §
21000, et seq.) (CEQA), and certified by the Healdsburg City Council on January 21, 2014.
The purpose of the following Environmental Checklist is to provide a conformance determination to
support the approval for the current proposed development. This Environmental Checklist will
provide the basis for approval of (among other things) a Development Agreement, Subdivision Map,
Conditional Use Permits (with associated density bonus findings), a Historic Demolition Permit, Tree
Removal Permit, and Major Design Review by the City, based on whether the proposed project is
within the scope of the Final CHAP EIR, or whether the project would result in new significant
impacts or substantially more severe impacts under CEQA Guidelines Section 15183.
The following Environmental Checklist has been prepared pursuant to CEQA Guidelines Section
15183 (Projects Consistent with a Community Plan or Zoning) to determine if the project requires
additional environmental review. CEQA Guidelines Section 15183 mandates that projects which are
consistent with the development density established by existing zoning, community plan or general
plan policies for which a Final Environmental Impact Report (FEIR) was certified (in this case, the
2014 CHAP Program FEIR) shall not require additional environmental review, except as might be
necessary to examine whether there are project-specific significant effects which are peculiar to the
project or its site.
This Environmental Checklist shall also separately and independently form the basis of a determination
as to the applicability of the following CEQA streamlining and/or tiering code sections:
• CEQA Section 21166 and CEQA Guidelines Sections 15162 and 15164.
• CEQA Guidelines Sections 15162 and 15168.
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SECTION 2: PROJECT DESCRIPTION
2.1 - Location and Setting
The project site is located at 146 and 164 Healdsburg Avenue, in City of Healdsburg (City), Sonoma
County, California (Exhibit 1). The project site is two blocks south of the historic Healdsburg Plaza,
which anchors the City’s southern entry gateway and is located at the southeast corner of the new
traffic roundabout. The project site is bordered by the SMART railroad (north), Healdsburg Avenue
(west), industrial development (east), and Exchange Avenue (south). The project site consists of a
former lumber mill with 15 buildings and structures and paved surfaces and an abandoned hotel on
landscaped grounds. The site is accessed via Healdsburg Avenue. (Exhibit 2)

2.2 - Project Background
2.2.1 - Central Healdsburg Avenue Plan (CHAP) and Environmental Impact Report
(EIR)
The Central Healdsburg Avenue Plan (CHAP) area encompasses 71.5 acres in the southwest portion
of the City of Healdsburg. The area is within the City of Healdsburg’s existing city limits and sphere
of influence, including the properties underlying the project site. The CHAP was adopted, and its
associated Environmental Impact Report was certified, in January 2014 (State Clearinghouse Number
2012112011). This Checklist evaluation takes into consideration changes in the environmental
setting, cumulative projects, and regulations that have occurred since certification of the CHAP EIR
to determine whether the effects of the project are consistent with the analysis and level of impacts
disclosed in the CHAP EIR.
The CHAP EIR identified one significant and unavoidable impact related to historic resources; all
other potential impacts were found to be less than significant after the implementation of identified
mitigation measures.

2.2.2 - Healdsburg 2030 General Plan
The Healdsburg 2030 General Plan, adopted in 2009, included development of the site as proposed.
The General Plan was evaluated under CEQA and the Final EIR was certified on July 6, 2009. The
General Plan also defines the scope of the Depot Study Area and Central Healdsburg Entry plans, which
are encompassed in the CHAP. The Depot Study Area surrounds the historic Healdsburg Train Depot
located at Fitch and Harmon streets, which also is the site of a proposed train station for re-initiation of
passenger rail service as part of the SMART project. With the adoption of the CHAP, the General Plan
was concurrently amended to designate the project site Mixed Use (MU). Therefore, the EIR for the
CHAP evaluated any impacts of the change in General Plan land use designation to Mixed Use for this
project site. The project was therefore accounted for in the Healdsburg 2030 General Plan and
associated EIR, and is consistent with the general buildout projections and land use designations.
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2.3 - Project Description
2.3.1 - Project Evolution
On April 24, 2018, the Planning Commission held a public hearing to consider the Mill District Project,
which proposed redevelopment of the approximately 9.59-acre site located at 146 and 164 Healdsburg
Avenue, and designated for Mixed Use development in the Central Healdsburg Avenue Plan (CHAP).
The proposed project included 188 units of multi-family housing, as well as a 53-room hotel,
approximately 15,000 square feet of commercial uses in multiple buildings, public plaza spaces, two
new public streets, a common amenity building with food and beverage service, a fitness facility and
a pool, public open space (including a 1-acre park), and associated landscaping.
At the April 24, 2018, hearing, the Planning Commission considered the applicant’s request for
approval of the following:
• Tentative Map to divide the site into seven parcels;
• Conditional Use Permit to allow one mixed-use residential and two visitor lodging (hotel) uses

in the MU Mixed Use district;
• Historic Demolition Permit to remove the structures associated with the former use of the site

by Nu Forest Products and House of Sonoma;
• Heritage Tree Removal Permit to remove four heritage trees on the site; and
• Density Bonus (34 units) of 22 percent, including a request for one concession to not require

that five percent of the units be provided for moderate income households; as well as a
request for two waivers to not require that ten percent of the inclusionary units include three
or more bedrooms, and a request to exceed the maximum height limit of 40 feet.
After receiving public testimony, the Commission closed the public hearing and discussed the
project. The Commission voted unanimously to direct the applicants to return to the Planning
Commission for a workshop to discuss several areas of concern. The areas of concern included the
proposed circulation framework, road design, parking, land use, open space, housing and
consistency with the CHAP.
Because there were a number of issues to discuss, staff scheduled two Planning Commission
workshops: on June 12 and June 26, 2018. At the first workshop on June 12, the Planning
Commission discussed the circulation framework, road design, on-street parking, land use, and open
space. At the June 26 workshop, the Planning Commission focused on the issues of on-site
parking/shared parking analysis, affordable housing, and conditions of approval.
At the close of the June 26 workshop, the Commission expressed concern regarding outstanding
issues, in particular issues regarding affordable housing, parking and circulation, and asked the
applicants if they would consider an additional workshop. The applicants agreed to come back for
an additional workshop, which was held on August 24, 2018.
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In October 2018, the applicant submitted a revised project proposal, based on direction received at
the Planning Commission workshops in June and August 2018. The project proposal was deemed
complete on November 7, 2018.

2.3.2 - Mill District Project
The project, which is shown conceptually on the site plan attached as Exhibit 3, is the redevelopment
of an area designated for mixed-use development in the CHAP. In addition to providing up to 208
units of multi-family housing, the Project includes development of a 53-room hotel, 15,000 square
feet of commercial uses in multiple buildings, public plaza spaces, two new public streets, public
open space, and associated landscaping. It is anticipated that a common amenity building would
also be provided with food and beverage service, a fitness facility and a pool. Maintenance
structures, parking, and bicycle racks would also be provided. Exhibit 4 and Exhibit 5 represent the
conceptual plan and the conceptual appearance of the project. Exhibit 6 is a conceptual
representation of the development from the multi-use path.
Housing. Up to 208 units of multi-family housing are proposed:
• 146 “market rate” for-sale attached multi-family units,
• 22 multi-family units for occupancy of household incomes between 120 percent and 160

percent of area median income (“Middle Income Housing”); and
• 40 affordable units to be built and offered as a combination of rental studio, one, two, and

three bedroom units.
The City’s inclusionary housing requirement, as set forth in Section 20.20.030 of the City’s Municipal
Code, requires that 24 units be made available to very low, low and moderate income families. The
Project would include the construction of an additional 16 units beyond the 24 required by the City’s
inclusionary housing ordinance, for a total of 40. The applicant proposes to develop all affordable
units on Lot 7 (as shown on the proposed tentative subdivision map) in partnership with an
affordable housing developer.
• Lower-Income Units. All 40 affordable units will be “for rent” to very low and low-income

households, with at least 24 units being restricted to very low-income households.
• Moderate-Income Units. The City’s inclusionary housing requirement stipulates that one-third

of the required number inclusionary units be for moderate-income households. The Project
applicant has requested relief from this requirement as a “concession” from the City under
State and local density bonus law.
The Project also would include the construction of 22 multi-family residential units for occupancy by
persons with household income between 120 and 160 percent of the area median income (“Middle
Income Housing”). At least 14 of the Middle Income Housing units shall be rental units, while the
remaining 8 will be either rental or “for sale” units.
The actual sequencing and location of Market Units and Middle Income Units will be governed by
Project conditions of approval and the Development Agreement, subject to the availability of Growth
Management Ordinance allocations as modified by the recent passage of Measure P.
FirstCarbon Solutions

Attachment: Attachment 20 - Mill District Project-Certificate of Determintation (2305 : Mill District Tentative Map and Development Agreement)

City of Healdsburg—Mill District Project
Environmental Checklist

9

Y:\Publications\Client (PN-JN)\3257\32570025\Env Checklist\32570025 Mill District Checklist.docx

Packet Pg. 673

3.A.u

Hotel. The proposed hotel and associated amenities would provide approximately 60,453 square
feet of the Office/Institutional/Hospitality uses contemplated by the CHAP and analyzed in the CHAP
EIR. The hotel would provide 53 guest rooms, approximately 5,443 square feet of lobby and public
space, and 8,500 square feet of commercial space that will be leased to individual tenants. Hotel
parking and hotel support services would be accessed by a ramp at the east end of the building and
provided at basement level using a stacked parking system and loading docks, respectively. Fitness
and pool amenities will be provided through shared access to the nearby residential amenity facility.
The hotel will provide breakfast service for guests as well as room service, but will not include a fullservice restaurant.
The architecture of the hotel complex and courtyard would respect the former industrial character
of the Nu Forest Lumber Mill site. It will combine contemporary forms and building systems with
industrial finishes and elements such as exposed industrial light gauge steel, post-and-beam
construction, and rough-sawn finishes. A dust collector and other components repurposed from the
mill would add to the design and articulate an architecture that is rooted in the past, as well as
revitalized and looking forward. Large interior spaces with window walls that open up to outdoor
pedestrian plazas would facilitate flexible use of the more public spaces.
Commercial Uses. A total of 15,000 square feet of commercial uses would be provided. The threestory commercial, retail and residential building at the edge of the Redwood Grove (Building A,
Exhibit 3) would provide ground floor commercial and restrooms for the proposed public spaces, in
addition to housing. Residential units will be located on the upper floors. These uses will provide an
active street frontage along Healdsburg Avenue consistent with the CHAP.
Other buildings on-site would include a landscape workshop, storage and recycling/composting
center, a pool house with fitness equipment and mechanical equipment for the pool, and a small
gazebo in the park.
Open Space Amenities. The project will provide the following privately owned common areas with
public access:
• Open Space Park—The 0.78-acre park would feature a passive-use lawn area against the

backdrop of a grove of heritage Redwood trees, meandering pedestrian walkways and
benches milled on-site by the former occupant, Nu Forest Products.
• Adventure Play Area—This area would feature natural boulders and re-purposed/salvaged

tree trunks for free-form play and climbing/bouldering.
• Gardener’s Shed and Community Garden—A community garden and display of seasonal

herbs and vegetables and an accessory structure for gardening equipment and storage.
• Hotel Plaza—The plaza area on both sides of Mill Circle would support the commercial, retail

and hospitality functions of the mixed-use development. Uses within the plaza would include
pedestrian circulation, public gathering and seating, outdoor dining and patio areas, minor retail
display, artwork display, hotel guest drop-off and valet, service access and landscaped areas.
• Residential Site Areas—Residential site on-grade areas would include pedestrian walkways,

site fencing and landscaped areas. Residential courtyard areas would be on-structure and
would include pedestrian walkways, benches, raised planter landscaped areas and private
residential patios.
10
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Site Plan
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Exhibit 4
Landscape Plan
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Healdsburg Avenue Elevation
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Exhibit 6
Multi Use Path Elevation
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Landscaping
The proposed plant palette for the landscape plan shown in Exhibit 4 is drought-tolerant, climateadapted, and appropriate for the Mediterranean-like climate of the City and the region. The project will
comply with the City’s Water Efficient Landscaping Ordinance per Land Use Code Section 20.16.105.
An existing and towering stand of redwood trees would be preserved and provide backdrop to the
publicly accessible open space and scale to the project as viewed from Healdsburg Avenue.
Large canopied deciduous shade trees will line the street on both sides to provide visual and spatial
integration between buildings and the street corridor. Along the internal streets, a generous
landscape planting area separates the pedestrian walkway from the street and provides an enhanced
pedestrian experience. Flowering species and citrus trees will provide visual accents throughout the
proposed development.

Environmental Features of the Project
As part of the project developer’s commitment to sustainable environmental practices, the project
incorporates the following additional design and operational features:
• The project will utilize Healdsburg Electric’s “Green Rate” to reduce greenhouse gas (GHG)

emissions throughout the project;
• Solar photovoltaics will be employed on individual buildings with a minimum rooftop square

footage of at least 30,000 sf;
• The project will provide and prioritize electric vehicle parking;
• The project will implement a recycling and compost program to divert at least 20 percent of

project solid waste;

Construction
The project will be developed in four or more phases, beginning in 2019, with each phase being brought
to the Planning Commission with a “supplemental conditional use permit,” Major Design Review, and
other permits as may be required. It is anticipated that the hotel will be included in the first phase,
along with the 40 units of inclusionary housing, a building with 30 to 40 market rate housing units, and
8,500 square feet of commercial uses. The timing of the phases is dependent on market conditions and
the availability of housing unit allocations under the growth management ordinance.
Construction will require a demolition phase to remove existing structures. The site will be graded,
and construction phased on different areas of the site. Site grading will consist of construction of
the two main roads and excavation to support building and parking lot construction. Cut and fill
amounts for the primary infrastructures are approximately 10,000 cubic yards each. All dieselpowered portable equipment on the project site will meet United States Environmental Protection
Agency (EPA) particulate emissions standards for Tier 4 engines or the equivalent. Construction will
not require the use of pile-driving equipment.
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A total of 95 trees, including 23 heritage trees, have been identified within the project site. The
arborist’s report is presented in Appendix G. Heritage trees on the site are composed of six species,
including coast redwood (Sequoia sempervirens), Deodar cedar (Cedrus deodara), silver wattle
(Acacia dealbata), Modesto ash (Fraxinus velutina), valley oak (Quercus lobata), and coast live oak
(Q. agrifolia). The Heritage trees range in size from 30 to 96 inches diameter (measured at 2 feet
above ground). The overall condition, health, and structure of trees inventoried by the project
arborist ranged from poor to good, with most trees ranking fair in health, structure, and general
condition. The project includes the proposed removal of seven heritage trees; the loss of these trees
will be subject to Healdsburg’s Heritage Tree Ordinance, Municipal Code Section 20.24.075, with
replacement trees to be planted on-site.

2.4 - Discretionary Approvals
The following discretionary approvals are expected to be necessary from the City:
• Tentative Subdivision Map
• A “Master” Conditional Use Permit (CUP) for one mixed-use residential and two visitor lodging

(hotel) uses in the MU district
• Multiple “Subsequent” Conditional Use Permits to address any findings that could not be

made in the Master Conditional Use Permit due to the unavailability of information
• Heritage Tree Removal Permit
• Historic Demolition Permit
• Development Agreement
• Design Review for each phase of the development
• Subdivision Improvement Agreement

In addition, the project would require ministerial approvals including issuance of grading and
building permits from the City of Healdsburg.

2.5 - Scope of the Environmental Checklist
This document determines whether the project could have any new or substantially more significant
effects on the environment then those previously analyzed. For purposes of this evaluation, and
consistent with the 2014 CHAP EIR and current Appendix G of the CEQA Guidelines, the project’s
potential environmental effects are grouped into the following categories.
•
•
•
•
•
•
•
•

20

Aesthetics
Agricultural Resources
Air Quality
Biological Resources
Cultural Resources/Tribal Cultural Resources
Geology and Soils
Greenhouse Gas Emissions
Hazards and Hazardous Materials

•
•
•
•
•
•
•
•

Hydrology and Water Quality
Land Use, Population and Housing
Mineral Resources
Noise
Public Services
Recreation
Transportation
Utilities and Service Systems
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SECTION 3: ELIGIBILITY FOR CEQA GUIDELINES SECTION 15183: PROJECTS
CONSISTENT WITH A COMMUNITY PLAN OR ZONING
CEQA Guidelines Section 15183 mandates that projects, which are consistent with the development
density established by existing zoning, community plan, or general plan policies for which an FEIR
was certified shall not require additional environmental review, except as might be necessary to
examine whether there are project-specific significant effects which are peculiar to the project or its
site. This streamlines the review of such projects and reduces the need to prepare repetitive
environmental studies.

Proposed Project Qualifies for No Further Environmental Review under CEQA
Guidelines Section 15183
CEQA Section 15183 applies to the project since it meets all of the following conditions.

(d)(1)(A)

The project is consistent with a community plan adopted as part of a
general plan.

The project is consistent with the CHAP, a comprehensive, long-term planning document for the
project site and the surrounding area, which was incorporated into the General Plan. The project
will implement a number of the goals and policies of the CHAP, and, in accordance with the General
Plan, the CHAP shall be used to guide land use and development decisions through the application of
its standards and design guidelines.
The CHAP applies to an area of approximately 71.5 acres in Central Healdsburg, generally located
south of Mill Street between US Highway 101 (US-101) to the west and the Russian River to the east.
The CHAP provides for a mix of land uses to meet its objectives, designating 21.9 acres Mixed Use,
8.3 acres Residential, and 8.7 acres Industrial. The proposed development would provide 208 units,
which (net of units awarded as a density bonus) is within the density permitted by the CHAP.1

(d)(1)(B)

The project is consistent with a zoning action which zoned or
designated the parcel on which the project would be located to
accommodate a particular density of development.

The site is zoned Mixed Use (MU) by the City’s Zoning Code, which permits as conditional uses (1)
mixed-use residential and (2) visitor lodging uses. The project (net of units awarded as a density
bonus) is consistent with the density of 16 du/ac specified in the Zoning Code.

(d)(1)(C)

The project is consistent with a general plan of a local agency.

The property was designated for mixed-use redevelopment by the City’s 2030 General Plan. It is also
consistent with the CHAP, which also designates the project site as mixed use.
1

The CHAP and the CHAP EIR analyzed a “most intensive” scenario that would result in 314 dwelling units with other uses in the
buildout of the plan area; however, the “most intensive” scenario was intended to represent the highest-intensity use of
infrastructure and highest level of environmental impacts from any mix of uses, not to represent the maximum number of
residential units permitted on the project site. The number of residential units permitted on the project site is determined by the
MU designation, which is 16 du/ac.
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The project applicant proposes to develop the property within the guidelines as established by the
CHAP as a transit-oriented Mixed Use Urban District, in compliance with the 2030 General Plan, the
CHAP, and the 2011 Land Use Code.

(d)(2)

An EIR was certified by the lead agency for the zoning action, the
community plan, or the general plan.

The CHAP EIR was certified by the City on January 21, 2014. This project is within the scope of the
adopted community plan.

22

Attachment: Attachment 20 - Mill District Project-Certificate of Determintation (2305 : Mill District Tentative Map and Development Agreement)

Eligibility for CEQA Guidelines Section 15183:
Projects Consistent with a Community Plan or Zoning

FirstCarbon Solutions
Y:\Publications\Client (PN-JN)\3257\32570025\Env Checklist\32570025 Mill District Checklist.docx

Packet Pg. 686

3.A.u
CEQA Checklist

SECTION 4: CEQA CHECKLIST
This document evaluates whether the environmental impacts of the project are addressed in the
programmatic environmental impact report for the CHAP, which was certified on January 21, 2014.
CEQA Guidelines Section 15183(b) states that:
In approving a project meeting the requirements of this section, a public agency
shall limit its examination of environmental effects to those, which the agency
determines, in an initial study or other analysis:
(1) Are peculiar to the project or the parcel on which the project would be located;
(2) Were not analyzed as significant effects in a prior EIR on the zoning action, general plan,
or community plan, with which the project is consistent;
(3) Are potentially significant off-site impacts and cumulative impacts which were not
discussed in the prior FEIR prepared for the general plan, community plan or zoning
action; or
(4) Are previously identified significant effects which, as a result of substantial new
information which was not known at the time the EIR was certified, are determined to
have a more severe adverse impact than discussed in the prior EIR.
The following pages of this document contain an Environmental Checklist that examines the project’s
potential environmental effects within the parameters outlined in CEQA Guidelines Section
15183(b). Such effects, if any, will be evaluated in a project-specific, focused mitigated negative
declaration or environmental impact report. If no such impacts are identified, no additional
environmental review shall be required for the project beyond that provided in the CHAP EIR and
this project-specific initial study in accordance with CEQA section 21083.3 and CEQA Guidelines
Section 15183.
In addition, the Environmental Checklist separately and independently forms the basis of a
determination as to the applicability of the following CEQA streamlining and/or tiering code
sections:
• CEQA Section 21166 and CEQA Guidelines Sections 15162 and 15164 (reliance on an

addendum).
• CEQA Guidelines Sections 15162 and 15168 (reliance on a program EIR).

Significant environmental impacts were identified in the following areas in the CHAP EIR: Air Quality,
Biological Resources, Cultural Resources, Hydrology, Noise, and Transportation. These impacts and
the mitigations proposed in the CHAP EIR are discussed under each impact area in this Checklist. Of
these impacts, all but CR-1, Cultural Resources, were reduced to less than significant in the CHAP EIR
by the mitigations proposed. A summary table of all impacts, impact levels, and mitigations is
provided as Appendix A to this checklist.
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4.1 - Discussion and Mitigation Sections
(1)

Discussion

A discussion of the elements of the checklist is provided under each environmental category in order
to clarify the answers. The discussion provides information about the particular environmental
issue, how the project relates to the issue, and the status of any mitigation that may be required or
that has already been implemented.

(2)

EIR Mitigation Measures

To the extent that mitigation measures in the CHAP Program FEIR (2014) have not already been
implemented, all mitigation measures that are applicable to the project are listed under each
environmental category. Accordingly, only the mitigation measures that are applicable to the project
and are assumed not to have been completed have been included in the analysis below. For
informational purposes, a listing of each mitigation measure identified in the CHAP Program FEIR
(2014) has been provided as part of the summary table in Appendix A of this document. The
Mitigation Monitoring and Reporting Program prepared for the CHAP Program FEIR remains in effect.

(3)

Conclusions

A discussion of the conclusion relating to the analysis is contained in each section.
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New Significant
Effect?

New Significant
Off-site,
Cumulative
Impact?

New
Information,
More Severe
Adverse
Impact?

No

No

No

No

b) Substantially damage Less than
scenic
resources, significant
including, but not
limited to, trees, rock
outcroppings,
and
historic
buildings
within a state scenic
highway?

No

No

No

No

c) Substantially degrade Less than
the existing visual significant
character or quality of
the site and its
surroundings?

No

No

No

No

d) Create a new source Less than
of substantial light or significant
glare which would
adversely affect day
or nighttime views in
the area?

No

No

No

No

Environmental Issue
Area

I.

CHAP Program
FEIR Impact Effect Peculiar to
Determination Project or Site?

Aesthetics
Would the project:

a) Have a substantial
adverse effect on a
scenic vista?

No impact

The CHAP EIR determined that implementation of the CHAP would not result in any significant
project-level or cumulative impacts related to Aesthetics, and no mitigation measures were required.
As discussed below, the project would not result in any new or more severe impacts not already
evaluated and disclosed in the CHAP EIR.

Discussion
a) The CHAP EIR evaluated the project area and the site and concluded that there would be no
impact to scenic vistas. There are no State designated scenic vistas located within the project
area, and no impact would occur.
b) There are no State designated scenic vistas located within the project area. However, the
Sonoma County 2020 and Healdsburg 2030 General Plans designate US-101 within and adjacent
to the CHAP area as a scenic resource. This project would not impair or impede views from the
highway in any way. Redwood stands located on the site along Healdsburg Avenue are identified
as iconic features that should be preserved and highlighted through view corridors. The
FirstCarbon Solutions
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redwood stand on the site and views of Fitch Mountain would be preserved to remain in
compliance with the City’s Design Review Guidelines and the Healdsburg General Plan 2030
goals and policies. There are no rock outcroppings located within the project area. In addition,
this site is not visible from US-101. Therefore, impacts would be less than significant.
c) This project would redevelop an area currently occupied by light industrial buildings and an
abandoned building. As noted in the CHAP EIR, implementation of the CHAP could result in
short-term effects on the visual character of the site and surrounding area, but none of the
effects were found to be significant and no mitigation was required. This project is intended to
rehabilitate the Healdsburg Avenue and Mill Street Gateway into the City and create a sense of
arrival, and is consistent with the following applicable City of Healdsburg General Plan goals,
policies, and implementation measures cited in the CHAP EIR:
• NR-B: Conservation and restoration of Healdsburg’s native plants and wildlife, ecosystems and
•
•
•
•

•
•
•
•
•
•

•
•

•
•
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waterways.
NR-B-2: Large, mature trees that contribute to the visual quality of the environment or
provide important wildlife habitat shall be protected.
NR-B-3: New development shall be sited to maximize the protection of native tree species,
riparian vegetation, important concentrations of native plants, and important wildlife habitat.
NR-C: Preservation and enhancement of Healdsburg’s natural setting.
NR-C-3: Development shall be allowed only in a manner that protects important views and
landmarks such as Fitch Mountain, Russian River, and the foothills to the north, west and east
of the city.
NR-C-6: Protection of distinctive natural vegetation such as oak woodlands, riparian corridors,
and mixed evergreen forest is encouraged.
NR-C-7: The viewshed along scenic highways, roads and streets shall be protected and
enhanced.
CD-A: Preservation and enhancement of the most desirable qualities of Healdsburg’s built
environment.
CD-A-1: The City will encourage building design of high quality that is in scale with adjacent
development and that harmonizes with surrounding development.
CD-A-2: The City will encourage and support the efforts of individual business owners and
business associations to improve the visual appearance of commercial development.
CD-A-3: The City will encourage and support the efforts of individual homeowners and
homeowner and neighborhood associations to improve the visual appearance of residential
neighborhoods.
CD-A-4: The City will discourage visual clutter.
CD-A-5: City project approvals and other actions relating to physical development shall be
consistent with design guidelines set forth in the Design Review Manual, in addition to
General Plan policies, the Zoning Ordinance and any specific plan design guidelines.
CD-A-6: Revitalization of City entryways from US-101 and Healdsburg Avenue is among the
City’s top priorities for upgrading the visual and aesthetic character of Healdsburg.
CD-A-7: The City will require the undergrounding of utilities as new development occurs to the
extent that this does not adversely impact trees or cause similar undesirable consequences.
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• CD-A-10: The integrity of distinct and identifiable neighborhoods and districts shall be

preserved and strengthened.
• CD-A-11: Landscaping shall be used in public and private development projects to enhance
the City’s visual qualities, provide shade and minimize glare.
• CD-A-12: Gates controlling access to residential subdivisions and multi-family residential
development are discouraged.
• CD-A-13: Property owners shall maintain their property in a manner that avoids an unsightly
appearance and reflects the desirable visual qualities of Healdsburg.
Implementation Measures

• CD-6: Require the perimeter and interior of parking lots to be landscaped with shrubs and

shade trees selected from a City-approved list of trees to improve aesthetics and to provide
relief from solar radiation, heat and glare.
• CD-14: Develop a plan for undergrounding utilities in Healdsburg to enhance the aesthetic
character of its downtown and other commercial areas, neighborhoods and entryways.
Healdsburg’s Heritage Tree Protection Ordinance also protects the visual character of the area:
Section 18105 of the Land Use Code relates to the preservation of heritage trees within the City of
Healdsburg. The Land Use Code defines a heritage tree as follows:
1. Any tree that has a diameter of thirty (30) inches or more, measured two (2) feet above the
level ground.
2. Any tree or group of trees identified by City Council resolution upon a finding that the tree
or group of trees:
a. Is of historic value because of its association with a place, building, natural feature or
event of local, regional, national or historic significance.
b. Is identified on any historic or cultural resources survey as a significant feature of a
landmark, historic site or historic district.
c. Is representative of a significant period of the City’s growth or development and was the
result of a planting dedicated by citizens, civic groups or the City. Tree permits are
required for the removal of a heritage tree or encroachments into identified protected
areas immediately adjacent to heritage trees.
Design Review will be required for each phase of development. This review process, as well as
compliance with the above-referenced policies and code requirements will ensure that the project
would not substantially degrade the existing visual character or quality of the site and its
surroundings.
d) Building mixed use development along with parking lots and public spaces would increase
outdoor lighting. Compared to existing conditions, there would be increased lighting in
residential and commercial areas at buildout to maintain safety levels. Day and nighttime light
and glare could increase due to reflective building exteriors, automobile windshields, and
headlights. However, as stated in the CHAP EIR, Article 21 of the City’s Land Use Code provides
environmental performance standards that prohibit lighting from spilling onto adjacent
FirstCarbon Solutions
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properties. For example, outdoor lighting standards in Title 24 regulate brightness, shielding,
and sensor controls. The project would comply with these standards.
In sum, implementation of the project would not result in any new aesthetic impacts that were
not identified in the CHAP EIR, or any circumstances that would otherwise change the
conclusions identified in the CHAP EIR.
Cumulative Impacts. The CHAP EIR found that the buildout of the City under the existing
General Plan plus the implementation of the CHAP would not contribute to an overall shift in the
visual character of the City, the viewshed from US-101 (a scenic roadway), or conflict with
General Plan policies. The Plan plus cumulative projects would not have a significant cumulative
impact on visual character, scenic roadways, on designated scenic ridgelines. In addition, the
Plan would result in several beneficial effects on the visual character of the area, including
revitalizing the area and upgrading the visual and aesthetic character of Central Healdsburg
Avenue and Mill Street City gateways. Therefore, cumulative impacts on visual character, scenic
roadways, and scenic ridgelines would be less than significant.
The project is consistent with the development evaluated in the CHAP EIR, and would not result
in any new impacts that were not already identified and disclosed. The project would not result
in a cumulative impact to aesthetic resources.

Relevant EIR Mitigation Measures
None.

Conclusion
No new significant impacts related to aesthetics would occur. The conclusions of the CHAP EIR
would remain unchanged.
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CHAP Program
FEIR Impact Effect Peculiar to
Determination Project or Site?

New Significant
Effect?

New Significant
Off-site,
Cumulative
Impact?

New
Information,
More Severe
Adverse
Impact?

II. Agricultural Resources
Would the project:
a) Convert
Prime
Farmland,
Unique
Farmland,
or
Farmland
of
Statewide Importance
(Farmland), as shown
on the maps prepared
pursuant
to
the
Farmland
Mapping
and
Monitoring
Program
of
the
California Resources
Agency,
to
nonagricultural use?

N/A

No

No

No

No

b) Conflict with existing
zoning for agricultural
use, or a Williamson
Act contract?

N/A

No

No

No

No

c) Conflict with existing
zoning for, or cause
rezoning of, forest
land (as defined in
Public Resources Code
Section
12220(g)),
timberland
(as
defined by Public
Resources
Code
Section 4526), or
timberland
zoned
Timberland
Production
(as
defined
by
Government
Code
Section 51104(g))?

N/A

No

No

No

No

d) Result in the loss of
forest
land
or
conversion of forest
land to non-forest
use?

N/A

No

No

No

No
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e) Involve other changes
in
the
existing
environment which,
due to their location
or nature, could result
in
conversion
of
Farmland, to nonagricultural use or
conversion of forest
land to non-forest
use?

CHAP Program
FEIR Impact Effect Peculiar to
Determination Project or Site?

N/A

No

New Significant
Effect?

New Significant
Off-site,
Cumulative
Impact?

New
Information,
More Severe
Adverse
Impact?

No

No

No

Discussion
a–e)

The CHAP EIR scoping process determined that the EIR should not include an evaluation of
agricultural or forest resources because the Plan area does not include any Prime Farmland,
Unique Farmland, Farmland of Statewide Importance, or land covered by a Williamson Act
contract. There are no lands within the Plan area zoned for agricultural, forest land, or
timberland, nor are there any agricultural or forest lands. The project is fully within the
CHAP boundaries. No agricultural or forest resources would be affected.

Relevant EIR Mitigation Measures
None.

Conclusion
No new significant impacts related to agricultural resources would occur. The conclusions of the
CHAP EIR would remain unchanged.
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New Significant
Effect?

New Significant
Off-site,
Cumulative
Impact?

New
Information,
More Severe
Adverse
Impact?

No

No

No

No

b) Violate any air quality Less than
standard or contribute significant
substantially to an
existing or projected
air quality violation?

No

No

No

No

c) Result
in
a
cumulatively
considerable
net
increase of any criteria
pollutant for which
the project region is
nonattainment under
an applicable federal
or state ambient air
quality
standard
(including
releasing
emissions
which
exceed quantitative
thresholds for ozone
precursors)?

No

No

No

No

Less than
significant
after
mitigation

No

No

No

No

e) Create objectionable Less than
odors affecting a significant
substantial number of
people?

No

No

No

No

CHAP Program
FEIR Impact Effect Peculiar to
Determination Project or Site?

Environmental Issue
Area

III. Air Quality
Would the project:
a) Conflict
with
obstruct
implementation
the applicable
quality plan?

or

No impact

of
air

d) Expose
sensitive
receptors
to
substantial pollutant
concentrations?

No impact

Discussion
The CHAP EIR did not identify any significant and unavoidable air quality impacts. The CHAP EIR does
include mitigation for potential air quality impacts, requiring future development in the Plan area to
prepare a project-level analysis. In accordance with this mitigation, Illingworth & Rodkin, Inc.
performed an air quality analysis of the project for the applicant. This analysis is contained in the Mill
FirstCarbon Solutions
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District Hotel and Condo Project Air Quality and Greenhouse Gas Assessment report, dated April 7,
2018, and in the Mill District Mixed Use Air Quality and Greenhouse Gas Analysis—Healdsburg,
California memorandum, dated November 8, 2018. These reports were peer reviewed by FCS
technical staff and are contained in Appendix B of this Checklist document.
The analysis found that potential impacts to air quality from construction activity would not exceed the
less-than-significant impacts identified in the CHAP EIR. This conclusion assumes imposition of certain
“best management measures” that are the City’s standard requirement to use BAAQMD best
management practices to control dust and exhaust during construction, as follows:
During any construction period ground disturbance, the applicant shall ensure that the project
contractor implement measures to control dust and exhaust. Implementation of the measures
recommended by BAAQMD and listed below would reduce the air quality impacts associated with
grading and new construction to a less than significant level. The contractor shall implement the
following best management practices that are required of all projects:
1. All exposed surfaces (e.g., parking areas, staging areas, soil piles, graded areas, and unpaved
access roads) shall be watered two times per day.
2. All haul trucks transporting soil, sand, or other loose material off-site shall be covered.
3. All visible mud or dirt track-out onto adjacent public roads shall be removed using wet power
vacuum street sweepers at least once per day. The use of dry power sweeping is prohibited.
4. All vehicle speeds on unpaved roads shall be limited to 15 miles per hour (mph).
5. All roadways, driveways, and sidewalks to be paved shall be completed as soon as possible.
Building pads shall be laid as soon as possible after grading unless seeding or soil binders
are used.
6. Idling times shall be minimized either by shutting equipment off when not in use or
reducing the maximum idling time to 5 minutes (as required by the California airborne
toxics control measure Title 13, Section 2485 of California Code of Regulations [CCR]). Clear
signage shall be provided for construction workers at all access points.
7. All construction equipment shall be maintained and properly tuned in accordance with
manufacturer’s specifications. All equipment shall be checked by a certified mechanic and
determined to be running in proper condition prior to operation.
8. Post a publicly visible sign with the telephone number and person to contact at the Lead
Agency regarding dust complaints. This person shall respond and take corrective action
within 48 hours. The Air District’s phone number shall also be visible to ensure compliance
with applicable regulations.
The “best practices” listed above are considered to be “uniformly applied development policies or
standards” pursuant to CEQA Guidelines Section 15183(c),2 and thus no additional environmental
analysis is necessary on the basis of construction activity impacts.

2
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The City acknowledges in the CHAP EIR that these practices constitute “uniformly applied development policies”: “Under
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In addition, the project would commit to the following measure to reduce fugitive dust and diesel
particulate matter (DPM) exhaust from project construction activities:
The specifications for the project will include the following:
• All mobile diesel-powered off-road equipment larger than 25 horsepower and operating on

the site for more than two days continuously shall meet EPA particulate matter emissions
standards for Tier 4 engines or equivalent.
Therefore, operational emissions from the project would not exceed the applicable Northern Sonoma
County Air Pollution Control District (NSCAPCD) thresholds, and so would conform to the “no impact”
finding by the CHAP EIR. Impacts to sensitive receptors were within the envelope of those potential
impacts identified by the CHAP EIR, and would be less than significant.
a) The CHAP EIR found that there are no applicable air quality plans that would apply to the CHAP
(which area includes this project site). The CHAP study area (including the project site) is located
in the North Coast Air Basin (NCAB), which is in attainment for all federal and state ambient air
quality standards. As such, the NSCAPCD is not required to implement an air quality plan.
Therefore, no project impacts would occur under this criterion.
b) The CHAP EIR found that the NCAB is considered to be in attainment for all criteria pollutants
under the California Clean Air Act. As part of an effort to maintain ambient air quality standards,
the NSCAPCD has established thresholds of significance for these air pollutants. The NSCAPCD
thresholds of significance are shown in Table 1.

Table 1: NSCAPCD Thresholds of Significance
Pollutant

Thresholds (tons per year)

Criteria Air Pollutants

Reactive Organic Gas (ROG)

40

NOX

40

PM10

15

PM2.5

10

CO

100

Fugitive Dust*

Construction Dust Ordinance or other Best
Management Practices

Note:
* The NSCAPCD does not have thresholds of significance for fugitive dust. As such, the BAAQMD
threshold for fugitive dust is utilized; Based on BAAQMD ‘s Air Quality Guidelines, 2017
Source: NSCAPCD Rule Book: R1-1-130 2017

promulgated by the BAAQMD, during construction to minimize emissions. Therefore, impacts related to construction activities are
considered less than significant” (CHAP DEIR, p. 3.2-12).
FirstCarbon Solutions
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The California Emissions Estimator Model (CalEEMod) Version 2016.3.2 was used to estimate
emissions from construction and operation of the site assuming full buildout of the project.

Construction Period Emissions
CalEEMod provides emission estimates for both on-site and off-site construction activities. Onsite activities are primarily made up of construction equipment off-road construction activities,
while off-site activity includes worker, hauling, and vendor traffic.
The construction schedule and associated construction equipment list was based on the default
information contained in the CalEEMod. The default construction schedule assumed that the
project would be built over a period of approximately 14.5 months beginning as early as 2019.
The default scenario used represents an intensive construction schedule and provides for a more
conservative assessment of project construction impacts.
Construction activities, particularly during site preparation and grading, would temporarily
generate fugitive dust in the form of PM10 and PM2.5. As described above, the City will impose
standard conditions of approval requiring implementation of BAAQMD-recommended best
management practices in order to reduce fugitive dust emissions to less than significant levels.
Project annual construction emissions were compared to the applicable NSCAPCD emissions
thresholds in Table 2. Please refer to Appendix A for CalEEMod input and output files for
construction emissions.

Table 2: Construction Period Emissions
Scenario

ROG

NOX

PM10

PM2.5

CO

Total construction emissions (tons)

6.09 tons

4.72 tons

0.22 tons

0.20 tons

4.13 tons

NSCAPCD Thresholds (tons per year)

40

40

15

10

100

Exceed Threshold?

No

No

No

No

No

As shown in Table 2, project total construction emissions would not exceed the applicable
NSCAPCD thresholds of significance. Therefore, impacts would be less than significant.

Operational Period Emissions
CalEEMod Version 2016.3.2 was used to estimate project operational emissions assuming a full
buildout year of 2024. Operational emissions would be generated by area sources (architectural
coatings and consumer products), energy sources (electricity and natural gas usage), and mobile
sources. The majority of operational emissions would be generated by mobile vehicles accessing
the project site. Motor vehicle trip characteristics are based on the project traffic report.
Project operational emissions are compared with the applicable NSCAPCD thresholds of
significance in Table 3.
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Table 3: Operational Emissions
Scenario

Total Project Operational emissions (tons)
NSCAPCD Thresholds (tons per year)
Exceed Threshold?

ROG

NOX

PM10

PM2.5

CO

2.52 tons

2.53 tons

1.50 tons

0.44 tons

6.51 tons

40 tons

40 tons

15 tons

10 tons

100 tons

No

No

No

No

No

As shown on Table 3, project operational emissions would not exceed the applicable NSCAPCD
thresholds of significance, and impacts would be less than significant.
c) As previously noted, the project is located in the NCAB, which is in attainment for all federal and
state ambient air quality standards. Furthermore, as shown in Table 2 and Table 3, project
construction and operational emissions would not exceed the applicable NSCAPCD thresholds of
significance. Therefore, a less than significant impact would occur.
d) The project would introduce new sensitive receptors to the area in the form of future residences.
The nearest sensitive receptors to the project site are existing residences located north and east of
the project site. The applicable BAAQMD thresholds associated with the impact of single and
cumulative toxic air contaminant (TAC) sources upon projects that include new sensitive receptors
are provided below in Table 4. Construction activity would generate dust and equipment exhaust
on a temporary basis that could affect nearby sensitive receptors. Operation of the project is not
expected to cause any localized emissions that could expose sensitive receptors to unhealthy air
pollutant levels. No stationary sources of TACs, such as generators, are proposed as part of the
project.

Table 4: Health Risks and Hazards Thresholds
Category

Threshold

Health Risks and Hazards for Single Sources

Excess Cancer Risk
Hazard Index
Incremental annual PM2.5

>10 per one million
>1.0
>0.3 µg/m3

Health Risks and Hazards for Combined Sources (Cumulative from all sources within 1,000
foot zone of influence)

Excess Cancer Risk
Hazard Index
Annual Average PM2.5

FirstCarbon Solutions

>100 per one million
>10.0
>0.8 µg/m3
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Construction Activity
Construction activities, particularly during site preparation and grading, would temporarily
generate fugitive dust in the form of respirable particulate matter (PM10) and PM2.5. Sources of
fugitive dust would include disturbed soils at the construction site and trucks carrying uncovered
loads of soils. The BAAQMD CEQA Air Quality Guidelines consider fugitive dust impacts to be
less than significant if best management practices are employed to reduce these emissions. As
previously discussed, these are standard measures that are imposed on every construction
project in the City as a condition of approval.
Construction equipment and associated heavy-duty truck traffic generates diesel exhaust, which
is a known TAC. These construction exhaust emissions have the potential to pose community
risks (cancer risk, exposure to PM2.5, and hazards) for sensitive receptors, such as nearby
residents3. As a condition of approval, the developer has confirmed that all diesel-powered
portable equipment on the project site will meet EPA particulate emissions standards for Tier 4
engines or the equivalent for construction of the project.
The BAAQMD-recommended EPA ISCST3 dispersion model was utilized to calculate the
construction-related maximum cancer risks, as described in Appendix A. The project’s maximum
residential cancer risk impacts would be 9.1 in one million for an infant exposure and 0.2 in one
million for an adult exposure, which are less than the cancer risk threshold of 10 in one million.
Furthermore, the annual PM2.5 concentration is 0.04 μg/m3, which is less than the applicable
BAAQMD threshold of 0.3 μg/m3. Additionally, the maximum computed hazard index (HI) is
0.01, which is much lower than the BAAQMD significance criterion of a HI greater than 1.0.
Therefore, impacts would be less than significant.
As discussed above, two TAC sources with the potential to substantially affect nearby receptors
were identified: US-101 and future SMART rail activity. Cumulative risk impacts from these
sources was a cancer risk of 19.4 in one million, 0.33 annual average PM2.5, and 0.03 hazard
index. These impact values are all less than the cumulative significance thresholds shown in
Table 4. Impacts would therefore be less than significant.

Operational Activity
Substantial sources of air pollution can adversely affect sensitive receptors proposed as part of
new projects. A review of the area indicates that US-101 and the SMART trains rail line could
adversely affect project receptors and thus are assessed below.
A refined analysis of the community risk impacts from traffic was conducted in accordance with
the requirements of CHAP EIR MM AQ-4a. Increased cancer risks for residents at the project site
from traffic on US-101 were calculated using modeled TAC concentrations (i.e., DPM
concentrations and total organic gases TAC concentrations) and the cancer risk calculation
methods and exposure parameters established by the BAAQMD, as described in Appendix A. The
3
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Although CHAP EIR MM AQ-4b requires a community risk assessment only of permanent new sources of TACs on sensitive
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maximum increased cancer risk and annual PM2.5 concentration from traffic on US-101 were
computed as 8.8 in one million and 0.14 μg/m3, respectively, at the location of the maximally
exposed individual (MEI) at the project site. The measured potential health risks from exposure to
traffic on US-101 are below the BAAQMD’s excess cancer risk and annual average PM2.5 thresholds.
Furthermore, the maximum computed HI is 0.002, which is much lower than the BAAQMD
significance criterion of a HI greater than 1.0. As such, exposure from traffic on US-101 would not
cause significant exposures to future residents. Therefore, impacts would be less than significant.
The project would be located about 50 feet from a rail line. The SMART trains could use this rail
line in the future. The Central Healdsburg Avenue Plan Final EIR reports that there would be
approximately 16 to 24 train passages per day. These trains would be modern diesel-powered
trains that are expected to have low emissions. The SMART train DEIR predicted an excess
cancer risk of 1.5 per million and PM2.5 concentrations of well below 0.01 μg/m3, which are
below the BAAQMD’s excess cancer risk and annual average PM2.5 thresholds. As such, exposure
from SMART trains would not cause significant exposures to future residents or contribute
substantially to the cumulative exposures. Impacts would be less than significant.
The combination of the two sources is estimated to result in a cumulative TAC exposure of about
10.3 in one million, which is much less than the cumulative threshold of 100 in one million, and
PM2.5 exposure of less than 0.15 μg/m3, which is less than the cumulative threshold of 0.8
μg/m3. These levels would all be below the cumulative TAC thresholds recommended in the
CEQA Air Quality Guidelines. Therefore, impacts would be less than significant.
e) Objectionable odors associated with development under the Plan would be regulated by
NSCAPCD Rule 400, which prohibits air contaminants from being discharged in quantities
sufficient to constitute a public nuisance to any considerable number of persons or the public or
that would endanger the comfort or repose of any person or the public.
During construction, the various diesel-powered vehicles and equipment in use on-site would
create localized odors. These odors would be temporary and would not likely be noticeable
beyond the project’s site boundaries. The potential for diesel odor impacts associated with
construction activities at the project site is therefore less than significant. Land uses typically
considered associated with odors include wastewater treatment facilities, waste-disposal
facilities, or agricultural operations and these types of land uses are not located in the project’s
vicinity. The project does not contain land uses that would generate objectionable odors.
During operation of the project, odors would primarily consist of vehicles traveling to and from
the mixed-use land uses, which would be nominal and would be dispersed throughout the local
roadway network. These occurrences would not produce a significant amount of odors;
therefore, operational and construction odor emissions would be less than significant.

Relevant EIR Mitigation Measures
Mitigation Measure AQ-4a

Future development under the Plan that includes sensitive receptors
(such as schools, hospitals, daycare centers, or retirement homes)
located within 450 feet of US-101 shall require site-specific analysis

FirstCarbon Solutions
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to determine the level of cancer risk and PM2.5 exposure. This
analysis shall be conducted following procedures prescribed by
NSAPCD or outlined by BAAQMD. If the site-specific analysis reveals
significant exposures, such as cancer risk greater than 10 in one
million, additional measures shall be employed to reduce the risk to
below the threshold. If this is not possible, the sensitive receptors
shall be relocated. Such additional measures include:
• Design the site such that sensitive receptors or air intakes for

ventilation of habitable uses are located as far as possible from
US-101.
• Install indoor air filtration systems that effectively reduce
particulate levels to a less-than-significant level.
Project
proponents shall submit performance specifications and design
details to demonstrate that lifetime residential exposures would
result in less-than-significant cancer risks (less than 10 in one
million chances).
• Tiered plantings of trees or shrubs along project boundaries
closest to US-101 shall be provided.
Mitigation Measure AQ-4b

New Sources of TACs Located near Sensitive Receptors
The City shall ensure that future development under the Plan that
includes new sources of air pollution shall undergo review to ensure
that these sources do not cause significant cancer risk or PM2.5
concentrations. If this is not possible, the sources shall be relocated.
To meet this requirement, project proponents must provide the
following:
• NSAPCD Permit or permit evaluation for that source or;
• Site-specific air quality analysis that addresses the cancer risk and

PM2.5 criteria.

Conclusion
No new significant impacts related to air quality would occur. The conclusions of the CHAP EIR
would remain unchanged.
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CHAP Program
FEIR Impact Effect Peculiar to
Determination Project or Site?

New Significant
Effect?

New Significant
Off-site,
Cumulative
Impact?

New
Information,
More Severe
Adverse
Impact?

IV. Biological Resources
Would the project:
a) 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 Wildlife or U.S.
Fish and Wildlife
Service?

Less than
significant
with
mitigation

No

No

No

No

b) Have a substantial
adverse effect on any
riparian habitat or
other sensitive natural
community identified
in local or regional
plans,
policies,
regulations or by the
California Department
of Fish and Wildlife or
US Fish and Wildlife
Service?

Less than
significant
with
mitigation

No

No

No

No

c) 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,
filling,
hydrological
interruption, or other
means?

Less than
significant
with
mitigation

No

No

No

No
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Environmental Issue
Area

CHAP Program
FEIR Impact Effect Peculiar to
Determination Project or Site?

New Significant
Effect?

New Significant
Off-site,
Cumulative
Impact?

New
Information,
More Severe
Adverse
Impact?

d) 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?

Less than
significant
with
mitigation

No

No

No

No

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

Less than
significant
with
mitigation

No

No

No

No

Conflict with the No impact
provisions
of
an
adopted
Habitat
Conservation
Plan,
Natural Community
Conservation Plan, or
other approved local,
regional, or state
habitat conservation
plan?

No

No

No

No

f)

Discussion
The CHAP EIR includes mitigation for potential biological resource impacts from future development
in the Plan area. The mitigation includes project-level analysis for any future development to
determine project-specific impacts. In accordance with this mitigation, a reconnaissance-level
survey of the project site was conducted by WRA Environmental Consultants (WRA) to document
terrestrial plant and wildlife species observed, habitat for listed federal and state species, and all
plant communities present. In addition, WRA prepared a Biological Survey Report that summarizes
their results. As discussed below, impacts related to the project were identified in the CHAP EIR and
would be less than significant with implementation of CHAP EIR mitigation.
a) A biological resources survey of the project site was conducted by WRA Environmental
Consultants on April 11, 2016, to identify any potential presence of special status plant and
40
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wildlife species; potential to support special status plant and wildlife species, and the presence
of other sensitive biological resources protected by local, state, and federal laws and regulations.
The report is presented in Appendix C, Biological Resources. The project area entirely comprises
developed, disturbed, and landscaped areas. An additional arborist report was prepared by WRA
Environmental Consultants, dated October 10, 2018, which includes an updated Tree Survey and
Protection Plan based on an additional, follow-up site visit, conducted on April 28, 2017, to
evaluate impacts associated with the revised site plan. This report is also presented in Appendix
C, Biological Resources. The reports identified that no native or naturalized vegetation alliances
are present. The area is not considered environmentally sensitive, and has a very low potential
to support special-status plant species. Neither special-status aquatic species, nor the western
pond turtle, nor the yellow-legged frog has potential to occur on the site, and therefore the
CHAP Mitigation Measure (MM) BR-1c, MM BR-1d, and MMBR-1e, which require protection
measures for these species, are not applicable to the project.

Special-Status Bat Species
Two special-status bat species, pallid bat (Antrozous pallidus), and Townsend’s big-eared bat
(Corynorhinus townsendii) may potentially occur in the project area, and are described in detail
below.
• Pallid bat, CDFW Species of Special Concern, Western Bat Working Group (WBWG) High

Priority. Moderate Potential. Pallid bats are distributed throughout most of the western
United States. This species occurs in a number of habitats ranging from rocky arid deserts to
grasslands, and into higher elevation coniferous forests. They are most abundant in the arid
Sonoran life zones below 6,000 feet, but have been found up to 10,000 feet in the Sierra
Nevada. Pallid bats often roost in colonies of between 20 and several hundred individuals.
Roosts are typically in rock crevices, tree hollows, mines, caves, and a variety of man-made
structures, including vacant and occupied buildings. Tree roosting has been documented in
large conifer snags (e.g., ponderosa pine), inside basal hollows of redwoods and giant
sequoias, and within bole cavities in oak trees. They have also been reported roosting in
stacks of burlap sacks and stone piles.
Pallid bats are primarily insectivorous, feeding on large prey that is usually taken on the
ground but sometimes in flight. Prey items include arthropods such as scorpions, ground
crickets, and cicadas (WBWG 2016).
Buildings within the project area may provide suitable roosting habitat for this species. Pallid
bats may also forage for insects over vegetated portions of the project area. The nearest
documented occurrence of this species is within 5 miles of the project area (CDFW 2017).
• Townsend’s big-eared bat, State Candidate, CDFW Species of Special Concern, WBWG High

Priority. Moderate Potential. This species ranges throughout western North America from
British Columbia to central Mexico. Its local distribution is strongly associated with the
presence of caves, but roosting also occurs within man-made structures including mines and
buildings. While many bat species wedge themselves into tight cracks and crevices, big-eared
bats hang from walls and ceilings in the open.
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The project area contains buildings that may provide roosting habitat for this species. The
nearest CNDDB occurrence for this species is located approximately 4 miles south of the
project area (CDFW 2017).
The CHAP EIR identified the possibility for both the pallid bat and the Townsend’s big-eared
bat (among other special-status species) to occur on the site, along with others, and
determined that development of the CHAP, including infrastructure improvements proposed
outside of the Plan area, could result in impacts to those special-status species and their
habitat from construction associated with new development and redevelopment activities and
from infrastructure improvements. CHAP EIR MM BR-1b was found to reduce these impacts
to less than significant.

Breeding Birds
Although the project area is within a developed area and provides only limited wildlife habitat, it
does include trees, shrubs and outbuildings that could be used as nesting habitat by many bird
species protected by the Migratory Bird Treaty Act (MBTA) and California Fish and Game Code
(CFGC). These laws apply to a wide variety of native birds, including species that are nonmigratory and/or commonly found in Sonoma County. Disturbance to breeding birds within and
adjacent to the project area from construction noise and tree trimming or removal could result
in nest abandonment or failure, which is considered a violation of the MBTA and/or CFGC.
The CHAP EIR identified the possibility for breeding birds (among other special status species) to
occur on the site, and determined that development of the CHAP, including infrastructure
improvements proposed outside of the Plan area, could result in impacts to these special-status
species and their habitat from construction associated with new development and
redevelopment activities and from infrastructure improvements. CHAP EIR MM BR-1a was
found to reduce these impacts to less than significant.

Heritage Trees
The project area contains trees large enough to be considered “heritage trees” which are
protected under Chapter 20.24, Article II, “Heritage Tree Protection” (Tree Ordinance), of the
Healdsburg Municipal Code. An arborist report and tree protection plan for the project is found
in Appendix C.
The CHAP EIR identified the potential for projects within the CHAP area to adversely impact
heritage trees, but noted that “future projects constructed as part of the Plan would be subject
to the Heritage Tree Protection Requirements from the City’s Municipal Code Chapter 20.24 (City
of Healdsburg 2012a). As such, implementation of the Plan would have no impact relative to the
protection of heritage trees” (CHAP DEIR, page 3.3-27).
Implementation of the project would not result in any new or more severe impacts to specialstatus bat species, special-status breeding birds, heritage trees, or any other special-status
species that were not identified in the CHAP EIR, or any circumstances that would otherwise
change the conclusions identified in the CHAP EIR.
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b) The CHAP EIR identified a significant impact to riparian habitat associated with Foss Creek. The
project is not located within the Foss Creek Riparian Setback area identified in the CHAP and so
would have no impact to riparian resources. Therefore, the CHAP MM BR-2 is not applicable to
the project.
c) The CHAP EIR identified a significant impact to federally- and state-protected wetlands as a
result of new development, redevelopment, and installation of new infrastructure
improvements within the CHAP area. CHAP EIR MM BR-3 requires that prior to approval of any
project within the CHAP area, the City must conduct a jurisdictional delineation to determine
any areas that will be permanently or temporarily disturbed “to confirm the location, extent, and
regulatory status of wetland and water features within the affected parcel,” obtain any CWA
Section 404 permit or Regional Water Quality Control Board (RWQCB) Section 401 permit that
may be necessary, and ensure that the project will result in no net loss of waters of the United
States or State. As a result, any significant impact to wetlands would be reduced to less than
significant.
In the case of the project, the WRA Biological Survey Report confirms that no wetlands or water
features are located on the project site. As such, there are no features that would be subject to
a jurisdictional delineation. The project would have no impact to wetlands.
d) The CHAP EIR identified a significant impact on the movement of native resident or migratory
species along Foss Creek. Because the project is not located near Foss Creek, and the
subsequent project-specific biological resources study found no wildlife corridors on the project
site, there would be no impact and the mitigation measures proposed in the CHAP EIR with
regard to this impact area do not apply.
e) The CHAP EIR identified a significant impact regarding City policies and ordinances protecting
biological resources. MM BR-1a and MM BR-1b, which apply to the project, and MM BR-1c, MM
BR-1d, MM BR-1e, MM BR-2, and MM BR-3 (none of which would apply to the project), would
reduce the impact to less than significant. Implementation of the project would not result in any
new or more severe impacts with respect to City policies and ordinances protecting biological
resources that were not identified in the CHAP EIR, or any circumstances that would otherwise
change the conclusions identified in the CHAP EIR.
The CHAP determined that future projects would be required to comply with the Heritage Tree
Protection Requirements from the City’s Municipal Code Chapter 20.24 (City of Healdsburg 2012a).
As such, implementation of the CHAP would have no impact relative to the protection of heritage
trees. The project has prepared a Tree Survey and Protection Plan as required by the ordinance.
The Arborist’s report, prepared by Arborist Scott Yarger for WRA Environmental Consultants, which
includes the Tree Survey and Protection Plan, is found in Appendix C, Biological Resources. A total
of 95 trees, including 23 heritage trees, were identified within the project area. The plan identifies
seven heritage trees on the site that would be removed by the project’s implementation. These
seven heritage trees are composed of two native species, coast live oak and valley oak, and two
non-native species, silver wattle and Modesto ash. These trees were determined to be heritage
trees by the City’s criteria of having “a diameter of thirty (30) inches or more, measured two (2)
FirstCarbon Solutions
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feet above the level ground.” They will be replaced by the project proponent at a 3 to 1 ratio on
the project site, as required by Chapter 20.24 of the Municipal Code.
f)

The CHAP EIR determined that the CHAP would not conflict with applicable City policies,
ordinance, or adopted conservation plans. There are no adopted habitat conservation plans
covering the area. There would be no impact.
Cumulative Impacts. The CHAP EIR found that development within the City limits and within the
Sphere of Influence has the potential to result in cumulative impacts to sensitive biological
resources, such as special status species, sensitive natural communities and wetlands.
The project is consistent with the development evaluated in the CHAP EIR, and would not result
in any new impacts that were not already identified and disclosed. As the CHAP EIR concluded
that, with mitigation, the CHAP would not result in a cumulatively considerable contribution to
biological resources, the project as currently proposed would not result in any cumulatively
considerable impacts to biological resources.

Relevant EIR Mitigation Measures
Mitigation Measure BR-1a

Protect Special-status Birds and Migratory Passerines and Raptors
during Construction
The City shall ensure that preconstruction surveys for nesting
special-status birds or raptors are conducted for Plan-related
construction commencing between February 1 and October 15.
Surveys shall be completed by a qualified wildlife biologist who is
experienced in identifying birds and their habitat and surveys shall
be completed within 14 days of construction. Trees within a
minimum 300-foot radius of proposed construction shall be
included in the survey, unless otherwise directed by current CDFW
standards. If the biologist detects no active nesting by special-status
or migratory birds or raptors, then work may proceed without
restrictions. If migratory bird and/or active raptor nests are
identified, the biologist shall determine whether or not construction
activities might impact the active nest or disrupt reproductive
behavior. If it is determined that construction would not affect an
active nest or disrupt breeding behavior, construction may proceed
without any restriction. If the qualified biologist determines that
construction activities would likely disrupt raptor breeding or
passerine nesting activities, then a no-disturbance buffer around the
nesting location shall be established to avoid disturbance or
destruction of the nest site until after the breeding season or after a
wildlife biologist determines that the young have fledged (usually
late June through mid-July). The extent of these buffers would be
determined by a wildlife biologist in consultation with the CDFW
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and would depend on the species’ sensitivity to disturbance (which
can vary among species); the level of noise or construction
disturbance; line of sight between the nest and the disturbance;
ambient levels of noise and other disturbances; and consideration of
other topographical or artificial barriers. Typically a 50-foot buffer
shall be required for passerines and a 250-foot buffer for raptors,
however the wildlife biologist shall analyze and use the above
factors in making an appropriate decision on buffer distances.
Mitigation Measure BR-1b

Protect Special-status Bats during Building Demolition and Tree
Removal
Not more than two weeks prior to building demolition, the City shall
ensure that a qualified biologist (i.e., one familiar with the
identification of bats and signs of bats) survey buildings proposed
for demolition for the presence of roosting bats or evidence of bats.
If no roosting bats or evidence of bats are found in the structure,
demolition may proceed. If the biologist determines or presumes
bats are present, the biologist shall exclude the bats from suitable
spaces by installing one-way exclusion devices. After the bats vacate
the space, the biologist shall close off the space to prevent
recolonization. Building demolition shall only commence after the
biologist verifies seven to 10 days later that the exclusion methods
have successfully prevented bats from returning. To avoid impacts
on non-volant (i.e., non-flying) bats, the biologist shall only conduct
bat exclusion and eviction from February 15 through April 15 and
from August 15 through October 30.
Prior to the removal of large trees scheduled during seasonal
periods of bat activity (February 15 through April 15 and August 15
through October 30), a qualified bat biologist shall conduct a bat
habitat assessment to determine the presence of suitable bat
roosting habitat. No more than 30 days before removal of any large
tree or snag, a biologist familiar with identification of bats and signs
of bats will conduct a pre-construction survey for signs of bat
activity. If construction is postponed or interrupted for more than
30 days from the date of the initial bat survey, the biologist shall
repeat the pre-construction survey.
If a tree provides potentially suitable roosting habitat, but bats are
not present, bats shall be excluded by temporarily sealing cavities,
pruning limbs, or removing the entire tree, in consultation with the
qualified bat biologist. Trees and snags with cavities or loose bark
that exhibit evidence of use by bats shall be scheduled for bat
exclusion and/or eviction, conducted during appropriate seasons
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(i.e., February 15 through April 15 and August 15 through October
30) and supervised by the biologist.
The project-level biological survey recommends the following, more
specific mitigation measure for roosting bats:
• Two special-status bat species, pallid bat and Townsend’s big-

•

•

•

•

•

eared bat, have the potential to roost within the project area. The
following avoidance and minimization measures shall be
implemented in order to avoid any potential significant impacts to
these species:
Trees and snags should be removed outside of the bat maternity
roosting season, i.e. from October 1 to March 31. No preconstruction surveys are necessary at this time.
If tree removal must occur between April 1 and September 30
(during the maternity roosting period), a bat roost habitat
assessment should be conducted by a qualified biologist. The bat
roost habitat assessment would determine the likelihood of the
trees supporting roosting bats at the time of tree or snag removal.
If the bat roost habitat assessment identifies suitable or potentially
occupied roosts, a preconstruction bat survey should be performed
no more than 14 days prior to removal using site appropriate
methods to determine if potential roost structures are occupied.
For building demolition at all times of year, a bat roost assessment
and potentially a preconstruction survey should be conducted as
described above.
If special-status bat species or maternity roosts are detected during
these surveys, appropriate, species and roost-specific mitigation
measures should be developed, in consultation with CDFW.
Irrespective of time of year, all felled trees should remain on the
ground for at least 24 hours prior to chipping, off-site removal, or
other processing to allow any bats present to escape.

Conclusion
No new significant impacts to biological resources would occur. The conclusions made in the CHAP
EIR would remain unchanged.
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V.

CHAP Program
FEIR Impact Effect Peculiar to
Determination Project or Site?

New Significant
Effect?

New Significant
Off-site,
Cumulative
Impact?

New
Information,
More Severe
Adverse
Impact?

Cultural Resources
Would the project:

a) Cause a substantial Significant
adverse change in the and
significance of a unavoidable
historical resource as
defined in Section
15064.5?

No

No

No

No

b) Cause a substantial Significant
adverse change in the and
significance of an unavoidable
archaeological
resource pursuant to
Section 15064.5?

No

No

No

No

c) Directly or indirectly Less
than
destroy a unique significant
paleontological
resource or site or
unique
geologic
feature?

No

No

No

No

d) Disturb any human Significant
remains,
including and
those
interred unavoidable
outside of formal
cemeteries?

No

No

No

No

Discussion
The CHAP EIR determined that significant unavoidable impacts would occur to cultural resources and
includes mitigation for such cultural resource impacts by requiring future projects within the CHAP
area to conduct project-level historic resources analysis. Historical Resource Evaluations were
completed to determine any project-specific impacts to historical resources. The project would not
result in any new or more severe impacts than those identified in the CHAP EIR. Implementation of
mitigation measures would ensure impacts to cultural resources would be reduced the maximum
amount possible, but they will remain significant and unavoidable.
a) The CHAP EIR identified various historic resources within the CHAP area that may be eligible for
National or California Registers or Local Designation. With respect to the project site in particular,
the CHAP EIR identified the Nu Forest Products building at 164 Healdsburg Avenue, as well as the
structure and site of 146 Healdsburg Avenue, as potential historic resources (including a historic
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district) that may be eligible for National or California Registers or Local Designation (EIR Table 3.42). With respect to the Nu Forest Products Building, the EIR stated:
Nu Forest Products (164 Healdsburg Avenue) The General Plan land use designation
for the parcels occupied by this property is proposed to be changed from Industrial
(I) to Mixed Use (MU). It appears that this property may have local historical
significance and may be eligible as a historic district; although it would require
further review to make a final determination. The owners are proposing to relocate
their facility and are in the early stages of planning to redevelop their 1.8-acre
property at 164 Healdsburg Avenue. Re-designation of the property from Industrial
(I) to Mixed Use (MU) supports this redevelopment. Planned redevelopment of the
site under the re-designated land use could impose substantial physical alterations
or possible demolition of this potential historical resource, either of which would be
a significant impact.
The CHAP proposed the following mitigation measures to reduce the impact of CHAP
implementation on historic resources within the CHAP area: MM CR-1b (Update 1983 Historic
Property Survey and Complete Eligibility Determinations); MM CR-1c (Amend Municipal Code
20.12.100); MM CR-1d (Implement Healdsburg 2030 General Plan Policies); MM CR-1e (Revise Plan
Area Development Standards and Design Guidelines); and MM CR-1f (Recordation of Historical
Resources Prior to Demolition or Removal). MM CR-1b through MM CR-1e were intended to
ensure that all buildings/structures within the [CHAP] area that meet the definition of historical
resource under CEQA and that could be modified or demolished as a result of City actions under
the [CHAP] are afforded consideration under the ordinance, to mitigate the potential impacts to
historical resources from implementation of the [CHAP] to the maximum extent feasible (CHAP
DEIR page 3.4-23). MM CR-1f was intended to ensure that the potential conditions of approval
contained within the Municipal Code that may be adopted by the Zoning Administrator or Historic
Committee in approving a historic demolition permit shall be made conditions of approval for
demolition of any structure within the CHAP area that was determined to be eligible for
designation based upon the determinations made under MM CR-1b.
However, even after implementation of these mitigation measures, the CHAP EIR found that the
City could not determine with certainty that these measures would reduce the CHAP’s potential
impacts on historical resources to a less than significant level. Thus, the impact of CHAP
implementation on historic resources remained significant and unavoidable.
In accordance with MM CR-1b, Historic Resources Evaluations were prepared for the two parcels
comprising the project in 2017 by Evans and DeShazo (Appendix D), which determined that the
Nu Forest site is eligible for listing on the CRHR and that the structure at 146 Healdsburg Avenue
is not eligible for listing on either the CRHR or the National Register of Historic Places (NRHP),
nor did it meet the standards for preservation set forth by the City of Healdsburg for a local
historic listing on any level. As a result, in accordance with CHAP MM CR-1f, the City will impose
the following conditions of approval for the demolition of buildings on the Nu Forest site.
The following conditions of approval shall be imposed by the City:
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1. Prior to demolition, an as-built survey shall be executed using three-dimensional laser
scanning, and two-dimensional CAD documentation shall be created from the scanned data
in AutoCAD. Three-dimensional laser scanning will provide archival-quality 3-dimensional
and 2-dimensional printed and digital drawings that can be utilized for future exhibits,
documentation, and research associated with lumber and mill activity on the property.
2. Prior to demolition, upon request of the City of Healdsburg or HMHS [Healdsburg Museum
and Historical Society], the project proponent shall donate to the HMHS any associated
artifacts or other architectural elements that will not otherwise be preserved on-site by the
project proponent and that are feasible to archive or store. The associated artifact or
architectural element shall be carefully removed and delivered to the HMHS (or alternative
repository) in current condition to be used in future conservation work.
Implementation of CHAP EIR MM CR-1b and MM CR-1f would minimize the impact to the extent
feasible, but impacts to historic resources would remain significant and unavoidable. This
impact was already accounted for by the CHAP EIR and addressed by a Statement of Overriding
Considerations adopted by the City, and is therefore not a new or more severe impact.
b) The CHAP EIR described potential impacts to archaeological resources within the CHAP area as
follows:
According to the records search and literature review conducted for the proposed
Plan, approximately 50 percent of the Plan area has been previously surveyed for
archaeological resources (ASC 2012a).
As a result of these surveys, no
archaeological resources have been recorded within the Plan area or within a 0.25mile radius. In addition, contact with Native American representatives did not
identify the presence of sites, locations, or objects of cultural importance. However,
based upon known archaeological resources within other areas of Sonoma County,
and ethnographic and archival information obtained by ASC, there is potential for
prehistoric and historic-era archaeological resources to be present subsurface, or on
the ground surface within unsurveyed portions of the Plan area. Implementation of
the Plan could disturb such resources, and impacts to any such resources would
remain a significant impact.
As a result, the CHAP EIR included MM CR-1a (Avoid or Reduce Impacts to Currently Unknown
Archaeological Resources), which requires in pertinent part:
Prior to implementation of the Plan in portions of the Plan area not previously
surveyed for archaeological resources, the City shall contact, or require the project
proponent to contact, the Northwest Information Center for evaluation and a
recommendation as to whether further study is required to determine the presence
of archaeological resources. If further study is recommended, the City shall ensure
that a qualified professional conduct a pedestrian survey and make
recommendations designed to avoid or minimize adverse impacts on archaeological
resources that meet the CEQA definition of historical or unique archaeological
FirstCarbon Solutions
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resources.
Recommendations shall be implemented prior to project
implementation. If the resource cannot feasibly be avoided, then a data recovery
program shall be implemented.
However, the CHAP EIR determined that implementation of MM CR-1a may not entirely prevent
potential archaeological impacts, and thus concluded that such impacts would remain significant
and unavoidable.
In accordance with CHAP MM CR-1a, the City conducted the required outreach to the Northwest
information Center, which advised that further research may be required to determine the
presence of archaeological resources on the project site. The project applicant has conducted an
Archaeological Record Search and Buried Archaeological Site Sensitivity study as part of the
Historic Resources Evaluation conducted by Evans and DeShazo for the project site, peer
reviewed by FCS. The study made the following recommendations designed to avoid or
minimize adverse impacts on archaeological resources, all of which shall be imposed as
conditions of approval on the project in accordance with CHAP MM CR-1.a:
1. A qualified archaeologist shall be retained to monitor project ground-disturbing activities.
Prior to project ground-disturbing activities, the archaeologist shall prepare a Monitoring
Plan for the project. The Monitoring Plan shall describe the specific methods and
procedures that will be used if archaeological deposits are identified. Archaeological
monitors shall be empowered to halt construction activities at the location of a discovery to
review possible material and to protect the resource while it is being evaluated. Monitoring
shall continue until, in the archaeologist’s judgment, cultural resources are not likely to be
encountered. If archaeological materials are encountered during project activities, all work
within 25 feet of the discovery shall be redirected until the archaeologist assesses the find,
consults with agencies as appropriate, and makes recommendations for the treatment of
the discovery. If avoidance of the archaeological deposit is not feasible, the archaeological
deposit shall be evaluated for its eligibility for listing in the California Register of Historical
Resources. If the deposits are not eligible, mitigation is not necessary. If the deposits are
eligible, adverse effects on the deposits shall be mitigated. Mitigation may include
excavation of the archaeological deposit in accordance with a data recovery plan (see CEQA
Guidelines Section 15126.4(b)(3)(C)) and standard archaeological field methods and
procedures; laboratory and technical analyses of recovered archaeological materials;
preparation of a report detailing the methods, findings, and significance of the
archaeological site and associated materials; and accessioning of archaeological materials
and a technical data recovery report at a curation facility. Upon completion of the
assessment, the archaeologist shall prepare a report to document the methods and results
of the assessment. The report shall be submitted to the City of Healdsburg and the
Northwest Information Center of the California Historical Information Systems upon
completion of the resource assessment.
2. Project supervisors, contractors, and equipment operators should be familiarized with the
types of artifacts that could be encountered during earth-disturbing activities and
procedures to follow if subsurface cultural resources are unearthed during construction and
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an archaeologist is not present. Project supervisors, contractors, equipment operators, and
all other workers on the site should be instructed to not collect artifacts if observed. To
accomplish this, a professional archaeologist should conduct a preconstruction meeting
prior to commencement of ground-disturbing activities to familiarize the team with the
potential to encounter prehistoric artifacts or historic-era archaeological deposits, the types
of archaeological material that could be encountered within the project area, and
procedures to follow if archaeological deposits and/or artifacts are observed during
construction and an archaeologist is not present.
3. If archaeological resources are encountered during construction and an archaeologist is not
present, work should be temporarily halted within 25 feet of the discovered materials and
efforts shall be made to secure the deposit and avoid altering the deposit and the context in
which it is found until a qualified professional archaeologist is retained to evaluate the find
and provide appropriate recommendations.
The City took the additional conservative step of conducting outreach to Native American tribes
in accordance with Assembly Bill 52. Only one tribe, the Dry Creek Rancheria (Pomo) requested
consultation, and during that consultation (January 18, 2018), the Tribe did not identify any new
or more severe impact to cultural or tribal resources as compared to those identified in the
CHAP EIR. The Tribe further confirmed that the mitigation measures set forth in the CHAP EIR
were sufficient to mitigate the cultural or tribal resources impacts to a less than significant level.
The impact of the project on archaeological resources was already accounted for and deemed to
be significant and unavoidable by the CHAP EIR, and addressed by a Statement of Overriding
Considerations adopted by the City, and does not constitute a new or more severe impact. The
discussion above does not change the conclusions set forth in the CHAP EIR with respect to
archaeological resources.
c) The CHAP EIR determined that unknown paleontological material could be present within the
CHAP area (including the project site), which could be damaged or destroyed by construction
activities associated with the buildout of the CHAP area (including the project). No peculiar
paleontological impacts to the project or project site have been identified, and this impact, which
is not a new or more severe impact than that identified in the CHAP EIR, would be less than
significant with the implementation of CHAP EIR MM CR-2, which requires the evaluation and
treatment of paleontological resources, and will be implemented by the project.
d) The CHAP EIR determined that significant impacts could result from encountering unanticipated
human remains during construction activities within the CHAP area (including the project site).
No peculiar impact associated with human remains has been identified with respect to the
project or project site. This impact, which is not a new or more severe impact than that
identified in the CHAP EIR, would be less than significant with the implementation of CHAP EIR
MM CR-3, which requires the protection of human remains encountered during construction,
and will be implemented by the project.
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Cumulative Impacts. The CHAP EIR found that development within the CHAP area may require
grading and excavation that could potentially affect cultural and paleontological resources or
human remains, or modify or demolish historic buildings/structures. If these resources are not
protected, the cumulative effect of these projects would contribute to the continued loss of
cultural resources. As described in the CHAP EIR, studies were undertaken to ensure that cultural
resources that could be impacted by implementation of the CHAP were identified and mitigation
measures are put forth that would reduce impacts on archaeological and paleontological resources
to a less than significant level. With those mitigation measures, the contribution of potential
impacts from CHAP implementation to the cumulative destruction of archaeological and
paleontological resources within the City’s Sphere of Influence would be less than significant.
However, the CHAP EIR found that it could not be determined with certainty that the mitigation
measures proposed to minimize impacts on buildings/structures/and districts that meet the
definition of historical resources under CEQA would reduce the impacts from CHAP
implementation to a less than significant level, as there is potential for demolition of additional
historical resources within the City’s Sphere of Influence and for modifications to historical
buildings/structures and districts that do not meet the Secretary of the Interiors Standards.
The CHAP EIR found that the potential loss of some of the historical resources within the CHAP
area, when added to the potential for loss of historical resources within the City’s Sphere of
Influence as a whole, would result in a significant cumulative impact on historical resources. No
mitigation measures were identified in the CHAP EIR to reduce the cumulative impact to the less
than significant level. Therefore, the cumulative impact of the CHAP was determined to be
significant and unavoidable. As discussed above, the project would not have any new or more
severe impacts with respect to historic resources as compared to those that were already
accounted for by the CHAP EIR and addressed by a Statement of Overriding Considerations
adopted by the City.

Relevant EIR Mitigation Measures
Mitigation Measure CR-1a

52

Avoid or Reduce Impacts to Currently Unknown Archaeological
Resources. The City shall maintain a map of the Plan area that
shows areas that have been previously surveyed for archaeological
resources. Prior to implementation of the Plan in portions of the
Plan area not previously surveyed for archaeological resources, the
City shall contact, or require the project proponent to contact, the
Northwest Information Center for evaluation and a
recommendation as to whether further study is required to
determine the presence of archaeological resources. If further
study is recommended, the City shall ensure that a qualified
professional conduct a pedestrian survey and make
recommendations designed to avoid or minimize adverse impacts
on archaeological resources that meet the CEQA definition of
historical or unique archaeological resources. Recommendations
shall be implemented prior to project implementation. If the
resource cannot feasibly be avoided, then a data recovery program
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shall be implemented. Data recovery efforts must follow standard
archaeological methods and all significant cultural resource
materials recovered shall be subject to scientific analysis,
professional museum curation, and a report prepared by the
qualified archaeologist according to current professional standards.
If archaeological resources are discovered during construction, the
City shall ensure that a qualified archaeologist is enlisted to evaluate
the significance of the find. Once the archaeologist has had the
opportunity to evaluate the find and suggest appropriate mitigation
measures, as necessary if the deposit contains historical or unique
archaeological resources, the archaeologist shall undertake data
recovery of the deposit unless the project can be modified to allow
the materials to be left in place. If the archaeological resources are
Native American, representatives of the appropriate culturally
affiliated tribe shall also be enlisted to help evaluate the find and
suggest appropriate treatment and mitigation measures.
Mitigation Measure CR-1b

Update 1983 Historic Property Survey and Complete Eligibility
Determinations In accordance with Municipal Code 20.12 and
consistent with Healdsburg 2030 General Plan Policy
Implementation Measure HCR-1.
The City shall update the 1983 cultural resource survey by
conducting further evaluation of the buildings/structures that could
be impacted by Plan implementation, and that have not already
been evaluated under the Plan. These include six of the seven
buildings/structures/districts that have been determined to be
eligible for listing in the National Register of Historic Places,
California Register, or local designation, and the 13
building/structures/properties identified in the 2012 survey as
potentially eligible for the National Register, California Register, or
local designation as historic structures or historic districts but
needing further evaluation.

Mitigation Measure CR-1c

Amend Municipal Code 20.12.100. As provided in Municipal Code
20.12.100, and following the procedures outlined in Municipal
Ordinance 20.28 Article VII, the City shall amend Municipal Code
20.12.100 to include in the list of Designated Historic Structures, any
of the above-listed buildings/structures that are determined eligible
for the National Register or California Register, or qualify for local
designation.

Mitigation Measure CR-1d

Implement Healdsburg 2030 General Plan Policies. The City shall
continue to implement Healdsburg 2030 General Plan policies HCR-
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A-2 and HCR-A-3. HCR-A-2 states that the City will support the
efforts of owners of qualified properties in seeking local historic
designation, listing on the California Register and/or the Federal
Register of Historic Sites; and HCR-A-3 states that the City will
support the efforts of property owners to preserve and renovate
historically significant structures.
Mitigation Measure CR-1f

Recordation of Historical Resources Prior to Demolition or Removal
Healdsburg Municipal Code Chapter 20.24 Article V, Historic
Resources Protection, is intended to protect the city’s historic
resources by preventing the unwarranted demolition of historic
buildings and structures. If any of the historical resources within the
Plan area are proposed for demolition, then the procedures detailed
in Healdsburg Municipal Code Chapter 20.24 Article V, Historic
Resources Protection, for historic building demolitions must be
followed.
The potential conditions of approval contained within the Municipal
Code that may be adopted by the Zoning Administrator or Historic
Committee in approving a historic demolition permit shall be made
conditions of approval for demolition of any structure that is
determined to be eligible for designation based upon the
determinations made under MM CR-1b. The potential conditions of
approval shall also be made conditions of approval for relocation of
any of these structures. These conditions of approval are as follows:
• Prior to demolition, the project proponent shall provide archival

quality photographs, floor plans and elevation drawings, as
appropriate, to record the building(s) or structure(s) being
demolished.
• Prior to issuance of the historic demolition permit, the Historic
Committee shall approve a design review application for new
construction for the site of the demolished structure(s) and a
building permit shall be issued for the replacement structure(s). In
addition to the findings required for design review applications,
the Historic Committee shall find that the proposed design is
compatible with the historic character of the surrounding historic
neighborhood, if applicable.
• The project proponent shall donate to the Healdsburg Museum
any artifact or other architectural element identified by the
Historic Committee. The artifact or architectural element shall be
carefully removed and delivered to the Museum in good condition
to be used in future conservation work.
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Evaluation and Treatment of Paleontological Resources.
If paleontological resources (e.g., vertebrate bones, teeth, or
abundant and well-preserved invertebrates or plants), are
encountered during construction, work in the immediate vicinity
shall be diverted away from the find until a professional
paleontologist assesses and salvages the find, if necessary.

Mitigation Measure CR-3

Protection of Human Remains Encountered During Construction.
Should human remains, associated grave goods, or items of cultural
patrimony be encountered during construction, the following
procedures shall be followed as required by Public Resources Code §
5097.9 and Health and Safety Code § 7050.5. In the event of
discovery or recognition of any human remains, there shall be no
further excavation or disturbance of the site or any nearby area
reasonably suspected to overlie adjacent remains until the Sonoma
County Coroner has determined that the remains are not subject to
his or her authority. Further, pursuant to California Public Resources
Code Section 5097.98(b), remains shall be left in place and free from
disturbance until a final decision as to the treatment and disposition
has been made by the Coroner. If the coroner recognizes the human
remains to be those of a Native American, or has reason to believe
that they are those of a Native American, he or she shall contact, by
telephone within 24 hours, the State Native American Heritage
Commission (NAHC). In accordance with Public Resource Code
5097.98, the Native American Heritage Commission would then
immediately notify the “most likely descendant(s)” of receiving
notification of the discovery. The most likely descendant(s) would
then make recommendations within 48 hours, and engage in
consultation concerning the treatment of the remains.

Conclusion
No new significant impacts to Cultural Resources would occur. The conclusions made in the CHAP
EIR would remain unchanged.
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VI. Geology and Soils
Would the project:
a) Expose people or Less than
structures to potential significant
substantial
adverse
effects, including risk
of loss, injury, or
death involving:

No

No

No

No

i)

Rupture of a known Less than
earthquake fault, as significant
delineated on the
most recent AlquistPriolo
Earthquake
Fault Zoning Map
issued by the State
Geologist for the area
or based on other
substantial evidence
of a known fault?

No

No

No

No

ii) Strong
seismic Less than
ground shaking?
significant

No

No

No

No

iii) Seismic-related
Less than
ground
failure, significant
including
liquefaction?

No

No

No

No

iv) Landslides?

Less than
significant

No

No

No

No

b) Result in substantial Less than
soil erosion or the significant
loss of topsoil?

No

No

No

No

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

No

No

No

No
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CHAP Program
FEIR Impact Effect Peculiar to
Determination Project or Site?

New Significant
Effect?

New Significant
Off-site,
Cumulative
Impact?

New
Information,
More Severe
Adverse
Impact?

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

No

No

No

No

e) Have soils incapable Less than
of
adequately significant
supporting the use of
septic
tanks
or
alternative
waste
water
disposal
systems
where
sewers
are
not
available for the
disposal of waste
water.

No

No

No

No

The CHAP EIR found no potentially significant impacts to geology, soils, and mineral resources from
future development in the plan area and no mitigation would be necessary. As discussed below,
project-level analysis determined that no new impacts would occur as a result of this project.

Discussion
a–e) The project site is not located on an Alquist-Priolo Fault Zone and no active fault traces have
been identified within the CHAP EIR study area. As stated in the CHAP EIR, the project area is
susceptible to “Very Strong” and “Strong” groundshaking (ABAG 2003). However, this project
would construct new development with infrastructure in place to account for groundshaking.
Therefore, risk of structural collapse and impacts from groundshaking to life or property is less
than significant. ABAG rates the project site as part of the CHAP EIR as having a “Low” to “Very
Low” liquefaction hazard level. In addition, the project site is mapped as Slope Hazard Zone A,
which means it is relatively flat and risk of landslides from slope failure is low. The project site
would comply with the California Building Standards Code and City of Healdsburg Resolution
No. 147-186 in order to prevent impacts related to subsidence, collapse, and expansive soils.
The project would connect to sewer service and no septic systems would be utilized.
Therefore, impacts would be less than significant.
Cumulative Impacts. The CHAP EIR found that the nature of geologic impacts is site-specific,
and, therefore, geologic hazards do not accumulate as impacts on resources do, as indicated in
other sections of the CHAP EIR. With compliance with State and local regulations and policies,
FirstCarbon Solutions
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construction would be consistent with current building standards for seismic and geologic
hazards. Therefore, the CHAP could not contribute to a cumulative impact. As the project is
consistent with the development envisioned by the CHAP, the project would not contribute to a
cumulative impact related to geologic resources.

Relevant EIR Mitigation Measures
None.

Conclusion
No new significant impacts to geology and soils would occur. The conclusions made in the CHAP EIR
would remain unchanged.
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CHAP Program
FEIR Impact Effect Peculiar to
Determination Project or Site?

New Significant
Effect?

New Significant
Off-site,
Cumulative
Impact?

New
Information,
More Severe
Adverse
Impact?

VII. Greenhouse Gas Emissions
Would the project:
a) Generate greenhouse
gas emissions, either
directly or indirectly,
that may have a
significant impact on
the environment?

No impact

No

No

No

No

b) Conflict with any
applicable
plan,
policy or regulation
of an agency adopted
for the purpose of
reducing
the
emissions
of
greenhouse gases?

No impact

No

No

No

No

The CHAP EIR found no potentially significant impacts to GHGs from future development in the plan
area and no mitigation would be necessary. Project-level analysis determined that no new impacts
would occur as a result of this project and no new mitigation would be required.
Illingworth & Rodkin, Inc. performed a GHG analysis of the project for the applicant. This analysis is
contained in the Mill District Hotel and Condo Project Air Quality and Greenhouse Gas Assessment
report, dated April 7, 2018, and in the Mill District Mixed Use Air Quality and Greenhouse Gas
Analysis—Healdsburg, California memorandum, dated November 8, 2018. These reports were peer
reviewed by FCS technical staff and are contained in Appendix B of this Checklist document.

Discussion
a) GHG emissions associated with development of the project would occur during short-term
construction activities, consisting primarily of emissions from equipment exhaust and worker and
vendor trips. There would also be long-term operational emissions associated with vehicular
traffic within the project vicinity, energy and water usage, area sources, and solid waste disposal.
The NSCAPCD has not adopted a threshold of significance for GHG emissions. As such, emissions
for the project are discussed below and were analyzed using the methodology recommended in
the BAAQMD CEQA Air Quality Guidelines and the City of Healdsburg CEQA Implementation
Procedures. The City of Healdsburg CEQA Implementation Procedures require that a project assess
whether it would conflict with the ARB Scoping Plan to reduce GHG emissions to 1990 levels by
2020. The applicable thresholds are shown below in Table 5.
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Table 5: BAAQMD GHG Thresholds
Greenhouse Gas Emissions

GHG Annual Emissions

Compliance with a Qualified GHG Reduction Strategy
OR
1,100 MT CO2e/year or 4.6 MT CO2e/S.P. (residents + employees)/year

The GHG thresholds contained in Table 6 and Table 7 would be consistent with the City of
Healdsburg CEQA Implementation Procedures, which requires that a project assess whether it
would conflict with the ARB Scoping Plan to reduce GHG emissions to 1990 levels by 2020.

Construction Emissions
The NSCAPCD recommends quantifying GHG emissions and comparing emissions to the
BAAQMD GHG thresholds of significance. GHG emissions are generated primarily from on-site
operation of construction equipment, vendor and hauling truck trips, and worker trips. Neither
the City nor BAAQMD have an adopted threshold of significance for construction-related GHG
emissions, though BAAQMD recommends quantifying construction-related emissions and
determining its significance. The nearby Sacramento Metropolitan Air Quality Management
District (SMAQMD) has adopted a construction-related GHG emissions threshold of 1,100 metric
tons of carbon dioxide equivalent (MT CO2e). As such, project construction-related GHG
emissions are compared to the SMAQMD threshold. The BAAQMD also encourages the
incorporation of best management practices to reduce GHG emissions during construction
where feasible and applicable. Best management practices assumed to be incorporated into
construction of the project include, but are not limited to using local building materials of at
least 10 percent and recycling or reusing at least 50 percent of construction waste or demolition
materials. Project construction-related GHG emissions estimated using the CalEEMod model are
disclosed below and compared to the SMAQMD’s construction-related GHG threshold of
significance in Table 6.

Table 6: Construction-related GHG Emissions
Source Category

Construction Sources
Total
SMAQMD Threshold
Exceedance?

Annual Emissions
(MT CO2e)

809
809 MT CO2e
1,100 MT CO2e per year
No

As shown in Table 6, project construction-related GHG emissions would not exceed the
SMAQMD’s 1,100 MT CO2e per year threshold of significance and a less than significant impact
would occur.
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Operational Emissions
CalEEMod was used to estimate the project’s operational emissions related to transportation,
area sources, electricity consumption, natural gas combustion, electricity usage associated with
water usage and wastewater discharge, and solid waste filling and transport. The CalEEMod
model defaults, along with the project vehicle trip generation rates, were used to predict daily
emissions associated with operation of the fully developed site under the project. Electricity and
natural gas emissions rates were adjusted to the projected 2024 rate for Healdsburg Electric
Department’s “Green Rate,” which was provided by the Healdsburg Utility District and input to
the model.4 The values used were 32.9 pounds of CO2 per megawatt hour and 4.8 pounds of
methane (CH4) per megawatt hour.
In addition to being a transit-oriented development, the project would incorporate numerous
sustainability measures to reduce energy and water usage, thereby reducing overall project GHG
emissions. Included in these project measures are renewable-sourced building materials,
comprehensive water management strategies (such as rainwater capture, graywater for reuse and
integrated storm water management techniques), providing on-site electric vehicle parking and
LEED Neighborhood Designation. Default model assumptions for emissions associated with
water/wastewater use were applied to the project. The project would divert at least 20 percent
of solid waste by implementing a recycling and composting program and would provide 26
percent below market-rate housing. It was assumed that new residences would not include
woodstoves or wood fireplaces, but may include gas-powered fireplaces. No energy-efficiency
reductions were taken beyond the model’s energy consumption rates, which reflect the latest
2016 Title 24 Building Standards.
The project proposes to install solar photovoltaics on individual buildings with a minimum rooftop
square footage of at least 30,000 square feet. The square footage of solar panels required to offset
1 MT CO2e per year is approximately 240 square feet. Therefore, 30,000 square feet of on-site
solar is estimated to reduce project GHG emissions by 125 MT CO2e per year.
The BAAQMD provides two thresholds for determining GHG significance, as noted in Table 5.
Project emissions would exceed the BAAQMD threshold of 1,100 MT CO2e per year. Therefore,
the BAAQMD’s service population threshold of 4.6 MT CO2e per year was used to determine the
significance of larger projects, such as this one.

Service Population Emissions
The project service population efficiency rate is based on the number of future residents plus
full-time employees. The number of future residents, estimated using the 2.42 persons per
household 2012-2016 rate from the U.S. Census Bureau, would be 503.5 The number of future
full-time employees is estimated by the project applicant to be 70, for a total service population
of 573.

4
5

Correspondence with Terry Crowley, City of Healdsburg Utility Director. September 26, 2017.
United States Census Bureau, 2017. Quick Facts: Healdsburg City. Available online: http://www.census.gov/quickfacts/table/HSG0
30210/0633056.
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Project GHG emissions are shown below and compared to the applicable BAAQMD thresholds of
significance in Table 7.

Table 7: Annual Project Operational GHG Emissions
Source Category

Project 2024
Full Build-Out Emissions

Area

152

Energy Consumption

396

Mobile

1,544

Solid Waste Generation

57

Water Usage

18

On-Site Solar PV

-125

Total

2,042 MT CO2e/year

Service Population Emissions

3.56 CO2e/S.P./year

BAAQMD Threshold
Exceedance?

4.6 MT CO2e/S.P./year
No

As shown in Table 7, project GHG emissions would not exceed the BAAQMD service population
threshold. As such, a less than significant impact would occur.
As discussed above, implementation of the project would not result in any new or more severe
greenhouse gas impacts that were not identified in the CHAP EIR, or any circumstances that
would otherwise change the conclusions identified in the CHAP EIR.
b) The project would not conflict or otherwise interfere with the statewide GHG reduction
measures identified in ARB’s Scoping Plan, as shown in Table 8. The project would comply with
requirements of the Green Building Code. For example, proposed buildings would be
constructed in conformance with CALGreen and the Title 24 Building Code, which requires highefficiency water fixtures and water-efficient irrigation systems. The project would incorporate
numerous sustainability measures to reduce energy and water usage, thereby reducing overall
project GHG emissions. Included in these project measures are renewable-sourced building
materials, comprehensive water management strategies (such as rainwater capture, graywater for
reuse and integrated storm water management techniques), providing on-site electric vehicle
parking and LEED Neighborhood Designation. The project would divert at least 20 percent of
solid waste by implementing a recycling and composting program.
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Table 8: Scoping Plan Measures Consistency Analysis
Scoping Plan Reduction Measure

Project Consistency

1. California Cap-and-Trade Program Linked to Western
Climate Initiative.
Implement a broad-based
California Cap-and-Trade program to provide a firm
limit on emissions. Link the California Cap-and-Trade
program with other Western Climate Initiative Partner
programs to create a regional market system to
achieve greater environmental and economic benefits
for California. Ensure California’s program meets all
applicable AB 32 requirements for market-based
mechanisms.

Not applicable. Although the Cap-and-Trade
system is ongoing, the project is not one
targeted by the Cap-and-Trade system
regulations, and, therefore, this measure does
not apply to the project.

2. California Light-Duty Vehicle Greenhouse Gas
Standards.
Implement adopted standards and
planned second phase of the program. Align zeroemission vehicle, alternative and renewable fuel and
vehicle technology programs with long-term climate
change goals.

Not directly applicable. This is a Statewide
measure that cannot be implemented by a
project applicant or lead agency. However, the
standards would be applicable to the light-duty
vehicles that would access the project site.

3. Energy Efficiency.
Maximize energy efficiency
building and appliance standards; pursue additional
efficiency including new technologies, policy, and
implementation mechanisms. Pursue comparable
investment in energy efficiency from all retail
providers of electricity in California.

Consistent. This is a measure for the State to
increase its energy efficiency standards in new
buildings. The project is required to build to the
latest standards and would increase its energy
efficiency through compliance.

4. Renewable Portfolio Standard. Achieve 33 percent
renewable energy mix statewide. Renewable energy
sources include (but are not limited to) wind, solar,
geothermal, small hydroelectric, biomass, anaerobic
digestion, and landfill gas.

Not applicable. This is a statewide measure that
cannot be implemented by a project applicant or
lead agency.
Southern California Edison is
required to increase its percent of power supply
from renewable sources to 33 percent by the year
2020 pursuant to the Renewable Portfolio
Standard. The project would purchase power that
comprises a greater amount of renewable sources
and would install renewable solar power systems
that will assist the utility in achieving the mandate.

5. Low Carbon Fuel Standard. Develop and adopt the Not directly applicable. This is a Statewide
Low Carbon Fuel Standard.
measure that cannot be implemented by a
project applicant or lead agency. All fuel
consumption associated with the project’s
construction and operational activities would use
fuel that meets these standards.
6. Regional Transportation-Related Greenhouse Gas Not applicable. The project is not related to
Targets. Develop regional greenhouse gas emissions developing GHG emission reduction targets.
reduction targets for passenger vehicles.
This
measure refers to SB 375.
7. Vehicle Efficiency Measures.
vehicle efficiency measures.

Implement light-duty Not directly applicable. The standards would be
applicable to the light-duty vehicles that would
access the project site.
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Table 8 (cont.): Scoping Plan Measures Consistency Analysis
Scoping Plan Reduction Measure

Project Consistency

8. Goods Movement. Implement adopted regulations Not applicable. The project does not propose
for the use of shore power for ships at berth. any changes to maritime, rail, or intermodal
Improve efficiency in goods movement activities.
facilities or forms of transportation.
9. Million Solar Roofs Program.
Consistent. This measure is to increase solar
Install 3,000 Megawatts of solar-electric capacity throughout California, which is being done by
under California’s existing solar programs.
various electricity providers and existing solar
programs. The project would include 30,000
square feet of solar photovoltaics, which would
reduce emissions by approximately 125 MT CO2e
per year.
10. Medium/Heavy-Duty Vehicles. Adopt medium and Not directly applicable. This is a Statewide
heavy-duty vehicle efficiency measures.
measure that cannot be implemented by a
project applicant or lead agency. The standards
phase in over model years 2014 through 2018
and are applicable to the vehicles that access the
project site.
11. Industrial Emissions. Require assessment of large
industrial sources to determine whether individual
sources within a facility can cost-effectively reduce
greenhouse gas emissions and provide other pollution
reduction co-benefits.
Reduce greenhouse gas
emissions from fugitive emissions from oil and gas
extraction and gas transmission.
Adopt and
implement regulations to control fugitive CH4
emissions and reduce flaring at refineries.

Not applicable. This measure would apply to the
direct GHG emissions at major industrial facilities
emitting more than 500,000 MT CO2e per year.
The project is not an industrial land use.

12. High Speed Rail. Support implementation of a high- Not applicable. This is a Statewide measure that
speed rail system.
cannot be implemented by a project applicant or
lead agency. The project would not preclude the
implementation of this strategy.
13. Green Building Strategy. Expand the use of green Consistent. The project would comply with the
building practices to reduce the carbon footprint of California Energy Code, and thus incorporate
California’s new and existing inventory of buildings.
applicable energy efficiency features designed to
reduce project energy consumption.
14. High Global Warming Potential Gases.
Adopt Not applicable. This measure is applicable to the
measures to reduce high global warming potential high global warming potential gases that would
gases.
be used by sources with large equipment (such
as in commercial refrigerators) that are not part
of this self-storage development.
15. Recycling and Waste. Reduce CH4 emissions at Consistent. The project would utilize the City of
landfills. Increase waste diversion, composting, and Healdsburg recycling services.
commercial recycling. Move toward zero waste.
16. Sustainable Forests. Preserve forest sequestration Not applicable. The project site is not forested;
and encourage the use of forest biomass for therefore, no preservation is possible.
sustainable energy generation.
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Table 8 (cont.): Scoping Plan Measures Consistency Analysis
Scoping Plan Reduction Measure

Project Consistency

17. Water. Continue efficiency programs and use cleaner Consistent. The project would comply with the
energy sources to move and treat water.
California Energy Code and the California
Updated Model Landscape Ordinance. With
adherence to these regulations, the project will
consume energy and water in an efficient
manner.
18. Agriculture. In the near-term, encourage investment
in manure digesters and at the five-year Scoping Plan
update determine if the program should be made
mandatory by 2020.

Not applicable.
The project site is not
designated or in use for agriculture purposes.
No grazing, feedlot, or other agricultural
activities that generate manure occur on-site or
are proposed to be implemented by the project.

Source of ARB Scoping Plan Reduction Measures: California Air Resources Board 2008.

Implementation of the project would not result in any conflict with any applicable plan, policy,
or regulation of an agency adopted for the purpose of reducing the emissions of GHGs, nor
would it result in any circumstances that would otherwise change the conclusions identified in
the CHAP EIR.
Cumulative Impacts. The CHAP EIR found that implementation of the Plan would not conflict
with the State Scoping Plan or any applicable plan adopted by the City for the purpose of
reducing GHG emissions. Therefore, the Plan cannot contribute to a cumulative impact related
to GHG emissions. The project is consistent with the CHAP and would not therefore contribute
to a cumulative impact related to GHG emissions.

Relevant EIR Mitigation Measures
No new significant impacts related to GHG emissions would occur. The conclusions of the CHAP EIR
would remain unchanged.

FirstCarbon Solutions

Attachment: Attachment 20 - Mill District Project-Certificate of Determintation (2305 : Mill District Tentative Map and Development Agreement)

CEQA Checklist

65

Y:\Publications\Client (PN-JN)\3257\32570025\Env Checklist\32570025 Mill District Checklist.docx

Packet Pg. 729

3.A.u

Environmental Issue
Area

CHAP Program
FEIR Impact Effect Peculiar to
Determination Project or Site?

New Significant
Effect?

New Significant
Off-site,
Cumulative
Impact?

New
Information,
More Severe
Adverse
Impact?
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VIII. Hazards and Hazardous Materials
Would the project:
a) Create a significant Less than
hazard to the public or significant
the
environment
through the routine
transport, use, or
disposal of hazardous
materials?

No

No

No

No

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

No

No

No

No

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

No

No

No

No

d) Be located on a site Significant
which is included on a
list of hazardous
materials
sites
compiled pursuant to
Government
Code
Section 65962.5 and,
as a result, would it
create a significant
hazard to the public or
the environment?

No

No

No

No

e) Be located within two
miles of a public
airport or private use
airport and result in a
safety hazard for
people residing or
working in the project
area?

No

No

No

No
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f)

CHAP Program
FEIR Impact Effect Peculiar to
Determination Project or Site?

New Significant
Effect?

New Significant
Off-site,
Cumulative
Impact?

New
Information,
More Severe
Adverse
Impact?

For a project within
the vicinity of a
private airstrip, would
the project result in a
safety hazard for
people residing or
working in the project
area?

No impact

No

No

No

No

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

No impact

No

No

No

No

No

No

No

No

h) Be located in an area Less than
designated as having a significant
high, extreme, or
severe fire hazard, or
otherwise
expose
people or structures
to a significant risk of
loss, injury or death
involving
wildland
fires, including where
wildlands are adjacent
to urbanized areas or
where residences are
intermixed
with
wildlands?

The CHAP EIR includes mitigation for potential hazards and hazardous materials impacts from future
development in the plan area, by requiring project-level analysis. The project-level analysis for this
project did not identify any new or more severe significant impacts as compared to those outlined in
the CHAP EIR, and implementation of the mitigation measures set forth in the CHAP EIR would
reduce all impacts to a less than significant level.

Discussion
a–b) The CHAP EIR found that impacts due to the use of hazardous materials in the Plan area would
be less than significant. Because of the numerous laws and policies regulating hazardous
materials, impacts related to the transport, use and storage of hazardous materials, or
accidental release of these materials in the Plan area would be less than significant. The
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project does not propose any uses that would transport, use, or store large quantities of
hazardous materials beyond those typically associated with typical household or commercial
uses. Regulations and procedures would ensure that potential impacts due to disturbance of
lead-based paint and asbestos during demolition would be less than significant. Similarly, the
impacts of the project due to the use of hazardous materials in the Plan area would be less
than significant.
c)

The CHAP EIR found that potentially hazardous materials could be used or stored near schools
during the short-term construction of projects in the Plan area, or during the long-term
operation of commercial, institutional or industrial businesses, or residences. However, it
found that the CHAP did not propose any uses that would transport, use, or store large
quantities of hazardous materials beyond those typically associated with typical household or
commercial uses, and because of the non-acutely hazardous nature of these materials,
distance, and existing hazardous materials laws and regulations covering the transport, use and
disposal of hazardous materials and wastes, the use of hazardous materials near Pine Tree
Preschool and Healdsburg School would be less than significant. Similarly, the project does not
include any uses that would transport, use, or store large quantities of hazardous materials
beyond those typically associated with typical household or commercial uses, and, therefore,
the project would have no new or more severe impacts than those identified in the CHAP EIR.

d)

The CHAP EIR determined an impact specific to the project site. The property at 164
Healdsburg Avenue (Nu Forest Products) was the location of a documented spill and was an
open case at the time of the CHAP EIR.
In accordance with the requirements of MM HHM-3 of the CHAP EIR, the applicant has
performed soil and groundwater testing to characterize the site, and is actively coordinating
with the RWQCB to ensure that excavation, disposal, and remediation are completed to the
RWQCB’s satisfaction. Activities include the following:
• A Phase I Environmental Site Assessment was performed in 2015 by GHD, Inc. (Phase I

Environmental Site Assessment, Nu Forest Products Facility, November 18, 2015.) The report
indicated the presence of residual hydrocarbon contamination in site soils from an
underground storage tank (UST) that was removed, and determined that because of a lack of
analytical data regarding the potential presence of petroleum hydrocarbons in groundwater,
the potential contamination associated with the former on-site USTs is considered a
Recognized Environmental Concern. The report concluded that planned development could
take place on this site, but could be affected by groundwater or soil contamination. In
addition, mitigation measures would need to be taken to avoid exposure of construction
workers to contamination.
• Phase II report (January 19, 2018 “Phase II Subsurface Investigation Report Addendum—

Former Nu Forest Products Property, 164 Healdsburg Avenue, Healdsburg, CA”) which
confirmed levels of soil and groundwater contamination.
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• Soil and Groundwater Management Plan (SGMP) prepared by GHD in July 2018, to specify

requirements and procedures for identification and management of contaminated media
identified during planned demolition and redevelopment activities.
• The RWQCB issued a letter on October 12, 2018, which requests additional information

including a workplan to determine the horizontal and lateral extent of TPHg in the
subsurface, which should also characterize all chemicals of concern. This workplan is
scheduled to be filed with the RWQCB in January 2019.
These actions meet the requirements of MM HHM-3 of the CHAP EIR, and coordination will
continue until the RWQCB issues a no further action letter indicating that all required
remediation has been completed to the Board’s satisfaction. The SGMP further ensures that in
the event that any additional impacts are encountered, the contractor shall be required to
follow the protocols of the SGMP. As a result, the project would have no new or more severe
public hazard impacts than those identified in the CHAP EIR.
e–f) The CHAP EIR found no impact to safety or hazard related to airport operations. The CHAP
would not create a safety hazard for airport operations or expose people residing and working
in the CHAP area to a safety hazard from operation of a public airport or private airstrip and no
impact would occur. There is no impact peculiar to the project or the project parcel that would
alter this conclusion.
g)

The CHAP EIR determined that the CHAP would not impair implementation of, or physically
interfere with an adopted emergency response plan or emergency evacuation plan. No
additional impact would result from project implementation. There is no impact peculiar to
the project or the project parcel that would alter this conclusion.

h)

The CHAP EIR found that the potential for exposing people or structures to risk from wildland
fires is not expected to increase, and impacts related to wildland fires would be less than
significant. There is no impact peculiar to the project or the project parcel that would alter this
conclusion.
Cumulative Impacts. The CHAP EIR found that implementation of the Plan would not result in
any cumulative impacts related to hazardous materials. As the project is consistent with the
CHAP, it would also not result in any cumulative impacts related to hazardous materials.

Relevant EIR Mitigation Measures
Mitigation Measure HHM-3

Protect against Hazards from Soil or Groundwater Contamination.
If construction is proposed on a moderate or high risk
environmental case site or on a contiguous property of a moderate
or high risk site, the City shall ensure that, prior to construction, an
investigation of soil, and, if encountered, groundwater will be
performed to determine the presence or absence of contamination.
Samples shall be collected to the depth of the proposed project
excavation. If contaminated soil and/or groundwater is discovered,
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the results of the soil and/or groundwater investigation shall be
incorporated into a Soil and Groundwater Management Plan, to
determine whether specific soils and/or groundwater management
and disposal procedures for contaminated materials are required;
whether excavation soils are suitable for reuse, and to recommend
construction worker health and safety procedures for working with
contaminated materials are required; the City shall verify that the
Soil and Groundwater Management Plan is implemented.
Soil and Groundwater Management Plan: If contaminated soil
and/or groundwater is encountered during the soil and/or
groundwater investigation, at least two weeks prior to construction
the City’s contractor shall prepare and implement a construction Soil
and Groundwater Management Plan. The contractor shall submit
the plan to the City for review and approval. Elements of the plan
shall include:
• Measures to address hazardous materials and other worker

•
•
•
•

health and safety issues, including the specific level of protection
required for construction workers.
Provisions for excavation of soil, stockpiling, dust and odor control
measures.
Measures to prevent off-site migration of contaminated soil and
groundwater.
Location and final disposition of all soil and groundwater removed
from the site.
All other necessary procedures to ensure that excavated materials
are stored, managed, and disposed of in a manner that is
protective of human health and in accordance with applicable
laws and regulations.

Conclusion
No new significant impacts related to hazards and hazardous materials would occur.
conclusions of the CHAP EIR would remain unchanged.
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CHAP Program
FEIR Impact Effect Peculiar to
Determination Project or Site?

New Significant
Effect?

New Significant
Off-site,
Cumulative
Impact?

New
Information,
More Severe
Adverse
Impact?

IX. Hydrology and Water Quality
Would the project:
a) Violate any water Less than
quality standards or significant
waste
discharge
requirements?

No

No

No

No

b) Substantially deplete Less than
groundwater supplies significant
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)?

No

No

No

No

c) Substantially alter the Less than
existing
drainage significant
pattern of the site or
area,
including
through the alteration
of the course of a
stream or river, in a
manner which would
result in substantial
erosion or siltation
on- or off-site?

No

No

No

No

d) Substantially alter the Less than
existing
drainage significant
pattern of the site or
area,
including
through the alteration
of the course of a
stream or river, or
substantially increase
the rate or amount of
surface runoff in a
manner which would
result in flooding onor off-site?

No

No

No

No
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Environmental Issue
Area

New Significant
Effect?

New
Information,
More Severe
Adverse
Impact?

Less than
significant
after
mitigation

No

No

No

No

Less than
Otherwise
substantially degrade significant
water quality?

No

No

No

No

e) Create or contribute
runoff water which
would exceed the
capacity of existing or
planned stormwater
drainage systems or
provide
substantial
additional sources of
polluted runoff?
f)

CHAP Program
FEIR Impact Effect Peculiar to
Determination Project or Site?

New Significant
Off-site,
Cumulative
Impact?

g) 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?

No Impact

No

No

No

NO

h) Place within a 100year flood hazard
structures
which
would impede or
redirect flood flows?

No Impact

No

No

No

No

i)

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

No

No

No

No

j)

Inundation by seiche, No impact
tsunami, or mudflow?

No

No

No

No

Discussion
The CHAP EIR includes mitigation for potential hydrology and water quality impacts from future
development in the Plan area, by requiring project-level analysis. The analysis performed for the
project would not result in any new or more severe impacts compared to the CHAP EIR, and all these
impacts would be reduced to a less than significant level with implementation of mitigation set forth
in the CHAP EIR.
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a–f) The project would generate pollutants or contaminants during construction that could be
transported into local waterways. However, design of the project (as with all other projects) will
be required to comply with all applicable sections of the City’s Public Works Standard
Specifications and Details, which constitute “uniformly applied development standards” pursuant
to CEQA Guidelines Section 15183(g). Among other requirements of the Standard Specifications
and Details, Section 4.03 (“Storm Water Pollution Prevention Plan (SWPPP)”) requires
preparation and approval of a SWPPP for approval that addresses construction and postconstruction components. In addition, the applicant would be required to provide evidence of
coverage, such as BMPs, under the Construction General Permit from the SWRQCB.
The project site currently consists of parking lots, buildings, and roadways. However, as
discussed in the CHAP EIR, the project site currently has no stormwater drainage system and all
stormwater flows either over land to the City’s MS4 (Municipal Separate Storm Sewer System)
or infiltrates into the ground. Under existing conditions, the stormwater drainage systems
could be inadequate to handle this project. However, this impact was identified in the CHAP
EIR, and MM HWQ-2 in the CHAP EIR requires that prior to any project approvals within this
Plan area, the City shall have prepared a Master Drainage Plan to identify the improvements
necessary to support implementation of the Plan. The City has implemented this mitigation
with the preparation of a Storm Drainage Master Plan in March 2017, which can be found in
Appendix H (GHD 2017.) As part of its Storm Water Management Program, the City reviews
the design of all proposed projects within the CHAP area to ensure compliance with the
applicable recommendations in the Master Drainage Plan (as well as other applicable
requirements such as those set forth in the SWPPP and the City’s MS4 Permit), with the result
that new development will not increase peak flows above the maximum capacity of the pipes
and other storm drain system components serving the CHAP area. Therefore, no new or more
severe stormwater runoff impacts would result from the project compared with those
identified in the CHAP EIR.
As stated in the CHAP EIR, future development and re-development in the area is not
anticipated to substantially increase impervious surfaces or substantially alter the area
available for groundwater recharge.
Furthermore, construction activities related to
groundwater are covered by the City’s Non-Stormwater BMP plan, which says what can and
cannot be done with respect to trenches and excavation and therefore are not expected to
cause short-term or long-term impacts to groundwater levels. The CHAP EIR found that
groundwater that is removed and released to the stormwater system could degrade water
quality and violate water quality standards. In addition, depending on the rate of discharge,
released groundwater could also cause erosion in downstream waters. CHAP EIR MM HWQ-3
(Groundwater Management) would ensure these impacts would be reduced to a less than
significant level.
This project at buildout is not anticipated to change drainage patterns such that it would result
in substantial erosion or siltation. As noted in the CHAP EIR, the City of Healdsburg has
development requirements and 2030 General Plan policies that would reduce the potential for
substantial erosion and siltation, such that implementation the CHAP was expected to have
less than significant impacts on (a) temperature at Foss Creek, (b) dissolved oxygen
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concentrations in local waterways, and (c) increases in turbidity. No new or more severe
impacts would result from the project compared to those identified in the CHAP EIR.
g–j) The CHAP EIR found impacts to flood hazards from development in flood zones to be less than
significant, with no mitigation required. No impacts were determined from other flood hazards,
including tsunami, seiche, or mudflow. The project site is located within the CHAP and
development would occur in the same area that was analyzed in the CHAP EIR. No new or more
severe impacts would result from the project compared to those identified in the CHAP EIR.
Cumulative Impacts. The CHAP EIR found that implementation of the Plan would not result in
any cumulative impacts related to hydrology. The project is consistent with the CHAP and
would not therefore introduce any new impacts that were not already evaluated and disclosed
in the CHAP EIR, and no cumulative impacts related to hydrology would result.

Relevant EIR Mitigation Measures
Mitigation Measure HWQ-2

Prepare and Implement a Drainage Plan.
Prior to any project approvals within the Plan area, the City shall have
prepared a Master Drainage Plan to identify the improvements
necessary to support implementation of the Plan. The Master
Drainage Plan shall model the hydraulics of stormwater flow in the
Plan area under full buildout conditions using one- or twodimensional modeling of appropriate design storm flows. The Master
Drainage Plan shall identify the system wide capacity improvements
to be implemented over the course of buildout under the Plan. The
drainage system improvements known to be required for Plan
implementation have been listed in the Project Description for this
EIR, but some additional improvements may be required after the
analysis required in this mitigation measure has been conducted.
These additional drainage system improvements would be similar to
the types of improvements listed in the Project Description.

Mitigation Measure HWQ-3

Groundwater Management requires one of
dewatering management options be implemented:

the

following

• Reuse the water on-site for dust control, compaction, or irrigation
• Retain the water on-site in a grassy or porous area to allow

infiltration/evaporation
• Discharge (by permit) to a sanitary sewer or surface water
If discharging to the sanitary sewer, the City shall require project
proponents to obtain a onetime discharge permit or other type of
approval requiring, as necessary, measures for characterizing the
discharge and ensuring filtering methods and monitoring to verify
that the discharge is compliant with the City’s local wastewater
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discharge requirements. If discharging to a local surface water or
storm drain, the City shall require that a Best Management
Practices/Pollution Prevention Plan be prepared in compliance with
the North Coast Regional Water Quality Control Board Order No. R12009-0045, Waste Discharge Requirements for Low Threat
Discharges to Surface Waters in the North Coast Region. The Best
Management Practices/Pollution Prevention Plan shall characterize
the discharge and identify specific measures to control the
discharge, such as sediment controls to ensure that excessive
sediment is not discharged, and flow controls to prevent erosion
and flooding downstream of the discharge. The City shall require
that the Best Management Practices/Pollution Prevention Plan be
implemented during construction dewatering activities.
In areas of potential groundwater contamination associated with
leaking underground storage tanks or other potentially
contaminative activities, the City shall require project proponents to
prepare a dewatering and discharge plan to specify how the water
will be collected, contained, sampled, treated, monitored, and
discharged to the either the sanitary sewer, the local storm drain
system, or to an off-site disposal facility. The City shall require any
necessary on-site treatment to remove constituents from the
groundwater to within permit requirements prior to discharge to
either the sanitary sewer or the local storm drain system.

Conclusion
No new significant impacts related to hydrology or water quality would occur. The conclusions of
the CHAP EIR would remain unchanged.
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New Significant
Effect?

New Significant
Off-site,
Cumulative
Impact?

New
Information,
More Severe
Adverse
Impact?

No

No

No

No

b) Conflict with any Less than
applicable land use significant
plan,
policy,
or
regulation
of
an
agency
with
jurisdiction over the
project (including, but
not limited to the
general plan, specific
plan, local coastal
program, or zoning
ordinance)
adopted
for the purpose of
avoiding or mitigating
an
environmental
effect?

No

No

No

No

c) Conflict with any
applicable
habitat
conservation plan or
natural
community
conservation
plan?
[This impact was
evaluated in Biological
Resources section of
CHAP Program EIR]

No

No

No

No

d) Would the plan induce Less than
substantial population significant
growth?

No

No

No

No

e) Would
the
plan Less than
displace substantial significant
numbers of existing
housing or people,
necessitating
the
construction
of
replacement housing
elsewhere?

No

No

No

No

Environmental Issue
Area

CHAP Program
FEIR Impact Effect Peculiar to
Determination Project or Site?
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X. Land Use, Population and Housing
Would the project:
a) Physically divide an
established
community?
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No impact

No impact
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The CHAP EIR found no potentially significant impacts to land use from future development in the
plan area and no mitigation would be necessary. Project-level analysis determined that no new
impacts would occur as a result of this project and no new mitigation would be required.

Discussion
a) The physical division of an established community typically refers to the construction of a linear
feature, such as an interstate highway or railroad tracks, or removal of a means of access, such
as a local bridge that would impact mobility between a community and outlying area. The
project does not involve any such features, and would not remove any means of access or
impact mobility. The CHAP provided a program that increases integration of the land uses
within the Plan area and establishes linkages among various land uses within the Plan area. The
Plan encourages changes in land use that are best suited to specific conditions within the Plan
area. The Mill District project maximizes its location along Healdsburg Avenue and the
Northwestern Pacific Rail corridor to provide mixed use and residential uses that are accessible
from other similar areas. Therefore, the project would not physically divide a community but
would provide for a more cohesive community within the CHAP area. There would be no
impact.
b) The property was designated for mixed use redevelopment by the City’s 2030 General Plan. It is
also consistent with the CHAP, which also designates and zones the project site as Mixed Use (MU).
Residential uses and visitor lodging are conditionally permitted under the Mixed Use zone.
The Healdsburg 2030 General Plan goals, policies, and implementation measures for land use and
housing that apply to the Plan are listed below. The General Plan contains no goals or policies for
population.
Land Use

• LU-A: Orderly development within well-defined urban boundaries maintained by the City’s
•
•
•
•
•
•
•

adopted Urban Service Area/Urban Growth Boundary.
LU-A-7: The City will continue to manage residential growth within the Urban Growth
Boundary that reflects the capacity of its public facilities.
LU-C: A pattern and intensity of land use that respects residential neighborhoods as well as
natural constraints and conditions.
LU-C-3: The integrity of distinct and identifiable neighborhoods, entries and districts shall be
preserved and strengthened.
LU-C-4: Development at the interface of different land use designations shall be designed to
ensure compatibility between the uses.
LU-C-5: Residential neighborhoods shall be protected from encroachments by undesirablenonresidential uses.
LU-F: Appropriate and complementary land uses adjacent to designated transit facility sites.
LU-F-1: Land uses adjacent to designated transit facilities should derive maximum benefit
from transit facilities and may include retail, office, employment and higher-density
residential uses.
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• LU-F-2: The City shall encourage mixed use development, including new housing and

employment opportunities, as well as reuse of underutilized or vacant industrial land, around
the historic railroad depot to support transit use at the depot.
Implementation Measures

• LU-12: Adopt plans for the special study areas shown on Healdsburg 2030 General Plan Figure 4.

Unless otherwise determined by the City Council, the special study area plans shall be prepared
by the City in close cooperation with the affected property owners. The costs of preparing,
reviewing and adopting the special study area plans and related environmental documents shall
be paid in advance by the property owners initiating the special study area plan. If the City
initiates preparation of a special study area plan, then the City shall pay for the cost and be
compensated by property owners upon future development. The geographic area to be covered
by the plan may be revised as deemed appropriate during the planning process.
• LU-17: Evaluate the floor area ratio (FAR) standards of the Healdsburg 2030 General Plan land
use designations and the Zoning Ordinance zoning districts and determine whether revisions
are needed to reflect the appropriate intensity of development.
In addition to the land use goals, policies, and implementation measures set forth in the
Healdsburg 2030 General Plan, the Healdsburg 2030 General Plan also defines the scope of the
Depot Study Area and Central Healdsburg Entry Plans, which are encompassed in the CHAP. Each
of these two previous studies included portions of the subject site.
According to the Healdsburg 2030 General Plan, the Depot Study Area Plan should include the
following:
• Potential changes in land use designations to maximize the number of residents in the vicinity

and train usage, including the Nu Forest Products site and other nearby industrial and underutilized properties.
• Circulation improvements needed to facilitate pedestrian, bus, and vehicular access to the

depot.
• Rehabilitation of the depot and freight building for passenger service or other appropriate

uses.
The Central Healdsburg Entry Plan should accomplish the following:
• Develop streetscape design guidelines that will provide an attractive gateway to the

community, including landscaping, street trees, lighting and utility undergrounding.
• Identify street improvements needed to safely accommodate pedestrians and cyclists.
• Develop building design guidelines that promote an urban character along this corridor
• Identify opportunities for visual and physical access to Foss Creek and its enhancement.
• Consider the placement of city identification and directional signs.
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• Consider the construction of a roundabout at the five-way intersection to improve traffic flow

and safety, and enhance its appearance with landscaping.
• Consider the reclassification of area industrial properties that are likely to redevelop to an

appropriate land use designation.
Housing

• H-A: Accommodation of housing development
• H-A-I: Maximize opportunities for the development of housing to accommodate anticipated
•

•
•
•
•
•

growth and facilitate mobility within both the ownership and rental markets.
H-A-2: Maintain a supply of residentially designated land that is adequate to accommodate
Healdsburg’s share of the regional housing need and facilitate residential turnover with relative
ease.
H-A-3: Support the highest appropriate density for residential development within Healdsburg.
H-C: Provision of affordable housing
H-C-1: Maintain an adequate supply of land appropriate in terms of density and location for the
development of housing affordable to lower- and moderate-income households.
H-K: Conservation of energy
H-K-7: Promote infill development to maximize the use of existing infrastructure and encourage
patronage of alternative transportation modes.

The project applicant proposes to develop the property within the guidelines established by the
CHAP as a transit-oriented Mixed Use Urban District, in compliance with the 2030 General Plan,
the CHAP policies and the 2011 Land Use Code. In particular, the Mill District project would
implement the General Plan direction for the Depot Study Area Plan, which was in turn
implemented by the land use designations in the CHAP, to “maximize the number of residents in
the vicinity and train usage, including the NuForest Products site and other nearby industrial and
under-utilized properties.”
The CHAP EIR found impacts resulting from conflicts with applicable land use plans, policy or
regulation to be less than significant.
The following table, Table 9, shows the summary of proposed land uses in the Mill District project.
The total of 208 new residential units conditionally allowed in the Mixed Use designation would be
consistent with the density parameters set forth in the CHAP, which allows up to 16 dwelling units
per acre (net of units awarded as density bonuses) in the Mixed Use districts within the Plan area.
Therefore, the maximum “base density” permitted on the project site is 154 units (16 du/acre *
9.59 acres). The project is permitted under density bonus law to increase the number of units on
the site by 35 percent (i.e., an additional 54 units), which brings the total number of units
permitted on the site to 208. Per State and local density bonus law, the “bonus” units are not
counted when determining consistency with maximum permitted densities; therefore, the project
is consistent with the City’s Land Use Code.
The proposed hotel and associated amenities would provide approximately 60,453 square feet of
the Office/Institutional/Hospitality uses contemplated by the CHAP and analyzed in the CHAP EIR.
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The three-story commercial, retail and residential building at the edge of the Redwood Grove
would provide ground floor commercial uses in addition to market-rate housing. Specific
commercial uses have not been identified at this time; however, future commercial tenants would
be required to conform to the “Permitted” and “Conditional” uses currently allowed within the
Mixed Use zoning district. The project would contain approximately 15,000 square feet of
commercial use, which is consistent with the CHAP. Therefore, no additional impact would result.

Table 9: Development Summary

Program

Total
Site
Area

Residential
Density

Commercial
Intensity
(Floor Area
Site
Ratio)
Coverage

146 market units
9.59
22 middle income
acres
housing units
40 inclusionary units
Total of 208 units
Hotel: 53 keys (60,453 sf)
Commercial: 15,000 sf

Density:
21.6 UPA

Land Use Code
Requirements

Allowable
1.0 FAR
Density: 16
UPA plus up
to 54
additional
units
awarded as
a density
bonus
consistent
with State
Density
Bonus Law

n/a

0.20 FAR

39.7%

60%
max

Open
Space

Building
Height

Gross Floor
Area

1.01 ac. Varies, up 490,183
sf
to 50 feet (hotel,
residential,
commercial,
parking
structure)
—

50
feet
maximum

—

Because the project implements the CHAP and is consistent with the applicable land use
regulations, it would have no new or more severe impacts than those identified in the CHAP EIR.
c) This impact was evaluated in Biological Resources section of the CHAP Program EIR and Section
IV-f of this document. The project would have no new or more severe impacts than those
identified in the CHAP EIR.
d) The CHAP EIR analyzed the potential impacts to population and housing within the Land Use
section. The CHAP was determined to have less than significant impacts to population growth
because it would conform to the Healdsburg Growth Management Ordinance limitation of
population growth. Measure P, which was passed by voters in November 2018, increases the
cap for housing from 30 to 80 new housing units per year. Measure P also requires that 50 of
these 80 units must be set aside for low- and middle-income renters.

80

Attachment: Attachment 20 - Mill District Project-Certificate of Determintation (2305 : Mill District Tentative Map and Development Agreement)

City of Healdsburg—Mill District Project
Environmental Checklist

CEQA Checklist

FirstCarbon Solutions
Y:\Publications\Client (PN-JN)\3257\32570025\Env Checklist\32570025 Mill District Checklist.docx

Packet Pg. 744

3.A.u
CEQA Checklist

In compliance with Section 20.20.030(B) (1) of the City’s Land Use Code, 40 inclusionary units
would be available to very low and low-income households, as defined by the State. The project
proposes to construct these inclusionary units in partnership with an affordable housing
developer. The total number of units that will be set aside for “persons of low and moderate
incomes,” as that term is defined in California Health and Safety Code Section 50093, triggers a
density bonus for the project, pursuant to California Government Code Section 65915. The goal
of developing these 40 additional below market rate units is to address a need identified in the
City’s Housing Element. All inclusionary units will be “for rent” to very low and/or low-income
households.
The project will also include 22 multi-family units for occupancy of household incomes between
120 and 160 percent of the Sonoma County Area median income (“Middle Income Housing”).
The goal of developing these 22 middle-income housing units is to address a need identified in
the City’s Housing Element.
This project is based on the assumption that the affordable housing component will qualify for
relief from the City’s Inclusionary Housing requirements that 5 percent of the units will be made
available to moderate-income households and from the City’s Land Use Code for a reduction in
parking and minimum setbacks.
The Mill District project would conform to the CHAP and therefore the impacts would remain
less than significant.
e) The CHAP EIR determined that the CHAP would have a less than significant impact with regard to
displacement of housing or people. The Mill District project would develop land that was
identified as vacant or underutilized land containing industrial facilities. The CHAP is consistent
with Healdsburg’s Growth Management Ordinance (Ordinance No. 970), which limits the
number of permits for the construction of new residential units within the incorporated
boundaries of the City to an average of 30 units per year, and 90 units in a three-year period.
The Mill District site does not contain any existing residences, therefore the project would not
displace substantial numbers of existing housing or people, necessitating the construction of
replacement housing elsewhere.
The inclusionary housing units will be constructed in accordance with Land Use Code Section
20.20.030, no displacement of people or housing would occur. The impact would remain less
than significant.
Cumulative Impacts. The CHAP EIR found that implementation of the Plan would not result in
any cumulative impacts related to Land Use, Population, and Housing. The project is consistent
with the CHAP and would not therefore introduce any new impacts that were not already
evaluated and disclosed in the CHAP EIR, and no cumulative impacts related to Land Use,
Population, and Housing would result.
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Relevant EIR Mitigation Measures
None.

Conclusion
No new significant impacts related to Land Use, Population or Housing would occur. The conclusions
of the CHAP EIR would remain unchanged.
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CHAP Program
FEIR Impact Effect Peculiar to
Determination Project or Site?

New Significant
Effect?

New Significant
Off-site,
Cumulative
Impact?

New
Information,
More Severe
Adverse
Impact?

XI. Mineral Resources
Would the project:
a) Result in the loss of Less than
availability
of
a significant
known
mineral
resource that would
be of value to the
region
and
the
residents of the
state?

No

No

No

No

b) Result in the loss of Less than
availability
of
a significant
locally
important
mineral
resource
recovery
site
delineated on a local
general plan, specific
plan or other land
use plan?

No

No

No

No

The CHAP EIR does not find potential mineral resource impacts from future development in the Plan
area. This project does not result in new or more severe impacts to mineral resource impacts and no
new mitigation is required.

Discussion
a–b) The project site is classified as MRZ-1 in the CHAP EIR and is not considered to contain
significant mineral resources. There are no active mining and mineral extraction permits
within the CHAP area and no vested rights for mineral extraction within the City limits.
Therefore, the project would not result in the loss of a locally important mineral resource
recovery site and impacts would be less than significant. There is an area mapped as MRZ-3
within the CHAP and near the project site; however, this area is fully developed and mineral
extraction would not occur. Therefore, impacts to a known mineral resource that is of value to
the region and residents of the State would be less than significant.

Relevant EIR Mitigation Measures
None.

Conclusion
No new significant impacts related to mineral resources would occur. The conclusions of the CHAP
EIR would remain unchanged.
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Environmental Issue
Area

CHAP Program
FEIR Impact
Determination

Effect Peculiar to
Project or Site?

New Significant
Effect?

New Significant
Off-site,
Cumulative
Impact?

New
Information,
More Severe
Adverse
Impact?
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XII. Noise
Would the project:
a) Exposure of persons
to or generation of
noise levels in excess
of
standards
established in the
local general plan or
noise ordinance, or
applicable standards
of other agencies?

Less than
significant
with
mitigation

No

No

No

No

b) Exposure of persons
to or generation of
excessive
groundborne
vibration
or
groundborne noise
levels?

Less than
significant
with
mitigation

No

No

No

No

c) A
substantial
temporary
or
periodic increase in
ambient noise levels
in
the
project
vicinity above levels
existing without the
project?

Less than
significant
with
mitigation

No

No

No

No

d) A
substantial
permanent increase
in ambient noise
levels in the project
vicinity above levels
existing without the
project?

Less than
significant
with
mitigation

No

No

No

No

e) For a project located
within an airport
land use plan, or
where such a plan
has
not
been
adopted, within two
miles of a public
airport or public use
airport, would the
project
expose
people residing or
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CHAP Program
FEIR Impact
Determination

Effect Peculiar to
Project or Site?

New Significant
Effect?

New Significant
Off-site,
Cumulative
Impact?

No Impact

No

No

No

New
Information,
More Severe
Adverse
Impact?

No

working
in
the
project area to
excessive
noise
levels?
f)

For a project within
the vicinity of a
private
airstrip,
would the project
expose
people
residing or working
in the project area
to excessive noise
levels?

The CHAP EIR determined that implementation of the CHAP would result in significant impacts related
to (1) increases in ambient noise levels that would conflict with noise standards promulgated by the
City of Healdsburg or other agencies; (2) exposure of persons to excessive groundborne vibration or
groundborne noise; and (3) substantial increases in ambient noise levels in the project vicinity.6
The CHAP EIR identified four noise mitigation measures, which would reduce the significant noise
impacts from significant levels to less than significant levels. These mitigation measures, which are
discussed in more detail below, require preparation of acoustic analyses and implementation of the
recommendations of those analyses to avoid the identified significant impacts. These mitigation
measures would reduce the significant noise impacts of the project from significant to less than
significant.
A project-specific noise analysis has been prepared for the project, the results of which are set forth
below. As discussed below, the project would not result in new potential noise impacts and no new
mitigation measures are required. Implementation of the CHAP EIR mitigation measures would be
sufficient to reduce all potential impacts to less than significant.

Discussion
The following noise discussion and analysis is based on the “Mill District Mixed-Use Project
Environmental Noise and Vibration Assessment,” produced by Illingworth & Rodkin, Inc. (2018).
a)

6

The CHAP EIR found that people living in the new housing units proposed by the CHAP could be
exposed to noise levels that ranged from “conditionally acceptable” to “clearly unacceptable,”

The CHAP EIR also determined that implementation of the CHAP would result in less-than-significant impacts related to (1)
cumulative increases in ambient noise levels; and (2) cumulative increases in groundborne vibration or groundborne noise.
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a significant impact. This impact was reduced to less than significant level with the
implementation of CHAP EIR MM NO-1, which requires in pertinent part:
The City shall ensure that new projects in the Plan area will comply with the
Healdsburg 2030 General Plan’s Land Use Compatibility for Community Noise
Environments Guidelines and the City of Healdsburg Noise Ordinance by requiring
acoustic analyses to be conducted by a qualified noise specialist and by requiring
implementation of the recommendations of such analyses as follows:
• For multi-family residential or motel/hotel projects proposed in areas where
exterior day/night average noise levels are, or are projected to exceed, 65 dBA Ldn
(as shown on Figure 11 of the Healdsburg 2030 General Plan Policy Document),
the City shall ensure that an acoustic analysis be prepared that recommends
project improvements, as needed, to maintain interior noise levels at or below 45
dBA Ldn. This can typically be accomplished with the incorporation of an
adequate forced air mechanical ventilation system in the residential units to
allow residents the option of controlling noise by keeping the windows closed.
• In areas where traffic noise levels exceed, or are projected to exceed, 70 dBA Ldn
(along the US-101 corridor, Mill Street, Healdsburg Avenue, or the Northwestern
Pacific Rail corridor as shown on Figure 11 of the Healdsburg 2030 General Plan
Policy Document), the City shall ensure that an acoustic analysis be prepared that
recommends project improvements, as needed, to maintain interior noise levels
at or below 45 dBA Ldn, to maintain exterior sounds levels below 65 dBA Ldn, and
to maintain single-event noise below 50 dBA Lmax in bedrooms and 55 dBA Lmax in
other rooms. Potential strategies may include, but are not limited to the
inclusion of windows and doors with high Sound Transmission Class (STC) ratings,
and the incorporation of forced-air mechanical ventilation systems necessary to
meet 45 dBA Ldn and the Lmax noise limits. Noise barriers may be necessary to
shield outdoor activity areas.
In accordance with CHAP MM NO-1, a project-specific acoustic analysis was prepared, which
recommended the following improvements, all of which shall be imposed by the City as conditions
of approval as mandated by CHAP MM NO-1.7 These conditions of approval include further
acoustic analysis to be conducted (and recommendations implemented) once project specifics
have been determined, consistent with the requirements of CHAP MM NO-1. Compliance with
these conditions of approval will ensure that noise levels at the project will not exceed the
standards set forth in the General Plan, that is, more than 65 dBA Ldn for outdoor uses, or more
than 45 dBA Ldn for interior uses.
• At the proposed patio in the northwest corner of the site, the applicant shall construct a

sound wall or a specially designed barrier capable of reducing noise levels by up to 1 dBA.
The recommended barrier must be located around the hotel patio, surround all open-area
sides of perimeter of the patio, and attach to the proposed commercial use building in order
7
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The project-specific acoustic analysis provided alternate recommendations for reducing noise levels at the hotel patio to less than
70 dBA Ldn. The conditions of approval have been tailored to reflect the fact that the City and applicant have decided upon a sound
wall as the appropriate improvement at this location.
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to provide shielding from traffic along Healdsburg Avenue, Mill Street, and the adjacent
SMART tracks. The total length of the proposed barrier would be approximately 70 feet.
The proposed barrier would be continuous from grade to top, with no cracks or gaps, and
have a minimum surface density of 3 lb/ft2 (e.g., 1-inch-thick marine-grade plywood, 0.5inch laminated glass, or concrete masonry units). The barrier height must be 5 feet, which
would be sufficient for breaking the line-of-sight to the roadways and the tracks, and for
reducing noise levels to 70 dBA Ldn or less. The barrier height shall be measured relative to
the elevation of the patio. Exhibit 7 shows the proposed location of the barrier.
The final recommendations for the sound wall shall be confirmed when detailed site plans and
grading plans are available in order to ensure that exterior noise levels at the northwest patio
would be reduced to acceptable levels.
• Hotel rooms within 100 feet of the centerline of Healdsburg Avenue shall have windows with

a sufficient STC rating and adequate forced-air mechanical ventilation to meet the City’s
interior noise standard of 45 dBA Ldn. Preliminary calculations indicate that an STC rating of
30 should meet this requirement.
• For apartments with direct line-of-sight to Healdsburg Avenue that are located within 100

feet of the centerline, exterior windows and doors shall have a minimum STC rating of 30 to
meet the City’s 45 dBA Ldn interior noise standard. The proposed residential units that are
located within 100 feet of Exchange Avenue shall have exterior windows and doors with a
minimum STC rating of 30 to meet the 45 dBA Ldn standard. For apartments located 100 to
175 feet from the centerline of Healdsburg Avenue with direct line-of-sight to the traffic
noise, and for apartments located between 100 and 175 feet of Exchange Avenue, exterior
windows and doors shall have a minimum STC rating of 28.
• Provide forced-air mechanical ventilation, as determined by the City, for all residences and

hotel rooms on the project site, so that windows can be kept closed at the occupant’s
discretion to control interior noise and achieve the interior noise standard of 45 dBA Ldn.
• Forced-air mechanical ventilation must be provided for the commercial unit in the northwest

corner, adjacent to the roundabout at Mill Street and Healdsburg Avenue, to meet the Cal
Green Code of 50 dBA Leq (1-hour) during daytime hours.
• Once final site plans, building elevations, and floor plans are available, an acoustic analysis

shall be prepared that identifies needed noise insulation features to maintain interior noise
levels at or below 45 dBA Ldn, as specified by MM NO-1 of the CHAP EIR.
• In accordance with CHAP MM NO-1, prior to issuance of building permits, noise generated

by mechanical equipment on the project site shall be analyzed to ensure the City’s noise
standards are met at the on-site and off-site receptors. As part of this study, mechanical
equipment shall be selected and designed to reduce impacts on surrounding uses to meet
the City’s noise level requirements. A qualified acoustical consultant shall be retained to
conduct the study and to review mechanical noise, as these systems are selected, to
determine specific noise reduction measures necessary to reduce noise to comply with the
City’s noise level (L10) requirements.
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These noise reduction measures shall be imposed upon the project. Noise reduction measures
could include, but are not limited to:
- Selection of equipment that emits low noise levels;
- The installation of noise barriers, such as enclosures and parapet walls, to block the line-ofsight between the noise source and the nearest receptors;
- Alternate measures may include locating equipment in less noise-sensitive areas, such as
the rooftop of the buildings away from the buildings’ edges that are nearest to the adjacent
properties, where feasible.
• In accordance with CHAP MM NO-1, prior to issuance of building permits for the project, the

effect of loading zone activities on the surrounding land uses shall be evaluated for noise
impacts once project-specific information, such as type and size of the commercial uses,
loading zone locations, hours of operation, and frequency of deliveries, is available. A
qualified acoustical consultant shall be retained to conduct the study and to determine
specific noise reduction measures necessary to reduce truck loading and unloading noise to
comply with the City’s noise level (L10) requirements at adjacent on-site and off-site
receptors. These noise reduction measures shall be imposed upon the project. Because of
the proximity of the proposed commercial uses to the proposed residential uses on the
project site and the existing land uses surrounding the site, noise reduction measures could
include but are not limited to:
- Move loading zones inside (e.g., within parking structures), where possible, and as far
from adjacent residential uses as possible.
- Implement a no idling policy at all retail locations that requires engines to be turned off
after 5 minutes.
- Recess truck docks into the ground.
- Equip loading bay doors with rubberized gasket type seals to allow little loading noise to
escape.
The proposed playground would have an adequate setback from the roadways and partial
shielding from the project buildings. This new outdoor use area would meet the City’s
threshold for playgrounds.
The noise analysis concluded that the site plan would not result in significant impacts to the
predicted future interior noise levels at residential units. Further, the location of commercial
uses in ground-level buildings facing Healdsburg Avenue would similarly not result in
exceedance of acceptable interior noise level standards for the proposed uses.
Therefore, with implementation of the conditions of approval outlined above, implementation
of the project would result in a less than significant impact in regards to exposure of persons to
noise levels in excess of standards.
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The CHAP EIR found that ground vibration from trains passing by the project site could exceed
the Federal Transportation Authority (FTA) guidelines if new buildings containing residences (or
buildings where people normally sleep, such as hotels) are constructed within 100 feet of the
tracks. This impact would be reduced to a less than significant level by the implementation of
CHAP MM NO-2, which requires:
• Railroad Vibration. The City shall ensure an acoustic analysis is conducted by a qualified

noise specialist for structures within 100 feet of the centerline of the railroad and that the
recommendations of the analysis are implemented. The analysis shall specify measures
including, but not limited to, setbacks and structural design features that will reduce
vibration levels at or below the guidelines of the FTA Groundborne Vibration Impact Criteria,
as shown in Table 3.10-4 of the CHAP EIR.
The project’s site plan indicates that the proposed hotel’s northern facade would be
approximately 50 feet from the edge of the tracks, while the adjacent residential buildings
would range from 80 to 110 feet from the edge of the tracks. Since the proposed buildings
would be within 100 feet of the tracks, vibration levels resulting from future train pass-bys
could exceed the FTA guidelines. MM NO-2a of the CHAP EIR would reduce railroad vibration
impacts to less than significant.
During final design when the subsurface conditions are known, and more building and
elevation details are available, a site-specific study, in accordance with MM NO-2a will be
conducted to properly assess feasible solutions to reduce groundborne vibration to a less-thansignificant level, including but not limited to the following:
• Construction of heavier buildings and foundations;
• Subterranean design features, such as the use of open trenches, underground sheet piling

wall barriers, and sub-grade stiffening between the building façade and the train tracks;
• In areas where underground parking garages are proposed, extend the below-ground garage

beyond the building façade to create underground shielding effects with a subterranean wall
The CHAP EIR included mitigation measures to address pile driving, but these measures will not
be required based on the type of construction for the project, which the applicant confirms
does not require the use of pile driving equipment. The City will impose a condition of
approval requiring that cover sheets for all building permits must document that no pile driving
will be allowed.
c)

The CHAP EIR found that implementation of the CHAP could cause substantial temporary
periodic increases in ambient noise levels in the project vicinity above levels existing without
the CHAP. This impact would be reduced to a less than significant level by the implementation
of CHAP MM NO-3, which requires:

FirstCarbon Solutions

Attachment: Attachment 20 - Mill District Project-Certificate of Determintation (2305 : Mill District Tentative Map and Development Agreement)

City of Healdsburg—Mill District Project
Environmental Checklist

91

Y:\Publications\Client (PN-JN)\3257\32570025\Env Checklist\32570025 Mill District Checklist.docx

Packet Pg. 755

3.A.u

Temporary Construction Noise for Large or Complex Projects
For large or complex construction projects with anticipated construction durations exceeding
1 year, a construction noise logistics plan shall be prepared that specifies allowable hours of
construction, noise and vibration minimization measures, posting or notification of
construction schedules, and designation of a noise disturbance coordinator who would
respond to neighborhood complaints. The individual measures of this plan shall be required to
be in place prior to the start of construction, and implemented during construction to reduce
noise impacts on neighboring residents and other uses. A typical construction noise logistics
plan would include but not be limited to the following measures to reduce construction noise
levels as low as practical:
• Equip internal combustion engine-driven equipment with intake and exhaust mufflers that

are in good condition and are appropriate for the equipment.
• Locate stationary noise-generating equipment as far as possible from sensitive receptors in

the vicinity.
• Locate staging areas and construction material areas as far away as possible from adjacent

land uses.
• Prohibit all unnecessary idling of internal combustion engines.
• Utilize “quiet” air compressors and other stationary noise sources where technology exists.
• Erect temporary noise control blanket barriers in a manner to shield noise-sensitive uses.
• Control noise levels from workers’ amplified music so that sounds are not audible to

sensitive receptors in the vicinity.
• Designate a “disturbance coordinator” responsible for responding to complaints about

project construction noise and taking reasonable measures to correct the problem.
Conspicuously post a telephone number for the disturbance coordinator at the construction
site and include it in any notice sent to neighbors regarding the construction schedule.
As noted in the project-specific acoustic analysis, the project would potentially take up to 6
years for complete project buildout. Therefore, with implementation of the project, existing
noise-sensitive land uses would be exposed to a temporary increase in ambient noise levels
due to project construction activities. However, the project-specific acoustic analysis
concluded that, with incorporation of the construction noise logistics plan described in MM
NO-3 of the CHAP EIR, temporary noise impacts of the project would be reduced to less than
significant levels.
d)

92

The CHAP EIR found that implementation of the CHAP could cause substantial permanent
increases in ambient noise levels in the project vicinity above levels existing without the CHAP.
This impact would be reduced to a less than significant level by the implementation of CHAP
MM NO-1, which is set forth in pertinent part in a), above.
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The project-specific acoustic analysis concluded that noise associated with mechanical
equipment is expected to exceed the City’s nighttime noise standards at the nearest
commercial uses located to the west of the project site, assuming a worst-case scenario with
regard to the location of the equipment. Additionally, the mechanical equipment noise at the
future uses on-site would potentially exceed the City’s daytime and nighttime noise standards.
These conditions are consistent with the impact determination in the CHAP EIR.
The project-specific analysis also found that truck deliveries from the project would not
generate levels in excess of the existing ambient conditions; therefore, the project is not
expected to result in a significant impact. Further, Section 9.32.060 of the City’s Municipal
Code exempts delivery truck noise associated with loading and unloading activities from the
noise standards stated in the Section 9.32.080 of the Municipal Code. As such, the project will
have no new or more severe impacts than those contemplated in the CHAP EIR. The projectspecific noise analysis recommended the improvements discussed in a), b), and c) above, all of
which shall be imposed by the City as conditions of approval as mandated by CHAP MM NO-1,
MM NO-2a, and MM NO-3. As such, the project will have no new or more severe impacts than
those contemplated in the CHAP EIR.
e, f) The CHAP area is more than 2 miles away from the Healdsburg Municipal Airport. The project
would be located outside the airport influence area of the Healdsburg Municipal Airport.
Excessive noise exposure to noise-sensitive receptors in the project area would not result. No
private airstrips are located within 2 miles of the project site. No impact would result under
this criterion and no mitigation would be required. As such, the project will have no new or
more severe impacts than those contemplated in the CHAP EIR

Cumulative Impact
The CHAP EIR found no significant cumulative impact to noise levels or vibration as a result of
Plan implementation. The project does not introduce greater levels of noise or vibration than
anticipated by the Plan buildout. As such, the project will have no new or more severe impacts
than those evaluated and disclosed in the CHAP EIR, and would not result in any cumulative
impacts related to noise.

Relevant EIR Mitigation Measures
Mitigation Measure NO-1

The City shall ensure that new projects in the Plan area will
comply with the Healdsburg 2030 General Plan’s Land Use
Compatibility for Community Noise Environments guidelines
and the City of Healdsburg Noise Ordinance by requiring
acoustic analyses to be conducted by a qualified noise
specialist and by requiring implementation of the
recommendations of such analyses as follows:
• For single-family, duplex, or mobile home residential projects

proposed in areas where exterior day night average noise
levels are, or are projected to, exceed 60 dBA Ldn (as shown on
FirstCarbon Solutions
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Figure 11 of the Healdsburg 2030 General Plan Policy
Document), the City shall ensure that an acoustic analysis be
prepared that recommends project improvements, as needed,
to maintain interior noise levels at or below 45 dBA Ldn. This
can typically be accomplished with the incorporation of an
adequate forced air mechanical ventilation system in the
residential units to allow residents the option of controlling
noise by keeping the windows closed.
• For multi-family residential or motel/hotel projects proposed
in areas where exterior day/night average noise levels are, or
are projected to exceed, 65 dBA Ldn (as shown on Figure 11
of the Healdsburg 2030 General Plan Policy Document), the
City shall ensure that an acoustic analysis be prepared that
recommends project improvements, as needed, to maintain
interior noise levels at or below 45 dBA Ldn. This can typically
be accomplished with the incorporation of an adequate
forced air mechanical ventilation system in the residential
units to allow residents the option of controlling noise by
keeping the windows closed.
• For school, library, church, hospital, or nursing home projects
proposed in areas where exterior day-night average noise
levels are, or are projected to exceed 70 dBA Ldn (as shown
on Figure 11 of the Healdsburg 2030 General Plan Policy
Document), the City shall ensure that an acoustic analysis be
prepared that recommends project improvements, as
needed, to maintain interior noise levels at or below 45 dBA
Ldn, if needed. Standard office construction methods
typically provide about 25 to 30 decibels of noise reduction
in interior spaces.
• For golf course, cemetery, or industrial projects proposed in
areas where exterior day-night average noise levels are, or
are projected to exceed 75 dBA Ldn (as shown on Figure 11 of
the Healdsburg 2030 General Plan Policy Document), the City
shall ensure that an acoustic analysis be prepared that
recommends project improvements, as needed, to maintain
exterior noise levels at 65 dBA Ldn or at ambient levels
whichever is greater and to maintain interior noise levels at
or below 50 dBA Ldn. Standard industrial construction
methods can typically provide about 25 to 30 decibels of
noise reduction in interior spaces.
• In areas where traffic noise levels exceed, or are projected to

exceed, 70 dBA Ldn (along the US 101 corridor, Mill Street,
Healdsburg Avenue, or the Northwestern Pacific Rail corridor
as shown on Figure 11 of the Healdsburg 2030 General Plan
94
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Policy Document), the City shall ensure that an acoustic
analysis be prepared that recommends project
improvements, as needed, to maintain interior noise levels
at or below 45 dBA Ldn, to maintain exterior sounds levels
below 65 dBA Ldn, and to maintain single-event noise below
50 dBA Lmax in bedrooms and 55 dBA Lmax in other rooms.
Potential strategies may include, but are not limited to the
inclusion of windows and doors with high Sound
Transmission Class (STC) ratings, and the incorporation of
forced-air mechanical ventilation systems necessary to meet
45 dBA Ldn and the Lmax noise limits. Noise barriers may be
necessary to shield outdoor activity areas.
Mitigation Measure NO-2a

Railroad Vibration. The City shall ensure an acoustic analysis
is conducted by a qualified noise specialist for structures
within 100 feet of the centerline of the railroad and that the
recommendations of the analysis are implemented. The
analysis shall specify measures including, but not limited to,
setbacks and structural design features that will reduce
vibration levels at or below the guidelines of the FTA
Groundborne Vibration Impact Criteria, as shown in Table
3.10-4 of the CHAP EIR.

Mitigation Measure NO-3

For large or complex construction projects with anticipated
construction durations exceeding one year, a construction
noise logistics plan shall be prepared that specifies allowable
hours of construction, noise and vibration minimization
measures, posting or notification of construction schedules,
and designation of a noise disturbance coordinator, who
would respond to neighborhood complaints. The individual
measures of this plan shall be required to be in place prior to
the start of construction, and implemented during
construction to reduce noise impacts on neighboring residents
and other uses. A typical construction noise logistics plan
would include, but not be limited to, the following measures
to reduce construction noise levels as low as practical:
• Equip internal combustion engine-driven equipment with

intake and exhaust mufflers that are in good condition and
are appropriate for the equipment.
• Locate stationary noise-generating equipment as far as
possible from sensitive receptors in the vicinity.
• Locate staging areas and construction material areas as far
away as possible from adjacent land uses.
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• Prohibit all unnecessary idling of internal combustion
•
•
•
•

•

•

•

engines.
Utilize “quiet” air compressors and other stationary noise
sources where technology exists.
Erect temporary noise control blanket barriers in a manner
to shield noise-sensitive uses.
Control noise levels from workers’ amplified music so that
sounds are not audible to sensitive receptors in the vicinity.
If impact pile driving is proposed, multiple-pile drivers shall
be considered to expedite construction. Although noise
levels generated by multiple pile drivers would be higher
than the noise generated by a single pile driver, the total
duration of pile driving activities would be reduced.
If impact pile driving is proposed, temporary noise control
blanket barriers shall shroud pile drivers or be erected in a
manner to shield the adjacent land uses. Such noise control
blanket barriers can be rented and quickly erected.
If impact pile driving is proposed, foundation pile holes shall
be pre-drilled to minimize the number of impacts required to
seat the pile. Pre-drilling foundation pile holes is a standard
construction noise control technique. Pre-drilling reduces the
number of blows required to seat the pile. Notify all adjacent
land uses of the construction schedule in writing.
Designate a “disturbance coordinator” responsible for
responding to complaints about project construction noise
and taking reasonable measures to correct the problem.
Conspicuously post a telephone number for the disturbance
coordinator at the construction site and include it in any
notice sent to neighbors regarding the construction schedule.

Conclusion
No new significant impacts related to noise would occur. The conclusions of the CHAP EIR would
remain unchanged.
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CHAP Program
FEIR Impact
Determination

Effect Peculiar
to Project or
Site?

New Significant
Effect?

New Significant
Off-site,
Cumulative
Impact?

New
Information,
More Severe
Adverse
Impact?

XIV. Public Services
Would the project create a significant demand for:
a) Fire protection?

Less than
significant

No

No

No

No

b) Police protection?

Less than
significant

No

No

No

No

c) Schools?

Less than
significant

No

No

No

No

d) Parks?

Less than
significant

No

No

No

No

e) Other public
facilities?

Less than
significant

No

No

No

No

The CHAP EIR found no potentially significant impacts to public services from future development in
the plan area and no mitigation would be necessary. Project-level analysis determined that no new
or more severe impacts would occur as a result of this project and no new mitigation would be
required.

Discussion
a–c) Implementation of the project would not result in significant demand for fire protection
services, facilities, and equipment beyond that discussed in the CHAP EIR. The project would
incorporate Uniform Fire Code and City Fire Code requirements in all development phases, and
pay development fees in accordance with the project’s Public Facilities Financing Plan. All
project development phases would incorporate the California Fire Code, City Fire Code, and
City of Healdsburg Fire Department requirements into project design.
Development of the project would not result in significant demand for police protection
services, facilities, and equipment. As stated in the CHAP EIR, there are adequate police
facilities and equipment to adequately serve the project site. In addition, the project would
pay development fees in accordance with the Public Facilities Financing Plan.
The project is expected to generate new students in the Healdsburg Unified School District
within the CHAP EIR estimates. Using a student generation rate of 0.6 per dwelling unit for
each of the 208 proposed dwelling units, the project would generate 125 students. This
represents 65 percent of the 190 expected new students to be added under the CHAP EIR
estimates. Developer fees would create funding for construction or expansion of public school
facilities if needed. Therefore, impacts to public education services would be less than
significant.
FirstCarbon Solutions
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The project would not have new or more severe impacts to fire protection services, police
protection services, or public school facilities than those identified in the CHAP EIR.
d)

There are no existing parks on the project site and as stated in the CHAP EIR, no parks are
located in the Plan area. As discussed in the CHAP EIR, developer fees would generate funds
toward parkland acquisitions. In addition, there are three new parks proposed as part of the
CHAP that would satisfy the General Plan policies for park ratios. Therefore, impacts to park
facilities would be less than significant. The project would not have new or more severe
impacts to parks facilities than those identified in the CHAP EIR.

e)

The CHAP EIR did not identify any impacts to other public facilities, such as libraries. The
closest library to the project site is Healdsburg Regional Library located approximately 0.5 mile
to the north. In the most recent Sonoma County Library Facilities Master Plan (MKThink 2016)
the City is planning upgrades to existing libraries, but does not identify a need for any new
facilities to serve the community as envisioned in the 2030 General Plan. As a result, the
project would not create a need for new or expanded library facilities. No impacts to other
public facilities have been identified in connection with the project. Therefore, the project
would not have new or more severe impacts to other public facilities than those identified in
the CHAP EIR.

Cumulative Impact
The CHAP EIR found no significant cumulative impact to public services as a result of plan
implementation. The project does not introduce greater demand for public services than
anticipated by the Plan buildout. As such, the project will have no new or more severe impacts
than those evaluated and disclosed in the CHAP EIR, and no cumulative impacts related to
public services would result.

Relevant EIR Mitigation Measures
None.

Conclusion
No new significant impacts to public services would occur. The conclusions of the CHAP EIR remain
unchanged.
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CHAP Program
FEIR Impact Effect Peculiar to
Determination Project or Site?

New Significant
Effect?

New Significant
Off-site,
Cumulative
Impact?

New
Information,
More Severe
Adverse
Impact?

XV. Recreation
Would the project:
a) Increase the use of Less than
existing
significant
neighborhood
and
regional parks or
other
recreational
facilities such that
substantial physical
deterioration of the
facility would occur
or be accelerated?

No

No

No

No

b) Include recreational Less than
facilities or require significant
the construction or
expansion
of
recreational facilities
which might have an
adverse
physical
effect
on
the
environment?

No

No

No

No

The CHAP EIR did not find recreation impacts from future development to recreational facilities, and
did not include any mitigation for this topic area. This project does not result in new potential
recreation impacts and no new mitigation is required.

Discussion
a–b) As discussed in the CHAP EIR, the project would not result in significant population impacts
that would create an increased demand for parks and recreational facilities. The project would
result in 208 additional units of housing, which (when taking into account a density bonus) is
within the density permitted under the CHAP. Furthermore, the project applicant would pay
in-lieu fees that would go toward parkland acquisition. These fees would offset project
impacts and would help the City of Healdsburg pay for future parks to accommodate future
need in relationship to the number of residential units developed. Impacts would remain less
than significant.
As discussed above, the project would result in new residents that would create an increased
demand for parks and recreational facilities. The project applicant would pay in lieu fees that
would go toward parkland and recreational facility acquisition to accommodate future demand.
The CHAP EIR found that the Plan would add 811 persons at buildout to the City, including
development as proposed for the Mill District site, but that impacts to parks and recreation
FirstCarbon Solutions
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would be less than significant through compliance with General Plan Policy PS-H-4 and H-5. The
project does not include recreational facilities that would have an adverse impact on the
environment. Impacts would remain less than significant.

Cumulative Impact
The CHAP EIR found no significant cumulative impact to recreation as a result of plan
implementation. The project does not introduce greater demand for recreational resources
than anticipated by the Plan buildout. As such, the project will have no new or more severe
impacts than those evaluated and disclosed in the CHAP EIR, and no cumulative impacts
related to recreation would result.

Relevant EIR Mitigation Measures
None.

Conclusion
No new significant impacts to recreation would occur. The conclusions of the CHAP EIR remain
unchanged.
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CHAP Program
FEIR Impact Effect Peculiar to
Determination Project or Site?

New Significant
Effect?

New Significant
Off-site,
Cumulative
Impact?

New
Information,
More Severe
Adverse
Impact?

XVI. Transportation
Would the project:
a) Conflict with an
applicable
plan,
ordinance or policy
establishing
measures
of
effectiveness for the
performance of the
circulation system,
taking into account
all
modes
of
transportation
including
mass
transit and nonmotorized travel and
relevant components
of the circulation
system, including but
not
limited
to
intersections, streets,
highways
and
freeways, pedestrian
and bicycle paths,
and mass transit?

Less than
significant
with
mitigation

No

No

No

No

b) Conflict with an Less than
applicable congestion significant
management
program, including
but not limited to,
level
of
service
standards and travel
demand measures,
or other standards
established by the
county
congestion
management agency
for the designated
roads or highways?

No

No

No

No

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

No

No

No

No

No impact
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New Significant
Effect?

New Significant
Off-site,
Cumulative
Impact?

New
Information,
More Severe
Adverse
Impact?

No

No

No

No

e) Result in inadequate Less than
emergency access?
significant

No

No

No

No

f)

No

No

No

No

Environmental Issue
Area

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

CHAP Program
FEIR Impact Effect Peculiar to
Determination Project or Site?

No impact

Conflict with adopted Less than
policies, plans, or significant
programs regarding
public
transit,
bicycle, or pedestrian
facilities,
or
otherwise decrease
the performance or
safety
of
such
facilities.

The CHAP EIR found that the buildout of the Plan could result in one significant project-level traffic
impact related to the timing for construction of a planned roundabout at the intersection of Central
Healdsburg Avenue/Mill Street/Vine Street. An impact was identified if the roundabout is not
constructed by the time the traffic volume at the intersection exceeds 2,250 in the PM peak-hour.
The City is currently constructing the roundabout and anticipates that it will be completed by August
2018. Therefore, this impact will have been fully mitigated prior to commencement of construction
of the project.
At a cumulative level, the CHAP EIR identified the following impacts:
Under cumulative conditions, without the CHAP project, all study intersections
would operate at an acceptable level of service (see Table 3.12-11 below). However,
with the addition of CHAP project traffic, the following two intersection locations
would operate below the City’s established LOS threshold under cumulative
conditions:
• Healdsburg Avenue/Mill Street/Vine Street: LOS at this intersection (i.e., the site of the
planned roundabout discussed above) would degrade from LOS C to LOS E during the PM
peak-hour (see Table 3.12-11). This impact would be significant, and the contribution of
the CHAP project would be cumulatively considerable.
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• Healdsburg Avenue/Front Street: LOS at this intersection would degrade from LOS D to

LOS F during the PM peak-hour (see Table 3.12-11). Current PM peak-hour volumes are
837, with LOS F being triggered at 1,004. This impact would be significant, and the
contribution of the CHAP project would be cumulatively considerable.
Mitigation for these impacts include construction of the roundabout, which is currently being
implemented as discussed above, and installation of a traffic signal at Healdsburg Avenue/Front
Street, which was installed in Summer 2017.
W-Trans performed a traffic impact analysis of the project for the applicant. This analysis is contained
in the Traffic Impact Study for the Mill District, dated March 1, 2018, and in the Addendum to the
Traffic Impact Study for the Mill District letter, dated December 11, 2018. These reports were peer
reviewed by FCS technical staff and are contained in Appendix G of this Checklist document. As
discussed below, the project would not result in new potential transportation impacts beyond what
was already evaluated and disclosed in the CHAP EIR. No new mitigation measures would be
required.

Discussion
The following transportation discussion and analysis is based on the “Traffic Impact Study for the
Mill District,” produced by W-Trans (2017).
a–f) The CHAP EIR found that all traffic impacts were less than significant after mitigation. The
project Traffic Impact Study prepared by W-Trans (Appendix G) did not identify any new or
more severe impacts to traffic associated with project compared to the CHAP EIR. All
intersections in the project study area would operate at a Level of Service (LOS) C or better
under traffic conditions associated with the project. The project would not conflict with the
CHAP’s vision of implementing a pedestrian crossing (either at-grade or elevated) to connect
the project to the future SMART station to the east. Overall, the existing pedestrian, bicycle,
and transit facilities serving the project site are expected to be adequate and all existing transit
stops are within walking distance of the site. The project also is consistent with the
development assumptions analyzed by the CHAP EIR, and independent analysis has
determined that it would not result in any new or more severe impacts than those identified in
the CHAP EIR.
MM TR-1, listed below, requires the City to track additional trips to the intersection of
Healdsburg Avenue, Mill Street, and Vine Street, and to the intersection of Healdsburg Avenue
and Front Street, in order to contribute to the cost of the major improvements needed at the
intersection as anticipated in the CHAP EIR.
Roundabout: The City has begun the construction of the roundabout, and the project traffic
report complies with this mitigation measure by identifying the number of trips to the
intersection generated by the project. A total of 1,160 daily trips are anticipated to use the
roundabout (i.e., approximately 65 percent of daily trips). The number of project trips will be
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used by the City to calculate the fee contribution required by the development for its share of
the improvement costs.
Healdsburg Avenue/Front Street: The traffic signal was installed in summer 2017. The traffic
consultant confirms that the project would contribute 89 average daily trips to the intersection
(i.e., approximately 5 percent of the daily trips). The number of trips will be used by the City to
calculate the fee contribution required by the development for its share of the improvement
costs. Payment of the fee towards the construction of this improvement constitutes full
mitigation for this impact.
Therefore, the project is consistent with the findings of the CHAP EIR and will not result in
additional impacts to transportation.

Table 10: Trip Distribution Assumptions
Daily Trips

AM Trips

PM Trips

Route

Percent

P1

FB

P1

FB

P1

FB

To/from north via US-101 and Westside StreetMill Street

17%

194

311

12

21

14

24

To/from north via Healdsburg Avenue

21%

240

384

15

25

18

29

To/from south via US-101 and Healdsburg
Avenue

30%

343

549

21

36

26

41

To/from east via Front Street and Healdsburg
Avenue

5%

57

92

3

6

4

7

To/from east via Mill Street

17%

194

311

12

21

14

23

To/from north via Vine Street

10%

114

183

7

12

9

14

Total

100%

1,142

1,830

70

121

85

138

Notes:
P1 = Phase 1
FB = Full build out

Relevant EIR Mitigation Measures
Mitigation Measure TR-1

104

The City shall track the additional vehicle trips to the intersection
from new development. Each individual project proponent shall
prepare a Traffic Memo that identifies the project’s traffic generation
rate and contribution to the Healdsburg Avenue/Mill Street/Vine
Street intersection. The project proponent may include updated
traffic counts at the intersection, if warranted. Precise timing for the
improvements cannot be established at this time, but the City shall
cause the improvements to be implemented prior to the intersection
exceeding 2,250 vehicle trips during the PM peak-hour. Design of the
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roundabout shall consider pedestrian safety such as properly
designed and installed curb ramps, crosswalks, and warning devices.
Mitigation Measure TR-C1-a

The City shall include in the design of the roundabout a right-turn
bypass lane at the north and east approaches to the roundabout.
This would include a short right-turn lane on each approach. The
design of the bypass lanes shall consider pedestrian safety. For
example, if feasible, the bypass lanes shall not overlap with the
pedestrian crossings at the approach of the roundabout.

Mitigation Measure TR-C1-b

The City shall cause installation of a traffic signal at the intersection
of Healdsburg Avenue and Front Street. The City shall track the
additional vehicle trips to the intersection from new development.
Each individual project proponent shall prepare a Traffic Memo that
identifies the project’s traffic generation rate and contribution to
the Healdsburg Avenue/Front Street intersection. Precise timing for
the improvements cannot be established at this time, but the City
shall cause the improvement to be implemented prior to the
intersection exceeding 1,004 vehicle trips during the PM peak-hour.

Conclusion
No new significant impacts to transportation would occur. The conclusions of the CHAP EIR remain
unchanged.
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XVII.

CHAP Program
FEIR Impact Effect Peculiar to
Determination Project or Site?

New Significant
Effect?

New Significant
Off-site,
Cumulative
Impact?

New
Information,
More Severe
Adverse
Impact?

Attachment: Attachment 20 - Mill District Project-Certificate of Determintation (2305 : Mill District Tentative Map and Development Agreement)

City of Healdsburg—Mill District Project
Environmental Checklist

CEQA Checklist

Utilities and Service Systems

Would the project:
a) Exceed wastewater Less than
treatment
significant
requirements of the
applicable Regional
Water
Quality
Control Board?

No

No

No

No

b) Require or result in Less than
the construction of significant
new
water
or
wastewater
treatment facilities or
expansion of existing
facilities,
the
construction of which
could
cause
significant
environmental
effects?

No

No

No

No

c) Require or result in Less than
the construction of significant
new storm water
drainage facilities or
expansion of existing
facilities,
the
construction of which
could
cause
significant
environmental
effects?

No

No

No

No

d) Have sufficient water Less than
supplies available to significant
serve the project
from
existing
entitlements
and
resources, or are new
or
expanded
entitlements
needed?

No

No

No

No

e) Result in inadequate Less than
wastewater
significant
treatment capacity to
serve the project’s
projected demand in

No

No

No

No
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CHAP Program
FEIR Impact Effect Peculiar to
Determination Project or Site?

New Significant
Effect?

New Significant
Off-site,
Cumulative
Impact?

New
Information,
More Severe
Adverse
Impact?

addition
to
the
provider’s
existing
commitments?
f)

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

No

No

No

No

g) Comply with federal, Less than
state,
and
local significant
statutes
and
regulations related to
solid waste?

No

No

No

No

The CHAP EIR found no potentially significant impacts to utilities from future development in the
Plan area and no mitigation would be necessary. Project-level analysis determined that no new
impacts would occur as a result of this project and no new mitigation would be required.

Discussion
a–g) The CHAP EIR found no significant impacts related to water supply, water, stormwater or
wastewater conveyance. Although the project would be expected to increase demands on
water and wastewater conveyance, the effects would be less than significant because there is
adequate capacity in the City of Healdsburg for water and wastewater treatment. The nearest
landfill has sufficient capacity to accommodate and impacts to solid waste and solid waste
regulations would be less than significant. The project is consistent with the development
assumptions analyzed in the CHAP EIR, and therefore would not result in any new or more
severe impacts.

Cumulative Impact
The CHAP EIR found no significant cumulative impact to utilities as a result of plan
implementation. The project does not introduce greater demand for utilities resources than
was anticipated by the Plan buildout. As such, the project will have no new or more severe
impacts than those evaluated and disclosed in the CHAP EIR and no cumulative impacts related
to utilities would result.

Relevant EIR Mitigation Measures
None.
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Conclusion
No new significant impacts to utilities and service systems would occur. The conclusions of the
CHAP EIR would remain unchanged.

108

Attachment: Attachment 20 - Mill District Project-Certificate of Determintation (2305 : Mill District Tentative Map and Development Agreement)

CEQA Checklist

FirstCarbon Solutions
Y:\Publications\Client (PN-JN)\3257\32570025\Env Checklist\32570025 Mill District Checklist.docx

Packet Pg. 772

3.A.u
City of Healdsburg—Mill District Project
Environmental Checklist

XVIII.

CHAP Program
FEIR Impact Effect Peculiar to
Determination Project or Site?

New Significant
Effect?

New Significant
Off-site,
Cumulative
Impact?

New
Information,
More Severe
Adverse
Impact?

Mandatory Findings of Significance

Would the project:
a) Does the project Significant
have the potential to and
degrade the quality unavoidable
of the environment,
substantially reduce
the habitat of a fish
or wildlife species,
cause a fish or
wildlife population to
drop below selfsustaining
levels,
threaten to eliminate
a plant or animal
community, reduce
the
number
or
restrict the range of a
rare or endangered
plant or animal, or
eliminate important
examples of the
major periods of
California history or
prehistory?

No

No

No

No

b) Does the project have Significant
impacts that are and
individually limited, unavoidable
but
cumulatively
considerable?
(“Cumulatively
considerable” means
that the incremental
effects of a project
are
considerable
when
viewed
in
connection with the
effects
of
past
projects, the effects
of other current
projects, and the
effects of probable
future projects.)

No

No

No

No
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Area

c) Does the project
have environmental
effects which will
cause
substantial
adverse effects on
human beings?

CHAP Program
FEIR Impact Effect Peculiar to
Determination Project or Site?

Less than
significant
impact with
mitigation

No

New Significant
Effect?

New Significant
Off-site,
Cumulative
Impact?

New
Information,
More Severe
Adverse
Impact?

No

No

No

The CHAP EIR found significant and unavoidable impacts from future development in the Plan area
to cultural resources. Project-level analysis determined that no new or more severe impacts would
occur as a result of this project and no new mitigation would be required.
The CHAP EIR included discussion of cumulative impacts, which are summarized in this checklist in
each topical section. As discussed the project would not result in any new cumulative impacts that
were not already evaluated and disclosed in the CHAP EIR, nor would it result in any cumulatively
considerable contribution to any cumulative impact.

Discussion
a) The CHAP EIR concluded that significant and unavoidable impacts would occur regarding the loss
of historic and archaeological resources. The project would result in the demolition of the Nu
Forest Products site. This impact was already accounted for in the CHAP EIR and addressed by a
Statement of Overriding Considerations adopted by the City, and is therefore not a new or more
severe impact. The project would comply with all applicable mitigation measures to reduce
impacts related to the demolition of the Nu Forest Products site to the greatest extent feasible.
All biological resources impacts were found to be less than significant with mitigation. The
project will comply with all applicable biological resources mitigation measures, and would
therefore not degrade the quality of the environment, substantially reduce the habitat of a fish
or wildlife species, cause a fish or wildlife population to drop below self-sustaining levels,
threaten to eliminate a plant or animal community, reduce the number or restrict the range of a
rare or endangered plant or animal. The project is within the development assumptions
analyzed by the CHAP EIR, and therefore would not result in any new or more severe impacts.
The conclusions of the CHAP EIR would remain unchanged.
b) The CHAP EIR concluded that significant and unavoidable cumulative impacts would occur
regarding the loss of cultural and paleontological resources under Plan buildout conditions. The
project would result in the demolition of the Nu Forest Products site. This impact was already
accounted for by the CHAP EIR and addressed by a Statement of Overriding Considerations
adopted by the City, and is therefore not a new or more severe impact. The project would
comply with all applicable mitigation measures to reduce impacts related to the demolition of
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the Nu Forest Products site to the greatest extent feasible. All other cumulative impacts8
(Transportation related to installation of the roundabout and traffic signal at Front
Street/Healdsburg Avenue) would be reduced to less than significant levels through compliance
with mitigation measures identified by the CHAP EIR. The project is within the development
assumptions analyzed by the CHAP EIR, and therefore would not result in any new or more
severe cumulative impacts. The conclusions of the CHAP EIR would remain unchanged.
c) The project would be consistent with the development assumptions contained within the prior
CHAP EIR. The preceding sections of this checklist discuss various types of impacts that could
have adverse effects on human beings, such as air quality, hazardous materials, hydrology and
water quality, noise and vibration. Each type of impact with the potential to cause substantial
adverse effects on human beings has been evaluated, and this checklist concludes that these
potential impacts would not substantially increase with development of the project, and would
be consistent with the results concluded in the previous CHAP EIR. The project would have no
new or more severe impacts related to adverse effects on human beings than those identified in
the CHAP EIR.

Relevant EIR Mitigation Measures
Refer to the Air Quality, Biological Resources, Cultural Resources, Hazards and Hazardous Materials,
Hydrology and Water Quality, Noise and Transportation sections of this Environmental Checklist for full text
of the following mitigation measures:
•
•
•
•
•
•
•

MM AQ-4a and MM AQ-4b
MM BR-1a and MM BR-1b
MM CR-1a to MM CR-1f; MM CR-2 and MM CR-3
MM HHM-3
MM HWQ-2 and MM HWQ-3
MM NO-1, MM NO-2b, and MM NO-3
MM TR-1, MM TR-C1a, and MM TR-C1b

Conclusion
The impact conclusions of the CHAP EIR remain unchanged.

8

The CHAP EIR identified a cumulative transportation impact related to installation of the roundabout, as well as a traffic signal at
Front Street/Healdsburg Avenue.
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SECTION 5: ENVIRONMENTAL CONCLUSION
This Environmental Checklist considers the Mill District Project as described in Section 2.3 herein,
and it is our conclusion that the project would not result in any significant impacts that: (1) are
peculiar to the project or project site; (2) were not identified as significant project-level, cumulative,
or off-site effects in the CHAP EIR; or (3) are previously identified significant effects, which as a result
of substantial new information that was not known at the time that the CHAP EIR was certified, are
determined to have a more severe adverse impact than discussed in the CHAP EIR.
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Mitigation Monitoring and Reporting Program

Mitigation Measure

Monitoring
Responsibility

MM AQ-4a: Mitigation Measures for New Sensitive Receptors Located near Planning and Building
US 101. Future development under the Plan that includes sensitive receptors
(such as schools hospitals, daycare centers, or retirement homes) located
within 450 feet of US 101 shall require site-specific analysis to determine the
level of cancer risk and PM2.5 exposure. This analysis shall be conducted
following procedures prescribed by NSAPCD or outlined by BAAQMD.
If the site-specific analysis reveals significant exposures, such as cancer risk
greater than 10 in one million, additional measures shall be employed to
reduce the risk to below the threshold. If this is not possible, the sensitive
receptors shall be relocated. Such additional measures include:
• Design the site such that sensitive receptors or air intakes for ventilation of
habitable uses are located as far as possible from US 101.
• Install indoor air filtration systems that effectively reduce particulate levels
to a less-than-significant level.
Project Proponents shall submit
performance specifications and design details to demonstrate that lifetime
residential exposures would result in less-than-significant cancer risks (less
than 10 in one million chances).
• Tiered plantings of trees or shrubs along project boundaries closest to US
101 shall be provided.
MM AQ-4b: New Sources of TACs Located near Sensitive Receptors. The Planning and Building
City shall ensure that future development under the Plan that includes new
sources of air pollution shall undergo review to ensure that these sources do
not cause significant cancer risk or PM2.5 concentrations. If this is not
possible, the sources shall be relocated. To meet this requirement, Project
Proponents must provide the following:
• NSAPCD Permit or permit evaluation for that source or;
• Site-specific air quality analysis that addresses the cancer risker risk and
PM2.5 criteria.

FirstCarbon Solutions

Monitoring/Reporting Action
and Schedule

Monitoring Compliance Record
(Name/Date)

Request site specific analysis
at time of application for
projects
with
sensitive
receptors within 450 feet of
US 101.

Site specific analysis has been
performed by Illingworth &
Rodkin (April 2018, updated
November 2018).

This analysis confirmed that the
Incorporate additional
level of cancer risk from the
measures into design, to avoid Project will be less than 10 in one
cancer risk greater than 10 in million.
one million.

Request
Permit

copy

of

NSAPCD Site specific analysis has been
performed by Illingworth &
Rodkin (April 2018, updated
OR
November 2018).
Request site-specific analysis This analysis confirmed that new
at time of application.
sources of TACs would not cause
significant cancer risk or PM2.5
concentrations.
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Table 1 (cont.): Mill District Project Mitigation Monitoring and Reporting Program

Mitigation Measure

Monitoring
Responsibility

MM BR-1a: Protect Special-status Birds and Migratory Passerines and Planning and Building
Raptors during Construction. The City shall ensure that preconstruction
surveys for nesting special-status birds or raptors are conducted for Planrelated construction commencing between February 1 and October 15.
Surveys shall be completed by a qualified wildlife biologist who is
experienced in identifying birds and their habitat and surveys shall be
completed within 14 days of construction. Trees within a minimum 300-foot
radius of proposed construction shall be included in the survey, unless
otherwise directed by current CDFW standards.
If the biologist detects no active nesting by special-status or migratory birds
or raptors, then work may proceed without restrictions. If migratory bird
and/or active raptor nests are identified, the biologist shall determine
whether or not construction activities might impact the active nest or disrupt
reproductive behavior. If it is determined that construction would not affect
an active nest or disrupt breeding behavior, construction may proceed
without any restriction.

Monitoring/Reporting Action
and Schedule

Monitoring Compliance Record
(Name/Date)

requirement
for
Incorporate preconstruction The
surveys into conditions of preconstruction surveys meeting
the
requirements
of
this
individual projects.
mitigation measure has been
Report findings of
incorporated as a condition of
preconstruction surveys to
project approval.
Planning and Building prior to
ground disturbance.
Install appropriate buffers, if
necessary, prior to the start of
construction and maintain
during construction.

If the qualified biologist determines that construction activities would likely
disrupt raptor breeding or passerine nesting activities, then a no-disturbance
buffer around the nesting location shall be established to avoid disturbance
or destruction of the nest site until after the breeding season or after a
wildlife biologist determines that the young have fledged (usually late June
through mid-July). The extent of these buffers would be determined by a
wildlife biologist in consultation with the CDFW and would depend on the
species’ sensitivity to disturbance (which can vary among species); the level
of noise or construction disturbance; line of sight between the nest and the
disturbance; ambient levels of noise and other disturbances; and
consideration of other topographical or artificial barriers. Typically a 50-feet
buffer shall be required for passerines and a 250-feet buffer for raptors,
however the wildlife biologist shall analyze and use the above factors in
making an appropriate decision on buffer distances.

FirstCarbon Solutions
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Table 1 (cont.): Mill District Project Mitigation Monitoring and Reporting Program

Mitigation Measure

Monitoring
Responsibility

MM BR-1b: Protect Special-status Bats during Building Demolition and Tree Planning and Building
Removal. Not more than two weeks prior to building demolition, the City
shall ensure that a qualified biologist (i.e., one familiar with the identification
of bats and signs of bats) survey buildings proposed for demolition for the
presence of roosting bats or evidence of bats. If no roosting bats or evidence
of bats are found in the structure, demolition may proceed. If the biologist
determines or presumes bats are present, the biologist shall exclude the bats
from suitable spaces by installing one-way exclusion devices. After the bats
vacate the space, the biologist shall close off the space to prevent
recolonization. Building demolition shall only commence after the biologist
verifies seven to 10 days later that the exclusion methods have successfully
prevented bats from returning. To avoid impacts on non-volant (i.e., nonflying) bats, the biologist shall only conduct bat exclusion and eviction from
February 15 through April 15 and from August 15 through October 30.

Monitoring/Reporting Action
and Schedule

Monitoring Compliance Record
(Name/Date)

Incorporate preconstruction
surveys into conditions of
individual
projects
that
include
demolition
of
buildings or removal of large
trees.

The
requirement
for
preconstruction surveys meeting
the
requirements
of
this
mitigation measure has been
incorporated as a condition of
project approval.

Report findings of
preconstruction surveys to
Planning and Building prior to
demolition or tree removal.

Prior to the removal of large trees scheduled during seasonal periods of bat
activity (February 15 through April 15 and August 15 through October 30), a
qualified bat biologist shall conduct a bat habitat assessment to determine
the presence of suitable bat roosting habitat. No more than 30 days before
removal of any large tree or snag, a biologist familiar with identification of
bats and signs of bats will conduct a pre-construction survey for signs of bat
activity. If construction is postponed or interrupted for more than 30 days
from the date of the initial bat survey, the biologist shall repeat the preconstruction survey.
If a tree provides potentially suitable roosting habitat, but bats are not
present, bats shall be excluded by temporarily sealing cavities, pruning limbs,
or removing the entire tree, in consultation with the qualified bat biologist.
Trees and snags with cavities or loose bark that exhibit evidence of use by
bats shall be scheduled for bat exclusion and/or eviction, conducted during
appropriate seasons (i.e., February 15 through April 15 and August 15
through October 30) and supervised by the biologist.

FirstCarbon Solutions
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Table 1 (cont.): Mill District Project Mitigation Monitoring and Reporting Program

Mitigation Measure

Monitoring
Responsibility

MM CR-1a: Avoid or Reduce Impacts to Currently Unknown Archaeological Planning and Building
Resources. The City shall maintain a map of the Plan area that shows areas
that have been previously surveyed for archaeological resources. Prior to
implementation of the Plan in portions of the Plan area not previously
surveyed for archaeological resources, the City shall contact, or require the
Project Proponent to contact, the Northwest Information Center for
evaluation and a recommendation as to whether further study is required to
determine the presence of archaeological resources. If further study is
recommended, the City shall ensure that a qualified professional conduct a
pedestrian survey and make recommendations designed to avoid or minimize
adverse impacts on archaeological resources that meet the CEQA definition
of historical or unique archaeological resources. Recommendations shall be
implemented prior to project implementation. If the resource cannot
feasibly be avoided than a data recovery program shall be implemented.
Data recovery efforts must follow standard archaeological methods and all
significant cultural resource materials recovered shall be subject to scientific
analysis, professional museum curation, and a report prepared by the
qualified archaeologist according to current professional standards.

Monitoring/Reporting Action
and Schedule

Monitoring Compliance Record
(Name/Date)

Request NWIC report at time Site specific analysis has been
of application.
performed by Evans & DeShazo
(October 2017) and the City has
Incorporate recommendations consulted with the NWIC (January
as condition on individual 2018).
projects, as needed.
Recommendations of the analysis
have been incorporated as
conditions of project approval.

If archaeological resources are discovered during construction the City shall
ensure that a qualified archaeologist is enlisted to evaluate the significance of
the find. Once the archaeologist has had the opportunity to evaluate the find
and suggest appropriate mitigation measures, as necessary if the deposit
contains historical or unique archaeological resources, the archaeologist shall
undertake data recovery of the deposit unless the project can be modified to
allow the materials to be left in place. If the archaeological resources are
Native American, representatives of the appropriate culturally affiliated tribe
shall also be enlisted to help evaluate the find and suggest appropriate
treatment and mitigation measures.

FirstCarbon Solutions
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Table 1 (cont.): Mill District Project Mitigation Monitoring and Reporting Program

Mitigation Measure

Monitoring
Responsibility

MM CR-1b: Update 1983 Historic Property Survey and Complete Eligibility Planning and Building
Determinations. In accordance with Municipal Code 20.12 and consistent
with Healdsburg 2030 General Plan Policy Implementation Measure HCR-1,
the City shall update the 1983 cultural resource survey by conducting further
evaluation of the buildings/structures that could be impacted by Plan
implementation, and that have not already been evaluated under the Plan.
These include six of the seven buildings/structures/districts that have been
determined to be eligible for listing in the National Register, California
Register, or local designation, and the 13 building/structures/properties
identified in the 2012 survey as potentially eligible for the National Register,
California Register, or local designation as historic structures or historic
districts but needing further evaluation. These 19 buildings/structures and
districts are as follows:
• A.F. Stevens Mill & Lumber Company Historic District at 359 Hudson Street
• Healdsburg Station and Freight Depot at 316 Depot Street
• Healdsburg Railroad Turntable
• Roma Winery/Sunsweet Prune Packing at 128 Mill Street
• Roma Vista Winery at 420 Hudson Street
• William Cummings House at 17 Fitch Street
• Bungalow located at 201 East Street
• Commercial building located at 135 Healdsburg Avenue
• Commercial building located at 139 Healdsburg Avenue
• Buffi’s Hotel located at 146 Healdsburg Avenue
• Buildings and structures and potential historic district on Nu Forest
Products property at 164 Healdsburg Avenue
• Several small cottages located at 149 Healdsburg Avenue
• Commercial building located at 177 Healdsburg Avenue for local designation.
• Wood bridge located adjacent to 177 Healdsburg Avenue.
• Small industrial shed located at 180 Healdsburg Avenue
• Circa 1862 building located at 44 Mill Street
• Bungalow located at 205 East Street.
• Chambaud/Simi Winery building at 431/433 Hudson Street
• Portions of the Roma Vista Winery warehouses on Drayeur Avenue.

FirstCarbon Solutions

Monitoring/Reporting Action
and Schedule

Monitoring Compliance Record
(Name/Date)

Update 1983 cultural resource Further evaluation of the listed
survey as further evaluations buildings on the project site (in
become available.
the form of site-specific analysis)
was has been performed by Evans
& DeShazo (October 2017) and
provided to the City.

Attachment: Attachment 20 - Mill District Project-Certificate of Determintation (2305 : Mill District

City of Healdsburg—Mill District Project

5

Y:\Publications\Client (PN-JN)\3257\32570025\MMRP\32570025 Healdsburg - Mill District MMRP.docx

Packet Pg. 785

3.A.u
Mitigation Monitoring and Reporting Program

Table 1 (cont.): Mill District Project Mitigation Monitoring and Reporting Program

Mitigation Measure

Monitoring
Responsibility

Monitoring/Reporting Action
and Schedule

Monitoring Compliance Record
(Name/Date)

MM CR-1c: Amend Municipal Code 20.12.100. As provided in Municipal City of Healdsburg
Code 20.12.100, and following the procedures outlined in Municipal
Ordinance 20.28 Article VII, the City shall amend Municipal Code 20.12.100
to include in the list of Designated Historic Structures, any of the above-listed
buildings/structures that are determined eligible for the National Register or
California Register, or qualify for local designation.

Amend Municipal Code
20.12.100.

MM CR-1d: Implement Healdsburg 2030 General Plan Policies. The City Planning and Building
shall continue to implement Healdsburg 2030 General Plan policies HCR-A-2
and HCR-A-3. HCR-A-2 states that the City will support the efforts of owners
of qualified properties in seeking local historic designation, listing on the
California Register and/or the Federal Register of Historic Sites; and HCR-A-3
states that the City will support the efforts of property owners to preserve
and renovate historically significant structures.

Implement Healdsburg 2030 No applicant action is necessary.
General Plan policies HCR-A-2
and HCR-A.

MM CR-1f: Recordation of Historical Resources. Prior to Demolition or Planning and Building
Removal. Healdsburg Municipal Code Chapter 20.24 Article V, Historic
Resources Protection, is intended to protect the City’s historic resources by
preventing the unwarranted demolition of historic buildings and structures.
If any of the historical resources within the Plan area are proposed for
demolition, then the procedures detailed in Healdsburg Municipal Code
Chapter 20.24 Article V, Historic Resources Protection, for historic building
demolitions must be followed.

Comply with procedures in
Healdsburg Municipal Code
Chapter 20.24 Article V on
individual
projects
with
historic resources.

No applicant action is necessary.

The required conditions of
approval have been incorporated
into the conditions of project
approval.

The potential conditions of approval contained within the Municipal Code
that may be adopted by the Zoning Administrator or Historic Committee in
approving a historic demolition permit shall be made conditions of approval
for demolition of any structure that is determined to be eligible for
designation based upon the determinations made under Mitigation Measure
CR-lb. The potential conditions of approval shall also be made conditions of
approval for relocation of any of these structures.
These conditions of approval are as follows:
• Prior to demolition, the Project Proponent shall provide archival quality
photographs, floor plans and elevation drawings, as appropriate, to record

FirstCarbon Solutions
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Table 1 (cont.): Mill District Project Mitigation Monitoring and Reporting Program

Mitigation Measure

Monitoring
Responsibility

Monitoring/Reporting Action
and Schedule

Monitoring Compliance Record
(Name/Date)

the building(s) or structure(s) being demolished.
• Prior to issuance of the historic demolition permit, the Historic Committee
shall approve a design review application for new construction for the site
of the demolished structure(s) and a building permit shall be issued for the
replacement structure(s). In addition to the findings required for design
review applications, the Historic Committee shall find that the proposed
design is compatible with the historic character of the surrounding historic
neighborhood, if applicable.
• The Project Proponent shall donate to the Healdsburg Museum any artifact
or other architectural element identified by the Historic Committee. The
artifact or architectural element shall be carefully removed and delivered
to the Museum in good condition to be used in future conservation work.
MM CR-2: Evaluation and Treatment of Paleontological Resources. If Planning and Building
paleontological resources (e.g., vertebrate bones, teeth, or abundant and
well-preserved invertebrates or plants), are encountered during construction,
work in the immediate vicinity shall be diverted away from the find until a
professional paleontologist assesses and salvages the find, if necessary.

Incorporate as condition on The
requirements
of
this
individual projects.
mitigation measure have been
incorporated as a condition of
project approval.

MM CR-3: Protection of Human Remains Encountered During Construction. Planning and Building
Should human remains, associated grave goods, or items of cultural
patrimony be encountered during construction, the following procedures
shall be followed as required by Public Resources Code § 5097.9 and Health
and Safety Code § 7050.5. In the event of discovery or recognition of any
human remains, there shall be no further excavation or disturbance of the
site or any nearby area reasonably suspected to overlie adjacent remains
until the Sonoma County Coroner has determined that the remains are not
subject to his or her authority. Further, pursuant to California Public
Resources Code Section 5097.98(b), remains shall be left in place and free
from disturbance until a final decision as to the treatment and disposition has
been made by the Coroner. If the coroner recognizes the human remains to
be those of a Native American, or has reason to believe that they are those of
a Native American, he or she shall contact, by telephone within 24 hours, the
State Native American Heritage Commission (NAHC). In accordance with

Incorporate as condition on The
requirements
of
this
individual projects.
mitigation measure have been
incorporated as a condition of
project approval.
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Table 1 (cont.): Mill District Project Mitigation Monitoring and Reporting Program

Mitigation Measure

Monitoring
Responsibility

Monitoring/Reporting Action
and Schedule

Monitoring Compliance Record
(Name/Date)

Public Resources Code 5097.98, the Native American Heritage Commission
would then immediately notify the "most likely descendant(s)" of receiving
notification of the discovery. The most likely descendant(s) would then make
recommendations within 48 hours, and engage in consultations concerning
the treatment of the remains.
MM HHM-3: Protect against Hazards from Soil or Groundwater Planning and Building
Contamination. If construction is proposed on a moderate or high risk
environmental case site or on a contiguous property of a moderate or high
risk site, the City shall ensure that, prior to construction, an investigation of
soil and, if encountered, groundwater, will be performed to determine the
presence or absence of contamination. Samples shall be collected to the
depth of the proposed project excavation.
If contaminated soil and/or groundwater is discovered, the results of the soil
and/or groundwater investigation shall be incorporated into a Soil and
Groundwater Management Plan, to determine whether specific soils and/or
groundwater management and disposal procedures for contaminated
materials are required; whether excavation soils are suitable for reuse, and to
recommend construction worker health and safety procedures for working
with contaminated materials are required; the City shall verify that the Soil
and Groundwater Management Plan is implemented.

Request site specific
investigation at time of
application of individual
project located on moderate
or high risk environmental
case site or on contiguous
property of a moderate or
high risk site.

A Phase I Environmental Site
Assessment has been performed
by GHD, Inc.(November 2015)
The requirement to prepare a soil
and groundwater management
plan has been incorporated as a
condition of project approval.

Approve, if necessary, Soil and
Groundwater
Management
Plan prior to issuance of
grading permit.

Soil and Groundwater Management Plan
If contaminated soil and/or groundwater is encountered during the soil
and/or groundwater investigation, at least two weeks prior to construction
the City’s contractor shall prepare and implement a construction Soil and
Groundwater Management Plan. The contractor shall submit the Plan to the
City for review and approval. Elements of the plan shall include:
• Measures to address hazardous materials and other worker health and
safety issues, including the specific level of protection required for
construction workers.
• Provisions for excavation of soil, stockpiling, dust and odor control
measures.

FirstCarbon Solutions
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Table 1 (cont.): Mill District Project Mitigation Monitoring and Reporting Program

Mitigation Measure

Monitoring
Responsibility

Monitoring/Reporting Action
and Schedule

Monitoring Compliance Record
(Name/Date)

• Measures to prevent offsite migration of contaminated soil and groundwater.
• Location and final disposition of all soil and groundwater removed from
the site.
• All other necessary procedures to ensure that excavated materials are
stored, managed and disposed of in a manner that is protective of human
health and in accordance with applicable laws and regulations.
MM HWQ-2: Prepare and Implement Master Drainage Plan. Prior to any Public Works
project approvals within the Plan area, the City shall have prepared a Master
Drainage Plan to identify the improvements necessary to support
implementation of the Plan.

Prepare Master Drainage Plan. The City has prepared a Master
Drainage Plan (GHD, March 2017).

The Master Drainage Plan shall model the hydraulics of stormwater flow in
the Plan area under full buildout conditions using one- or two-dimensional
modeling of appropriate design storm flows. The Master Drainage Plan shall
identify the systemwide capacity improvements to be implemented over the
course of buildout under the Plan. The drainage system improvements
known to be required for Plan implementation have been listed in the Project
Description for this EIR, but some additional improvements may be required
after the analysis required in this Mitigation Measure has been conducted.
These additional drainage system improvements would be similar to the
types of improvements listed in the Project Description.
MM HWQ-3: Groundwater Management. If construction dewatering is Public Works
required for development within the Plan area, the City shall require one of
the following dewatering management options be implemented:
• Reuse the water on-site for dust control, compaction, or irrigation.
• Retain the water on-site in a grassy or porous area to allow
infiltration/evaporation.
• Discharge (by permit) to a sanitary sewer or surface water (this option may
require a temporary method to filter sediment-laden water prior to
discharge).

Incorporate as condition on These requirements have been
individual projects where incorporated as conditions of
dewatering is required.
approval for the project.

If discharging to the sanitary sewer, the City shall require Project Proponents
to obtain a onetime discharge permit or other type of approval requiring, as

FirstCarbon Solutions
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Table 1 (cont.): Mill District Project Mitigation Monitoring and Reporting Program

Mitigation Measure

Monitoring
Responsibility

Monitoring/Reporting Action
and Schedule

Monitoring Compliance Record
(Name/Date)

Request site specific analysis
at time of application and
verify
compliance
with
Healdsburg 2030 General
Plan’s Land Use Compatibility
for
Community
Noise
Environments guidelines and
the City of Healdsburg Noise

Site specific analysis has been
performed by Illingworth &
Rodkin (March 2018, updated
October 2018).

necessary, measures for characterizing the discharge and ensuring filtering
methods and monitoring to verify that the discharge is compliant with the
City’s local wastewater discharge requirements.
If discharging to a local surface water or storm drain, the City shall require
that a Best Management Practices/Pollution Prevention Plan be prepared in
compliance with the North Coast Regional Water Quality Control Board Order
No. R1-2009-0045, Waste Discharge Requirements for Low Threat Discharges
to Surface Waters in the North Coast Region. The Best Management
Practices/Pollution Prevention Plan shall characterizes the discharge and
identifies specific measures to control the discharge, such as sediment
controls to ensure that excessive sediment is not discharged, and flow
controls to prevent erosion and flooding downstream of the discharge. The
City shall require that the Best Management Practices/Pollution Prevention
Plan be implemented during construction dewatering activities.
In areas of potential groundwater contamination associated with leaking
underground storage tanks or other potentially contaminative activities, the
City shall require Project Proponents to prepare a dewatering and discharge
plan to specify how the water will be collected, contained, sampled, treated,
monitored, and discharged to the either the sanitary sewer, the local storm
drain system, or to an off-site disposal facility. The City shall require any
necessary on-site treatment to remove constituents from the groundwater to
within permit requirements prior to discharge to either the sanitary sewer or
the local storm drain system.
MM NO-1: Noise and Land Use Compatibility. The City shall ensure that Planning and Building
new projects in the Plan area will comply with the Healdsburg 2030 General
Plan’s Land Use Compatibility for Community Noise Environments guidelines
and the City of Healdsburg Noise Ordinance by requiring acoustic analyses to
be conducted by a qualified noise specialist and by requiring implementation
of the recommendations of such analyses as follows:
• For single-family, duplex, or mobile home residential projects proposed in
areas where exterior day-night average noise levels are, or are projected

FirstCarbon Solutions

Recommendations of the analysis
have been incorporated as
conditions of project approval.
These recommendations include a
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Table 1 (cont.): Mill District Project Mitigation Monitoring and Reporting Program

Mitigation Measure

to, exceed 60 dBA Ldn (as shown on Figure 11 of the Healdsburg 2030
General Plan Policy Document), the City shall ensure that an acoustic
analysis be prepared that recommends project improvements, as needed,
to maintain interior noise levels at or below 45 dBA Ldn. This can typically
be accomplished with the incorporation of an adequate forced air
mechanical ventilation system in the residential units to allow residents the
option of controlling noise by keeping the windows closed.
• For multi-family residential or motel/hotel projects proposed in areas
where exterior day/night average noise levels are, or are projected to
exceed, 65 dBA Ldn (as shown on Figure 11 of the Healdsburg 2030 General
Plan Policy Document), the City shall ensure that an acoustic analysis be
prepared that recommends project improvements, as needed, to maintain
interior noise levels at or below 45 dBA Ldn. This can typically be
accomplished with the incorporation of an adequate forced air mechanical
ventilation system in the residential units to allow residents the option of
controlling noise by keeping the windows closed.
• For school library, church, hospital or nursing home projects proposed in
areas where exterior day-night average noise levels are, or are projected to
exceed 70 dBA Ldn (as shown on Figure 11 of the Healdsburg 2030 General
Plan Policy Document), the City shall ensure that an acoustic analysis be
prepared that recommends project improvements, as needed, to maintain
interior noise levels at or below 45 dBA Ldn, if needed. Standard office
construction methods typically provide about 25 to 30 decibels of noise
reduction in interior spaces.
• For golf course, cemetery, or industrial projects proposed in areas where
exterior day-night average noise levels are, or are projected to exceed 75 dBA
Ldn (as shown on Figure 11 of the Healdsburg 2030 General Plan Policy
Document), the City shall ensure that an acoustic analysis be prepared that
recommends project improvements, as needed, to maintain exterior noise
levels at 65 dBA Ldn, or at ambient levels whichever is greater and to maintain
interior noise levels at or below 50 dBA Ldn. Standard industrial construction
methods can typically provide about 25 to 30 decibels of noise reduction in
interior spaces.

FirstCarbon Solutions

Monitoring
Responsibility

Monitoring/Reporting Action
and Schedule

Monitoring Compliance Record
(Name/Date)

Ordinance.

requirement for subsequent
acoustic analysis as specific design
Incorporate recommendations details are finalized in the future.
into design of individual
projects.
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Table 1 (cont.): Mill District Project Mitigation Monitoring and Reporting Program

Mitigation Measure

Monitoring
Responsibility

Monitoring/Reporting Action
and Schedule

Monitoring Compliance Record
(Name/Date)

Request site specific analysis
at time of application for
projects within 100 feet of
centerline of railroad.

Site specific analysis has been
performed by Illingworth &
Rodkin (March 2018, updated
October 2018).

• In areas where traffic noise levels exceed, or are projected to exceed, 70
dBA Ldn (along the US 101 corridor, Mill Street, Healdsburg Avenue, or the
Northwestern Pacific Rail corridor as shown on Figure 11 of the Healdsburg
2030 General Plan Policy Document), the City shall ensure that an acoustic
analysis be prepared that recommends project improvements, as needed,
to maintain interior noise levels at or below 45 dBA Ldn, to maintain
exterior sounds levels below 65 dBA Ldn, and to maintain single-event noise
below 50 dBA Lmax in bedrooms and 55 dBA Lmax, in other rooms. Potential
strategies may include, but are not limited to the inclusion of windows and
doors with high Sound Transmission Class (STC) ratings, and the
incorporation of forced-air mechanical ventilation systems necessary to
meet 45 dBA Ldn and the Lmax noise limits. Noise barriers may be necessary
to shield outdoor activity areas.
MM NO-2a: Railroad Vibration. The City shall ensure an acoustic analysis is Planning and Building
conducted by a qualified noise specialist for structures within 100 feet of the
centerline of the railroad and that the recommendations of the analysis are
implemented. The analysis shall specify measures including, but not limited
to, setbacks and structural design features that will reduce vibration levels at
or below the guidelines of the FTA Groundborne Vibration Impact Criteria, as
shown in Table 3.10-4 of this EIR.

MM NO-3: Temporary Construction Noise (For Large or Complex Projects). Planning and Building
For large or complex construction projects with anticipated construction
durations exceeding one year, or as determined by the Planning and Building
Director, a construction noise logistics plan shall be prepared that specifies
allowable hours of construction, noise and vibration minimization measures,
posting or notification of construction schedules, and designation of a noise
disturbance coordinator who would respond to neighborhood complaints.
The individual measures of this plan shall be required to be in place prior to
the start of construction, and implemented during construction to reduce
noise impacts on neighboring residents and other uses. A typical

FirstCarbon Solutions

Incorporate recommendations The project conditions of approval
into design of individual require further acoustic analysis
projects.
when final design details are
provided as part of applications
for design review.
Request project specific plan Site specific analysis has been
at time of application for large performed by Illingworth &
Rodkin (March 2018, updated
or complex projects.
October 2018).
Incorporate measures as
The
requirement
for
a
condition of individual
construction logistics plan once
projects.
further design details are known
has been incorporated as
conditions of project approval.

Attachment: Attachment 20 - Mill District Project-Certificate of Determintation (2305 : Mill District

City of Healdsburg—Mill District Project

12

Y:\Publications\Client (PN-JN)\3257\32570025\MMRP\32570025 Healdsburg - Mill District MMRP.docx

Packet Pg. 792

3.A.u
City of Healdsburg—Mill District Project

Mitigation Monitoring and Reporting Program

Mitigation Measure

Monitoring
Responsibility

Monitoring/Reporting Action
and Schedule

Attachment: Attachment 20 - Mill District Project-Certificate of Determintation (2305 : Mill District

Table 1 (cont.): Mill District Project Mitigation Monitoring and Reporting Program
Monitoring Compliance Record
(Name/Date)

construction noise logistics plan would include, but not be limited to, the
following measures to reduce construction noise levels as low as practical:
1. Equip internal combustion engine-driven equipment with intake and
exhaust mufflers that are in good condition and are appropriate for the
equipment.
2. Locate stationary noise-generating equipment as far as possible from
sensitive receptors in the vicinity.
3. Locate staging areas and construction material areas as far away as possible
from adjacent land uses.
4. Prohibit all unnecessary idling of internal combustion engines.
5. Utilize "quiet" air compressors and other stationary noise sources where
technology exists.
6. Erect temporary noise control blanket barriers in a manner to shield noisesensitive uses.
7. Control noise levels from workers’ amplified music so that sounds are not
audible sensitive receptors in the vicinity.
8. If impact pile driving is proposed, multiple-pile drivers shall be considered
to expedite construction. Although noise levels generated by multiple pile
drivers would be higher than the noise generated by a single pile driver, the
total duration of pile driving activities would be reduced.
9. If impact pile driving is proposed, temporary noise control blanket barriers
shall shroud pile drivers or be erected in a manner to shield the adjacent land
uses. Such noise control blanket barriers can be rented and quickly erected.
10. If impact pile driving is proposed, foundation pile holes shall be pre-drilled
to minimize the number of impacts required to seat the pile. Pre-drilling
foundation pile holes is a standard construction noise control technique.
Pre-drilling reduces the number of blows required to seat the pile. Notify
all adjacent land uses of the construction schedule in writing.
11. Designate a "disturbance coordinator responsible for responding to
complaints about project construction noise and taking reasonable
measures to correct the problem. Conspicuously post a telephone number
for the disturbance coordinator at the construction site and include it in any
notice sent to neighbors regarding the construction schedule.

FirstCarbon Solutions
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3.A.u
Mitigation Monitoring and Reporting Program

Table 1 (cont.): Mill District Project Mitigation Monitoring and Reporting Program

Mitigation Measure

Monitoring
Responsibility

MM TR-1: Implementation of Intersection Improvements at Healdsburg Planning and Building
Avenue/Mill Street/Vine Street. The City shall track the additional vehicle and Public Works
trips to the intersection from new development. Each individual Project
Proponent shall prepare a Traffic Memo that identifies the project’s traffic
generation rate and contribution to the Healdsburg Avenue/Mill Street/Vine
Street intersection. The Project Proponent may include updated traffic
counts at the intersection, if warranted. Precise timing for the improvements
cannot be established at this time, but the City shall cause the improvements
to be implemented prior to the intersection exceeding 2,250 vehicle trips
during the PM peak. Design of the roundabout shall consider pedestrian
safety such as properly designed and installed curb ramps, crosswalks, and
warning devices.

Monitoring/Reporting Action
and Schedule

Monitoring Compliance Record
(Name/Date)

Request traffic memo at time Site specific analysis has been
of application for large or performed by Wtrans (March
2018, updated November 2018).
complex projects.
Implement
improvements The intersection improvements
prior to intersection exceeding are under construction.
2,250 vehicle trips.

MM TR-C1a: Improvement at Healdsburg Avenue/Mill Street/Vine Street. Planning and Building Verify design of roundabout The intersection improvements
The City shall include in the design of the roundabout a right-turn bypass and Public Works
will achieve acceptable LOS have been designed and are
lane at the north and east approaches to the roundabout. This would include
prior to construction.
under construction by the City.
a short right-turn lane on each approach. The design of the bypass lanes
shall consider pedestrian safety. For example, if feasible, the bypass lanes
shall not overlap with the pedestrian crossings at the approach of the
roundabout. The roundabout also can be designed in an alternate way that
achieves an acceptable LOS as defined in the Healdsburg General Plan.
Documentation shall be provided showing the alternate design can achieve
the City’s LOS standards.
MM TR-C1b: Improvement at Healdsburg Avenue/Front Street. The City Planning and Building
shall cause installation of a traffic signal at the intersection of Healdsburg and Public Works
Avenue and Front Street. The City shall track the additional vehicle trips to
the intersection from new development. Each individual Project Proponent
shall prepare a Traffic Memo that identifies the project’s traffic generation
rate and contribution to the Healdsburg Avenue/Front Street intersection.
Precise timing for the improvements cannot be established at this time, but
the City shall cause the improvement to be implemented prior to the
intersection exceeding 1,004 vehicle trips during the PM peak.

FirstCarbon Solutions

Request traffic memo at time Site specific analysis has been
of application for large or performed by Wtrans (March
2018, updated November 2018).
complex projects.
Implement
improvements This signal was installed in 2017.
prior to intersection exceeding
1,004 vehicle trips.
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Tel: 707-794-0400
www.illingworthrodkin.com

Fax: 707-794-0405
illro@illingworthrodkin.com

MEMO
Date:

November 8, 2018

To:

Eric Chan
Development Manager
Replay Destinations
631 Center Street
Healdsburg, CA 95448

From:

James A. Reyff
Illingworth & Rodkin, Inc.
429 East Cotati Avenue
Cotati, CA 94931

RE:

Mill District Mixed Use Air Quality and GHG Analysis - Healdsburg, CA

SUBJECT:

Minor Project Modifications Job#17-012

Illingworth & Rodkin, Inc. (I&R) prepared an air quality and greenhouse gas (GHG) emission
assessment for the Mill District Mixed Use project that was dated April 7, 2018. We understand
that there are some relatively minor revisions being considered in terms of project land uses. This
memo addresses the effect of those changes with respect to the assessment. Overall, we find that
these changes would have similar or slightly less impacts in terms of air pollutant and
greenhouse gas emissions. The conclusions identified in the I&R’s assessment would not change.
This evaluation assumes that the project’s environmental commitments and energy-efficiency
measures to reduce construction and operational emissions that are part of the project would
continue to apply. The effect of these project changes is discussed below.
•

The acreage and overall size of the project would not change, so the change to predicted
construction emissions and associated impacts would be negligible.

•

The hotel, parking facilities, and retail usage would not change with the exception that
the tavern assumed to be included as (Quality Restaurant use in CalEEMod) is no longer
part of the project and was assumed to be retail (i.e., strip mall use in CalEEMod).

•

In terms of residential uses, the project has been modified from 188 dwelling units to 208
dwelling units. Of the 208 dwelling units, 154 were entered into CalEEMod as “Condo/
Townhouse High Rise,” which is the proper land use in CalEEMod for condominium
projects of 3 stories or higher, and 54 were entered as “Apartment Mid Rise,” which is
the proper land use for apartments of 3 to 10 levels.

Attachment: Attachment 21A - Air Quality-GHG Memo (2305 : Mill District Tentative Map and Development Agreement)

429 East Cotati Avenue
Cotati, California 94931
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•

In terms of emissions of air pollutants, the change from tavern use to retail use would
result in similar or slightly lower pollutant emissions because the restaurant use, which
has a higher emission rate, would be replaced by retail uses with slightly lower emissions
rates.

•

In terms of GHG, emissions associated with energy usage would decrease because
residential uses were slightly mischaracterized in the original study where low-rise
apartments and condominiums were modeled as in CalEEMod. The proper classification
in CalEEMod for this project is Condo/Townhouse High Rise (for projects 3 stories or
higher) and Apartments Mid Rise (for apartments 3 to 10 levels). Therefore, the original
study overestimated the energy GHG emissions. These effects, combined with the change
in the residential land uses, results in lower GHG emissions associated with energy
consumption and is reflected in this update.

•

The per-capita GHG emissions decrease since they are a result of total GHG emissions
divided by service population. In other words, if there is no increase in GHG emissions,
then when service population increases, GHG emissions per capita will decrease. In the
case of the modified project, service population used to compute GHG impacts would
increase due to the increase in dwelling units. Specifically, the number of future
residents, estimated using 2.42 persons per household 2012-2016 rate from the U.S.
Census Bureau, would increase from 459 to 503 with the modified project 1. With the
modified project, the number of future employees was assumed to remain at 70. The total
service population with the modified project would be 573. Therefore, GHG impacts,
which are expressed in terms of emissions per capita, would decrease slightly with the
proposed increase in dwelling units.

•

Table 1 compares the operational criteria air pollutants from the previous April 7, 2018
assessment versus the updated model. Table 2 compares the GHG emissions in metrics
tons between the previous assessment and the updated model.
Table 1. Previous vs. Updated Operational Emissions
Scenario
Previous Total Project Operational
Emissions (tons)
Updated Total Project Operational
Emissions (tons)
NSCAPCD Thresholds (tons per
year)
Significant?

ROG

NOx

PM10

PM2.5

2.32 tons

2.63 tons

1.48 tons

0.44 tons

2.52 tons

2.53 tons

1.50 tons

0.44 tons

40 tons

40 tons

15 tons

10 tons

No

No

No

No

3.A.v
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1

United States Census Bureau, 2017. Quick Facts: Healdsburg City. Available online:
http://www.census.gov/quickfacts/table/HSG030210/0633056.
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Table 2. Previous vs. Updated Annual Project GHG Emissions (CO2e) in Metric
Tons
Project 2024
Updated Project 2024
Full Build-Out
Full Build-Out
Source Category
Emissions
Emissions
Area
Energy Consumption
Mobile
Solid Waste Generation
Water Usage
On-Site Solar PV

152
136
396
488
1,544
1,530
57
53
18
29
-125
-125
Total
2,111 MT CO2e/year
2,042 MT Co2e/year
Service Population Emissions
3.99 CO2e/S.P./year1
3.56 CO2e/year2
2024 Substantial Progress Threshold
4.0 MT CO2e/S.P./year
Significant?
No
No
Notes: 1 Based on a service population of 529. 2 Based on a service population of 573

•

Table 3 compares the construction criteria air pollutants from the previous April 7, 2018
assessment versus the updated model. Construction activity is anticipated to be similar
with the updated project and this is reflected in the CalEEMod modeling, which shows
only slightly increased ROG and NOx emissions. Construction health risk impacts would
be similar or less since the exhaust PM10 emissions are slightly lower than those reported
previously.
Table 3. Previous vs. Updated Construction Emissions
Scenario
Previous Total Project Construction
Emissions (tons)
Updated Total Project Construction
Emissions (tons)
NSCAPCD Thresholds (tons per
year)
Significant?

ROG

NOx

Exhaust
PM10

Exhaust
PM2.5

5.35 tons

3.35 tons

0.25 tons

0.21 tons

6.09 tons

4.72 tons

0.22 tons

0.20 tons

40 tons

40 tons

15 tons

10 tons

No

No

No

No

3.A.v
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CalEEMod Version: CalEEMod.2016.3.2
Page 1 of 1

Date: 10/25/2018 3:02 PM

Mill District Mixed-Use - Full Build-Out
Sonoma-North Coast County, Annual

1.0 Project Characteristics
1.1 Land Usage
Land Uses

Size

Metric

Lot Acreage

Floor Surface Area

Population

Enclosed Parking Structure

358.00

Space

0.00

143,200.00

0

Parking Lot

115.00

Space

0.00

46,000.00

0

Hotel

53.00

Room

0.00

56,658.00

0

Strip Mall

15.00

1000sqft

0.00

15,000.00

0

Condo/Townhouse High Rise

154.00

Dwelling Unit

9.59

154,000.00

440

Apartments Low Rise

54.00

Dwelling Unit

0.00

54,000.00

154

1.2 Other Project Characteristics
Urbanization

Urban

Climate Zone

4

Utility Company

Pacific Gas & Electric Company

CO2 Intensity
(lb/MWhr)

32.9

Wind Speed (m/s)

CH4 Intensity
(lb/MWhr)

2.2

4.8

1.3 User Entered Comments & Non-Default Data
Project Characteristics - Healdsburg "Green Rate"
Land Use - Lot acreage 9.59ac, 15 ksf retail, 208 DU multifamily housing
Construction Phase -

Precipitation Freq (Days)

75

Operational Year

2024

N2O Intensity
(lb/MWhr)

0.006

Attachment: Attachment 21A - Air Quality-GHG Memo (2305 : Mill District Tentative Map and
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3.A.v
Trips and VMT Demolition - Est 55,000sf bldg demo

Woodstoves - No woodstoves or wood fireplaces, possible gas-powered fireplaces = 187 ng fireplaces
Energy Use Water And Wastewater - 100% Aerobic
Mobile Land Use Mitigation - EV parking provided and prioritized. 26% below market rate housing
Waste Mitigation - Divert at least 20% of solid waste
Water Mitigation Table Name

Column Name

Default Value

New Value

tblFireplaces

FireplaceWoodMass

3,078.40

0.00

tblFireplaces

FireplaceWoodMass

3,078.40

0.00

tblFireplaces

NumberGas

84.70

138.60

tblFireplaces

NumberGas

29.70

48.60

tblFireplaces

NumberWood

53.90

0.00

tblFireplaces

NumberWood

18.90

0.00

tblLandUse

LandUseSquareFeet

76,956.00

56,658.00

tblLandUse

LotAcreage

3.22

0.00

tblLandUse

LotAcreage

1.03

0.00

tblLandUse

LotAcreage

1.77

0.00

tblLandUse

LotAcreage

0.34

0.00

tblLandUse

LotAcreage

2.41

9.59

tblLandUse

LotAcreage

3.38

0.00

tblProjectCharacteristics

CH4IntensityFactor

0.029

4.8

tblProjectCharacteristics

CO2IntensityFactor

641.35

32.9

tblVehicleTrips

ST_TR

4.31

4.67

tblVehicleTrips

ST_TR

8.19

6.83

tblVehicleTrips

ST_TR

42.04

29.83

tblVehicleTrips

ST_TR

7.16

4.92

tblVehicleTrips

SU_TR

3.43

3.72

Attachment: Attachment 21A - Air Quality-GHG Memo (2305 : Mill District Tentative Map and

Vehicle Trips - Trip generation w/ 17% internal capture. Hotel: 6.81, 6.83, 4.96; Retail: 31.45, 29.83, 14.50; Apt: 4.53, 4.92, 4.17; Town: 4.53, 4.67, 3.72
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tblVehicleTrips

SU_TR

5.95

4.96

tblVehicleTrips

SU_TR

20.43

14.50

tblVehicleTrips

SU_TR

6.07

4.17

tblVehicleTrips

WD_TR

4.18

4.53

tblVehicleTrips

WD_TR

8.17

6.81

tblVehicleTrips

WD_TR

44.32

31.45

tblVehicleTrips

WD_TR

6.59

4.53

tblWater

AerobicPercent

87.46

100.00

tblWater

AerobicPercent

87.46

100.00

tblWater

AerobicPercent

87.46

100.00

tblWater

AerobicPercent

87.46

100.00

tblWater

AerobicPercent

87.46

100.00

tblWater

AerobicPercent

87.46

100.00

tblWater

2.21

0.00

2.21

0.00

2.21

0.00

2.21

0.00

2.21

0.00

2.21

0.00

tblWater

AnaerobicandFacultativeLagoonsPerce
nt
AnaerobicandFacultativeLagoonsPerce
nt
AnaerobicandFacultativeLagoonsPerce
nt
AnaerobicandFacultativeLagoonsPerce
nt
AnaerobicandFacultativeLagoonsPerce
nt
AnaerobicandFacultativeLagoonsPerce
nt
SepticTankPercent

10.33

0.00

tblWater

SepticTankPercent

10.33

0.00

tblWater

SepticTankPercent

10.33

0.00

tblWater

SepticTankPercent

10.33

0.00

tblWater

SepticTankPercent

10.33

0.00

tblWater

SepticTankPercent

10.33

0.00

tblWoodstoves

WoodstoveWoodMass

3,019.20

0.00

tblWoodstoves

WoodstoveWoodMass

3,019.20

0.00

tblWater
tblWater
tblWater
tblWater
tblWater

2.0 Emissions Summary
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ROG

NOx

CO

SO2

Fugitive
PM10

Year

Exhaust
PM10

PM10
Total

Fugitive
PM2.5

Exhaust
PM2.5

PM2.5
Total

Bio- CO2 NBio- CO2 Total CO2

tons/yr

CH4

N2O

CO2e

MT/yr

2018

0.1410

1.3457

0.8728

1.7400e003

0.2150

0.0656

0.2806

0.0961

0.0610

0.1570

0.0000

159.0380

159.0380

0.0329

0.0000

159.8615

2019

4.5895

3.3663

3.2574

7.1400e003

0.2597

0.1525

0.4122

0.0701

0.1434

0.2135

0.0000

647.5501

647.5501

0.0862

0.0000

649.7050

Maximum

4.5895

3.3663

3.2574

7.1400e003

0.2597

0.1525

0.4122

0.0961

0.1434

0.2135

0.0000

647.5501

647.5501

0.0862

0.0000

649.7050

CO

SO2

Fugitive
PM10

Exhaust
PM10

PM10
Total

Fugitive
PM2.5

Exhaust
PM2.5

PM2.5
Total

CH4

N2O

CO2e

Mitigated Construction

ROG

NOx

Year

Bio- CO2 NBio- CO2 Total CO2

tons/yr

MT/yr

2018

0.1410

1.3457

0.8728

1.7400e003

0.2150

0.0656

0.2806

0.0961

0.0610

0.1570

0.0000

159.0378

159.0378

0.0329

0.0000

159.8614

2019

4.5895

3.3663

3.2574

7.1400e003

0.2597

0.1525

0.4122

0.0701

0.1434

0.2135

0.0000

647.5498

647.5498

0.0862

0.0000

649.7047

Maximum

4.5895

3.3663

3.2574

7.1400e003

0.2597

0.1525

0.4122

0.0961

0.1434

0.2135

0.0000

647.5498

647.5498

0.0862

0.0000

649.7047

ROG

NOx

CO

SO2

Fugitive
PM10

Exhaust
PM10

PM10
Total

Fugitive
PM2.5

Exhaust
PM2.5

PM2.5
Total

CH4

N20

CO2e

0.00

0.00

0.00

0.00

0.00

0.00

0.00

0.00

0.00

0.00

0.00

0.00

0.00

Percent
Reduction

Bio- CO2 NBio-CO2 Total CO2

0.00

0.00

0.00

Quarter

Start Date

End Date

Maximum Unmitigated ROG + NOX (tons/quarter)

Maximum Mitigated ROG + NOX (tons/quarter)

1

9-21-2018

12-20-2018

1.3558

1.3558

2

12-21-2018

3-20-2019

1.1388

1.1388

3

3-21-2019

6-20-2019

1.1367

1.1367
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6-21-2019

9-20-2019

1.1349

1.1349

5

9-21-2019

9-30-2019

0.1234

0.1234

Highest

1.3558

1.3558

2.2 Overall Operational
Unmitigated Operational

ROG

NOx

CO

SO2

Category

Fugitive
PM10

Exhaust
PM10

PM10
Total

Fugitive
PM2.5

Exhaust
PM2.5

PM2.5
Total

Bio- CO2 NBio- CO2 Total CO2

tons/yr

CH4

N2O

CO2e

MT/yr

Area

1.5812

0.1452

1.6029

8.9000e004

0.0189

0.0189

0.0189

0.0189

0.0000

149.9805

149.9805

5.2700e003

2.7000e003

150.9179

Energy

0.0239

0.2115

0.1417

1.3000e003

0.0165

0.0165

0.0165

0.0165

0.0000

271.0382

271.0382

5.0791

0.0107

401.1959

Mobile

0.4383

2.2054

4.8408

0.0171

0.0147

1.4930

0.0138

0.4115

0.0000

1,572.746 1,572.7466
6

0.0613

0.0000

1,574.278
1

Waste

0.0000

0.0000

0.0000

0.0000

28.5101

0.0000

28.5101

1.6849

0.0000

70.6325

Water

0.0000

0.0000

0.0000

0.0000

5.6635

1.7822

7.4457

0.2795

0.0126

18.2006

7.1100

0.0260

2,215.224
9

CH4

N2O

CO2e

Total

2.0434

1.4783

0.3977

2.5620

6.5855

0.0193

1.4783

0.0501

1.5284

0.3977

0.0491

0.4468

34.1736

1,995.547 2,029.7211
5

NOx

CO

SO2

Fugitive
PM10

Exhaust
PM10

PM10
Total

Fugitive
PM2.5

Exhaust
PM2.5

PM2.5
Total

Bio- CO2 NBio- CO2 Total CO2

Mitigated Operational

ROG

Category

tons/yr

MT/yr

Area

1.5812

0.1452

1.6029

8.9000e004

0.0189

0.0189

0.0189

0.0189

0.0000

149.9805

149.9805

5.2700e003

2.7000e003

150.9179

Energy

0.0239

0.2115

0.1417

1.3000e003

0.0165

0.0165

0.0165

0.0165

0.0000

271.0382

271.0382

5.0791

0.0107

401.1959

Mobile

0.4360

2.1886

4.7873

0.0168

0.0145

1.4701

0.0136

0.4052

0.0000

1,550.245 1,550.2457
7

0.0606

0.0000

1,551.760
8

1.4556

0.3916
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Waste

0.0000

0.0000

0.0000

0.0000

22.8081

0.0000

22.8081

1.3479

0.0000

56.5060

Water

0.0000

0.0000

0.0000

0.0000

5.6635

1.7822

7.4457

0.2795

0.0126

18.2006

0.0499

1.5055

0.0489

0.4405

28.4716

6.7724

0.0260

2,178.581
2

Total

2.0411

Percent
Reduction

2.5453

6.5319

0.0190

1.4556

0.3916

ROG

NOx

CO

SO2

Fugitive
PM10

Exhaust
PM10

PM10
Total

Fugitive
PM2.5

Exhaust
PM2.5

PM2.5
Total

0.11

0.65

0.81

1.30

1.53

0.40

1.50

1.53

0.39

1.41

1,973.046 2,001.5182
6

Bio- CO2 NBio-CO2 Total CO2

16.69

1.13

1.39

CH4

N20

CO2e

4.75

0.00

1.65

3.0 Construction Detail
Construction Phase
Phase
Number

Phase Name

Phase Type

Start Date

End Date

Num Days Num Days
Week

1

Demolition

Demolition

9/21/2018

10/18/2018

5

20

2

Site Preparation

Site Preparation

10/19/2018

11/1/2018

5

10

3

Grading

Grading

11/2/2018

11/29/2018

5

20

4

Building Construction

Building Construction

11/30/2018

10/17/2019

5

230

5

Paving

Paving

10/18/2019

11/14/2019

5

20

6

Architectural Coating

Architectural Coating

11/15/2019

12/12/2019

5

20

Phase Description

Acres of Grading (Site Preparation Phase): 0
Acres of Grading (Grading Phase): 10
Acres of Paving: 0
Residential Indoor: 421,200; Residential Outdoor: 140,400; Non-Residential Indoor: 107,487; Non-Residential Outdoor: 35,829; Striped
OffRoad Equipment
Phase Name

Offroad Equipment Type

Amount

Usage Hours

Horse Power

Load Factor

Demolition

Concrete/Industrial Saws

1

8.00

81

0.73

Demolition

Excavators

3

8.00

158

0.38

Demolition

Rubber Tired Dozers

2

8.00

247

0.40

Site Preparation

Rubber Tired Dozers

3

8.00

247

0.40
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Site Preparation

Tractors/Loaders/Backhoes

4

8.00

97

0.37

Grading

Excavators

1

8.00

158

0.38

Grading

Graders

1

8.00

187

0.41

Grading

Rubber Tired Dozers

1

8.00

247

0.40

Grading

Tractors/Loaders/Backhoes

3

8.00

97

0.37

Building Construction

Cranes

1

7.00

231

0.29

Building Construction

Forklifts

3

8.00

89

0.20

Building Construction

Generator Sets

1

8.00

84

0.74

Building Construction

Tractors/Loaders/Backhoes

3

7.00

97

0.37

Building Construction

Welders

1

8.00

46

0.45

Paving

Pavers

2

8.00

130

0.42

Paving

Paving Equipment

2

8.00

132

0.36

Paving

Rollers

2

8.00

80

0.38

Architectural Coating

Air Compressors

1

6.00

78

0.48

Worker Vehicle
Class

Hauling
Vehicle
Class
HHDT

Trips and VMT
Phase Name

Offroad Equipment
Count

Worker Trip
Number

Demolition

6

15.00

0.00

250.00

10.80

7.30

20.00 LD_Mix

Vendor
Vehicle
Class
HDT_Mix

Site Preparation

7

18.00

0.00

0.00

10.80

7.30

20.00 LD_Mix

HDT_Mix

HHDT

Grading

6

15.00

0.00

0.00

10.80

7.30

20.00 LD_Mix

HDT_Mix

HHDT

Building Construction

9

258.00

65.00

0.00

10.80

7.30

20.00 LD_Mix

HDT_Mix

HHDT

Paving

6

15.00

0.00

0.00

10.80

7.30

20.00 LD_Mix

HDT_Mix

HHDT

Architectural Coating

1

52.00

0.00

0.00

10.80

7.30

20.00 LD_Mix

HDT_Mix

HHDT

3.1 Mitigation Measures Construction

3.2 Demolition - 2018

Vendor Trip Hauling Trip Worker Trip
Number
Number
Length

Vendor Trip
Length

Hauling Trip
Length
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ROG

NOx

CO

SO2

Category

Fugitive
PM10

Exhaust
PM10

PM10
Total

Fugitive
PM2.5

Exhaust
PM2.5

PM2.5
Total

Bio- CO2 NBio- CO2 Total CO2

tons/yr

Fugitive Dust

0.0271

CH4

N2O

CO2e

MT/yr

0.0000

0.0271

0.0194

0.0194

4.1000e003

0.0000

4.1000e003

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0181

0.0181

0.0000

35.1241

35.1241

9.6800e003

0.0000

35.3660

0.0000

35.1241

35.1241

9.6800e003

0.0000

35.3660

CH4

N2O

CO2e

Off-Road

0.0372

0.3832

0.2230

3.9000e004

Total

0.0372

0.3832

0.2230

3.9000e004

0.0271

0.0194

0.0465

4.1000e003

0.0181

0.0222

SO2

Fugitive
PM10

Exhaust
PM10

PM10
Total

Fugitive
PM2.5

Exhaust
PM2.5

PM2.5
Total

Unmitigated Construction Off-Site

ROG

NOx

CO

Category

Bio- CO2 NBio- CO2 Total CO2

tons/yr

MT/yr

Hauling

1.2600e003

0.0429

8.6800e003

1.0000e004

2.0700e003

2.4000e004

2.3100e003

5.7000e004

2.3000e004

7.9000e004

0.0000

9.8429

9.8429

6.3000e004

0.0000

9.8586

Vendor

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

Worker

8.6000e004

6.7000e004

6.5700e003

1.0000e005

1.1800e003

1.0000e005

1.1900e003

3.1000e004

1.0000e005

3.2000e004

0.0000

1.1524

1.1524

5.0000e005

0.0000

1.1537

Total

2.1200e003

0.0436

0.0153

1.1000e004

3.2500e003

2.5000e004

3.5000e003

8.8000e004

2.4000e004

1.1100e003

0.0000

10.9954

10.9954

6.8000e004

0.0000

11.0123

SO2

Fugitive
PM10

Exhaust
PM10

PM10
Total

Fugitive
PM2.5

Exhaust
PM2.5

PM2.5
Total

CH4

N2O

CO2e

Mitigated Construction On-Site

ROG

Category

NOx

CO

tons/yr

Bio- CO2 NBio- CO2 Total CO2
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Fugitive Dust

0.0271

0.0000

0.0271

0.0194

0.0194

4.1000e003

0.0000

4.1000e003

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0181

0.0181

0.0000

35.1240

35.1240

9.6800e003

0.0000

35.3660

0.0000

35.1240

35.1240

9.6800e003

0.0000

35.3660

CH4

N2O

CO2e

Off-Road

0.0372

0.3832

0.2230

3.9000e004

Total

0.0372

0.3832

0.2230

3.9000e004

0.0271

0.0194

0.0465

4.1000e003

0.0181

0.0222

SO2

Fugitive
PM10

Exhaust
PM10

PM10
Total

Fugitive
PM2.5

Exhaust
PM2.5

PM2.5
Total

Mitigated Construction Off-Site

ROG

NOx

CO

Category

Bio- CO2 NBio- CO2 Total CO2

tons/yr

MT/yr

Hauling

1.2600e003

0.0429

8.6800e003

1.0000e004

2.0700e003

2.4000e004

2.3100e003

5.7000e004

2.3000e004

7.9000e004

0.0000

9.8429

9.8429

6.3000e004

0.0000

9.8586

Vendor

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

Worker

8.6000e004

6.7000e004

6.5700e003

1.0000e005

1.1800e003

1.0000e005

1.1900e003

3.1000e004

1.0000e005

3.2000e004

0.0000

1.1524

1.1524

5.0000e005

0.0000

1.1537

Total

2.1200e003

0.0436

0.0153

1.1000e004

3.2500e003

2.5000e004

3.5000e003

8.8000e004

2.4000e004

1.1100e003

0.0000

10.9954

10.9954

6.8000e004

0.0000

11.0123

SO2

Fugitive
PM10

Exhaust
PM10

PM10
Total

Fugitive
PM2.5

Exhaust
PM2.5

PM2.5
Total

CH4

N2O

CO2e

3.3 Site Preparation - 2018
Unmitigated Construction On-Site

ROG

NOx

CO

Category

Bio- CO2 NBio- CO2 Total CO2

tons/yr

Fugitive Dust

0.0903

Off-Road

0.0228

0.2410

0.1124

1.9000e004

Total

0.0228

0.2410

0.1124

1.9000e004

0.0903

MT/yr

0.0000

0.0903

0.0129

0.0129

0.0129

0.1032

0.0497

0.0497

0.0000

0.0497

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0119

0.0119

0.0000

17.3800

17.3800

5.4100e003

0.0000

17.5152

0.0119

0.0615

0.0000

17.3800

17.3800

5.4100e003

0.0000

17.5152
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ROG

NOx

CO

SO2

Category

Fugitive
PM10

Exhaust
PM10

PM10
Total

Fugitive
PM2.5

Exhaust
PM2.5

PM2.5
Total

Bio- CO2 NBio- CO2 Total CO2

tons/yr

CH4

N2O

CO2e

MT/yr

Hauling

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

Vendor

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

Worker

5.2000e004

4.0000e004

3.9400e003

1.0000e005

7.1000e004

1.0000e005

7.1000e004

1.9000e004

1.0000e005

1.9000e004

0.0000

0.6915

0.6915

3.0000e005

0.0000

0.6922

Total

5.2000e004

4.0000e004

3.9400e003

1.0000e005

7.1000e004

1.0000e005

7.1000e004

1.9000e004

1.0000e005

1.9000e004

0.0000

0.6915

0.6915

3.0000e005

0.0000

0.6922

SO2

Fugitive
PM10

Exhaust
PM10

PM10
Total

Fugitive
PM2.5

Exhaust
PM2.5

PM2.5
Total

CH4

N2O

CO2e

Mitigated Construction On-Site

ROG

NOx

CO

Category

Bio- CO2 NBio- CO2 Total CO2

tons/yr

Fugitive Dust

0.0903

MT/yr

0.0000

0.0903

0.0129

0.0129

0.0497

0.0000

0.0497

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0119

0.0119

0.0000

17.3799

17.3799

5.4100e003

0.0000

17.5152

0.0000

17.3799

17.3799

5.4100e003

0.0000

17.5152

CH4

N2O

CO2e

Off-Road

0.0228

0.2410

0.1124

1.9000e004

Total

0.0228

0.2410

0.1124

1.9000e004

0.0903

0.0129

0.1032

0.0497

0.0119

0.0615

SO2

Fugitive
PM10

Exhaust
PM10

PM10
Total

Fugitive
PM2.5

Exhaust
PM2.5

PM2.5
Total

Mitigated Construction Off-Site

ROG

NOx

CO

Bio- CO2 NBio- CO2 Total CO2
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tons/yr

MT/yr

Hauling

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

Vendor

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

Worker

5.2000e004

4.0000e004

3.9400e003

1.0000e005

7.1000e004

1.0000e005

7.1000e004

1.9000e004

1.0000e005

1.9000e004

0.0000

0.6915

0.6915

3.0000e005

0.0000

0.6922

Total

5.2000e004

4.0000e004

3.9400e003

1.0000e005

7.1000e004

1.0000e005

7.1000e004

1.9000e004

1.0000e005

1.9000e004

0.0000

0.6915

0.6915

3.0000e005

0.0000

0.6922

SO2

Fugitive
PM10

Exhaust
PM10

PM10
Total

Fugitive
PM2.5

Exhaust
PM2.5

PM2.5
Total

CH4

N2O

CO2e

3.4 Grading - 2018
Unmitigated Construction On-Site

ROG

NOx

CO

Category

Bio- CO2 NBio- CO2 Total CO2

tons/yr

Fugitive Dust

0.0655

MT/yr

0.0000

0.0655

0.0155

0.0155

0.0337

0.0000

0.0337

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0143

0.0143

0.0000

27.1069

27.1069

8.4400e003

0.0000

27.3178

0.0000

27.1069

27.1069

8.4400e003

0.0000

27.3178

CH4

N2O

CO2e

Off-Road

0.0277

0.3067

0.1658

3.0000e004

Total

0.0277

0.3067

0.1658

3.0000e004

0.0655

0.0155

0.0810

0.0337

0.0143

0.0479

SO2

Fugitive
PM10

Exhaust
PM10

PM10
Total

Fugitive
PM2.5

Exhaust
PM2.5

PM2.5
Total

Unmitigated Construction Off-Site

ROG

NOx

CO

Category

Bio- CO2 NBio- CO2 Total CO2

tons/yr

MT/yr

Hauling

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

Vendor

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

Worker

8.6000e004

6.7000e004

6.5700e003

1.0000e005

1.1800e003

1.0000e005

1.1900e003

3.1000e004

1.0000e005

3.2000e004

0.0000

1.1524

1.1524

5.0000e005

0.0000

1.1537
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Total

8.6000e004

6.7000e004

6.5700e003

1.0000e005

1.1800e003

1.0000e005

1.1900e003

3.1000e004

1.0000e005

3.2000e004

SO2

Fugitive
PM10

Exhaust
PM10

PM10
Total

Fugitive
PM2.5

Exhaust
PM2.5

PM2.5
Total

0.0000

1.1524

1.1524

5.0000e005

0.0000

1.1537

CH4

N2O

CO2e

Mitigated Construction On-Site

ROG

NOx

CO

Category

Bio- CO2 NBio- CO2 Total CO2

tons/yr

Fugitive Dust

0.0655

MT/yr

0.0000

0.0655

0.0155

0.0155

0.0337

0.0000

0.0337

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0143

0.0143

0.0000

27.1068

27.1068

8.4400e003

0.0000

27.3178

0.0000

27.1068

27.1068

8.4400e003

0.0000

27.3178

CH4

N2O

CO2e

Off-Road

0.0277

0.3067

0.1658

3.0000e004

Total

0.0277

0.3067

0.1658

3.0000e004

0.0655

0.0155

0.0810

0.0337

0.0143

0.0479

SO2

Fugitive
PM10

Exhaust
PM10

PM10
Total

Fugitive
PM2.5

Exhaust
PM2.5

PM2.5
Total

Mitigated Construction Off-Site

ROG

NOx

CO

Category

Bio- CO2 NBio- CO2 Total CO2

tons/yr

MT/yr

Hauling

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

Vendor

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

Worker

8.6000e004

6.7000e004

6.5700e003

1.0000e005

1.1800e003

1.0000e005

1.1900e003

3.1000e004

1.0000e005

3.2000e004

0.0000

1.1524

1.1524

5.0000e005

0.0000

1.1537

Total

8.6000e004

6.7000e004

6.5700e003

1.0000e005

1.1800e003

1.0000e005

1.1900e003

3.1000e004

1.0000e005

3.2000e004

0.0000

1.1524

1.1524

5.0000e005

0.0000

1.1537

3.5 Building Construction - 2018
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ROG

NOx

CO

SO2

Category

Fugitive
PM10

Exhaust
PM10

PM10
Total

Fugitive
PM2.5

Exhaust
PM2.5

PM2.5
Total

Bio- CO2 NBio- CO2 Total CO2

tons/yr

CH4

N2O

CO2e

MT/yr

Off-Road

0.0295

0.2573

0.1934

3.0000e004

0.0165

0.0165

0.0155

0.0155

0.0000

26.1544

26.1544

6.4100e003

0.0000

26.3146

Total

0.0295

0.2573

0.1934

3.0000e004

0.0165

0.0165

0.0155

0.0155

0.0000

26.1544

26.1544

6.4100e003

0.0000

26.3146

Exhaust
PM10

PM10
Total

Exhaust
PM2.5

PM2.5
Total

CH4

N2O

CO2e

Unmitigated Construction Off-Site

ROG

NOx

CO

SO2

Category

Fugitive
PM10

Fugitive
PM2.5

Bio- CO2 NBio- CO2 Total CO2

tons/yr

MT/yr

Hauling

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

Vendor

4.0800e003

0.1002

0.0280

1.9000e004

4.6400e003

8.8000e004

5.5200e003

1.3400e003

8.4000e004

2.1800e003

0.0000

18.6299

18.6299

1.2800e003

0.0000

18.6618

Worker

0.0163

0.0126

0.1244

2.4000e004

0.0223

2.0000e004

0.0225

5.9300e003

1.8000e004

6.1100e003

0.0000

21.8036

21.8036

9.7000e004

0.0000

21.8278

Total

0.0203

0.1128

0.1524

4.3000e004

0.0269

1.0800e003

0.0280

7.2700e003

1.0200e003

8.2900e003

0.0000

40.4335

40.4335

2.2500e003

0.0000

40.4897

SO2

Fugitive
PM10

Exhaust
PM10

PM10
Total

Fugitive
PM2.5

Exhaust
PM2.5

PM2.5
Total

CH4

N2O

CO2e

Mitigated Construction On-Site

ROG

Category

NOx

CO

tons/yr

Bio- CO2 NBio- CO2 Total CO2
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Off-Road

0.0295

0.2573

0.1934

3.0000e004

0.0165

0.0165

0.0155

0.0155

0.0000

26.1544

26.1544

6.4100e003

0.0000

26.3146

Total

0.0295

0.2573

0.1934

3.0000e004

0.0165

0.0165

0.0155

0.0155

0.0000

26.1544

26.1544

6.4100e003

0.0000

26.3146

Exhaust
PM10

PM10
Total

Exhaust
PM2.5

PM2.5
Total

CH4

N2O

CO2e

Mitigated Construction Off-Site

ROG

NOx

CO

SO2

Category

Fugitive
PM10

Fugitive
PM2.5

Bio- CO2 NBio- CO2 Total CO2

tons/yr

MT/yr

Hauling

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

Vendor

4.0800e003

0.1002

0.0280

1.9000e004

4.6400e003

8.8000e004

5.5200e003

1.3400e003

8.4000e004

2.1800e003

0.0000

18.6299

18.6299

1.2800e003

0.0000

18.6618

Worker

0.0163

0.0126

0.1244

2.4000e004

0.0223

2.0000e004

0.0225

5.9300e003

1.8000e004

6.1100e003

0.0000

21.8036

21.8036

9.7000e004

0.0000

21.8278

Total

0.0203

0.1128

0.1524

4.3000e004

0.0269

1.0800e003

0.0280

7.2700e003

1.0200e003

8.2900e003

0.0000

40.4335

40.4335

2.2500e003

0.0000

40.4897

SO2

Fugitive
PM10

Exhaust
PM10

PM10
Total

Fugitive
PM2.5

Exhaust
PM2.5

PM2.5
Total

CH4

N2O

CO2e

3.5 Building Construction - 2019
Unmitigated Construction On-Site

ROG

NOx

CO

Category

Bio- CO2 NBio- CO2 Total CO2

tons/yr

MT/yr

Off-Road

0.2456

2.1922

1.7850

2.8000e003

0.1342

0.1342

0.1261

0.1261

0.0000

244.5084

244.5084

0.0596

0.0000

245.9975

Total

0.2456

2.1922

1.7850

2.8000e003

0.1342

0.1342

0.1261

0.1261

0.0000

244.5084

244.5084

0.0596

0.0000

245.9975

Attachment: Attachment 21A - Air Quality-GHG Memo (2305 : Mill District Tentative Map and

3.A.v

Packet Pg. 812

3.A.v

ROG

NOx

CO

SO2

Category

Fugitive
PM10

Exhaust
PM10

PM10
Total

Fugitive
PM2.5

Exhaust
PM2.5

PM2.5
Total

Bio- CO2 NBio- CO2 Total CO2

tons/yr

CH4

N2O

CO2e

MT/yr

Hauling

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

Vendor

0.0340

0.8957

0.2373

1.8100e003

0.0438

6.9700e003

0.0508

0.0127

6.6700e003

0.0193

0.0000

174.8538

174.8538

0.0116

0.0000

175.1441

Worker

0.1394

0.1050

1.0439

2.2200e003

0.2106

1.7800e003

0.2124

0.0561

1.6400e003

0.0577

0.0000

200.1615

200.1615

8.1200e003

0.0000

200.3645

Total

0.1733

1.0007

1.2812

4.0300e003

0.2544

8.7500e003

0.2632

0.0687

8.3100e003

0.0770

0.0000

375.0153

375.0153

0.0197

0.0000

375.5086

SO2

Fugitive
PM10

Exhaust
PM10

PM10
Total

Fugitive
PM2.5

Exhaust
PM2.5

PM2.5
Total

CH4

N2O

CO2e

Mitigated Construction On-Site

ROG

NOx

CO

Category

Bio- CO2 NBio- CO2 Total CO2

tons/yr

MT/yr

Off-Road

0.2456

2.1922

1.7850

2.8000e003

0.1342

0.1342

0.1261

0.1261

0.0000

244.5081

244.5081

0.0596

0.0000

245.9972

Total

0.2456

2.1922

1.7850

2.8000e003

0.1342

0.1342

0.1261

0.1261

0.0000

244.5081

244.5081

0.0596

0.0000

245.9972

Exhaust
PM10

PM10
Total

Exhaust
PM2.5

PM2.5
Total

CH4

N2O

CO2e

Mitigated Construction Off-Site

ROG

NOx

CO

SO2

Fugitive
PM10

Fugitive
PM2.5

Bio- CO2 NBio- CO2 Total CO2

Attachment: Attachment 21A - Air Quality-GHG Memo (2305 : Mill District Tentative Map and

Unmitigated Construction Off-Site

Packet Pg. 813

3.A.v
tons/yr

MT/yr

Hauling

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

Vendor

0.0340

0.8957

0.2373

1.8100e003

0.0438

6.9700e003

0.0508

0.0127

6.6700e003

0.0193

0.0000

174.8538

174.8538

0.0116

0.0000

175.1441

Worker

0.1394

0.1050

1.0439

2.2200e003

0.2106

1.7800e003

0.2124

0.0561

1.6400e003

0.0577

0.0000

200.1615

200.1615

8.1200e003

0.0000

200.3645

Total

0.1733

1.0007

1.2812

4.0300e003

0.2544

8.7500e003

0.2632

0.0687

8.3100e003

0.0770

0.0000

375.0153

375.0153

0.0197

0.0000

375.5086

SO2

Fugitive
PM10

Exhaust
PM10

PM10
Total

Fugitive
PM2.5

Exhaust
PM2.5

PM2.5
Total

CH4

N2O

CO2e

3.6 Paving - 2019
Unmitigated Construction On-Site

ROG

NOx

CO

Category

Bio- CO2 NBio- CO2 Total CO2

tons/yr

Off-Road

0.0145

Paving

0.0000

Total

0.0145

0.1524

0.1524

0.1467

0.1467

2.3000e004

2.3000e004

MT/yr

8.2500e003

8.2500e003

7.5900e003

7.5900e003

0.0000

20.4752

20.4752

6.4800e003

0.0000

20.6371

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

8.2500e003

8.2500e003

7.5900e003

7.5900e003

0.0000

20.4752

20.4752

6.4800e003

0.0000

20.6371

Exhaust
PM10

PM10
Total

Exhaust
PM2.5

PM2.5
Total

CH4

N2O

CO2e

Unmitigated Construction Off-Site

ROG

NOx

CO

SO2

Category

Fugitive
PM10

Fugitive
PM2.5

Bio- CO2 NBio- CO2 Total CO2

tons/yr

MT/yr

Hauling

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

Vendor

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

Worker

7.8000e004

5.9000e004

5.8400e003

1.0000e005

1.1800e003

1.0000e005

1.1900e003

3.1000e004

1.0000e005

3.2000e004

0.0000

1.1190

1.1190

5.0000e005

0.0000

1.1201

Attachment: Attachment 21A - Air Quality-GHG Memo (2305 : Mill District Tentative Map and

Category

Packet Pg. 814

Total

7.8000e004

5.9000e004

5.8400e003

1.0000e005

1.1800e003

1.0000e005

1.1900e003

3.1000e004

1.0000e005

3.2000e004

SO2

Fugitive
PM10

Exhaust
PM10

PM10
Total

Fugitive
PM2.5

Exhaust
PM2.5

PM2.5
Total

0.0000

1.1190

1.1190

5.0000e005

0.0000

1.1201

CH4

N2O

CO2e

Mitigated Construction On-Site

ROG

NOx

CO

Category

Bio- CO2 NBio- CO2 Total CO2

tons/yr

Off-Road

0.0145

Paving

0.0000

Total

0.0145

0.1524

0.1524

0.1467

0.1467

2.3000e004

2.3000e004

MT/yr

8.2500e003

8.2500e003

7.5900e003

7.5900e003

0.0000

20.4752

20.4752

6.4800e003

0.0000

20.6371

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

8.2500e003

8.2500e003

7.5900e003

7.5900e003

0.0000

20.4752

20.4752

6.4800e003

0.0000

20.6371

Exhaust
PM10

PM10
Total

Exhaust
PM2.5

PM2.5
Total

CH4

N2O

CO2e

Mitigated Construction Off-Site

ROG

NOx

CO

SO2

Category

Fugitive
PM10

Fugitive
PM2.5

Bio- CO2 NBio- CO2 Total CO2

tons/yr

MT/yr

Hauling

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

Vendor

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

Worker

7.8000e004

5.9000e004

5.8400e003

1.0000e005

1.1800e003

1.0000e005

1.1900e003

3.1000e004

1.0000e005

3.2000e004

0.0000

1.1190

1.1190

5.0000e005

0.0000

1.1201

Total

7.8000e004

5.9000e004

5.8400e003

1.0000e005

1.1800e003

1.0000e005

1.1900e003

3.1000e004

1.0000e005

3.2000e004

0.0000

1.1190

1.1190

5.0000e005

0.0000

1.1201

3.7 Architectural Coating - 2019

Attachment: Attachment 21A - Air Quality-GHG Memo (2305 : Mill District Tentative Map and

3.A.v

Unmitigated Construction On-Site

Packet Pg. 815

ROG

NOx

CO

SO2

Category

Fugitive
PM10

Exhaust
PM10

PM10
Total

Fugitive
PM2.5

Exhaust
PM2.5

PM2.5
Total

Bio- CO2 NBio- CO2 Total CO2

tons/yr

Archit. Coating

4.1499

Off-Road

2.6600e003

0.0184

0.0184

Total

4.1525

0.0184

0.0184

CH4

N2O

CO2e

MT/yr

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

3.0000e005

1.2900e003

1.2900e003

1.2900e003

1.2900e003

0.0000

2.5533

2.5533

2.2000e004

0.0000

2.5587

3.0000e005

1.2900e003

1.2900e003

1.2900e003

1.2900e003

0.0000

2.5533

2.5533

2.2000e004

0.0000

2.5587

Exhaust
PM10

PM10
Total

Exhaust
PM2.5

PM2.5
Total

CH4

N2O

CO2e

Unmitigated Construction Off-Site

ROG

NOx

CO

SO2

Category

Fugitive
PM10

Fugitive
PM2.5

Bio- CO2 NBio- CO2 Total CO2

tons/yr

MT/yr

Hauling

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

Vendor

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

Worker

2.7000e003

2.0400e003

0.0202

4.0000e005

4.0800e003

3.0000e005

4.1200e003

1.0900e003

3.0000e005

1.1200e003

0.0000

3.8791

3.8791

1.6000e004

0.0000

3.8830

Total

2.7000e003

2.0400e003

0.0202

4.0000e005

4.0800e003

3.0000e005

4.1200e003

1.0900e003

3.0000e005

1.1200e003

0.0000

3.8791

3.8791

1.6000e004

0.0000

3.8830

SO2

Fugitive
PM10

Exhaust
PM10

PM10
Total

Fugitive
PM2.5

Exhaust
PM2.5

PM2.5
Total

CH4

N2O

CO2e

Mitigated Construction On-Site

ROG

Category

NOx

CO

tons/yr

Bio- CO2 NBio- CO2 Total CO2

Attachment: Attachment 21A - Air Quality-GHG Memo (2305 : Mill District Tentative Map and

3.A.v

MT/yr

Packet Pg. 816

Archit. Coating

4.1499

Off-Road

2.6600e003

0.0184

0.0184

Total

4.1525

0.0184

0.0184

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

3.0000e005

1.2900e003

1.2900e003

1.2900e003

1.2900e003

0.0000

2.5533

2.5533

2.2000e004

0.0000

2.5586

3.0000e005

1.2900e003

1.2900e003

1.2900e003

1.2900e003

0.0000

2.5533

2.5533

2.2000e004

0.0000

2.5586

Exhaust
PM10

PM10
Total

Exhaust
PM2.5

PM2.5
Total

CH4

N2O

CO2e

Mitigated Construction Off-Site

ROG

NOx

CO

SO2

Category

Fugitive
PM10

Fugitive
PM2.5

Bio- CO2 NBio- CO2 Total CO2

tons/yr

MT/yr

Hauling

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

Vendor

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

Worker

2.7000e003

2.0400e003

0.0202

4.0000e005

4.0800e003

3.0000e005

4.1200e003

1.0900e003

3.0000e005

1.1200e003

0.0000

3.8791

3.8791

1.6000e004

0.0000

3.8830

Total

2.7000e003

2.0400e003

0.0202

4.0000e005

4.0800e003

3.0000e005

4.1200e003

1.0900e003

3.0000e005

1.1200e003

0.0000

3.8791

3.8791

1.6000e004

0.0000

3.8830

SO2

Fugitive
PM10

Exhaust
PM10

PM10
Total

Fugitive
PM2.5

Exhaust
PM2.5

PM2.5
Total

CH4

N2O

CO2e

4.0 Operational Detail - Mobile
4.1 Mitigation Measures Mobile
Integrate Below Market Rate Housing
Implement NEV Network

ROG

NOx

CO

Bio- CO2 NBio- CO2 Total CO2

Attachment: Attachment 21A - Air Quality-GHG Memo (2305 : Mill District Tentative Map and

3.A.v

Packet Pg. 817

3.A.v
tons/yr

MT/yr

Mitigated

0.4360

2.1886

4.7873

0.0168

1.4556

0.0145

1.4701

0.3916

0.0136

0.4052

0.0000

1,550.245 1,550.2457
7

0.0606

0.0000

1,551.760
8

Unmitigated

0.4383

2.2054

4.8408

0.0171

1.4783

0.0147

1.4930

0.3977

0.0138

0.4115

0.0000

1,572.746 1,572.7466
6

0.0613

0.0000

1,574.278
1

4.2 Trip Summary Information
Average Daily Trip Rate
Weekday
Saturday
Sunday

Land Use
Condo/Townhouse High Rise
Enclosed Parking Structure
Hotel
Parking Lot
Strip Mall
Apartments Low Rise
Total

697.62
0.00
360.93
0.00
471.75
244.62
1,774.92

719.18
0.00
361.99
0.00
447.45
265.68
1,794.30

572.88
0.00
262.88
0.00
217.50
225.18
1,278.44

Unmitigated
Annual VMT

Mitigated
Annual VMT

1,958,985

1,928,918

659,417

649,296

665,228
702,408
3,986,038

655,018
691,627
3,924,860

4.3 Trip Type Information
Miles

Trip %

Trip Purpose %

Land Use

H-W or C-W

H-S or C-C H-O or C-NW H-W or C- H-S or C-C H-O or C-NW
W
7.30
7.50
42.90
19.50
37.60

Primary

Diverted

Pass-by

Condo/Townhouse High Rise

10.80

Enclosed Parking Structure

9.50

7.30

7.30

0.00

0.00

0.00

86

11

3

0

0

0

Hotel

9.50

7.30

7.30

19.40

61.60

19.00

58

38

4

Parking Lot

9.50

7.30

7.30

0.00

0.00

0.00

0

0

0

Strip Mall

9.50

7.30

7.30

16.60

64.40

19.00

45

40

15

Apartments Low Rise

10.80

7.30

7.50

42.90

19.50

37.60

86

11

3

4.4 Fleet Mix
Land Use

LDA

Condo/Townhouse High Rise

0.600944

0.035212 0.165749 0.099424 0.022276 0.005779 0.030776 0.028410 0.003143

LDT1

LDT2

MDV

LHD1

LHD2

MHD

HHD

OBUS

0.001642 0.004854

UBUS

MCY

0.000883 0.000907

SBUS

MH

Enclosed Parking Structure

0.600944

0.035212 0.165749 0.099424 0.022276 0.005779 0.030776 0.028410 0.003143

0.001642 0.004854

0.000883 0.000907

Hotel

0.600944

0.035212 0.165749 0.099424 0.022276 0.005779 0.030776 0.028410 0.003143

0.001642 0.004854

0.000883 0.000907

Parking Lot

0.600944

0.035212 0.165749 0.099424 0.022276 0.005779 0.030776 0.028410 0.003143

0.001642 0.004854

0.000883 0.000907

Strip Mall

0.600944

0.035212 0.165749 0.099424 0.022276 0.005779 0.030776 0.028410 0.003143

0.001642 0.004854

0.000883 0.000907
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Apartments Low Rise

0.600944

0.035212 0.165749 0.099424 0.022276 0.005779 0.030776 0.028410 0.003143

0.001642 0.004854

0.000883 0.000907

Historical Energy Use: N

5.1 Mitigation Measures Energy

ROG

NOx

CO

SO2

Fugitive
PM10

Category

Exhaust
PM10

PM10
Total

Fugitive
PM2.5

Exhaust
PM2.5

PM2.5
Total

Bio- CO2 NBio- CO2 Total CO2

tons/yr

CH4

N2O

CO2e

MT/yr

Electricity
Mitigated

0.0000

0.0000

0.0000

0.0000

0.0000

34.7817

34.7817

5.0745

6.3400e003

163.5354

Electricity
Unmitigated

0.0000

0.0000

0.0000

0.0000

0.0000

34.7817

34.7817

5.0745

6.3400e003

163.5354

NaturalGas
Mitigated

0.0239

0.2115

0.1417

1.3000e003

0.0165

0.0165

0.0165

0.0165

0.0000

236.2565

236.2565

4.5300e003

4.3300e003

237.6604

NaturalGas
Unmitigated

0.0239

0.2115

0.1417

1.3000e003

0.0165

0.0165

0.0165

0.0165

0.0000

236.2565

236.2565

4.5300e003

4.3300e003

237.6604

Fugitive
PM10

Exhaust
PM10

Fugitive
PM2.5

Exhaust
PM2.5

PM2.5
Total

Bio- CO2 NBio- CO2 Total CO2

CH4

N2O

CO2e

5.2 Energy by Land Use - NaturalGas
Unmitigated

NaturalGa
s Use
Land Use

kBTU/yr

Apartments Low
Rise

550738

Condo/Townhouse 1.33048e+
High Rise
006
Enclosed Parking
Structure

0

ROG

NOx

CO

SO2

PM10
Total

tons/yr

MT/yr

2.9700e003

0.0254

0.0108

1.6000e004

2.0500e003

2.0500e003

2.0500e003

2.0500e003

0.0000

29.3895

29.3895

5.6000e004

5.4000e004

29.5641

7.1700e003

0.0613

0.0261

3.9000e004

4.9600e003

4.9600e003

4.9600e003

4.9600e003

0.0000

70.9992

70.9992

1.3600e003

1.3000e003

71.4211

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000
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Hotel

2.51052e+
006

0.0135

0.1231

0.1034

7.4000e004

9.3500e003

9.3500e003

9.3500e003

9.3500e003

0.0000

133.9707

133.9707

2.5700e003

2.4600e003

134.7668

Parking Lot

0

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

Strip Mall

35550

1.9000e004

1.7400e003

1.4600e003

1.0000e005

1.3000e004

1.3000e004

1.3000e004

1.3000e004

0.0000

1.8971

1.8971

4.0000e005

3.0000e005

1.9084

0.0239

0.2115

0.1417

1.3000e003

0.0165

0.0165

0.0165

0.0165

0.0000

236.2565

236.2565

4.5300e003

4.3300e003

237.6604

ROG

NOx

CO

SO2

Exhaust
PM10

PM10
Total

Exhaust
PM2.5

PM2.5
Total

CH4

N2O

CO2e

Total

Mitigated

NaturalGa
s Use
Land Use

kBTU/yr

Apartments Low
Rise

550738

Fugitive
PM10

Fugitive
PM2.5

Bio- CO2 NBio- CO2 Total CO2

tons/yr

Condo/Townhouse 1.33048e+
High Rise
006

MT/yr

2.9700e003

0.0254

0.0108

1.6000e004

2.0500e003

2.0500e003

2.0500e003

2.0500e003

0.0000

29.3895

29.3895

5.6000e004

5.4000e004

29.5641

7.1700e003

0.0613

0.0261

3.9000e004

4.9600e003

4.9600e003

4.9600e003

4.9600e003

0.0000

70.9992

70.9992

1.3600e003

1.3000e003

71.4211

Enclosed Parking
Structure

0

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

Hotel

2.51052e+
006

0.0135

0.1231

0.1034

7.4000e004

9.3500e003

9.3500e003

9.3500e003

9.3500e003

0.0000

133.9707

133.9707

2.5700e003

2.4600e003

134.7668

Parking Lot

0

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

Strip Mall

35550

1.9000e004

1.7400e003

1.4600e003

1.0000e005

1.3000e004

1.3000e004

1.3000e004

1.3000e004

0.0000

1.8971

1.8971

4.0000e005

3.0000e005

1.9084

0.0239

0.2115

0.1417

1.3000e003

0.0165

0.0165

0.0165

0.0165

0.0000

236.2565

236.2565

4.5300e003

4.3300e003

237.6604

Total

5.3 Energy by Land Use - Electricity
Unmitigated

Electricity
Use
Land Use

kWh/yr

Total CO2

t
o
n

CH4

N2O

CO2e
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Apartments Low
Rise

234835

3.5045

0.5113

6.4000e004

16.4773

Condo/Townhouse
High Rise

675754

10.0844

1.4713

1.8400e003

47.4145

Enclosed Parking
Structure

811944

12.1168

1.7678

2.2100e003

56.9703

Hotel

431734

6.4429

0.9400

1.1700e003

30.2927

Parking Lot

16100

0.2403

0.0351

4.0000e005

1.1297

Strip Mall

160350

2.3929

0.3491

4.4000e004

11.2510

34.7817

5.0745

6.3400e003

163.5354

Total CO2

CH4

N2O

CO2e

Total

Mitigated

Electricity
Use
Land Use

kWh/yr

Apartments Low
Rise

234835

3.5045

0.5113

6.4000e004

16.4773

Condo/Townhouse
High Rise

675754

10.0844

1.4713

1.8400e003

47.4145

Enclosed Parking
Structure

811944

12.1168

1.7678

2.2100e003

56.9703

Hotel

431734

6.4429

0.9400

1.1700e003

30.2927

Parking Lot

16100

0.2403

0.0351

4.0000e005

1.1297

Strip Mall

160350

2.3929

0.3491

4.4000e004

11.2510

34.7817

5.0745

6.3400e003

163.5354

Total

t
o
n

MT/yr

6.0 Area Detail
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ROG

NOx

CO

SO2

Category

Fugitive
PM10

Exhaust
PM10

PM10
Total

Fugitive
PM2.5

Exhaust
PM2.5

PM2.5
Total

Bio- CO2 NBio- CO2 Total CO2

tons/yr

CH4

N2O

CO2e

MT/yr

Mitigated

1.5812

0.1452

1.6029

8.9000e004

0.0189

0.0189

0.0189

0.0189

0.0000

149.9805

149.9805

5.2700e003

2.7000e003

150.9179

Unmitigated

1.5812

0.1452

1.6029

8.9000e004

0.0189

0.0189

0.0189

0.0189

0.0000

149.9805

149.9805

5.2700e003

2.7000e003

150.9179

CO

SO2

Exhaust
PM10

PM10
Total

Exhaust
PM2.5

PM2.5
Total

CH4

N2O

CO2e

6.2 Area by SubCategory
Unmitigated

ROG

NOx

SubCategory

Fugitive
PM10

Fugitive
PM2.5

Bio- CO2 NBio- CO2 Total CO2

tons/yr

MT/yr

Architectural
Coating

0.4150

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

Consumer
Products

1.1044

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

Hearth

0.0149

0.1273

0.0542

8.1000e004

0.0103

0.0103

0.0103

0.0103

0.0000

147.4480

147.4480

2.8300e003

2.7000e003

148.3243

Landscaping

0.0469

0.0178

1.5487

8.0000e005

8.5700e003

8.5700e003

8.5700e003

8.5700e003

0.0000

2.5325

2.5325

2.4500e003

0.0000

2.5936

Total

1.5812

0.1452

1.6029

8.9000e004

0.0189

0.0189

0.0189

0.0189

0.0000

149.9805

149.9805

5.2800e003

2.7000e003

150.9179

Mitigated
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NOx

CO

SO2

SubCategory

Fugitive
PM10

Exhaust
PM10

PM10
Total

Fugitive
PM2.5

Exhaust
PM2.5

PM2.5
Total

Bio- CO2 NBio- CO2 Total CO2

tons/yr

CH4

N2O

CO2e

MT/yr

Architectural
Coating

0.4150

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

Consumer
Products

1.1044

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

Hearth

0.0149

0.1273

0.0542

8.1000e004

0.0103

0.0103

0.0103

0.0103

0.0000

147.4480

147.4480

2.8300e003

2.7000e003

148.3243

Landscaping

0.0469

0.0178

1.5487

8.0000e005

8.5700e003

8.5700e003

8.5700e003

8.5700e003

0.0000

2.5325

2.5325

2.4500e003

0.0000

2.5936

Total

1.5812

0.1452

1.6029

8.9000e004

0.0189

0.0189

0.0189

0.0189

0.0000

149.9805

149.9805

5.2800e003

2.7000e003

150.9179

7.0 Water Detail
7.1 Mitigation Measures Water

Total CO2

Category

CH4

t
o
n

N2O

CO2e

MT/yr

Mitigated

7.4457

0.2795

0.0126

18.2006

Unmitigated

7.4457

0.2795

0.0126

18.2006

CH4

N2O

7.2 Water by Land Use
Unmitigated

Indoor/Out
door Use

Total CO2
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Mgal

t
o
n

Apartments Low
Rise

3.51832 /
2.21807

1.6447

0.0626

2.7800e003

4.0391

Condo/Townhouse 10.0337 /
High Rise
6.32561

4.6906

0.1786

7.9300e003

11.5188

Enclosed Parking
Structure

0/0

0.0000

0.0000

0.0000

0.0000

Hotel

1.34444 /
0.149382

0.5920

0.0186

1.0600e003

1.3720

Parking Lot

0/0

0.0000

0.0000

0.0000

0.0000

Strip Mall

1.11109 /
0.680989

0.5184

0.0196

8.8000e004

1.2708

7.4457

0.2795

0.0127

18.2006

Total CO2

CH4

N2O

CO2e

Total

MT/yr

Mitigated

Indoor/Out
door Use
Land Use

Mgal

Apartments Low
Rise

3.51832 /
2.21807

1.6447

0.0626

2.7800e003

4.0391

Condo/Townhouse 10.0337 /
High Rise
6.32561

4.6906

0.1786

7.9300e003

11.5188

Enclosed Parking
Structure

0/0

0.0000

0.0000

0.0000

0.0000

Hotel

1.34444 /
0.149382

0.5920

0.0186

1.0600e003

1.3720

Parking Lot

0/0

0.0000

0.0000

0.0000

0.0000

Strip Mall

1.11109 /
0.680989

0.5184

0.0196

8.8000e004

1.2708

7.4457

0.2795

0.0127

18.2006

Total

t
o
n

MT/yr
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8.1 Mitigation Measures Waste

Category/Year

Total CO2

CH4

t
o
n

N2O

CO2e

MT/yr

Mitigated

22.8081

1.3479

0.0000

56.5060

Unmitigated

28.5101

1.6849

0.0000

70.6325

CH4

N2O

CO2e

8.2 Waste by Land Use
Unmitigated

Waste
Disposed

Total CO2

Land Use

tons

t
o
n

MT/yr

Apartments Low
Rise

24.84

5.0423

0.2980

0.0000

12.4921

Condo/Townhouse
High Rise

70.84

14.3799

0.8498

0.0000

35.6255

Enclosed Parking
Structure

0

0.0000

0.0000

0.0000

0.0000

Hotel

29.02

5.8908

0.3481

0.0000

14.5942

Parking Lot

0

0.0000

0.0000

0.0000

0.0000

Strip Mall

15.75

3.1971

0.1889

0.0000

7.9207
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Total

28.5101

1.6849

0.0000

70.6325

Total CO2

CH4

N2O

CO2e

Mitigated

Waste
Disposed
Land Use

tons

t
o
n

Apartments Low
Rise

19.872

4.0338

0.2384

0.0000

9.9937

Condo/Townhouse
High Rise

56.672

11.5039

0.6799

0.0000

28.5004

Enclosed Parking
Structure

0

0.0000

0.0000

0.0000

0.0000

Hotel

23.216

4.7126

0.2785

0.0000

11.6754

Parking Lot

0

0.0000

0.0000

0.0000

0.0000

Strip Mall

12.6

2.5577

0.1512

0.0000

6.3366

22.8081

1.3479

0.0000

56.5060

Total

MT/yr

9.0 Operational Offroad
Equipment Type

Number

Hours/Day

Days/Year

Horse Power

Load Factor

Fuel Type

Fuel Type

10.0 Stationary Equipment
Fire Pumps and Emergency Generators
Equipment Type

Number

Hours/Day

Hours/Year

Horse Power

Load Factor

Equipment Type

Number

Heat Input/Day

Heat Input/Year

Boiler Rating

Fuel Type

Boilers
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Equipment Type

11.0 Vegetation
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Number
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January 4, 2017 (Updated December 10th, 2018)
David Hill
Replay Destinations
745 Thurlow Street, Ste. 2150
Vancouver, BC, V6E0C5
RE: Biological Technical Memorandum for the Mill District Project, Healdsburg, Sonoma
County, California
Dear Mr. Hill:
The purpose of this technical memorandum is to provide you the results of the biological
resources survey that WRA, Inc. conducted for a Proposed Project in the City of Healdsburg,
Sonoma County, California (Project Area; Figure 1).
The site visit for this technical
memorandum was conducted on April 11, 2016. The Project Area is approximately 10 acres,
and consists of two parcels zoned for industrial and commercial uses. The Project Area
currently contains an industrial lumber processing facility, a vacant property with a two-story
abandoned building, and associated landscaping including a grove of mature redwood (Sequoia
sempervirens) trees.
This technical memorandum has been prepared pursuant to the California Environmental
Quality Act (CEQA). This report describes the results of the site visit. The Project Area was
assessed for the following: (1) presence of special-status plant and wildlife species; (2) potential
to support special-status plant and wildlife species; and (3) the presence of other sensitive
biological resources protected by local, state, and federal laws and regulations including the
identification of any wetlands and non-wetland waters. This report also contains an evaluation
of potential impacts to special-status species and sensitive biological resources that may or may
not occur as a result of the Proposed Project.
PROJECT DESCRIPTION
The Proposed Project will redevelop the two parcels that comprise the Project Area for mixed
use residential and commercial. The proposed development will include residential housing,
retail space, and hotel accommodations.
BIOLOGICAL SITE ASSESSMENT
Applicable literature was reviewed to determine potential presence of sensitive vegetation types,
aquatic communities, and special-status plant and wildlife species. Resources reviewed for
sensitive vegetation communities and aquatic features include aerial photography (Google Earth
2016), the Healdsburg USGS 7.5-minute quadrangle (USGS 2016), the California Department
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A WRA biologist conducted a site visit on April 11, 2016. Plant and wildlife species observed
within the Project Area were documented (Table 1) and all biological communities were
identified. The Project Area was evaluated for the presence of wetland and non-wetland waters
indicators based on U.S. Army Corps of Engineers (Corps) wetland delineation methodology
(Corps 2008). An ISA-Certified Arborist conducted a tree survey concurrent with this
assessment. A letter report describing the methods and results of this survey is provided in
Attachment D.
ASSESSMENT RESULTS
Biological Communities
The Project Area is comprised entirely of developed, disturbed and landscaped areas. No
native or naturalized vegetation alliances are present, and common landscaping plants and
species adapted to disturbance occupy these areas. The substrate of these areas is disturbed
or built over with asphalt. Developed and landscaped areas are not considered environmentally
sensitive, and have a very low potential to support special-status plant species.
One drainage ditch containing sparse vegetation and isolated small pools of standing water was
observed in the southern portion of the Project Area. The ditch appeared to be dug in uplands,
for the purpose of collecting and conveying stormwater runoff from the adjacent upland
development, and appeared to support only ephemeral flows. Plant species observed in the
ditch include a mix of facultative and upland non-native annual herbaceous species, and most of
the ditch would not meet the hydrophytic vegetation criterion. Based on these factors, the
drainage ditch would likely be considered non-jurisdictional and non-sensitive.
All plant and wildlife species observed during the April 11, 2016 site visit were common, urbanadapted native species, ornamental plants used in landscaping, or non-native invasive plants
and wildlife. Wildlife and plant species observed during the site visit are listed in Table 1 below:
Table 1: Observed wildlife and dominant plant species during the April 11, 2016 site visit
Common Name

Scientific Name

Rock pigeon

Columba livia

American crow

Corvus brachyrhynchos

Common raven

Corvus corvax

Silver wattle

Acacia dealbata

Tree of heaven

Ailanthus altissima

Slim oat

Avena barbata

Italian thistle

Carduus pycnocephalus ssp. pycnocephalus

Willowherb

Epilobium sp.

Fennel

Foeniculum vulgare

Wildlife

Plants
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of Fish and Wildlife’s (CDFW) California Natural Diversity Database (CNDDB) (2017), and U.S.
Fish and Wildlife (USFWS) IPaC Trust Report (2017).
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Common Name

Scientific Name

Arizona ash

Fraxinus velutina

Cleavers

Galium aparine

English ivy

Hedera helix

Mustard

Hirschfeldia incana

Foxtail barley

Hordeum murinum

Smooth cats ear

Hypochaeris glabra

Hairy cats ear

Hypochaeris radicata

Prickly lettuce

Lactuca serriola

Lupine

Lupinus bicolor

Scarlet pimpernel

Lysimachia arvensis

Pineapple weed

Matricaria discoidea

California burclover

Medicago polymorpha

Oleander

Nerium oleander

Ribwort

Plantago lanceolata

Annual blue grass

Poa annua

Jersey cudweed

Pseudognaphalium luteoalbum

Coast live oak

Quercus agrifolia

Valley oak

Quercus lobata

Jointed charlock

Raphanus sativus

Italian buckthorn

Rhamnus alaternus

Common groundsel

Senecio vulgaris

Sow thistle

Sonchus asper ssp. asper

Field hedge parsley

Torilis arvensis

Poison oak

Toxicodendron diversilobum

Salsify

Tragopogon porrifolius

Rose clover

Trifolium hirtum

Hairy vetch

Vicia villosa

Vinca

Vinca major

Special-status Plant and Wildlife Species
A total of 11 special-status plant species and 29 special-status wildlife species have been
documented within the Healdsburg 7.5 minute quadrangle (Attachment B). No special-status
plant species that were documented within the vicinity of the Project Area have the potential to
occur within the Project Area. Twenty-seven of the 29 special-status wildlife species
documented within the vicinity of the Project Area are unlikely or have no potential to occur.
The entirety of the Project Area is comprised of developed industrial areas or landscaped
habitat, which lack the hydrologic, soil, topographic, or pH conditions; aquatic, wetland or vernal
pool habitats that are necessary to support special-status plants and the majority of specialstatus wildlife species that exist within or immediately adjacent to the Project Area.
3
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Furthermore, dispersal barriers are also responsible for the lack of special-status species within
the Project Area.

Pallid bat (Antrozous pallidus), CDFW Species of Special Concern, WBWG High Priority.
Moderate Potential. Pallid bats are distributed throughout most of the western U.S.. This
species occurs in a number of habitats ranging from rocky arid deserts to grasslands, and into
higher elevation coniferous forests. They are most abundant in the arid Sonoran life zones
below 6,000 feet, but have been found up to 10,000 feet in the Sierra Nevada. Pallid bats often
roost in colonies of between 20 and several hundred individuals. Roosts are typically in rock
crevices, tree hollows, mines, caves, and a variety of man-made structures, including vacant
and occupied buildings. Tree roosting has been documented in large conifer snags (e.g.,
ponderosa pine), inside basal hollows of redwoods and giant sequoias, and within bole cavities
in oak trees. They have also been reported roosting in stacks of burlap sacks and stone piles.
Pallid bats are primarily insectivorous, feeding on large prey that is usually taken on the ground
but sometimes in flight. Prey items include arthropods such as scorpions, ground crickets, and
cicadas (WBWG 2016).
Buildings within the Project Area may provide suitable roosting habitat for this species. Pallid
bats may also forage for insects over vegetated portions of the Project Area. The nearest
documented occurrence of this species is within 5 miles of the Project Area (CDFW 2017).
Townsend's big-eared bat, (Corynorhinus townsendii townsendii), State Candidate,
CDFW Species of Special Concern, WBWG High Priority. Moderate Potential. This
species ranges throughout western North America from British Columbia to central Mexico. Its
local distribution is strongly associated with the presence of caves, but roosting also occurs
within man-made structures including mines and buildings. While many bats species wedge
themselves into tight cracks and crevices, big-eared bats hang from walls and ceilings in the
open. Males roost singly during the spring and summer months while females aggregate in the
spring at maternity roosts to give birth. Females roost with their young until late summer or
early fall, until the young become independent, flying and foraging on their own. In central and
southern California, hibernation roosts tend to be made up of small aggregations of individuals
(Pierson and Rainey 1998). Foraging typically occurs along edge habitats near streams and
wooded areas, where moths are the primary prey (WBWG 2016).
The Project Area contains buildings which may provide roosting habitat for this species. The
nearest CNDDB occurrence for this species is located approximately 4 miles south of the
Project Area (CDFW 2017).
Breeding Birds
Although the Project Area is within a developed area and provides only limited wildlife habitat, it
does include trees, shrubs and outbuildings that could be used as nesting habitat by many bird
species protected by the Migratory Bird Treaty Act (MBTA) and California Fish and Game Code
(CFGC). These laws apply to a wide variety of native birds, including species that are nonmigratory and/or commonly found in Sonoma County. Disturbance to breeding birds within and
4
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Two special-status bat species, pallid bat (Antrozous pallidus), and Townsend’s big-eared bat
(Corynorhinus townsendii) may potentially occur in the Project Area, and are described in detail
below.
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adjacent to the Project Area from construction noise and tree trimming or removal could result in
nest abandonment or failure, which is considered a violation of the MBTA and/or CFGC.

The Project Area contains trees large enough to be considered ‘heritage trees” which are
protected per Chapter 20.24, Article II, “Heritage Tree Protection” (Tree Ordinance), of the
Healdsburg Municipal Code. An arborist report and tree protection plan for the Project is
included as Attachment D.
SUMMARY & RECOMMENDATIONS
Based on the site visit and review of information pertinent to the Project Area, the construction
of the Project would not result in impacts to special-status plant species or sensitive habitats.
Twenty-seven of the 29 special-status wildlife species documented within the vicinity of the
Project Area are unlikely or have no potential to occur within the Project Area.
Roosting bats
Two special-status bat species, pallid bat and Townsend’s big-eared bat, have the potential to
roost within the Project Area. The following avoidance and minimization measures shall be
implemented in order to avoid any potential significant impacts to these species:








Trees and snags should be removed outside of the bat maternity roosting season, i.e.
from October 1 to March 31. No pre-construction surveys are necessary at this time.
If tree removal must occur between April 1 and September 30 (during the maternity
roosting period), a bat roost habitat assessment should be conducted by a qualified
biologist. The bat roost habitat assessment would determine the likelihood of the focal
trees supporting roosting bats at the time of tree or snag removal. If the bat roost habitat
assessment identifies suitable or potentially occupied roosts, a preconstruction bat survey should be performed no more than 14 days prior to removal
using site appropriate methods to determine if potential roost structures are occupied.
For building demolition at all times of year, a bat roost assessment and potentially a preconstruction survey should be conducted as described above.
If special-status bat species or maternity roosts are detected during these surveys,
appropriate, species and roost-specific mitigation measures should be developed, in
consultation with CDFW.
Irrespective of time of year, all felled trees should remain on the ground for at least 24
hours prior to chipping, off-site removal, or other processing to allow any bats present to
escape.

Nesting birds
Nesting birds protected by the MBTA and CFGC have potential to roost or nest within the
Project Area. The following measures shall be implemented to avoid any potential significant
impacts to nesting birds:
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To the fullest extent feasible, building demolition and/or tree/vegetation removal should
occur during the non-breeding season (September 1 to January 31). No preconstruction surveys would be necessary during this period.
If building demolition and/or vegetation removal occurs during the breeding season
(February 1 through August 31), a qualified biologist should conduct a nesting bird
survey no more than 14 days prior to work initiation to determine if any birds are nesting
within or adjacent to project impact areas.
If active nests are found within project impact areas or close enough to these areas to
affect breeding success, the biologist will establish an appropriate exclusion zone
around the nest. This exclusion zone may be modified depending upon the species,
nest location, and existing visual buffers and ambient sound levels. Once all young have
become independent of the nest (or the nest otherwise becomes inactive), work may
take place in the former exclusion zone.
If construction activities do not begin within 14 days of the survey, another survey should
be completed before work begins to avoid any nests that may have initiated during the
interim period.
Because the Project Area is in a developed area, birds nesting in the vicinity may be
accustomed to disturbances. If a bird nests within the Project Area after the start of
construction, construction activates may continue as long as the nest itself is physically
avoided, construction noise levels do not increase and the project’s physical footprint is
not enlarged in the vicinity of the nest.

If you have questions or require additional information, please do not hesitate to contact me.
Sincerely,

_________________________
Scott Yarger
Biologist
yarger@wra-ca.com
(415) 454-8868
Attachments:
Attachment A: Map of the Project Area
Attachment B: CNDDB, and USFWS Results for the Healdsburg USGS 7.5-minute
Quadrangle
Attachment C: Representative Photographs of the Project Area
Attachment D: Arborist Survey and Tree Protection Plan
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Study Area

This map may contain data from publicly available
sources including, but not limited to, parcel boundaries.
These data sources may be inaccurate. They are
intended for reference purposes only and do not
represent legal boundaries or absolute locations.

Figure 1. Study Area Location Map

Nu Forest Project
Sonoma County, California
Path: L:\Acad 2000 Files\26000\26095\GIS\ArcMap\Fig1_LocMap_20160420.mxd
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IPaC

U.S. Fish & Wildlife Service

IPaC resource list
Location

Local o߰ce
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Sacramento Fish And Wildlife O߰ce
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 (916) 414-6600
 (916) 414-6713

Federal Building
2800 Cottage Way, Room W-2605
Sacramento, CA 95825-1846

Endangered species
This resource list is for informational purposes only and should not be used for planning or
analyzing project level impacts.
Section 7 of the Endangered Species Act requires Federal agencies to “request of the Secretary
information whether any species which is listed or proposed to be listed may be present in the area of
such proposed action” for any project that is conducted, permitted, funded, or licensed by any Federal
agency.
A letter from the local o߰ce and a species list which ful߰lls this requirement can only be obtained
by requesting an o߰cial species list either from the Regulatory Review section in IPaC or from the
local ߰eld o߰ce directly.
For project evaluations that require USFWS concurrence/review, please return to the IPaC website and
request an o߰cial species list by creating a project and making a request from the Regulatory Review
section.
Listed species1 are managed by the Endangered Species Program of the U.S. Fish and Wildlife Service.
1. Species listed under the Endangered Species Act are threatened or endangered; IPaC also shows species
that are candidates, or proposed, for listing. See the listing status page for more information.
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Sonoma County, California

The following species are potentially a߰ected by activities in this location:

Amphibians
NAME

STATUS

California Red-legged Frog Rana draytonii

Threatened

There is a ߰nal critical habitat designated for this species. Your location is outside the designated
critical habitat.
http://ecos.fws.gov/ecp/species/2891

https://ecos.fws.gov/ipac/location/U4HPVZUY2RC7NATK2QFMXDRI64/resources
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California Tiger Salamander Ambystoma californiense

3.A.w
Endangered

There is a ߰nal critical habitat designated for this species. Your location is outside the designated
critical habitat.
http://ecos.fws.gov/ecp/species/2076

NAME

STATUS

Northern Spotted Owl Strix occidentalis caurina

Threatened

There is a ߰nal critical habitat designated for this species. Your location is outside the designated
critical habitat.
http://ecos.fws.gov/ecp/species/1123

Crustaceans
NAME

STATUS

California Freshwater Shrimp Syncaris paci߰ca

Endangered

No critical habitat has been designated for this species.
http://ecos.fws.gov/ecp/species/7903

Fishes
NAME

Steelhead Oncorhynchus (=Salmo) mykiss
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Threatened

There is a ߰nal critical habitat designated for this species. Your location is outside the designated
critical habitat.
http://ecos.fws.gov/ecp/species/1007

Flowering Plants
NAME

Burke's Gold߰elds Lasthenia burkei

STATUS

Endangered

No critical habitat has been designated for this species.
http://ecos.fws.gov/ecp/species/4338

Many-߰owered Navarretia Navarretia leucocephala ssp. plieantha

Endangered

No critical habitat has been designated for this species.
http://ecos.fws.gov/ecp/species/2491

Sebastopol Meadowfoam Limnanthes vinculans

Endangered

No critical habitat has been designated for this species.
http://ecos.fws.gov/ecp/species/404

Sonoma Sunshine Blennosperma bakeri

Endangered

No critical habitat has been designated for this species.
http://ecos.fws.gov/ecp/species/1260

Critical habitats
Potential e߰ects to critical habitat(s) in this location must be analyzed along with the endangered species
themselves.
THERE ARE NO CRITICAL HABITATS AT THIS LOCATION.
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Birds

Migratory birds
Birds are protected under the Migratory Bird Treaty Act1 and the Bald and Golden Eagle Protection Act2.
Any activity that results in the take (to harass, harm, pursue, hunt, shoot, wound, kill, trap, capture, or
collect, or to attempt to engage in any such conduct) of migratory birds or eagles is prohibited unless
authorized by the U.S. Fish and Wildlife Service3. There are no provisions for allowing the take of migratory
birds that are unintentionally killed or injured.
https://ecos.fws.gov/ipac/location/U4HPVZUY2RC7NATK2QFMXDRI64/resources

Packet Pg. 842
2/5

1/9/2017

IPaC: Explore Location

3.A.w

Any person or organization who plans or conducts activities that may result in the take of migratory birds is
responsible for complying with the appropriate regulations and implementing appropriate conservation
measures.
1. The Migratory Birds Treaty Act of 1918.
2. The Bald and Golden Eagle Protection Act of 1940.
3. 50 C.F.R. Sec. 10.12 and 16 U.S.C. Sec. 668(a)

Birds of Conservation Concern http://www.fws.gov/birds/management/managed-species/
birds-of-conservation-concern.php
Conservation measures for birds http://www.fws.gov/birds/management/project-assessment-tools-and-guidance/
conservation-measures.php
Year-round bird occurrence data http://www.birdscanada.org/birdmon/default/datasummaries.jsp
The migratory birds species listed below are species of particular conservation concern (e.g. Birds of
Conservation Concern) that may be potentially a߰ected by activities in this location, not a list of every bird
species you may ߰nd in this location. Although it is important to try to avoid and minimize impacts to all
birds, special attention should be made to avoid and minimize impacts to birds of priority concern. To view
available data on other bird species that may occur in your project area, please visit the AKN Histogram
Tools and Other Bird Data Resources.
NAME
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SEASON(S)
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Bald Eagle Haliaeetus leucocephalus
http://ecos.fws.gov/ecp/species/1626

Bell's Sparrow Amphispiza belli

Year-round

Year-round

http://ecos.fws.gov/ecp/species/9303

Burrowing Owl Athene cunicularia

Year-round

http://ecos.fws.gov/ecp/species/9737

Fox Sparrow Passerella iliaca

Wintering

Lesser Yellowlegs Tringa ߰avipes

Wintering

http://ecos.fws.gov/ecp/species/9679

Lewis's Woodpecker Melanerpes lewis

Wintering

http://ecos.fws.gov/ecp/species/9408

Long-billed Curlew Numenius americanus

Wintering

http://ecos.fws.gov/ecp/species/5511

Nuttall's Woodpecker Picoides nuttallii

Year-round

http://ecos.fws.gov/ecp/species/9410

Oak Titmouse Baeolophus inornatus

Year-round

http://ecos.fws.gov/ecp/species/9656

Olive-sided Flycatcher Contopus cooperi

Breeding

http://ecos.fws.gov/ecp/species/3914

Peregrine Falcon Falco peregrinus

Year-round

http://ecos.fws.gov/ecp/species/8831

Rufous-crowned Sparrow Aimophila ru߰ceps
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Additional information can be found using the following links:

Year-round

http://ecos.fws.gov/ecp/species/9718

Short-eared Owl Asio ߰ammeus

Wintering

http://ecos.fws.gov/ecp/species/9295

Western Grebe aechmophorus occidentalis

Year-round

http://ecos.fws.gov/ecp/species/6743

https://ecos.fws.gov/ipac/location/U4HPVZUY2RC7NATK2QFMXDRI64/resources
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What does IPaC use to generate the list of migratory bird species potentially occurring in my speci߰ed location?

Migratory birds that are displayed on the IPaC species list are based on ranges in the latest edition of the
National Geographic Guide, Birds of North America (6th Edition, 2011 by Jon L. Dunn, and Jonathan
Alderfer). Although these ranges are coarse in nature, a number of U.S. Fish and Wildlife Service migratory
bird biologists agree that these maps are some of the best range maps to date. These ranges were clipped
to a speci߰c Bird Conservation Region (BCR) or USFWS Region/Regions, if it was indicated in the 2008 list of
Birds of Conservation Concern (BCC) that a species was a BCC species only in a particular Region/Regions.
Additional modi߰cations have been made to some ranges based on more local or re߰ned range
information and/or information provided by U.S. Fish and Wildlife Service biologists with species expertise.
All migratory birds that show in areas on land in IPaC are those that appear in the 2008 Birds of
Conservation Concern report.
Atlantic Seabirds:
Ranges in IPaC for birds o߰ the Atlantic coast are derived from species distribution models developed by
the National Oceanic and Atmospheric Association (NOAA) National Centers for Coastal Ocean Science
(NCCOS) using the best available seabird survey data for the o߰shore Atlantic Coastal region to date.
NOAANCCOS assisted USFWS in developing seasonal species ranges from their models for speci߰c use in
IPaC. Some of these birds are not BCC species but were of interest for inclusion because they may occur in
high abundance o߰ the coast at di߰erent times throughout the year, which potentially makes them more
susceptible to certain types of development and activities taking place in that area. For more re߰ned details
about the abundance and richness of bird species within your project area o߰ the Atlantic Coast, see the
Northeast Ocean Data Portal. The Portal also o߰ers data and information about other types of taxa that
may be helpful in your project review.
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About the NOAANCCOS models: the models were developed as part of the NOAANCCOS project:
Integrative Statistical Modeling and Predictive Mapping of Marine Bird Distributions and Abundance on the
Atlantic Outer Continental Shelf. The models resulting from this project are being used in a number of
decision-support/mapping products in order to help guide decision-making on activities o߰ the Atlantic
Coast with the goal of reducing impacts to migratory birds. One such product is the Northeast Ocean Data
Portal, which can be used to explore details about the relative occurrence and abundance of bird species in
a particular area o߰ the Atlantic Coast.
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All migratory bird range maps within IPaC are continuously being updated as new and better information
becomes available.
Can I get additional information about the levels of occurrence in my project area of speci߰c birds or groups of birds listed in IPaC?
Landbirds:

The Avian Knowledge Network (AKN) provides a tool currently called the "Histogram Tool", which draws
from the data within the AKN (latest,survey, point count, citizen science datasets) to create a view of relative
abundance of species within a particular location over the course of the year. The results of the tool depict
the frequency of detection of a species in survey events, averaged between multiple datasets within AKN in
a particular week of the year. You may access the histogram tools through the Migratory Bird Programs
AKN Histogram Tools webpage.
The tool is currently available for 4 regions (California, Northeast U.S., Southeast U.S. and Midwest), which
encompasses the following 32 states: Alabama, Arkansas, California, Connecticut, Delaware, Florida,
Georgia, Illinois, Indiana, Iowa, Kentucky, Louisiana, Maine, Maryland, Massachusetts, Michigan, Minnesota,
Mississippi, Missouri, New Hampshire, New Jersey, New York, North, Carolina, Ohio, Pennsylvania, Rhode
Island, South Carolina, Tennessee, Vermont, Virginia, West Virginia, and Wisconsin.
In the near future, there are plans to expand this tool nationwide within the AKN, and allow the graphs
produced to appear with the list of trust resources generated by IPaC, providing you with an additional
level of detail about the level of occurrence of the species of particular concern potentially occurring in
your project area throughout the course of the year.
Atlantic Seabirds:
For additional details about the relative occurrence and abundance of both individual bird species and
groups of bird species within your project area o߰ the Atlantic Coast, please visit the Northeast Ocean Data
Portal. The Portal also o߰ers data and information about other taxa besides birds that may be helpful to
you in your project review. Alternately, you may download the bird model results ߰les underlying the portal
maps through the NOAANCCOS Integrative Statistical Modeling and Predictive Mapping of Marine Bird
Distributions and Abundance on the Atlantic Outer Continental Shelf project webpage.
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Landbirds:

Facilities
Wildlife refuges
Any activity proposed on National Wildlife Refuge lands must undergo a 'Compatibility Determination'
conducted by the Refuge. Please contact the individual Refuges to discuss any questions or concerns.
https://ecos.fws.gov/ipac/location/U4HPVZUY2RC7NATK2QFMXDRI64/resources

Packet Pg. 844
4/5

1/9/2017

IPaC: Explore Location

3.A.w

THERE ARE NO REFUGES AT THIS LOCATION.

Fish hatcheries

Wetlands in the National Wetlands Inventory
Impacts to NWI wetlands and other aquatic habitats may be subject to regulation under Section 404 of the
Clean Water Act, or other State/Federal statutes.
For more information please contact the Regulatory Program of the local
U.S. Army Corps of Engineers District.
THERE ARE NO KNOWN WETLANDS AT THIS LOCATION.
Data limitations
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The Service's objective of mapping wetlands and deepwater habitats is to produce reconnaissance level
information on the location, type and size of these resources. The maps are prepared from the analysis of
high altitude imagery. Wetlands are identi߰ed based on vegetation, visible hydrology and geography. A
margin of error is inherent in the use of imagery; thus, detailed on-the-ground inspection of any particular
site may result in revision of the wetland boundaries or classi߰cation established through image analysis.
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The accuracy of image interpretation depends on the quality of the imagery, the experience of the image
analysts, the amount and quality of the collateral data and the amount of ground truth veri߰cation work
conducted. Metadata should be consulted to determine the date of the source imagery used and any
mapping problems.

Wetlands or other mapped features may have changed since the date of the imagery or ߰eld work. There
may be occasional di߰erences in polygon boundaries or classi߰cations between the information depicted
on the map and the actual conditions on site.
Data exclusions
Certain wetland habitats are excluded from the National mapping program because of the limitations of aerial imagery as the primary data source used to detect
wetlands. These habitats include seagrasses or submerged aquatic vegetation that are found in the intertidal and subtidal zones of estuaries and nearshore
coastal waters. Some deepwater reef communities (coral or tuber߰cid worm reefs) have also been excluded from the inventory. These habitats, because of their
depth, go undetected by aerial imagery.
Data precautions
Federal, state, and local regulatory agencies with jurisdiction over wetlands may de߰ne and describe wetlands in a di߰erent manner than that used in this
inventory. There is no attempt, in either the design or products of this inventory, to de߰ne the limits of proprietary jurisdiction of any Federal, state, or local
government or to establish the geographical scope of the regulatory programs of government agencies. Persons intending to engage in activities involving
modi߰cations within or adjacent to wetland areas should seek the advice of appropriate federal, state, or local agencies concerning speci߰ed agency regulatory
programs and proprietary jurisdictions that may a߰ect such activities.

https://ecos.fws.gov/ipac/location/U4HPVZUY2RC7NATK2QFMXDRI64/resources
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THERE ARE NO FISH HATCHERIES AT THIS LOCATION.
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Selected Elements by Scientific Name
California Department of Fish and Wildlife
California Natural Diversity Database
Query Criteria:

Taxonomic Group<span style='color:Red'> IS </span>(Ferns<span style='color:Red'> OR </span>Gymnosperms<span style='color:Red'>
OR </span>Monocots<span style='color:Red'> OR </span>Dicots<span style='color:Red'> OR </span>Lichens<span style='color:Red'>
OR </span>Bryophytes)<br /><span style='color:Red'> AND </span>Quad<span style='color:Red'> IS </span>(Healdsburg (3812257))

Element Code

Federal Status

State Status

Global Rank

State Rank

Amorpha californica var. napensis

PDFAB08012

None

None

G4T2

S2

1B.2

PDAST1A010

Endangered

Endangered

G1

S1

1B.1

PMLIL0C022

None

None

G3?

S3?

1B.2

PDAST4R0P2

None

None

G3T2

S2

1B.2

PDCAM060C0

None

None

GU

S2

2B.2

PDAST4R065

None

None

G5T1T2

S1S2

1B.2

PDAST5L010

Endangered

Endangered

G1

S1

1B.1

PDLIM02090

Endangered

Endangered

G1

S1

1B.1

PDAST6E0D0

None

None

G2

S2

1B.2

PDPLM0C0E1

None

None

G4T2

S2

1B.1

PDPLM0C0E5

Endangered

Endangered

G4T1

S1

1B.2

Napa false indigo
Blennosperma bakeri
Sonoma sunshine
Brodiaea leptandra
narrow-anthered brodiaea
Centromadia parryi ssp. parryi
pappose tarplant
Downingia pusilla
dwarf downingia
Hemizonia congesta ssp. congesta
congested-headed hayfield tarplant
Lasthenia burkei
Burke's goldfields
Limnanthes vinculans
Sebastopol meadowfoam
Microseris paludosa
marsh microseris
Navarretia leucocephala ssp. bakeri
Baker's navarretia
Navarretia leucocephala ssp. plieantha
many-flowered navarretia
Record Count: 11

Commercial Version -- Dated January, 1 2017 -- Biogeographic Data Branch
Report Printed on Monday, January 09, 2017
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Rare Plant
Rank/CDFW
SSC or FP
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Selected Elements by Scientific Name
California Department of Fish and Wildlife
California Natural Diversity Database

Taxonomic Group<span style='color:Red'> IS </span>(Fish<span style='color:Red'> OR </span>Amphibians<span style='color:Red'> OR
</span>Reptiles<span style='color:Red'> OR </span>Birds<span style='color:Red'> OR </span>Mammals<span style='color:Red'> OR
</span>Mollusks<span style='color:Red'> OR </span>Arachnids<span style='color:Red'> OR </span>Crustaceans<span style='color:Red'>
OR </span>Insects)<br /><span style='color:Red'> AND </span>Quad<span style='color:Red'> IS </span>(Healdsburg (3812257))
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Query Criteria:

Species

Element Code

Federal Status

State Status

Global Rank

State Rank

Rare Plant
Rank/CDFW
SSC or FP

Antrozous pallidus

AMACC10010

None

None

G5

S3

SSC

ABNGA04010

None

None

G5

S4

AMACC08010

None

None

G3G4

S2

SSC

ABNKC06010

None

None

G5

S3S4

FP

ARAAD02030

None

None

G3G4

S3

SSC

AFCQK02011

None

None

G5T4

S4

SSC

AFCJB19023

None

None

G4T1T2

S2S3

SSC

ICBRA06010

None

None

G2G3

S2S3

AFCHA02034

Endangered

Endangered
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Plant List

Search Criteria

Found in Quad 38122E7
Scientific Name

Common Name

Family

Lifeform

Rare Plant State
Rank
Rank

Global
Rank

Amorpha californica var.
napensis

Napa false indigo

Fabaceae

perennial deciduous
1B.2
shrub

S2

G4T2

Blennosperma bakeri

Sonoma sunshine

Asteraceae

annual herb

1B.1

S1

G1

Brodiaea leptandra

narrowanthered brodiaea

Themidaceae

perennial
bulbiferous herb

1B.2

S3?

G3?

Castilleja ambigua var.
ambigua

johnnynip

Orobanchaceae

annual herb
(hemiparasitic)

4.2

S4

G4T5

Centromadia parryi ssp. parryi

pappose tarplant

Asteraceae

annual herb

1B.2

S2

G3T2

Cordylanthus tenuis ssp.
capillaris

Pennell's bird'sbeak

Orobanchaceae

annual herb
(hemiparasitic)

1B.2

S1

G4G5T1

Cypripedium montanum

mountain lady'sslipper

Orchidaceae

perennial
rhizomatous herb

4.2

S4

G4

Downingia pusilla

dwarf downingia

Campanulaceae annual herb

2B.2

S2

GU

Erigeron serpentinus

serpentine daisy

Asteraceae

perennial herb

1B.3

S2

G2

Hemizonia congesta ssp.
congesta

congestedheaded hayfield
tarplant

Asteraceae

annual herb

1B.2

S1S2

G5T1T2

Hesperevax caulescens

hogwallow starfish

Asteraceae

annual herb

4.2

S3

G3

Lasthenia burkei

Burke's goldfields

Asteraceae

annual herb

1B.1

S1

G1

Limnanthes vinculans

Sebastopol meadowfoam

Limnanthaceae

annual herb

1B.1

S1

G1

Microseris paludosa

marsh microseris

Asteraceae

perennial herb

1B.2

S2

G2

Monardella viridis

green monardella

Lamiaceae

perennial
rhizomatous herb

4.3

S4

G4

Navarretia leucocephala ssp.
bakeri

Baker's navarretia

Polemoniaceae

annual herb

1B.1

S2

G4T2

Navarretia leucocephala ssp.
plieantha

manyflowered navarretia

Polemoniaceae

annual herb

1B.2

S1

G4T1

Perideridia gairdneri ssp.
gairdneri

Gairdner's yampah

Apiaceae

perennial herb

4.2

S4

G5T4

Ranunculus lobbii

Lobb's aquatic buttercup

Ranunculaceae

annual herb

4.2

S3

G4
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Photograph 1. Photograph depicting developed area , consisting of a lumber processing facility.

Photograph 2. Photograph depicting vacant building which may provide habitat for roosting bats and
nesting birds.
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Photograph 3. Photograph depicting disturbed area with ruderal vegetation and landscape trees in the
background.

Photograph 4. Photograph depicting mature redwood trees protected per the Healdsburg Tree
Ordinance.
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Photograph 5. Photograph depicting non-jurisdictional stormwater drainage ditch.

Photograph 6. Photograph depicting non-jurisdictional stormwater drainage ditch.
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Arborist Survey and Tree Protection Plan
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This report summarizes the methods and results of an arborist survey performed on April 11,
2016 at the site of a proposed Project at 164 Healdsburg Avenue, Healdsburg, Sonoma County,
California (Project Area). Figure 1, provides a location map. The survey was conducted by
ISA-Certified Arborist and ISA Qualified Tree Risk Assessor, Scott Yarger (ISA #WE-9300A) for
the purpose of identifying and documenting the presence of “heritage trees”, and non-heritage
trees as defined by Chapter 20.24, Article II, “Heritage Tree Protection” (Tree Ordinance), of the
Healdsburg Municipal Code within the Project Site. An additional, follow-up site visit to confirm
tree conditions, and to identify trees which have since been removed by the City, was
conducted on April 28, 2017. The results of the initial survey, and follow-up survey are provided
in this report.
The Project Area is approximately 10 acres, and consists of four parcels zoned for mixed use.
The proposed Project would redevelop the two properties for mixed use residential and
commercial. The proposed development would include residential housing, retail space, and
hotel accommodations. A tree survey was conducted to identify the presence of protected trees
per the Tree Ordinance, and non-protected trees within the Project Area. This report also
provides an analysis of potential project-related impacts to “heritage trees” based on the most
recent development plans, summarizes potential mitigation requirements per the Tree
Ordinance, and provides recommended tree protection measures for trees selected for
preservation during construction in order to comply with the City of Healdsburg design review
application process.
1.2 Regulatory Background
The City of Healdsburg Municipal code regulates the protection of significantly-sized “heritage
trees” in order to preserve and protect their contribution to the community, improve the quality of
the environment, aid in the control of erosion, and support forms of life that are beneficial to the
community interest. Heritage trees are defined by the Tree Ordinance as “any tree that has a
diameter of thirty (30) inches or more, measured two (2) feet above the level ground,” or any
tree or group of trees identified by City Council resolution as being worthy of heritage tree
protection due to historic or cultural value to the community. A tree permit from the City of
Healdsburg is required for the removal, relocation or for conducting ground disturbance work
within the protected zone (area within the dripline, from the trunk of the tree to the outer extent
of the tree canopy) of any heritage tree as defined above.
The design review application process requires a survey of all “trees”, as defined per the Tree
Ordinance within the Project Area. A tree is defined by the Tree Ordinance as “any woody
perennial plant with a single trunk diameter of six (6) inches or more or a combination of multiple
trunks with a total diameter of twelve (12) inches or more, measured four and one-half (4.5) feet
above the average natural grade.”
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2.0 METHODS

On April 11, 2016, and April 28, 2017 ISA-Certified Arborist, Scott Yarger, traversed the Project
Area on foot to evaluate, identify and inventory all heritage and non-heritage trees as defined
per the Tree Ordinance. Locations of surveyed trees within and directly adjacent to the Project
Area were recorded using a handheld GPS unit with sub-meter accuracy. Protected driplines of
heritage trees were delineated in GIS using the most recently available aerial imagery. Each
heritage tree was given an aluminum tree tag with unique identification number. Non-heritage
trees were also assigned a number, but not given an aluminum tree tag. Information including
species, size, health, structure, and overall condition ratings were recorded. The diameters of
heritage-sized trees were measured at two feet above ground, as instructed by the Tree
Ordinance whereas non-heritage trees were measured in the industry-standard diameter at
breast height (DBH), 4.5 feet above ground. In cases where an irregular buttress or bulge at
two feet above ground or DBH, measurements were taken above or below the irregular feature
in order to best represent the size of the tree.
General notes on the condition of the protected trees were taken, including health, structure,
and overall condition. Assessment of the health, structure, and overall condition of each tree
was conducted according to the narratives listed in Table 1. Specific notes influencing the
health, structure, and overall condition ratings for each surveyed tree are provided in Appendix
A. Project figures are provided in Appendix B. Representative photographs of surveyed trees
within the Project Area are provided in Appendix C.
Table 1. Condition Rating Descriptions
Health
Good
Fair

Tree is free from symptoms of disease and stress.
Tree shows some symptoms of disease or stress including twig and small branch
dieback, evidence of fungal / parasitic infection, thinning of crown, or poor leaf color.
Tree shows symptoms of severe decline.

Poor
Structure
Good
Tree is free from major structural defects.
Fair
Tree shows some structural defects in branches but overall structure is stable.
Poor
Tree shows structural failure of a major branch or co-dominant trunk.
General Condition
Good
Tree shows condition of foliage, bark, and overall structure characteristic of the
species and lacking obvious defect, or disease.
Fair
Tree shows condition of foliage, bark, and overall structure characteristic of the
species with some evidence of stress, defect, or disease.
Poor
Tree shows condition of foliage, bark, and overall structure uncharacteristic of the
species with obvious evidence of stress, defect, or disease.
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Potential impacts to heritage trees were analyzed in GIS. The most recent proposed Project
footprints were overlaid on tree survey data to determine which trees will potentially be impacted
by removal or grading (Appendix B). Potential impacts to heritage trees were assessed by first
defining a Tree Protection Zone (TPZ) for each heritage tree. The TPZ is an area defined by an
arborist around the trunk of a tree selected for preservation where construction-related impacts
could potentially harm the health and stability of the subject tree. Construction activities may
occur within the TPZ of a tree selected for preservation, as long as appropriate tree protection
measures are followed.
The TPZ for each heritage tree selected for preservation was determined based on the trees
dripline, or area between the trunk of the tree and the outer extent of the trees canopy as
defined by the Tree Ordinance.
Any tree directly in the pathway of proposed new roads or within the building footprint of
proposed buildings was presumed to be a potential removal impact. Where proposed building
footprints or new roads intersect with the TPZ of heritage trees, those trees were identified as
potentially impacted by construction activities. In addition to proposed improvements, impacts
from demolition of existing structures was anticipated. Any tree whose trunk is located within
approximately 10 feet of an existing building was presumed to be a potential removal impact,
and any tree’s TPZ that intersects with the demolition footprint of an existing structure was
considered to be a potential impact. Potential tree impacts requiring a permit from the City of
Healdsburg include removal or encroachment into the protected dripline of any heritage tree as
defined by the Tree Ordinance. However, as a conservative measure, in the interest in
preserving the heritage trees on-site, a tree permit will be applied for all heritage trees selected
for preservation. The results of the impacts analysis are shown in Appendix A. A summary of
impacts and recommended tree protection measures is provided below.
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3.0 RESULTS

A total of 95 trees, including 23 heritage trees, were identified within the Project Area. A
complete list of all trees surveyed is presented in Appendix A. Heritage trees within the Project
Area were composed of five species, including coast redwood (Sequoia sempervirens), Deodar
cedar (Cedrus deodara), silver wattle (Acacia dealbata), Modesto ash (Fraxinus velutina), valley
oak (Quercus lobata), and coast live oak (Q. agrifolia). The Heritage trees range in size from 30
to 96 inches diameter (measured at 2 feet above ground, as per Tree Ordinance guidelines).
Non-heritage trees were composed of an additional 11 species including Chinese flame tree
(Koelreuteria bipinnata), Tree of Heaven (Ailanthus altissima), mulberry (Morus alba), London
plane (Platanus x acerifolia), maidenhair tree (Ginko biloba), Northern California black walnut
(Juglans hindsii), hawthorn (Crataegus sp.), ash (Fraxinus sp.), peach (Prunus persica),
Southern magnolia (Magnolia grandiflora), and Italian buckthorn (Rhamnus alaternus). Present
non-heritage trees ranged in size from 6 inches to 28.2 inches (measured at DBH).
The overall condition, health and structure of trees inventoried during this assessment ranged
from poor to good, with most trees ranking fair in health, structure and general condition. Trees
that ranked poor in condition included several silver wattle, and Tree of Heaven trees, both of
which are fast-growing weedy species which are rated as invasive weeds by the California
Invasive Plant Council (Cal-IPC 2017). These trees are abundant along the southwestern
section of the Study Area, abutting the fence line with the neighboring property. Many of these
trees exhibited poor growth forms, decay and/or dieback, and failure of major limbs or
codominant trunks.
The overall structure of the 23 heritage trees inventoried during this assessment ranged from
fair to poor, while most trees ranked good in health condition and structure. One heritage valley
oak tree (tree #5901) had a major cracked root and exhibited soil uplifting at the base of the
tree. Upon inspection of this tree, it was apparent that it had partially fallen to the north, with the
weight of the tree canopy resting on the roof of an adjacent office building. The roof of the office
building appeared to have buckled under the weight of the tree. This tree was determined to be
a potential hazard. The structural root damage sustained by the tree rendered it so damaged
that it was no longer viable. After alerting the office occupants, a hazard tree assessment report
was submitted to the City of Healdsburg, and tree has since been removed. The remainder of
the heritage trees surveyed were generally in good condition. The coast redwood trees in
particular were predominantly in good condition, exhibiting good health and structure. The
exception being a coast redwood (tree #5913) that ranked fair, as it has a large dead top, which
accounts for approximately one third its canopy.
Other maladies observed affecting trees within the Project Area include small to significant
branch and crown dieback, girdling roots, trunk and scaffold branch rot, poor growth form,
failure of one or more trunks on multi-trunk trees, anthracnose on Modesto ash foliage, and
bleeding or oozing of sap on silver wattle and coast live oak.
An additional site visit conducted on April 28, 2017 confirmed the health and condition of extant
surveyed trees, and also documented nine street trees along Healdsburg Avenue, which were
originally surveyed in 2016, had been removed by the City for their Healdsburg Avenue
Improvements Project.
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The observed maladies and considerations of severity, along with species characteristics
guided the assignment of the structural condition, health, and overall condition score for each
tree. The overall condition, structural condition, health of inventoried trees was found to be
generally fair. Specific observations for each surveyed tree, which lead to the subject tree’s
health, structure, and overall condition ratings, are provided in Appendix A, in the comments
column. Table 2 below summarizes the assessment results of all inventoried trees in the Study
Area. Table 3 below summarizes the assessment results for all heritage trees surveyed.
Table 2. Tree Assessment Results Summary
Criteria
Assessed/Rating
Good
Fair
Poor

Condition
25 (26%)
55 (58%)
15 (16%)

Health
30 (31%)
54 (57%)
11 (12%)

Structure
26 (27%)
56 (59%)
13 (14%)

Table 3. Heritage Tree Assessment Results Summary
Criteria
Assessed/Rating
Good
Fair
Poor

Condition
15 (65%)
8 (35%)
0 (0%)

Health
17 (74%)
6 (26%)
0 (0%)

Structure
14 (61%)
7 (30%)
2 (9%)

3.2 Tree Impact Assessment
A total of 67 trees are anticipated to be removed by the Project, including seven heritage trees,
and 60 non-heritage trees. The majority of trees proposed for removal (47 trees or 70 percent
of the total) are non-native, invasive silver wattle and Tree of Heaven trees. The project
proponent will apply for a Tree Permit from the City of Healdsburg for all heritage trees,
including the seven proposed for removal, and the additional 16 heritage trees which have been
selected for preservation. A Tree Permit is not required for the removal of non-heritage trees.
Of the eight heritage trees potentially impacted by the Project, seven trees are anticipated to be
removed (trees #5906, #5907, #5914, #5916, #5922, #5923, and #5924), including two native
coast live oak (#5924 and #5923), three native valley oak (#5922, #5914, and #5916), and two
non-native ornamental species silver wattle (#5906), and Modesto ash (#5907). Both of the
non-native heritage trees exhibited significant defects, including poor structure on the silver
wattle from repeated topping for overhead power lines, and leaf anthracnose on the Modesto
ash. Permit requirements for the removal of heritage trees are described below.
The preliminary site plan shows potential impacts including existing building demolition and
pavement removal, proposed building footprints, roads, sidewalks, above ground and
underground parking improvements, and underground utilities. Specific construction impacts to
heritage trees selected are assessed in Appendix A, Table 2, and recommended tree protection
measures to minimize impacts to trees during the construction phase of the project are provided
below.
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4.0 TREE PROTECTION PLAN

A Tree Permit from the City of Healdsburg shall be required for the removal or encroachment
into the dripline of any heritage tree. As a conservative measure, the applicant will apply for a
Tree Permit for all heritage trees within the Project Area. Conditions of approval, potential
mitigation, and required tree protection measures are defined by Sections 20.24.070, 20.24.075,
and 20.24.080 of the City of Healdsburg Municipal Code. The Project shall follow conditions of
approval, tree replacement requirements, and tree protection guidelines of the tree removal
permit for the Project as summarized/excerpted below.
4.2 Tree Replacement Requirements
The following tree replacement requirements are excerpted from Section 20.24.075 of the City
Code:
When heritage trees are to be removed, they shall be replaced at a ratio of three (3) new trees
for every heritage tree removed. Replacement trees proposed to be planted within a public rightof-way shall be approved by the City Arborist.
If the Planning and Building Director determines it would be infeasible to plant replacement
trees on the same site or within immediately adjacent rights-of-way, an in-lieu equivalent fee
may be paid based on a schedule of in-lieu fees established by the City Council. In-lieu fees
collected shall be placed in a "Tree Planting and Maintenance Fund" to be used for the purpose
of planting and maintaining trees throughout the city.
4.3 City Tree Protection Guidelines
In order to avoid and minimize damage to existing trees which are designated for preservation
and not proposed for direct impact by project activities, the Project shall follow all tree protection
guidelines outlined in Section 20.24.080 of the City Code as excerpted below:
A. Development proposals shall protect and preserve heritage trees to the fullest extent
possible. Care shall be exercised by all individuals, builders, contractors and others
working near protected trees so that no damage occurs to such trees.
B. The following measures shall be used to preserve and protect the health of trees to
remain, relocated trees and new trees planted to replace those removed.
• All trees to be saved shall be enclosed by a construction barrier placed around
the protected zone of the tree, including but not limited to chain link fencing or
other material acceptable to the Planning and Building Director and City Arborist,
prior to the issuance of any grading or building permit and prior to the
commencement of work. Barriers are to remain intact until construction is
complete and may not be removed without the written consent of the Planning
and Building Director.
• When proposed development or other site work is to encroach into the protected
zone of a tree, special measures shall be incorporated to allow for safe and
healthy conditions for protected trees.
• Any excavation, cutting, filling, paving or construction of the existing ground
surface within the protected zone of a tree shall be minimized. No adverse
8
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•
•

•

•

significant change in existing ground level shall occur within the drip line of a
protected tree.
Development proposals shall be configured to retain as many heritage and
significant trees as possible.
Construction equipment and material shall not be stored within tree protection
areas. No oil, gas, chemicals or other substances that may be harmful to trees
shall be stored or dumped within the protected zone or any other location on the
site from which such substances might enter the protected zone.
Trenching within the protected zone of trees shall be avoided wherever possible.
Trenching for utilities shall avoid major roots and, if avoidance is impractical,
tunnels shall be made below roots. Trenching is to be consolidated to serve as
many units as possible. Trenching within the protected zone shall be done by
hand to minimize impacts.
Additional measures may be imposed by the Planning and Building Director to
protect and preserve the health of the trees to remain, relocated trees and new
trees planted to replace those removed.

In addition to the tree protection measures described above, any trees that require trimming
and/or root pruning to accommodate construction shall be pruned to American National
Standards Institute (ANSI) A300 standards for tree care practices. An ISA-Certified Arborist or
tree specialist shall be retained to perform any necessary pruning of heritage trees during
construction activity. The qualified Arborist shall supervise all pruning, relocation and trimming
of heritage and significant trees and shall monitor construction activities where feasible to
ensure protection of heritage trees during construction.
Additional conditions of approval may apply, including: a five (5) year minimum maintenance
and preservation program, secured by a cash surety; and development of appropriate
conditions, covenants and restrictions, landscape easements, special assessment districts and
other measures to protect significant and heritage trees.
4.4 Recommended Tree Protection Measures
In order to avoid and minimize damage to existing trees which are designated for preservation
and not proposed for direct impact by project activities, the following measures are
recommended, in addition to those required by City Code Section 20.24.080, during
construction.
4.4.1 Tree Protection Zone
All construction activity (grading, filling, paving, trenching, building demolition, landscaping etc.)
shall respect the TPZ around all trees within the vicinity of the Project Area that are selected for
preservation to the maximum extent feasible. All TPZ buffers are shown in Appendix B, Figure
2.
Exceptions to this standard could be considered on a case-by-case basis, provided that a tree
permit is obtained, and it is demonstrated that an encroachment into the TPZ would not critically
damage the root system or the health of the tree.
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All necessary tree work should be performed by an ISA-Certified Arborist or comparable tree
specialist. Improper pruning can be harmful to health and structure of trees. No tree pruning
will be permitted unless approved by the City and a Certified Arborist. Any pruning of existing
trees shall be performed by a licensed tree care professional and shall comply with the ANSI
A300 standards and International Society of Arboriculture (ISA) Best Management Practices for
Tree Pruning. All tree pruning tools must be cleaned prior to and after use. All branches being
removed shall be cut to, but not beyond, the branch collar. All pruning shall be done in a way
that maintains the balance and structure of the tree. Tree #5913, a coast redwood in fair
condition, has a dead top that should be removed for safety. Additional specific pruning
prescriptions may be recommended prior to construction, as determined by a Certified Arborist,
and approved by the City.
4.4.3 Tree Protection Fencing
Temporary protective fencing shall be installed around the TPZ of each designated for
preservation prior to commencement of any construction activity conducted within 25' of the
TPZ, of a tree designated for preservation. The fence shall be placed around the TPZ or the
edge of the construction zone if the construction zone encroaches into the TPZ. The fence shall
be clearly marked to prevent inadvertent encroachment by heavy machinery. Signage installed
on the fencing should clearly indicate that no heavy equipment use, excavation, fill, grading,
trenching, material storage, vehicle parking, disposal, drainage changes or other soil
disturbance should occur within the TPZ.
Access within the fenced area shall be restricted, and fencing shall remain in place until all site
work is completed. If temporary access is necessary within a fenced area, a six-inch layer of
clean bark should be placed in all areas requiring access. If equipment access is required, it
should shall be approved by a Certified Arborist, the mulch should be overlaid with metal plates
to distribute compressive forces evenly and to minimize soil compaction.
If grading or construction activities are required within a TPZ, trunk protection planks consisting
of 2x4 wood planks shall be installed around the trunk of the tree, underlain by foam sheeting,
and fastened in place with straps.
4.4.4 Tree and Brush Removal/Site Clearing
A Certified Arborist and/or City representative should review any tree removal work within 25feet of a TPZ. All trees requiring removal shall be felled away from preserved trees. Tree
removals occurring within the TPZ of a tree selected for preservation (e.g. Tree #5926) may
require root pruning with approved root cutting equipment (e.g. Dosko or Vermeer Root Pruner)
prior to felling, when roots are intertwined with preserved tree root structures.
All brush removal within the TPZ should be performed with hand equipment (e.g. weed-whacker
or chainsaw). Brush and wood chips generated from tree removals may be used on-site, and
placed within TPZs to a maximum depth of six inches. However, brush and wood chips
generated from silver wattle, and Tree of Heaven removals should not be used on-site due to
concerns with spreading these invasive species, and potential negative allelopathic effects.
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Excavation, grading, or soil disturbance proposed within the TPZ of a tree selected for
preservation must be approved by the City and a Certified Arborist. Where required and
allowed, all grading cuts or trenching within the TPZ will be completed using hand- or lightexcavation (i.e. pneumatic excavation) methods. Trenches may be dug manually using an air
spade or approved root pruning equipment. If encountered, all roots over one (1) inch in
diameter should be cleanly cut perpendicular to the axis using a sharp handsaw. Never rip or
tear roots - clean cuts will encourage root regeneration.
Underground utilities should be routed outside of TPZs wherever possible. If utilities must cross
the TPZ, they should be bored (tunneled) under the root(s) using an auger or drill, rather than
trenched, to avoid root disturbance.
Retaining walls or “tree islands” may be necessary and recommended to maintain current grade
around preserved trees, and to minimize excessive cuts and fills within the root zone of
preserved trees. If deep grading fills are necessary within the TPZ, installation of aeration
systems may be necessary and recommended to prevent smothering of roots.
4.4.6 Drainage and Irrigation
Site drainage should be designed to create positive drainage away from the trunk of preserved
trees, and to prevent ponding within the TPZ. Supplemental irrigation of 1 to 2 inches monthly,
may be necessary within the TPZ of preserved trees during construction within the dry season.
4.4.7 Monitoring and Tree Damage Mitigation
Periodic tree health monitoring before, during and after construction is a useful method of
documenting tree response to construction. Monitoring before construction begins ensures that
baseline tree health conditions are recorded. Recent monitoring of the trees selected for
preservation indicated that the preserved trees are in fair to good condition. Weekly or biweekly monitoring during construction will ensure that tree protection guidelines are followed by
construction crews. Seasonal or annual post-construction monitoring will document any
changes in tree health and inform decisions for remedial actions, if necessary. Monitoring
should be carried out by an ISA-Certified Arborist with experience in tree health assessment
and remediation.
Any trees damaged during construction shall be evaluated by the Certified Arborist and/or City
designated representative. Mitigation may be required for damage to preserved trees, in
compliance with the Tree Ordinance.
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ID
5901
5902
5903
5904
5905
5906
5907
5908
5909
5910
5911
5912
5913
5914
5915
5916
5917
5918
5919
5920
5921
5922
5923
5924
5925
5926
5927
5928
5929
5930
5931
5932
5933
5934
5935
5936
5937
5938
5939
5940
5941
5942
5943
5944
5945
5946
5947
5948
5949
5950
5951
5952
5953
5954
5955
5956
5957
5958
5959
5960
5961
5962
5963
5964
5965
5966

Species
Quercus lobata
Sequoia sempervirens
Sequoia sempervirens
Sequoia sempervirens
Sequoia sempervirens
Acacia dealbata
Fraxinus velutina
Sequoia sempervirens
Sequoia sempervirens
Sequoia sempervirens
Sequoia sempervirens
Sequoia sempervirens
Sequoia sempervirens
Quercus lobata
Sequoia sempervirens
Quercus lobata
Sequoia sempervirens
Sequoia sempervirens
Cedrus deodara
Sequoia sempervirens
Cedrus deodara
Quercus lobata
Quercus agrifolia
Quercus agrifolia
Sequoia sempervirens
Fraxinus sp.
Magnolia grandiflora
Acacia dealbata
Acacia dealbata
Acacia dealbata
Quercus agrifolia
Rhamnus alaternus
Acacia dealbata
Acacia dealbata
Acacia dealbata
Acacia dealbata
Quercus lobata
Koelreuteria bipinnata
Crataegus sp.
Acacia dealbata
Acacia dealbata
Ailanthus altissima
Ailanthus altissima
Ailanthus altissima
Ailanthus altissima
Ailanthus altissima
Ailanthus altissima
Ailanthus altissima
Acacia dealbata
Ailanthus altissima
Acacia dealbata
Ailanthus altissima
Ailanthus altissima
Ailanthus altissima
Ailanthus altissima
Acacia dealbata
Acacia dealbata
Acacia dealbata
Acacia dealbata
Acacia dealbata
Acacia dealbata
Acacia dealbata
Acacia dealbata
Acacia dealbata
Acacia dealbata
Acacia dealbata

Common Name
Valley oak
Coast redwood
Coast redwood
Coast redwood
Coast redwood
Silver wattle
Modesto ash
Coast redwood
Coast redwood
Coast redwood
Coast redwood
Coast redwood
Coast redwood
Valley oak
Coast redwood
Valley oak
Coast redwood
Coast redwood
Deodar cedar
Coast redwood
Deodar cedar
Valley oak
Coast live oak
Coast live oak
Coast redwood
Ash
Southern magnolia
Silver wattle
Silver wattle
Silver wattle
Coast live oak
Italian buckthorn
Silver wattle
Silver wattle
Silver wattle
Silver wattle
Valley oak
Chinese flame tree
Hawthorn
Silver wattle
Silver wattle
Tree of Heaven
Tree of Heaven
Tree of Heaven
Tree of Heaven
Tree of Heaven
Tree of Heaven
Tree of Heaven
Silver wattle
Tree of Heaven
Silver wattle
Tree of Heaven
Tree of Heaven
Tree of Heaven
Tree of Heaven
Silver wattle
Silver wattle
Silver wattle
Silver wattle
Silver wattle
Silver wattle
Silver wattle
Silver wattle
Silver wattle
Silver wattle
Silver wattle

MultiDBH_2 DBH_# DBH_4 DBH_5
stem DBH_1
No
30.5
0.0
0.0
0.0
0.0
No
51.0
0.0
0.0
0.0
0.0
Yes
48.5
22.0
0.0
0.0
0.0
No
52.1
0.0
0.0
0.0
0.0
Yes
42.0
54.0
0.0
0.0
0.0
Yes
25.0
14.2
0.0
0.0
0.0
No
30.3
0.0
0.0
0.0
0.0
No
42.4
0.0
0.0
0.0
0.0
Yes
54.0
14.0
0.0
0.0
0.0
No
43.0
0.0
0.0
0.0
0.0
No
46.5
0.0
0.0
0.0
0.0
Yes
42.5
39.2
0.0
0.0
0.0
No
52.0
0.0
0.0
0.0
0.0
No
34.0
0.0
0.0
0.0
0.0
No
39.2
0.0
0.0
0.0
0.0
No
30.0
0.0
0.0
0.0
0.0
No
39.3
0.0
0.0
0.0
0.0
No
54.1
0.0
0.0
0.0
0.0
No
31.6
0.0
0.0
0.0
0.0
No
58.2
0.0
0.0
0.0
0.0
No
35.1
0.0
0.0
0.0
0.0
No
30.0
0.0
0.0
0.0
0.0
Yes
30.0
30.0
0.0
0.0
0.0
No
32.0
0.0
0.0
0.0
0.0
No
28.0
0.0
0.0
0.0
0.0
Yes
14.9
12.8
0.0
0.0
0.0
No
22.5
0.0
0.0
0.0
0.0
No
21.5
0.0
0.0
0.0
0.0
Yes
14.5
9.5
0.0
0.0
0.0
No
23.6
0.0
0.0
0.0
0.0
No
10.2
0.0
0.0
0.0
0.0
No
7.5
0.0
0.0
0.0
0.0
No
21.5
0.0
0.0
0.0
0.0
No
16.9
0.0
0.0
0.0
0.0
No
8.5
0.0
0.0
0.0
0.0
No
6.0
0.0
0.0
0.0
0.0
No
16.0
0.0
0.0
0.0
0.0
No
11.5
0.0
0.0
0.0
0.0
No
7.2
0.0
0.0
0.0
0.0
Yes
14.5
13.1
0.0
0.0
0.0
No
16.0
0.0
0.0
0.0
0.0
No
25.0
0.0
0.0
0.0
0.0
Yes
3.4
3.9
2.9
2.6
0.0
Yes
6.5
3.0
0.0
0.0
0.0
Yes
11.5
7.0
0.0
0.0
0.0
No
7.5
0.0
0.0
0.0
0.0
Yes
6.0
6.1
3.8
5.3
3.0
No
9.0
0.0
0.0
0.0
0.0
No
18.8
0.0
0.0
0.0
0.0
No
6.9
0.0
0.0
0.0
0.0
No
9.7
0.0
0.0
0.0
0.0
No
6.9
0.0
0.0
0.0
0.0
Yes
5.5
4.0
3.0
4.0
0.0
No
6.5
0.0
0.0
0.0
0.0
No
6.5
0.0
0.0
0.0
0.0
No
11.8
0.0
0.0
0.0
0.0
10.1
6.0
0.0
0.0
0.0
Yes
No
7.1
0.0
0.0
0.0
0.0
Yes
10.0
10.2
8.0
0.0
0.0
No
12.8
0.0
0.0
0.0
0.0
No
13.2
0.0
0.0
0.0
0.0
No
10.1
0.0
0.0
0.0
0.0
No
9.3
0.0
0.0
0.0
0.0
0.0
0.0
0.0
0.0
No
7.8
Yes
7.5
6.0
0.0
0.0
0.0
0.0
0.0
Yes
8.0
9.0
5.0

Total
Diameter Stem Area
(inches)
Totals
30.5
730.2
51.0
2041.8
70.5
2226.5
52.1
2130.8
96.0
3673.8
39.2
648.9
30.3
720.7
42.4
1411.2
68.0
2442.9
43.0
1451.5
46.5
1697.4
81.7
2624.2
52.0
2122.6
34.0
907.5
39.2
1206.3
30.0
706.5
39.3
1212.4
54.1
2297.5
31.6
783.9
58.2
2659.0
35.1
967.1
30.0
706.5
60.0
1413.0
32.0
803.8
28.0
615.4
27.7
302.9
22.5
397.4
21.5
362.9
24.0
235.9
23.6
437.2
10.2
81.7
7.5
44.2
21.5
362.9
16.9
224.2
8.5
56.7
6.0
28.3
16.0
201.0
11.5
103.8
7.2
40.7
27.6
299.8
16.0
201.0
25.0
490.6
12.8
32.9
9.5
40.2
18.5
142.3
7.5
44.2
24.2
97.9
9.0
63.6
18.8
277.5
6.9
37.4
9.7
73.9
6.9
37.4
16.5
55.9
6.5
33.2
6.5
33.2
11.8
109.3
16.1
108.3
7.1
39.6
28.2
210.4
12.8
128.6
13.2
136.8
10.1
80.1
9.3
67.9
7.8
47.8
13.5
72.4
22.0
133.5

Equivalent
Trunk
Heritage
Tree to be Preserved or
Diameter
Tree?
(inches) (Yes/No)
Removed
30.5
Yes
Removed in 2016
51.0
Yes
Preserved
53.3
Yes
Preserved
52.1
Yes
Preserved
68.4
Yes
Preserved
28.8
Yes
Removal
30.3
Yes
Removal
42.4
Yes
Preserved
55.8
Yes
Preserved
43.0
Yes
Preserved
46.5
Yes
Preserved
57.8
Yes
Preserved
52.0
Yes
Preserved
34.0
Yes
Removal
39.2
Yes
Preserved
30.0
Yes
Removal
39.3
Yes
Preserved
54.1
Yes
Preserved
31.6
Yes
Preserved
58.2
Yes
Preserved
35.1
Yes
Preserved
30.0
Yes
Removal
42.4
Yes
Removal
32.0
Yes
Removal
28.0
No
Preserved
19.6
No
Removal
22.5
No
Removal
21.5
No
Removal
17.3
No
Removal
23.6
No
Removal
10.2
No
Preserved
7.5
No
Removal
21.5
No
Removal
16.9
No
Removal
8.5
No
Removal
6.0
No
Removal
16.0
No
Removal
11.5
No
Removal
7.2
No
Removal
19.5
No
Removal
16.0
No
Removal
25.0
No
To Be Removed at a Later Date
6.5
No
To Be Removed at a Later Date
7.2
No
To Be Removed at a Later Date
13.5
No
To Be Removed at a Later Date
7.5
No
To Be Removed at a Later Date
11.2
No
To Be Removed at a Later Date
9.0
No
To Be Removed at a Later Date
18.8
No
To Be Removed at a Later Date
6.9
No
To Be Removed at a Later Date
9.7
No
To Be Removed at a Later Date
6.9
No
To Be Removed at a Later Date
8.4
No
To Be Removed at a Later Date
6.5
No
To Be Removed at a Later Date
6.5
No
To Be Removed at a Later Date
11.8
No
To Be Removed at a Later Date
11.7
No
To Be Removed at a Later Date
7.1
No
To Be Removed at a Later Date
16.4
No
To Be Removed at a Later Date
12.8
No
To Be Removed at a Later Date
13.2
No
To Be Removed at a Later Date
10.1
No
To Be Removed at a Later Date
9.3
No
To Be Removed at a Later Date
7.8
No
To Be Removed at a Later Date
9.6
No
To Be Removed at a Later Date
13.0
No
To Be Removed at a Later Date

Permit Applied
For (Yes/No)
N/A
Yes
Yes
Yes
Yes
Yes
Yes
Yes
Yes
Yes
Yes
Yes
Yes
Yes
Yes
Yes
Yes
Yes
Yes
Yes
Yes
Yes
Yes
Yes
No
No
No
No
No
No
No
No
No
No
No
No
No
No
No
No
No
No
No
No
No
No
No
No
No
No
No
No
No
No
No
No
No
No
No
No
No
No
No
No
No
No

Condition
Poor
Good
Good
Good
Good
Fair
Fair
Good
Good
Fair
Good
Good
Fair
Good
Good
Good
Good
Good
Fair
Good
Good
Fair
Fair
Fair
Good
Poor
Good
Fair
Poor
Poor
Fair
Poor
Poor
Poor
Poor
Poor
Fair
Fair
Good
Poor
Fair
Fair
Fair
Fair
Fair
Poor
Fair
Poor
Fair
Fair
Fair
Fair
Fair
Fair
Fair
Fair
Fair
Fair
Fair
Fair
Fair
Fair
Fair
Fair
Fair
Fair

Health
Fair
Good
Good
Good
Good
Fair
Fair
Good
Good
Good
Good
Good
Fair
Good
Good
Good
Good
Good
Fair
Good
Good
Fair
Fair
Good
Good
Fair
Good
Poor
Fair
Fair
Good
Fair
Good
Fair
Poor
Poor
Fair
Poor
Good
Poor
Fair
Fair
Fair
Fair
Fair
Poor
Poor
Fair
Poor
Fair
Fair
Fair
Fair
Fair
Fair
Fair
Fair
Fair
Good
Fair
Fair
Poor
Fair
Fair
Poor
Fair

Structure
Poor
Good
Good
Good
Good
Poor
Fair
Good
Good
Fair
Good
Good
Fair
Good
Good
Fair
Good
Good
Fair
Good
Good
Poor
Fair
Fair
Good
Fair
Good
Fair
Poor
Fair
Good
Poor
Poor
Fair
Poor
Poor
Fair
Fair
Good
Fair
Fair
Fair
Fair
Fair
Fair
Fair
Fair
Poor
Fair
Fair
Fair
Fair
Fair
Fair
Fair
Fair
Fair
Fair
Fair
Fair
Fair
Fair
Fair
Fair
Fair
Fair

Comment
Root failure - hazard tree. Removed
Good vigor and health. Some epicormic growth at base.
Good vigor and health. One subordinate trunk.
Good vigor and health. Dominant tree.
Four trunk clump. Two-trunks at heritage tree diameter height (2-feet)
Severely topped for overhead power lines. Undesirable species.
Significant lateral branch dieback. Leaf disorder and insect damage.
Good vigor and health. Dominant tree.
One subordinate trunk.
Moderate health and vigor. One-sided tree.
Good health and vigor.
Good vigor and health. Two codominant trunks.
Tree has a dead top. Top should be removed for safety.
Dominant tree. Good health and structure.
Good health and vigor.
Good health and vigor, but subordinate tree with corrected lean.
Good health and vigor.
Good health and vigor.
Previous branch failure. Moderate health and vigor.
Good health and vigor. Dominant tree.
Good health, vigor, structure. Dominant tree.
Poor position. Growing at retaining wall.
Growing in fence. Estimated diameter.
Poor growth form/lean. Estimated diameter.
Good health and vigor.
Poorly pruned n- topped for overhead power lines.
Ivy infestation. Poor position, growing at building foundation
Previously topped. Dieback.
Bleeding trunk. Girdling roots. Failure of one major trunk.
Major internal heart rot.
Suppressed.
Suppressed.
Invasive/undesirable species. Codominant trunks. Poor growth form.
Poor growth form/lean. Heart rot.
Heart rot. Suppressed.
Four trunk, with three dead stumps.
Fair health.
Dieback, low vigor, defioliated.
Good health and vigor
Codominant trunks. one trunk dying.
Invasive/undesirable species.
Invasive/undesirable species.
Invasive/undesirable species.
Invasive/undesirable species. Suppressed.
Invasive/undesirable species. Heart rot
Invasive/undesirable species. Heart rot
Invasive/undesirable species. Heart rot
Invasive/undesirable species. Poorly pruned.
Invasive/undesirable species. Dying top.
Invasive/undesirable species.
Invasive/undesirable species.
Invasive/undesirable species.
Invasive/undesirable species.
Invasive/undesirable species.
Invasive/undesirable species.
Invasive/undesirable species.
Invasive/undesirable species.
Invasive/undesirable species.
Invasive/undesirable species.
Invasive/undesirable species.
Invasive/undesirable species.
Invasive/undesirable species. Dying top.
Invasive/undesirable species.
Invasive/undesirable species.
Invasive/undesirable species.
Invasive/undesirable species.
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ID
5967
5968
5969
5970
5971
5972
5973
5974
5975
5976
5977
5978
5979
5980
5981
5982
5983
5984
5985
5986
5987
5988
5989
5990
5991
5992
5994
5995
5996

Species
Acacia dealbata
Acacia dealbata
Acacia dealbata
Acacia dealbata
Acacia dealbata
Ailanthus altissima
Acacia dealbata
Acacia dealbata
Acacia dealbata
Acacia dealbata
Platanus x acerifolia
Platanus x acerifolia
Morus alba
Koelreuteria bipinnata
Koelreuteria bipinnata
Koelreuteria bipinnata
Koelreuteria bipinnata
Koelreuteria bipinnata
Juglans hindsii
Ginko biloba
Juglans hindsii
Ginko biloba
Quercus lobata
Ailanthus altissima
Ailanthus altissima
Prunus persica
Crataegus sp.
Quercus lobata
Quercus lobata

Common Name
Silver wattle
Silver wattle
Silver wattle
Silver wattle
Silver wattle
Tree of Heaven
Silver wattle
Silver wattle
Silver wattle
Silver wattle
London plane
London plane
Mulberry
Chinese flame tree
Chinese flame tree
Chinese flame tree
Chinese flame tree
Chinese flame tree
Northern California black walnu
Maidenhair tree
Northern California black walnu
Maidenhair tree
Valley oak
Tree of Heaven
Tree of Heaven
Peach
Hawthorn
Valley oak
Valley oak

MultiDBH_2 DBH_# DBH_4 DBH_5
stem DBH_1
No
6.1
0.0
0.0
0.0
0.0
No
6.1
0.0
0.0
0.0
0.0
No
7.1
0.0
0.0
0.0
0.0
No
11.9
0.0
0.0
0.0
0.0
No
11.3
0.0
0.0
0.0
0.0
Yes
11.1
3.5
0.0
0.0
0.0
Yes
5.5
4.1
4.1
2.0
2.0
No
14.0
0.0
0.0
0.0
0.0
Yes
7.7
5.3
0.0
0.0
0.0
Yes
11.5
9.5
4.0
0.0
0.0
No
8.0
0.0
0.0
0.0
0.0
No
9.8
0.0
0.0
0.0
0.0
No
16.0
0.0
0.0
0.0
0.0
No
13.3
0.0
0.0
0.0
0.0
No
12.5
0.0
0.0
0.0
0.0
No
10.9
0.0
0.0
0.0
0.0
No
13.1
0.0
0.0
0.0
0.0
No
14.2
0.0
0.0
0.0
0.0
No
14.2
0.0
0.0
0.0
0.0
No
8.9
0.0
0.0
0.0
0.0
No
14.1
0.0
0.0
0.0
0.0
Yes
5.5
5.5
5.2
0.0
0.0
No
8.0
0.0
0.0
0.0
0.0
No
7.0
0.0
0.0
0.0
0.0
No
6.1
0.0
0.0
0.0
0.0
No
6.0
0.0
0.0
0.0
0.0
No
8.2
0.0
0.0
0.0
0.0
13.3
10.6
0.0
0.0
0.0
Yes
No
18.0
0.0
0.0
0.0
0.0

Total
Diameter Stem Area
(inches)
Totals
6.1
29.2
6.1
29.2
7.1
39.6
11.9
111.2
11.3
100.2
14.6
106.3
17.7
56.4
14.0
153.9
13.0
68.6
25.0
187.2
8.0
50.2
9.8
75.4
16.0
201.0
13.3
138.9
12.5
122.7
10.9
93.3
13.1
134.7
14.2
158.3
14.2
158.3
8.9
62.2
14.1
156.1
16.2
68.7
8.0
50.2
7.0
38.5
6.1
29.2
6.0
28.3
8.2
52.8
23.9
227.1
18.0
254.3

Equivalent
Trunk
Heritage
Tree to be Preserved or
Diameter
Tree?
(inches) (Yes/No)
Removed
6.1
No
To Be Removed at a Later Date
6.1
No
To Be Removed at a Later Date
7.1
No
To Be Removed at a Later Date
11.9
No
To Be Removed at a Later Date
11.3
No
To Be Removed at a Later Date
11.6
No
To Be Removed at a Later Date
8.5
No
Removal
14.0
No
Removal
9.3
No
Removal
15.4
No
Removal
8.0
No
Removal
9.8
No
Removal
16.0
No
Removal
13.3
No
Removed by City in 2017
12.5
No
Removed by City in 2017
10.9
No
Removed by City in 2017
13.1
No
Removed by City in 2017
14.2
No
Removed by City in 2017
14.2
No
Removed by City in 2017
8.9
No
Removed by City in 2017
14.1
No
Removed by City in 2017
9.4
No
Removed by City in 2017
8.0
No
Removal
7.0
No
To Be Removed at a Later Date
6.1
No
To Be Removed at a Later Date
6.0
No
Removal
8.2
No
Removal
17.0
No
Removal
18.0
No
Removal

Permit Applied
For (Yes/No)
No
No
No
No
No
No
No
No
No
No
No
No
No
No
No
No
No
No
No
No
No
No
No
No
No
No
No
No
No

Condition
Poor
Poor
Fair
Fair
Fair
Fair
Fair
Fair
Fair
Fair
Good
Good
Good
Fair
Fair
Fair
Fair
Good
Fair
Good
Good
Good
Fair
Fair
Fair
Poor
Fair
Fair
Fair

Health
Fair
Fair
Fair
Fair
Fair
Fair
Fair
Fair
Fair
Fair
Good
Good
Good
Good
Fair
Fair
Fair
Fair
Fair
Good
Good
Good
Fair
Fair
Fair
Poor
Fair
Fair
Fair

Structure
Poor
Poor
Fair
Fair
Fair
Fair
Fair
Fair
Fair
Fair
Good
Good
Good
Fair
Fair
Fair
Fair
Good
Good
Fair
Good
Good
Poor
Fair
Fair
Poor
Good
Fair
Fair

Comment
Invasive/undesirable species. Poor growth form/lean
Invasive/undesirable species. Poor growth form/lean
Invasive/undesirable species. Poor growth form/lean
Invasive/undesirable species.
Invasive/undesirable species. Irregular bulge.
Invasive/undesirable species. Measured below bulge.
Invasive/undesirable species.
Invasive/undesirable species.
Invasive/undesirable species.
Invasive/undesirable species.
Good health and vigor.
Good health and vigor.
Pollarded. Measured below laterals.
Removed by City.
Removed by City.
Removed by City.
Removed by City.
Removed by City.
Removed by City.
Removed by City.
Removed by City.
Removed by City.
Poor growth form/lean.
Invasive/undesirable species.
Invasive/undesirable species.
Poor growth form. Leaf curl.
Fair health and vigor.
Fair health and vigor. Poor position - growing at fence.
Fair health and vigor. Poor position - growing at fence.
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Appendix A, Table 2. Heritage Tree Impacts, Mill District Project, Healdsburg, California
April 2016 (Updated August 2017)
Aggregate
Trunk
Diameter
(at 2 feet Heritage
Tree?
above
ID
Species
Common Name
Multi-Trunk grade)
(Yes/No)

Tree to be Preserved or Removed

5902

Sequoia sempervirens

Coast redwood

No

51.0

Yes

Preserved

5903

Sequoia sempervirens

Coast redwood

Yes

70.5

Yes

Preserved

5904

Sequoia sempervirens

Coast redwood

No

52.1

Yes

Preserved

5905

Sequoia sempervirens

Coast redwood

Yes

96.0

Yes

Preserved

5906

Acacia dealbata

Silver wattle

Yes

39.2

Yes

Removal

5907

Fraxinus velutina

Modesto ash

No

30.3

Yes

Removal

5908

Sequoia sempervirens

Coast redwood

No

42.4

Yes

Preserved

5909

Sequoia sempervirens

Coast redwood

Yes

68.0

Yes

Preserved

5910

Sequoia sempervirens

Coast redwood

No

43.0

Yes

Preserved

5911

Sequoia sempervirens

Coast redwood

No

46.5

Yes

Preserved

5912

Sequoia sempervirens

Coast redwood

Yes

81.7

Yes

Preserved

5913

Sequoia sempervirens

Coast redwood

No

52.0

Yes

Preserved

5914

Quercus lobata

Valley oak

No

34.0

Yes

Removal

5915

Sequoia sempervirens

Coast redwood

No

39.2

Yes

Preserved

5916

Quercus lobata

Valley oak

No

30.0

Yes

Removal

5917

Sequoia sempervirens

Coast redwood

No

39.3

Yes

Preserved

5918

Sequoia sempervirens

Coast redwood

No

54.1

Yes

Preserved

5919

Cedrus deodara

Deodar cedar

No

31.6

Yes

Preserved

5920

Sequoia sempervirens

Coast redwood

No

58.2

Yes

Preserved

5921

Cedrus deodara

Deodar cedar

No

35.1

Yes

Preserved

5922

Quercus lobata

Valley oak

No

30.0

Yes

Removal

5923

Quercus agrifolia

Coast live oak

Yes

60.0

Yes

Removal

5924

Quercus agrifolia

Coast live oak

No

32.0

Yes

Removal

Nature of Impact
Tree Protect Zone Encroachment: Building
Demolition & Placement of Project
Improvements
Tree Protect Zone Encroachment: Building
Demolition
Tree Protect Zone Encroachment: Building
Demolition
Tree Protect Zone Encroachment: Building
Construction & Demolition
Removal: Placement of Project
Improvements. Poor structure - severely
topped for existing overhead powerlines.
Removal: Placement of Project
Improvements . Significant lateral branch
dieback. Leaf disorder - ash anthracnose.
Tree Protect Zone Encroachment: Placement
of Project Improvements
Tree Protect Zone Encroachment: Building
Demolition & Placement of Project
Improvements
Tree Protect Zone Encroachment: Placement
of Project Improvements
Tree Protect Zone Enccroachment:
Placement of Project Improvements
Tree Protect Zone Encroachment: Building
Demolition
Tree Protect Zone Encroachment: Placement
of Project Improvements
Removal: Placement of Project
Improvements.
Tree Protect Zone Encroachment: Placement
of Project Improvements
Removal: Placement of Project
Improvements.
Tree Protect Zone Encroachment: Placement
of Project Improvements
Tree Protect Zone Encroachment: Placement
of Project Improvements
Tree Protect Zone Encroachment: Placement
of Project Improvements
Tree Protect Zone Encroachment: Building
Demolition & Placement of Project
Improvements
Tree Protect Zone Encroachment: Placement
of Project Improvements
Removal: Placement of Project
Improvements. Poor position. Growing at
retaining wall.
Removal: Placement of Project
Improvements.
Removal: Placement of Project
Improvements. Poor growthform/lean.
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Figure 1. Study Area Location Map

Mill District Project
Sonoma County, California
Path: L:\Acad 2000 Files\26000\26095\GIS\ArcMap\Fig1_LocMap_20160420.mxd
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Photograph 1. Photograph depicting heritage trees #5902, #5904, #5903, and #5912, coast redwoods.
Trees are in good condition, displaying good vigor and health.
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Photograph 2. Photograph depicting heritage tree #5906, a heritage silver wattle, proposed for
removal. The tree exhibited multiple defects, including codominant trunks with included bark, and
girdling roots (pictured). The tree has also been repeatedly topped for overhead power lines.
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Photograph 3. Photograph depicting heritage tree #5907,, a heritage Modesto ash proposed for
removal. The tree exhibited significant lateral limb dieback, and foliar disease (likely ash anthracnose).
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Photograph 4. Photograph depicting heritage coast redwood (tree #5913), in fair condition. The tree
has a large dead top, which should be removed for safety.
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Photograph 5. Photograph depicting heritage valley oak (tree #5914), in good condition, exhibiting
good health and structure.
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Photograph 6. Photograph depicting heritage valley oak (tree #5924), proposed for removal. The tree
is in fair condition, but is overtopped by surrounding dominant coast redwood trees, and has developed
a leaning structure.
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Photograph 7. Photograph depicting, non-protected fencerow of non-native invasive silver wattle
trees. These trees are especially crowded, messy, undesirable species. Many individual trees
exhibited heart rot, and major limb failure.
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Photograph 8. Photograph depicting street trees along Healdsburg Avenue which have since been
removed by the City.
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Photograph 9. Photograph depicting heritage valley oak (tree #5922) proposed for removal. The tree
is poorly positioned, growing within a fence, at the edge of the property.
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December 11, 2018
Mr. David Hill
Replay Healdsburg, LLC
190 Pine Grove Road, Suite 204
Steamboat Springs, CO 80487

Addendum to Parking Analysis in the Traffic Impact Study for the Mill
District
Dear Mr. Hill;
The Mill District project has been subject to some changes since W-Trans completed the project’s traffic impact
study on March 1, 2018. The changes affect the housing units and the type of retail, though the amount of retail
space did not change. The following information supplements or replaces information in the parking analysis
chapter of the Traffic Impact Study for the Mill District (TIS) resulting from changes to the project description. It is
noted that the underlying assumptions and methodologies remain the same and so are not repeated here.

Changes to the Project Description
The project as evaluated in the TIS included 140 condominiums, 48 apartments, a 53-room hotel, 12,500 square
feet of retail space, and a 2,500 square foot tavern. Under the Full Buildout scenario, the project was expected to
generate 1,830 daily trips, including 121 trips during the a.m. peak hour and 138 trips during the p.m. peak hour.
The revised project description now consists of a 53-room hotel, 15,000 square feet of retail space, and 208
residential units. As proposed, Phase 1 includes 34 condominiums, 41 apartment units, the 53-room hotel, and
8,500 square feet of commercial space. Phase 2 consists of 26 condominiums and 5,500 square feet of retail space.
Phase 3 is to be comprised of 56 condominiums, 13 apartment units, and 1,000 square feet of commercial space,
while Phase 4 is to include 38 condominiums.

Parking Evaluation
Proposed Parking Supply
The project as proposed includes a total of 473 spaces, comprised of 379 reserved spaces allocated to the hotel
and residential units, and 94 shared spaces for residential overflow, residential guests, and retail patrons. A total
of 41 reserved spaces will be constructed in surface parking lots, while the remaining 338 reserved spaces will be
constructed within parking garages. The 94 shared spaces will be comprised of 19 garage spaces and 75 new onstreet parking spaces. The breakdown of parking spaces allocated to each land use including reserved and shared
spaces is shown in Table 13a.
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Table 13a – Proposed Parking Supply
Land Use

Units

Proposed Parking Supply
Reserved

Condominiums

154 du

280

Apartments

54 du

54

Hotel

53 rooms

45

Hotel Spa

2.775 ksf

0*

Retail

15.0 ksf

-

Total Parking Proposed
Notes:

Shared

379

94

94

du = dwelling unit; ksf = 1,000 square feet; * = parking for the spa is
included in the hotel supply

Zoning Code Parking Requirements
Based on the parking requirements for land uses as contained in the City’s zoning code, the revised project would
be required to provide a total of 580 parking spaces. It is noted that the hotel spa was conservatively treated
separately to ensure adequate parking for the hotel component of the project. The proposed supply of 473
parking spaces would fall approximately 18 percent short of meeting this requirement. It is important to note that
for uses not specified in their parking requirement table, the City of Healdsburg Municipal Code requires that
parking be provided based on the most similar specified use. While a hotel may include event space, as that is not
specifically included in the description for a hotel, the parking requirement for this use was assumed to be based
on that for places of public assembly. For the purposes of this analysis, it is understood that the hotel would not
include an event space, thus no associated parking demand was assumed. Similarly, it was assumed that the hotel
would not have a restaurant, so parking demand associated with a restaurant was also not included in the analysis.
A summary of the required parking by land use is shown in Table 13 (Updated) for reference.
Table 13 – Parking Requirements per City of Healdsburg Municipal Code (Updated)
Land Use

Units

City Requirements
Rate

Spaces Required

154 du

2.0 per unit + 1.0 guest space per 3 dwelling units

359

54

1.5 per unit + 1.0 guest space per 3 dwelling units

99

Hotel

53 rooms

1.0 per guest room (or 2 beds) + 1.0 for each 2
employees

63*

Hotel Spa

2.775 ksf

1.0 per 300 sf

9

Retail

15.0 ksf

1.0 per 300 sf

50

Condominiums
Apartments

Total Parking Required
Notes:

580

du = dwelling unit; ksf = 1,000 square feet; *20 employees assumed

ULI Shared Parking Methodology Aggregate Parking Demand
The ULI shared parking methodology focuses on temporal data, determining when the overall peak demand for
various land uses occurs, including what time of day, whether it is a weekday or weekend. The recommended
parking supply is then tied to that maximum demand period. The ULI model considers the proposed mix of land
uses, including intensities of each type of use.
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The ULI shared parking model separately considers the hourly parking demand created by hotel guests,
employees, restaurants/lounges, and meeting rooms. To calculate the anticipated parking demand, the ULI
shared parking methodology utilizes several sources, including ITE’s Parking Generation, 3rd Edition, 2004. Like
parking utilization rates provided by ITE, the ULI shared parking methodology consists of several rates for land
uses based on variables such as square footage, number of employees, dwelling units, etc. For the purposes of
this study, the proposed number of dwelling units was used to calculate the anticipated temporal parking demand
associated the residential land uses while the number of rooms was used to calculate the parking demand
associated with hotel, and square footage was used for the commercial portion of the proposed project. The ULI
methodology also accounts for anticipated reserved, shared, and guest parking demand. Reserved parking spaces
include those to be restricted to residents, hotel guests, and employees, while shared spaces are to be for patrons,
residential guests, and resident overflow.
It is also important to note that internal capture rates were applied to the spa to be located within the hotel, as
well as the retail portion of the proposed project. In addition, mode adjustments were applied to hotel, residential,
retail land uses based on rates from the US Census 2014 American Community Survey as cited in Shared Parking,
2nd Edition, Urban Land Institute, 2006. The specific rates applied each of the proposed land uses related to internal
capture and mode adjustment are outlined in Table 14 of the TIS dated March 1, 2018.
Total Parking Demand
Based on the revised site plan, the projected demand for the entire project at full build-out estimated using ULI
Shared Parking methodologies would be 439 parking spaces. This demand would be accommodated within the
proposed 473-space supply. Table 14 (updated) provides a summary of the aggregate parking demand with a
breakdown of demand generated by each phase of construction.
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Table 14 – Parking Demand by Phase (Updated)
Land Use

Units

Weekday

Weekend

Condominiums

34 du

59

59

Apartments

41 du

65

65

53 rooms

45

45

8.5 ksf

16

19

185

188

Phase 1

Hotel
Commercial
Total Phase 1
Phase 2
Condominiums

26 du

45

45

Commercial

5.5 ksf

15

18

60

63

Total Phase 2
Phase 3
Condominiums

56 du

97

97

Apartments

13 du

21

21

Commercial

1.0 ksf

3

3

121

121

Total Phase 3
Phase 4
Condominiums

38 du

67

67

Sub-total Condos

154 du

268

268

Sub-total Apartments

54 du

86

86

53 rooms

45

45

15 ksf

34

40

433

439

Sub-total Hotel
Sub-total Commercial
Total Demand
Notes:

du = dwelling unit; ksf = 1,000 square feet

Hotel Parking Demand
With the revised project, the hotel’s peak parking demand would remain unchanged at 45 spaces, equaling the
proposed 45-space supply. It is important to note that typically when calculating the anticipated parking demand
of a hotel, ancillary uses such as spas and restaurants associated with the hotel are included as part of the land
use. Thus, trips associated with the ancillary land uses are reflected in the anticipated demand. The aggregate
demand generated by the hotel throughout the day during a weekday and weekend is shown Graphs 1 and 2.
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Graph 1 – Aggregate Weekday Hotel
Parking Demand

Graph 2 – Aggregate Weekend Hotel
Parking Demand
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Residential
Condominium Units
The 154 condominium units included in the revised project would generate a peak parking demand of 245 spaces
for residents and 23 guest spaces, for a total of 268 spaces. The project would include a total of 280 reserved
spaces for the condominium units, reflecting a surplus of 14 spaces.
Apartment Units
The 54 apartment units would generate a peak parking demand of 78 spaces for residents and eight spaces for
guests, for a total of 86 spaces. A total of 54 reserved parking spaces would be provided for the apartment units.
The remaining peak parking demand of 32 spaces would be accommodated in on-street shared parking spaces,
with the greatest resident and guest demand for on-street spaces being in the southerly portion of the site closest
to the apartment units.
A summary of the aggregate residential parking demand, which is the same on weekdays and weekends for
residential uses, is shown in Graph 3. The portion of the apartment units’ parking demand that would be
accommodated in adjacent on-street parking spaces is discussed below.
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Graph 3 - Aggregate Residential Parking Demand
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Commercial
The peak parking demand generated by the 15,000 square feet of commercial uses in the revised project is
expected to occur at 3:00 p.m. on weekends with a peak demand of 40 spaces. On weekdays, a slightly lower peak
parking demand of 35 spaces is projected to occur between 1:00 and 4:00 p.m. The retail parking demand would
be accommodated in 94 shared spaces, comprised of 19 garage spaces and 75 new on-street parking spaces. The
aggregate demand for the commercial uses for weekdays and weekends are summarized in Graph 4 and Graph 5.
Graph 4 – Aggregate Weekday Commercial
Parking Demand

Graph 5 – Aggregate Weekend Commercial
Parking Demand

45
40
35
30
25
20
15
10
5

45

0

0

40
35
30
25
20
15
10

Commercial Employees

Commercial Customers

6 AM
7 AM
8 AM
9 AM
10 AM
11 AM
12 PM
1 PM
2 PM
3 PM
4 PM
5 PM
6 PM
7 PM
8 PM
9 PM
10 PM
11 PM
12 AM

6 AM
7 AM
8 AM
9 AM
10 AM
11 AM
12 PM
1 PM
2 PM
3 PM
4 PM
5 PM
6 PM
7 PM
8 PM
9 PM
10 PM
11 PM
12 AM

5

Commercial Employees

Commercial Customers

Parking Demand within Shared Parking Spaces
The project would include a total of 94 shared parking spaces, including 19 spaces in a garage at Lot 1 in the
northern portion of the site, and 75 new on-street spaces to be constructed by the project throughout the site.
The newly-created 75 on-street spaces are counted toward meeting the project’s parking requirement, consistent
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with the Central Healdsburg Area Plan. It is noted that the Central Healdsburg Avenue Plan suggests that onstreet parking be metered, allowing motorists to occupy stalls for a maximum duration of three hours. Since the
parking is intended to be shared, no adverse parking impacts are anticipated during the hours when parking
would normally be time-limited, though the three-hour maximum would need to be lifted during evening and
overnight hours to accommodate residents and guests.
The project’s shared parking spaces would be used by commercial customers and employees, guests of the
apartment units, and residents of the apartment units who have more than one vehicle (residents would have one
reserved space on-site at the apartment building and would need to park any additional vehicles on-street).
Parking demand associated with retail uses would peak during the daytime, whereas residential parking demand
would peak overnight. The maximum shared parking demand projected to occur in the 94 shared parking spaces
is 58 vehicles on weekends between 3:00 and 4:00 p.m. During this peak parking demand period, approximately
36 non-reserved parking spaces are projected to remain available for use. During off-peak periods between 9:00
p.m. and 11:00 a.m., at least 42 unoccupied parking spaces are projected to be available. The aggregate parking
demand occurring in the shared spaces is shown in Graph 6 and Graph 7.
Graph 6 – Weekday Parking Demand
in Shared Spaces
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Graph 7 – Weekend Parking Demand
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The distribution of shared parking spaces on the project site is anticipated to be convenient for customers,
employees, residents, and guests. Commercial uses would generate the greatest demand in the northern and
central portions of the site, where the 19 underground spaces and additional on-street spaces are located,
whereas the apartment uses would generate the greatest demand for on-street shared spaces in the southern
portion of the site.
Total Peak Parking Demand
Based on the parking analysis using the applied ULI rates and shared parking methodology, the proposed parking
supply of 473 parking spaces is projected to adequately accommodate the peak parking demand for 439 parking
spaces. Each of the site’s individual uses would have an adequate parking supply to meet the anticipated demand,
and no adverse effects are anticipated to result within the 94-space shared parking supply.
Parking demand could be reduced further through the provision of a car-share program for the project site. The
City should use the municipal code’s allowance of shared parking and consider a parking reduction of at least 18.5
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percent, which would allow for the construction of 473 spaces, but a higher parking reduction could reasonably
be justified.

Car-Share
Car-sharing can reduce the need for automobile ownership by allowing residents to have on-demand access to shared
vehicles on an as-needed basis. The proposed project includes plans to provide two vehicles on-site to be shared. This
parking demand strategy is estimated to reduce parking demand by 3 to 5 percent based on the Metropolitan
Transportation Commission (MTC)’s Reforming Parking Policies to Support Smart Growth. Based upon the proposed land
uses, the expected reduction in parking demand resulting from implementation of car share vehicles should be only
applied to the residential land uses, as well as the hotel, which serves as a type of temporary residence. The car-share
would therefore result in a 12-space reduction in the parking demand based on an assumed three percent reduction,
or up to 20 spaces if reduction closer to five percent were achieved. If car-sharing results in a three percent reduction,
the proposed project would need to provide a parking supply for 427 vehicles or 419 if the higher five percent reduction
is reached. With plans to provide up to 473 parking spaces, the proposed project is providing enough parking with or
without the car-share reductions. The expected reduction in parking demand based on inclusion of two car share
vehicles provided by the applicant is shown below in Table 15.
Table 15 – Expected Peak Parking Demand with Car-Share
Land Use

Units

With Three
Percent
Reduction

With Five Percent
Reduction

Sub-total Condos

154 du

268

268

Sub-total Apartments

54 du

86

86

53 rooms

45

45

-12*

-20*

40

40

427

419

Full Buildout

Sub-total Hotel
Expected Car Share Reduction
Sub-total Commercial
Total Demand with Car Share
Notes:

15 ksf

du = dwelling unit; ksf = 1,000 square feet; * = reduction applies to non-commercial proposed
land uses

The planned parking supply is adequate to meet parking requirements based on the expected parking demand
generated by the proposed project. Parking demand could be reduced further through the provision of a carshare program for the project site. With a projected parking demand of between 419 and 427 with car-share
provided, or 439 parking spaces without car-share provided, the proposed supply of up to 473 spaces would
sufficiently accommodate peak demand and provide a surplus, with or without the provision of car-share vehicles.
The project is not expected to result in any adverse parking impacts on-site or within the immediate project area.
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We hope this information is adequate to address the changes to the project since our study was completed. Please
call if you have any questions.
Sincerely,

Andre Huff
Assistant Planner

Dalene J. Whitlock, PE, PTOE
Principal
DJW/arh/HEA065.L3

Attachment: Attachment 21D - Mill District TIS Parking Study Addendum (2305 : Mill District Tentative Map and Development Agreement)

3.A.y

Packet Pg. 906

HISTORIC RESOURCE EVALUATION OF
THE PROPERTY LOCATED AT 146
HEALDSBURG AVENUE, HEALDSBURG,
SONOMA COUNTY, CA

SUBMITTED TO:

Replay Healdsburg, LLC.
SUBMITTED BY:

Stacey De Shazo, M.A.
Principal Architectural Historian
stacey@evans-deshazo.com

Updated October 16, 2017

Evans & De Shazo, Inc
6876 Sebastopol Avenue,
Sebastopol, CA 95472
707-812-7400
www.evans-deshazo.com

Attachment: Attachment 21E - Historic Resource Evaluation 146 Healdsburg Avenue (2305 : Mill District Tentative Map and Development

3.A.z

Packet Pg. 907

Table of Contents
Introduction .................................................................................................................................................. 1
Project Description ....................................................................................................................................... 1
Project Location ............................................................................................................................................ 1
Regulatory Setting ........................................................................................................................................ 3
California Environmental Quality Act ....................................................................................................... 3
City of Healdsburg General Plan: Historic and Cultural Resource Element .......................................... 5
Historic Context ............................................................................................................................................ 6
History of Healdsburg ............................................................................................................................... 7
Railroad Development .............................................................................................................................. 8
The Redwood Highway ............................................................................................................................. 9
Highway 101........................................................................................................................................ 10
Twentieth Century Development Trends ............................................................................................... 10
The Development of the South and East Sides of Healdsburg ............................................................... 11
Property History...................................................................................................................................... 11
Literature Review........................................................................................................................................ 15
Historic Resource Survey ............................................................................................................................ 18
1930 Buffi’s Inn Building ......................................................................................................................... 19
Historic Significance ...................................................................................................................................... 8
NRHP/CRHR Criterion for Evaluation ........................................................................................................ 9
Conclusions and Recommendations ........................................................................................................... 13
Bibliography ................................................................................................................................................ 15
Attachment A: Deparment of Parks and Recreation (DPR) 523 forms

Updated HRE for 146 Healdsburg Avenue, Healdsburg, Sonoma County, CA.

Attachment: Attachment 21E - Historic Resource Evaluation 146 Healdsburg Avenue (2305 : Mill District Tentative Map and Development

3.A.z

Page
i Pg. 908
Packet

Introduction
Evans & De Shazo, Inc (EDS) was contracted by Replay Healdsburg, LLC to provide an updated Historic
Resource Evaluation (HRE) of the property located at 146 Healdsburg Avenue, Healdsburg, California
(Property) to address potential significant impacts to historical resources that could result from actions
associated with the proposed “Mill District” Project (Project) that includes a re-development and
revitalization effort within the southern portion of the City of Healdsburg, which conforms with the
"Central Healdsburg Avenue Plan” (CHAP) created by Healdsburg City Council to implement a significant
program of the 2030 Healdsburg General Plan.1 The Project includes the proposed demolition of a 1930
two-story Mediterranean Revival style building, called Buffi’s Inn (also known as the House of Sonoma)
that was previously evaluated by EDS in 2015 and determined not eligible for listing on either the California
Register of Historical Resources (CRHR) or the National Register of Historic Place (NRHP), nor did it meet
the standards for preservation set forth by the City of Healdsburg for a local historic listing.2
The following HRE has been updated to address current Project specific impacts to ensure compliance
with CEQA and the City of Healdsburg Historic Resources Protection code. The survey, evaluation, and
recommendations within this updated HRE have not changed from the 2015 HRE completed by EDS, only
details related to the specifics of this proposed Project have been incorporated at the request of the City
of Healdsburg. The updated HRE is based on specific guidelines and evaluation criteria of the CRHR (14
CCR §15064.5 and PRC§ 21084.1) and the NRHP (36 CFR Part 60.4), as well as guidelines developed by the
City of Healdsburg. Stacey De Shazo, M.A., who is a Secretary of Interior-qualified Architectural Historian
served as Principal Architectural Historian.

Project Description
The Project consists of the re-development of four parcels that include the subject Property known as
Assessor’s Parcel Number (APN) 002-303-013, located at 146 Healdsburg Avenue (1.77-acres) and the
adjacent property known as Nu Forest Products, within APNs 002-261-023, 002-261-024, and 002-303012 and located at 164 Healdsburg Avenue (9.6-acres). The Project Area for this HRE is the 1.77-acres
parcel. The Project related to the subject property entails the proposed demolition of the 1930 Buffi’s Inn
that was evaluated by EDS in 2015 and determined not eligible for listing on the CRHR, and the adjacent
Nu Forest Products buildings within APNs 002-261-023, 002-261-024, and 002-303-012 that were
evaluated by EDS in 2017.

Project Location
The 1.77 acres Property at 146 Healdsburg Avenue is located on the east side of Healdsburg Avenue, in
Healdsburg, Sonoma County, California, approximately 0.28 miles south of the Historic Healdsburg Plaza,
650 feet south of Mill Street, and approximately 550 feet north of Exchange Avenue (Figure 1).

1

Central Healdsburg Plan Final EIR, 2013. City of Healdsburg. Prepared by GHD Inc.

2

Stacey De Shazo (Evans & De Shazo). Historic Resource Evaluation of the Property located at 146 Healdsburg Avenue, Sonoma County, 2015
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Figure 1. Project Location Map.
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Regulatory Setting
Historical resources are distinguished by features, materials, spaces, and spatial relationships that
contribute to their historic character. The Property, which includes a 1930 building, was surveyed and
evaluated to determine historic integrity and eligibility for listing on the NRHP and CRHR in 2015.
According to California Code of Regulations Section 15064.5, cultural resources are historically significant
if they are:
•

Listed in, or eligible for listing in the California Register of Historic Resources (CRHR) (Public
Resources Code 5024.1, Title 14 CCR, Section 4850 et. seq.);

•

Listed in, or eligible for listing in, the National Register of Historic Places (NRHP);

•

Included in a local register of historical resources, as defined in an historical resource survey
meeting the requirements of Section 5024.1(g) of the Public Resource Code; or

•

Any object, building, structure, site, area, place, record, or manuscript which a lead agency
determines to be historically significant or significant in the architectural, engineering, scientific,
economic, agricultural, educational, social, political, military, or cultural annals of California,
provided the lead agency’s determination is supported by substantial evidence in light of the
whole record.

California Environmental Quality Act
CEQA and the Guidelines for Implementing CEQA (State CEQA Guidelines, Section 15064.5) give direction
and guidance for evaluation of properties and the preparation of Initial Studies, Categorical Exemptions,
Negative Declarations and Environmental Impact Reports. Pursuant to California State law, the City of
Healdsburg responsible for determining the environmental impact of any land use proposal it approves.
Cultural resources are aspects of the environment that require identification and assessment for potential
significance under CEQA (14 CCR 15064.5 and PRC 21084.1). There are five classes of cultural resources
defined by the State Office of Historic Preservation (OHP). These are:
•

Building: A structure created principally to shelter or assist in carrying out any form of human
activity. A “building” may also be used to refer to a historically and functionally related unit, such
as a courthouse and jail or a house and barn.

•

Structure: A construction made for a functional purpose rather than creating human shelter.
Examples include mines, bridges, and tunnels.

•

Object: Construction primarily artist in nature or relatively small in scale and simply constructed.
It may be movable by nature or design or made for a specific setting or environment. Objects
should be in a setting appropriate to their significant historic use or character. Examples include
fountains, monuments, maritime resources, sculptures and boundary markers.
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•

Site: The location of a significant event. A prehistoric or historic occupation or activity, or a
building or structure, whether standing, ruined, or vanished, where the location itself possesses
historic, cultural, or archaeological value regardless of the value of any existing building, structure,
or object. A site need not be marked by physical remains if it is the location of a prehistoric or
historic event and if no buildings, structures, or objects marked it at that time. Examples include
trails, designed landscapes, battlefields, habitation sites, Native American ceremonial areas,
petroglyphs, and pictographs.

•

Historic District: Unified geographic entities which contain a concentration of historic buildings,
structures, or sites united historically, culturally, or architecturally.

According to California Code of Regulations Section 15064.5, cultural resources are historically significant
if they are:
•

Listed in, or eligible for listing in the California Register of Historic Resources (CRHR) (Public
Resources Code 5024.1, Title 14 CCR, Section 4850 et. seq.);

•

Listed in, or eligible for listing in, the National Register of Historic Places (NRHP);

•

Included in a local register of historical resources, as defined in an historical resource survey
meeting the requirements of Section 5024.1(g) of the Public Resource Code; or

•

Any object, building, structure, site, area, place, record, or manuscript which a lead agency
determines to be historically significant or significant in the architectural, engineering, scientific,
economic, agricultural, educational, social, political, military, or cultural annals of California,
provided the lead agency’s determination is supported by substantial evidence in-light of the
whole record.

A resource may be listed as an historical resource in the CRHR if it has integrity and meets any of the
following criteria:
1. Associated with events that have made a significant contribution to the broad patterns of local or
regional history or the cultural heritage of California or the United States;
2. Associated with the lives of persons important to local, California or national history;
3. Embodies the distinctive characteristics of a type, period, region or method of construction or
represents the work of a master or possesses high artistic values; or
4. Has yielded, or has the potential to yield, information important to the prehistory or history of the
local area, California or the nation.
Buildings, sites, structures, objects, and districts representative of California and United States history,
architecture, archaeology, engineering, and culture convey significance when they also possess integrity
of location, design, setting, materials, workmanship, feeling, and association. A resource has integrity if it
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retains the characteristics that were present during the resource’s period of significance. Enough of these
characteristics must remain to convey the reasons for its significance.
City of Healdsburg General Plan: Historic and Cultural Resource Element

The City of Healdsburg consists of 339 historic properties and six historic districts, with approximately twothirds of the properties subsequently assigned a California Historical Resources Status Code 1. The State
Office of Historic Preservation has determined that most of the remaining properties need to be reevaluated before a status code can be assigned. One of the properties needing re-evaluation is the
building located at 146 Healdsburg Avenue.
In accordance with Healdsburg 2030 General Plan, the Historic District Overlay District (within Zoning
Ordinance Article 17), Section 20.24.205 of the Land Use Code (Historic demolition permit application) (as
applicable), as well as Regulations and Standards for Historic Structures and Districts2 were reviewed and
applied as needed to ensure the HRE complied with local requirements.
Historic District Overlay District
An evaluation prepared by a qualified architectural historian that:
1. Verifies the structure’s eligibility for the National Historic Register, California Historic Register
and/or local designation, either individually or as a contributor to an eligible or designated historic
district.
2. Describes the impact that demolition of the structure will have on the integrity of the eligible or
designated historic district, if applicable.
3. Recommends design features that should be incorporated into the replacement structure, if the
property is located within a designated or potential historic district.
20.24.205 Historic demolition permit application. A historic demolition permit application shall be filed
with the Planning and Building Department on a form provided by the Department and shall be
accompanied by the following information for each structure proposed to be demolished:
A. A description and location of the structure.
B. Photographs of all sides of the structure.
C. The basis for the applicability of these requirements per Section 20.24.200. D. The reason(s) for the
proposed demolition.
E. Evidence that alternatives to the demolition of the structure have been considered, and a statement
as to why those alternatives are unacceptable. Such evidence may include written statements from
licensed building contractors, civil or structural engineers or architects identifying the general

1
2

http://www.ci.healdsburg.ca.us/index.aspx?page=167
http://www.ci.healdsburg.ca.us/362/Historic-Preservation
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condition of the building, all health and safety code deficiencies, corrective measures needed to
alleviate these deficiencies, and the cost of such corrective measures.
F. An evaluation prepared by a qualified architectural historian that:
1. Verifies the structure’s eligibility for the National Historic Register, California Historic Register
and/or local designation, either individually or as a contributor to an eligible or designated historic
district.
2. Describes the impact that demolition of the structure will have on the integrity of the eligible or
designated historic district, if applicable.
3. Recommends design features that should be incorporated into the replacement structure, if the
property is located within a designated or potential historic district.

Historic Context
American settlement of Healdsburg began when Cyrus Alexander, a trader and trapper for whom the
Alexander Valley is named, met a man named Captain Henry Delano Fitch (17981849) in San Francisco in
1840. Fitch was a sea captain and merchant who, it is believed, became the first North American to settle
in San Diego. Fitch arrived as master of the brig Maria Ester in 1826. In 1827, Fitch applied for Mexican
citizenship. He remained involved in coastal trading, including the hide trade, and even opened a store in
San Diego. In 1840, at Fitch's request, Alexander traveled north by horse reaching the Russian River later
that year. When Alexander told Fitch of the land he had found, Fitch obtained a grant of 48,000 acres from
the Mexican government in 1841. The grant was no doubt aided by his marriage to Josefa Carrillo Fitch,
the sister-in-law of General Mariano Vallejo. The grant became known as Rancho Sotoyome.
The name Soytome is likely a combination of indigenous and Spanish languages, meaning "the home of
Soto" or "Rancheria of the brave" (Gudde 1998:370). Fitch did not reside on Rancho Sotoyome, but hired
Alexander to manage the land and ranch stock under a four-year agreement. Alexander built a large onestory adobe building in 1842, making him the first European settler in the area. He also built several
outbuildings, a tannery, grist mill and cigarette factory for Fitch at the southern slope of Fitch Mountain
(Edwin Langhart Museum 1983:7). In 1843, Frank Bidwell came to work for Alexander on the Rancho, and
for his service was granted 500 acres in 1845; however, most labor needs of the Rancho were supplied by
the local Pomo Indians. Also in 1845, as payment for managing Rancho Sotoyome for four years, Alexander
received 8,000 acres in a valley now referred to as Alexander Valley, and then handed over management
of the Rancho to Moses Carson, brother of "Kit" Carson. A home was built for Fitch and his wife along the
Russian River, but Fitch died in 1849 before being able to move onto the Rancho. However, after his death,
Josepha and their children came to live on the Sotoyome Rancho and actively began to seek legal title to
the land. The Public Land Commission, which was formed following the admission of California as a state
in 1850, was created for determining the validity of prior Spanish and Mexican land grants in California.
As such, all ranchos granted in the Spanish and Mexican periods needed to be confirmed by the Public
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Land Commission. Although Josepha began selling off portions of her land as early as 1852 to newly
arriving settlers, her claim to Rancho Sotoyome was not made official by the U.S. Government until 1857.

History of Healdsburg
During this same time, Harmon Heald, an Ohio-born settler for whom Healdsburg is named, moved to
California with his brothers in search of gold. After a failed search, Harmon settled in Sonoma County in
1850. He built a small cabin on the Rancho Sotoyome, situated in what is now the west side of the 300
block of Healdsburg Avenue (across from the downtown plaza), and opened a small store in 1852. Heald
established a post office in 1854 and built a larger store in 1857 that became known as Heald's Store, or
Heald's Station (Edwin Langhart Museum 1983:10). Meanwhile, when given the opportunity, he bought
up cheap Sotoyome Rancho land at public land sales. Then in 1857, when Josepha received official title to
her original grant, Heald officially laid out the 8+ acre town plot of Healdsburg. He planned two north and
south streets, running southeast-northwest, and two streets running perpendicular to the main streets,
which formed a square at the four intersections that later became the Plaza. Next, two other streets were
laid out in each direction, and this formed the town plat. Heald donated several lots for various purposes
including lots to build a school, churches and a cemetery. He had the new town surveyed in 1857 and
began selling off lots for $15 each; the population at the time consisted of 300 people. Heald died in 1857,
during the same year that the town became known as Healdsburg (Edwin Langhart Museum 1983:10;
Munro-Fraser 1880:153; Reeves 1996; Thompson 1877) (Figure 2).

Figure 2: Bird's eye view of Healdsburg, Cal. (1876), (courtesy of the Library of Congress).
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In 1867, the town was incorporated under State law and the first city council meeting was held. The Plaza
was formally laid out with walkways and shrubbery in 1873, gas and water utilities were installed in 1875,
and a second school on Tucker Street was built in 1877, and then a high school in 1888 (Peninou 1998;
Reeves 1996). During this time immigrants arrived in a steady stream until the 1880s. The earliest settlers
were mostly comprised of failed gold miners who came to farm.

Railroad Development
In 1872, the San Francisco Railroad and the North Pacific Rail (SFNP) built a depot in Healdsburg to support
the Northwestern Pacific Railroad (NWP) rail line that ran through Healdsburg on its way to Cloverdale in
1871-1872 that greatly affected the agricultural industry, which was the base of Healdsburg's economy.
The railroad depot was constructed in a vernacular style, with a gabled roof with board and batten siding.
While the rail depot was being constructed, work had also begun on the NWP built rail line that brought
the first bridge to span the Russian River, which several years later saw the construction of an adjacent
wagon bridge. The rail depot served the community of Healdsburg for many years.
The location of the depot and the rail lines had a major effect on the physical shape of the city of
Healdsburg, as the lines created an artificial boundary around the southern and western portions of
Healdsburg (Langhart Museum 1983). Prior to 1870, these areas were outside of the city boundaries, but
from 1871 until 1896, as additional lands were incorporated and these sections south and west of the
tracks were relatively cut-off from the downtown. As a result, these areas were less desirable for
landowners and were soon developed by immigrants and utilized for light industrial businesses. The rail
line boundaries in turn isolated sections around the Healdsburg central plaza and the layout of the
residential areas that allowed for a well preserved commercial core. As the city developed the area to the
south of the NWP became a focal point of an Italian immigrant neighborhood known as Ward’s Addition.
Many Italian immigrants moved to Healdsburg and worked on small farms with the intent of eventually
buying land. By the 1890s, “vegetable” farming changed to vineyards and the Italian families began to
integrate from Ward Street into other communities with the City of Healdsburg.
By 1907, after SFNP became part of the Northwestern Pacific Railroad (NWP) and for Healdsburg this
meant the construction of a new more modern and elegant passenger depot on what would become
known as the Redwood Empire line. In April 1928, NWP President Edward H. Maggard addressed the
Healdsburg Chamber of Commerce about the future of the NWP and the Redwood line. During this
speech, he stated, “There are no two things more closely allied than a railroad and its community. They
both succeed or they both fail.” This speech clearly conveyed the reliance that communities had on the
railroad in the early twentieth century (Healdsburg Enterprise 1928). In 1929 the Southern Pacific (SP)
acquired SFNP’s interest in the NWP and the reliance on the rail for travel was changing quickly. Buffi’s
Inn was constructed in 1930 on Harmon Street adjacent and behind the Healdsburg train depot, and
mainly provided service to rail passengers.

Updated HRE for 146 Healdsburg Avenue, Healdsburg, Sonoma County, CA.

Attachment: Attachment 21E - Historic Resource Evaluation 146 Healdsburg Avenue (2305 : Mill District Tentative Map and Development

3.A.z

8
Packet Pg. 916

The Redwood Highway
While the NWP pushed forward with new depots, the availability of the automobile in the early twentieth
century sparked an increase in roads, Inns, restaurants, and summer cabins for travelers. This created a
need for a comprehensive Highway system in California. In 1909, the construction of the Redwood
Highway was approved through a State Highway bond. The first section of the new highway system was
built in 1909 when a 15-foot wide, ten-mile span of concrete was laid from Ukiah south to the town of
Largo. It was not until 1914 that the section from Healdsburg to Santa Rosa was finished, and not until
1920 that the section from north Healdsburg to Geyserville was completed. Although early construction
was financed by state bond issues, much of the later construction was financed by a State gasoline tax.
The two-lane, 450-mile long Redwood Highway construction was completed in 1923, and it greatly
increased traffic from San Francisco to northern California (Figure 3). To accommodate ever-increasing
automobile traffic, many new bridges were constructed such as the Healdsburg Memorial Bridge in 1921
including the Golden Gate Bridge in 1933 (Clayborn 2003). The construction of the
Redwood Highway and the Golden Gate Bridge, were two major engineering improvements of the early
twentieth century that allowed for travelers to more easily access cities throughout the North Bay such
as Healdsburg.

Figure 3. Advertising Illustration of Redwood Highway (courtesy of California State Parks).
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Highway 101

During the early twentieth century, the Redwood Highway changed the landscape of many cities and
towns throughout California; however, this all changed in 1960 with the opening of Highway 101, which
diverted traffic away from downtown businesses in Healdsburg. On January 5, 1961 Healdsburg Tribune
editor, Arnold Santucci, expressed in an editorial the following:
"With the freeway open, it is more important than ever that Healdsburg is publicized to the fullest
extent as a shopping center...the business people of the community must make extra effort to attract
the shoppers from the outlying areas as well as the home folks who shop here.”

Twentieth Century Development Trends
At the beginning of the twentieth century development trends in Healdsburg consisted of a wide-range of
architectural styles and town mainly supported by agriculture, canneries, and lumber production. At this
time, the commercial downtown focused around the Healdsburg Plaza and the commercial businesses
were located near the rail depot south of the plaza. Many of the buildings during this time were
constructed of wood and brick; however, after the 1906 San Francisco Earthquake, many of the earliest
commercial buildings in Healdsburg were either demolished, destroyed by fire, or significantly modified.
The earthquake spurred many changes in construction and as a result many of the new commercial
buildings were constructed of reinforced concrete, including Buffi’s Inn, the Farmers and Mechanics Bank
at 119 Plaza Street, situated 0.4 miles north of the Project, and the Masonic Temple at 322 Center Street,
located approximately 0.4 miles north of the Project. In 1914, with the construction of the Redwood
Highway in Healdsburg, trends in business types changed to include new businesses that catered to
tourists. These businesses included restaurants, service stations, auto-camps, and food markets. There
were several buildings, which were located within ½-mile of the Project Area but are no longer present,
that were associated with the development of the Redwood Highway. These buildings included a service
station that was location of the present-day site of McDonald's, an automobile camp known as Day’s Auto
Camp that is situated directly across Buffi’s Inn (but needs an evaluation to determine the history and
integrity), a food market that was located south of the Buffi’s Inn, and the ca. 1930 Texaco Gas Station
that was located at 185 Healdsburg Avenue, approximately 0.1 mile north of the Project, but was recently
demolished.
Although the construction of the Redwood Highway did bring an increase in tourism and seasonal
residents as well as changes in business trends, it did not bring about many changes in-regards to trends
related to architectural styles or a boom in commercial construction like it did in many other cities along
Redwood Highway. This may have been due to the slow economic growth in Healdsburg during the 1920s
through the 1940s, when the city experienced short spans during the “Great Depression and Prohibition
that brought commercial construction to a virtual standstill” (Edwin Langhart Museum 1983). As such,
Healdsburg did not see a boom in commercial construction or trends in design styles, such as the
Streamline Moderne architectural style associated with the Redwood Highway. Today, there is very little
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evidence of the effect of the Redwood Highway on the development trends of the Healdsburg or the area
adjacent to the Project Area.

The Development of the South and East Sides of Healdsburg
The development of this area and the land where Buffi’s Inn is located played a significant role in economic
opportunities of business owners in the area south and east of the railroad tracks. Although the focus of
development in the early twentieth century was north of the Plaza, there was development both
commercial, industrial, and residential south of the railroad tracks there was a housing development
known as Ward’s Addition along Ward Street and Adeline Way that was constructed in the late nineteenth
century. The area known as Ward’s Addition was also called the “Bugginosca” by the local Italian
immigrants. Ward’s Addition was a working class Italian neighborhood that sprang up out of the need for
cheap land and housing. After the Redwood Highway was constructed, which paved way for increasing
tourism, it was over 23 years after the construction of the Redwood Highway along this section and 7
years after the construction of Buffi's Inn that the building was moved to its current location along
Healdsburg Avenue. By the early 1940s, the overall density of the area decreased somewhat, but the area
surrounding the railroad tracks remained industrial throughout the twentieth century. This light industrial
area included the Russian River Fruit Packing Company, a complex that once occupied the parcels south
of the train depot, was no longer present by 1941 (according to the Sanborn maps). Also, a large
warehouse was removed at what had been the Magnolia Cannery on Fitch Street, and at Front Street
along the river, the French American Winery and Distillery buildings were razed between 1911 and 1941.
When the automobile craze took hold, a few commercial buildings were constructed near the Project Area
along the Redwood Highway that included a restaurant, two service stations, Day’s Auto Camp, a food
market on Redwood Highway near the Project Area; however, these buildings (except for remnants of
Day’s Auto Camp) are no longer present. It is also during this time that Buffi’s Inn was relocated in 1937.
Today, the area south and east of the railroad tracks maintains several different mixed-use commercial
developments that includes light industrial buildings primarily near the railroad tracks, and commercial
buildings along Healdsburg Avenue, as well as a few houses. In several instances, buildings that may once
residential or industrial now have commercial uses.

Property History
Based on a record search conduced at the Healdsburg Museum and Historical Society (HMHS) and the
Regional Office of the California Historical Resources Information System (CHRIS) at Sonoma State
University, Northwest Information Center (NWIC), the building located 146 Healdsburg Avenue is
historically associated with Lyman Dutcher (Thompson 1877) who purchased the land shortly after
California gained statehood. During this time, Healdsburg Avenue was known as West Street and
Dutcher’s land was bounded on the south and west by the city limits. The Dutcher’s subdivided the land
and sold the parcel where the building is located to George Miller Sr. (Figure 4). Mr. Miller is known to
have established Healdsburg’s first commercial winery, Sotoyome Winery, in 1862. A native of
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Switzerland, Miller came to Sonoma County in 1853. He was first a partner in his uncle Valentine “Felta”
Miller’s (along with Samuel and Thomas Heald) saw and grist mill located on Mill Creek off Westside Road.
Although the land along Healdsburg Avenue was owned by George Miller Sr., the land where his winery
was located was north of the Healdsburg Plaza.
In 1867, Miller moved the winery to the southeast corner of Healdsburg Avenue and Grant Street. He may
have also taken on a business partner during this time, as a man named Mr. Fried was said to have worked
with Miller at the winery, but no further record of him could be found. In 1877, Miller sold his winery to
Mr. A.E.S. DeWiederhold (a winemaker from British Columbia), but kept his home on Grant Street, as well
as 12 acres of Mission grapes. Miller then opened a butcher shop in downtown Healdsburg. He gradually
transplanted his old Mission vines and had a vineyard of desirable dry red varieties by the early 1890s.
DeWiederhold then changed the winery name to Fairview Winery.

Figure 4. George Miller Sr.
(courtesy of Healdsburg Museum’s Russian River Recorder).
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Figure 5. Healdsburg, Sonoma Co., Cal. (Reynolds & Proctor 1898).

The land was then sold to Emilio and Angelina (Jean) Buffi who constructed “Buffi’s” Inn in 1930 in a
location on Harmon Street behind the train depot. The new building replaced the former Oak Lawn Inn
(also owned by the Emilio and Angelina Buffi) that was destroyed by fire in 1929. Buffi’s Inn was smaller
than the Oak Lawn Inn, and according to the Healdsburg Tribune, on February 3rd, 1930 the “new twostory building will be modern in every detail and will be approximately in the same location as the old
Inn”. According to Rena Buffi, Emillio and Jean Buffi’s daughter,
“No one remembers any homeless or starving locals. Everyone scraped by and occasionally helped
the less fortunate. They do remember the transient homeless, the "tramps", single men who rode
the rails from town to town looking for work and food. Marda, who lived near the Santa Rosa depot
remembers groups of men jumping from freight cars to gather around evening bonfires. Some would
go to a nearby tree and pull out a piece of paper giving directions to homes that were good for a
meal.
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Rena (Buffi) Phillips, whose father ran Buffi's Inn and Restaurant down by the Depot, recalls that
tramps would come to the back door asking for a potato or an onion. "It always smelled so good at
the hobo camps, things cooking in open pots" (www.ourhealdsburg.com).
Buffi’s Inn was moved in 1937 from its original location on Harmon Street, adjacent to the Healdsburg rail
depot, to its current location at 146 Healdsburg Avenue, which was almost directly across from Day’s Auto
Camp (Figure 6). After Emilio Buffi passed away in 1940 the Property was then purchased by Charles and
Katherine Meehan in 1942. The Meehan’s retained ownership of the Property until 1974 when they sold
it to three couples: Ed and Lillian Scormenchi, Verde and LeRoy Tonelli, and Margaret and Ward Wright.
During this time, it was known as the Country Villa. It was then sold in the late 1970s to Kim Yim Louie and
Sou R. Ngo. In 1983, the County Villa was sold to Anthony Shek who renamed the building the House of
Sonoma (Figure 7). The lower level of the Inn was then converted into Tony’s Sports Bar. The building was
then sold in 2000 to its current owner.

Figure 6: Buffi's Inn in 1937 being moved to 146 Healdsburg Avenue
(courtesy of the HMHS).
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Figure 7: House of Sonoma circa 1989 (courtesy of the Healdsburg
Museum and Historical Society).

Literature Review
EDS conducted a records search at the NWIC (File No. #15-0539) as part of the 2015 HRE to determine if
previous historic resource evaluations have been conducted within or near the Property. Research of
primary and secondary documentation, including local Historic Resource Inventories, Historical Atlas' of
Sonoma County and Sanborn maps, available at local libraries, museums, historical societies, and online
documents were also reviewed to provide further understanding of the architectural style, chronology of
ownership, construction and alteration history, and potential significant events associated with the
Property.
In 2015, the research at the CHRIS revealed that there have been 20 Cultural Resource Studies conducted
within a half-mile radius of the Property (Table 1), and nine cultural resources, one historic district, and
two National Register properties have been recorded within a half-mile (Table 2). These previous
evaluations and recorded cultural resources, including those listed on the City of Healdsburg Historic
Resource Inventory and within the boundaries of the Historic District Overlay were considered during the
evaluation.
The previous reports located within a half-mile of the Property include the following:
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Table 1. Previous Cultural Resource Studies Located within a 1/2-mile of the Property.
Report# Year
02894
1982
06820
1984

Title
Healdsburg Plaza Company Project.
A Limited Cultural Resources Testing of CA-SON1391, City of Healdsburg, Sonoma County, California

06087

1980

06183

1983

09926

1988

10496

1989

15259

1993

16018

1994

Archaeological Resources Evaluation for the Mill
Street
General Plan Amendment and Rezoning Location,
Healdsburg, Sonoma County, California (letter report)
Cultural Resources Sur Plan Alignment Along
Healdsburg Avenue, North, First and Second Streets,
City of Healdsburg, Sonoma County, California.
An Archaeological Investigation of the Proposed Foss
Creek Channel Improvement Project, City of
Healdsburg, Sonoma County, California
An Archaeological Survey of the AT&T Fiber Optics
Cable route from East Windsor to Cloverdale Peak,
Sonoma and Mendocino Counties, California.
An Archaeological Survey of the Vacant Property at
68
Healdsburg Avenue, Healdsburg, Sonoma County,
California.
Warm Springs Dam, Lake Sonoma Project
Archaeological Survey, Downstream Area, Lower Dry
Creek Valley.

16048

1994

16598

1994

22483

2000

22666

2000

Native American use of Non-Quarry Obsidian in
Northern Sonoma County: A Preliminary Assessment
(Master's Thesis)
A Cultural Resources Survey of Three Parcels in the
City of Healdsburg, Sonoma County, California.
Plan for Evaluation of Cultural Resources Santa Rosa
Geysers Recharge Project, Sonoma County, California
Cultural Resources Survey Report, The Santa Rosa
Geysers Recharge Project Alternative Alignments,
Sonoma County, California
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David Chavez
Colin I. Busby
James C. Bard
Michael A. Siskin
David Chavez

Donna M. Garaventa
Rebecca Loveland Anastasio
Albert J. Villemaire

Sharon A. Waechter

Janine M. Loyd

Scott Patterson
Pamela Roberts
Robert Orlins
Nancy Whitney
Sunshine Psota

Vicki Beard
Tom Origer
Christian Gerike
Sarah Gillies
ASC
Pacific Legacy
Tom Origer & Associates,
Inc.
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22736

2000

23732

2001

23775

2001

23988

2001

26092

2002

29007

2004

29394

2004

40018

2012

Final Cultural Resources Inventory Report for the
Williams Communications, Inc. Fiber Optic Cable
System Installation Project, Point Arena to Robbins
and
Point Arena to Sacramento, California
Supplemental Cultural Resources Survey, Healdsburg
South Segment, Sylar, West Slough and West Slough
2 Study Areas, Sonoma County, California.
Cultural Resources Investigations of the Healdsburg
Intercity Intermodal Transportation Center Project,
Healdsburg, Sonoma County, California
Letter report re: An evaluation of a structure located
at 240 Healdsburg Avenue regarding the construction
of a cellular facility.
Architectural / Historical Analysis for Cingular Site No.
SF-438-02: "The Brandt Building" (Healdsburg) (P49002968)
Results of Archaeological Monitoring for the Deas
Family Project, 12 Matheson Street, Healdsburg, CA.
A Cultural Resources Evaluation of the Parcel located
at 414 Piper Street, Healdsburg, CA.
Cultural Resources Review for the Central
Healdsburg Avenue Special Study Area, Healdsburg,
Sonoma County, California.

Jones & Stokes

George McKale
Christian Gerike
Tracy Bakic
Cindy Baker
John Dougherty
Chris Jensen
Lorna Billat
Carolyn Losee

Elizabeth Bedolla
Elizabeth Bedolla
Kyle Rabellino

The recorded cultural resources located within a half-mile of the Property in 2015 include the following:
Table 2. Previously Recorded Cultural Resource Located within a 1/2-mile of the Property.
Primary Number
P-49-001299
P-49-002823

Trinomial
CA-Son-1391
-

P-49-002824

-

P-49-002825

-

P-49-002826

-

P-49-002827
P-49-002828

-

Resource Description
Prehistoric Lithic Scatter
Storage structure within A.J. Stevens Mill &
Lumber Co. Historic District
Storage structure within A.J. Stevens Mill &
Lumber Co. Historic District
Storage structure within A.J. Stevens Mill &
Lumber Co. Historic District
Storage structure within A.J. Stevens Mill &
Lumber Co. Historic District
A.J. Stevens Mill & Lumber Co. Historic District
Warehouse within A.J. Stevens Mill & Lumber
Co. Historic District
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P-49-002829

-

P-49-002830

-

P-49-002832

-

P-49-002833

-

P-49-002834

CA-Son-2322H

Northwestern Pacific Railroad

P-49-002968

-

Ca. 1905 Brandt building (Odd Fellows Hall)
located at Healdsburg Avenue and Matheson
Street
Ca. 1903 residence at 325 Fitch Street
Healdsburg Memorial Bridge, also listed on the
National Register of Historic Places

P-49-003918
P-49-004522

-

P-49-004800

-

Ca. 1926 Craftman style residence located at
312 Mason Street
Ca. 1947 Ranch style house located at 315
Harmon Street
Ca. 1880 Extended hall-and-parlor style house
located at 329 Harmon Street
Two ca. 1928 depot buildings associated with
Northwestern Pacific Railroad

Ca. 1867 Gothic revival style farmhouse located
at 307 Tucker Street

Bakic 2000
Bakic 2000
Bakic 2000
Bakic 2000,
Langhart
Museum 1983
Jones & Stokes
2000
Clark and
Hoods 2002
Painter 2007
Dietz 2010,
Langhart
Museum 1983
De Shazo 2015

The following resource lists were also reviewed as part of the literature search:
•

City of Healdsburg Historic Resource Inventory (HRI). Research, based on the address, the property
is listed on in the Office of Historic Preservation's Historic Property Directory (dated 4/5/2012)
with a National Register Status Code of 7N (Needs to be re-evaluated).

•

National Register of Historic Places

•

California Register of Historical Resources

Historic Resource Survey
On October 18, 2015, Stacey De Shazo completed the Historic Resource Field Survey of the property
located at 146 Healdsburg Avenue, Healdsburg, Sonoma County that includes one building and associated
landscape. The survey was completed in accordance with the scope of work and in compliance with CEQA
and the City of Healdsburg guidelines and ordinances as described in the above regulatory section of this
report to determine the historic significance of the property. A review of the surrounding area was
inspected including historic buildings adjacent to the building for potential to be associate with events
related to the Redwood Highway tourism.
The following HRE is based on specific historic evaluation criteria developed by the CRHR, the NRHP, and
in consideration of the City of Healdsburg General Plan. The following evaluation includes the 1930 Buffi
Inn building and associated landscape with the Property.
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1930 Buffi’s Inn Building
The building is a two story, Mediterranean Revival style building constructed in 1930 near the Healdsburg
railroad depot and moved to its present location at 146 Healdsburg Avenue in 1937. The building is located
within a 1.77-acre parcel and is the former Buffi’s Inn, later known as the House of Sonoma. The building
consists of a symmetrical primary façade (south elevation), rectangular plan building with Spanish Revival
architectural details (Figure 8). Character-defining features of the building include a mansard roof covered
in pantile red clay tile, rough textured stucco walls, decorative frieze and two hipped roof porticos with
red clay tile roofing and square columns supports (Figure 9).
South Elevation (Primary Elevation)
The main entrance to the building is located along the south elevation and consists of a portico supported
with two square stucco columns and a hipped, porch roof covered with red clay tile. There is red stained
concrete porch flooring with a scallop pattern typical of the 1930s, as well as solid poured concrete entry
walls that lead to a double, wood door entry. The entry is an original opening, but the doors were likely
replaced during alterations done in the 1980s.
There are 15 windows along the south elevation that include seven paired and eight single windows.
Although each window opening and the casings appear to be unaltered, the seven paired windows along
the first story consist of aluminum replacement windows that have been boarded up with plywood due
to missing and broken glass (Figure 10). Along the second story there are four smaller single–hung
windows and five paired windows. Some of the windows consist of the original wood sashes, but they are
in poor condition and the remaining paired openings are missing the sashes and mullions that divided the
windows. Three of the smaller single-hung windows have the original wood sashes; however, most of the
glass is missing and in poor condition. Below the mansard roof there is a decorative plaster frieze with a
classic ornamental design that appears to be is fair condition. The exterior façade cladding is strongly
textured stucco. The windows are placed almost entirely symmetrical and there are vents along the lower
portion of the ground floor of this elevation.
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Figure 8. South elevation, facing northwest.

Figure 9: South façade, decorative details, facing north.
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Figure 10: Exterior stucco finish, east elevation, facing northwest.

West Elevation
The west elevation of the building consists of a second, centered portico entry that is supported by two
square stucco columns, concrete porch flooring and a hipped porch roof that is covered with red clay tile.
The original symmetrical west elevation has been altered to accommodate a red-brick chimney that was
added during either the 1970s or 1980s (Figure 11). The construction of the chimney required the removal
of paired, single-hung second-story windows located along the second-story, as well as the removal of a
small portion of the decorative frieze and removal of cornice details along the mansard roof. The addition
of the chimney detracts somewhat from the feeling of the Mediterranean Revival architectural style as it
is not in keeping with the style. There are five single windows and two paired windows along the west
elevation. The windows on the first story have been replaced with metal windows; however, the original
wood casings and sills are still present although they are in poor to fair condition (Figure 12). Along the
second story the two paired windows include the original casing, mullions, and sashes; however, the glass
is missing and they are in poor condition. The windows are boarded up from the interior with plywood.
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Figure 11: West elevation with chimney addition, facing east.

Figure 12: Metal windows along west elevation., facing south/southeast.
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North Elevation
The north elevation of the property consists of a slight bump out that is original to the building. There is
an American’s with Disabilities Act (ADA) ramp and entrance that were likely added in the 1980s. The
north façade is altered significantly and is in poor condition. The stucco is cracking and pealing in areas
near the foundation and around the cornice that was likely caused by weather related issues including
water damage. There is a wooden staircase that is not original to the building with two landings that cover
up several original single hung windows, as well as what appears to be an original door with a transom
along the first story (Figure 13). The staircase is partially closed in with plywood but is open underneath
the steps. Beneath the staircase is a back-entry door to the building. There is also space under the exterior
stairs that appears to have been used for storage and to house mechanical equipment for the building. All
the windows and doors are boarded up with plywood and there is significant amount graffiti present along
this side. There is exposed wiring, pipes, and mounted exterior air conditioning units present, as well as
stucco covered brick chimney that been altered, and an exterior enclosed shed attachment where the
water heater appears to have been located (Figure 14). The decorative frieze is present along this façade,
although it is poor condition and some sections are cracked or broken off entirely.

Figure 13: North elevation, facing southwest.
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Figure 14: North elevation showing the stucco chimney and wood window sashes, facing south.
East Elevation
The east elevation of the building is in extremely poor condition and appears have also undergone several
alterations over the years (Figure 15). The east façade consists of several windows and door openings
(some that are not original to the building), as well as access to a partial basement via concrete stairs that
are dug down below the first-story. There are retaining walls and what appears to be a single sliding
wooden door constructed of horizontal boards that is likely original to the building. The stucco is in poor
condition and the decorative frieze has been significantly damaged in areas. It also appears that there
were vines growing along this elevation that likely attributed to significant deterioration of the stucco.
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Figure 15: East elevation showing significant alterations, facing west.
Interior
The interior of the building was accessed through the original double door entry along the south elevation.
The first room is the original lobby that led to two banquet rooms and a kitchen that have been altered
over time. Currently, most of the first-story interior has been removed except for some sections of the
original wood wall framing, redwood floors, and the interior staircase (Figure 16 and Figure 17). The
interior staircase is in good condition and includes modest banisters and railings, as well as a mid-level
landing. The basement is accessed via wooden stairs at the east end of the first-story hallway and consists
of several small rooms used for storage. The second-story consists of what appears to be the framing of
the original Inn rooms, as well as some original mosaic porcelain bathroom tile, although the tile is poor
condition (Figure 18).
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Figure 16: Interior, second-story.

Figure 17: Interior staircase.
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Figure 18: Interior mosaic tile, second-story.
Exterior Landscape and Adjacent Properties
The exterior landscape consists of a poured concrete walkway that leads from the front entry along the
south elevation to the side entry along the west elevation. This walk way appears to have been part of the
original design at the buildings current location. The landscaping includes several Douglas fir trees situated
within the property that were planted after the building was moved to the current location, as well as
shrubs and smaller trees that were added to the landscape throughout the years. The property also includes
poured asphalt that is in poor condition and the remnants of a parking area south of the front entry.
Adjacent properties were also noted for association with themes such as the Transportation and Tourism
Associated with the Redwood Highway, although the area was never fully developed in support of the
highway. The former Vine Street gas station (ca. 1930s), located approximately 700 feet north of the
Property was likely constructed to accommodate tourism associated with the Redwood Highway; however,
it is unclear if other buildings adjacent to the former Buffi's Inn are associated with this trend as they have
been significantly modified

Historic Significance
The building (1930; alterations ca. 1970 and 1980) located at 146 Healdsburg Avenue in Healdsburg,
California was re-evaluated in September 2017 for eligibility to the CRHR and NRHP. The evaluation was
based on the level of documentation completed during the field survey in 2015 and research
documentation obtained from the HMHS, historic maps, historic documents, and the NWIC, as well as
online resources obtained in 2015, as well as updated research conducted in 2017. The building was also
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reviewed under local City of Healdsburg Historic Preservation guidelines and local ordinances. Based on
these factors, Ms. De Shazo has determined the following:
The building does not meet the criteria of significance for listing on CRHR and does not meet the criteria of
significance for listing on the NRHP for the following reasons:

NRHP/CRHR Criterion for Evaluation
Although it was determined that the building does not have any of the seven aspects of integrity to convey
significance, the following section examines the eligibility of the built environment resources within the
Project Area for listing on the NRHP and the CRHR based significance to ensure a complete analysis.
After a thorough analysis, it was determined that the building and associated features do not meet the
criteria of significance for listing on the NRHP or the CRHR for the following reasons.
A/1. (Event) That are associated with events that have made a significant contribution to the
broad patterns of our history.
The building was originally located adjacent to the Healdsburg train depot on Harmon Street and
was first associated with railroad activities in Healdsburg. In 1909, the construction of California’s
Redwood Highway had begun along what is now Healdsburg Avenue. In 1914, the Redwood Highway
section where the Project Area is located opened. This shifted the focus of travel via rail to travel via
automobile. Although the construction of the Redwood Highway made way for increased tourism
travel, the area adjacent to the property along Redwood Highway, and Healdsburg in general, did
not experience a development boom associated with the construction of the Redwood Highway.
Buffi’s Inn remained at the original location adjacent to the rail depot until 1937 when according to
an article in the Healdsburg Enterprise, the owners thought the building was on “the wrong side of
the tracks” (Healdsburg Enterprise 1936) and decided to move it to its present location along
Redwood Highway. This move took place 23 years after the construction of the Redwood Highway,
and 7 years after the ‘”re-construction” of Buffi's Inn, which was destroyed by fire in the late 1920s.
As such, the 1930 Buffi’s Inn was not built in support of development of Redwood Highway or growth
along this section of the highway as there is no evidence that Headsburg experienced a boom, as
many other communities had, because of the construction of Redwood Highway. As such, the
relocation of the building disassociated the building with its original context as an inn in support of
railway passenger service and railroad activities in Healdsburg and placed it within a section of
Healdsburg along the Redwood Highway that, based on updated research conducted at various
repositories listed in the research section, the new location of Buffi’s Inn at 146 Healdsburg Avenue
is not associated with significant events related to areas such as growth, economics, or development.
In the town of Healdsburg (also see integrity section below associated with Special Criteria for
Consideration)
Therefore, the building does not appear eligible for listing in the NRHP under Criterion A or the CRHR
under Criterion 1
Updated HRE for 146 Healdsburg Avenue, Healdsburg, Sonoma County, CA.

Attachment: Attachment 21E - Historic Resource Evaluation 146 Healdsburg Avenue (2305 : Mill District Tentative Map and Development

3.A.z

9
Packet Pg. 936

B/2. (Person) That are associated with the lives of significant persons in our past.
Based on extensive background research regarding past ownership of the building there was no
evidence that that property was associated with an important person significant to national,
California, or local history.
Therefore, the building does not appear eligible for listing in the NRHP under Criterion B or CRHR
under Criterion 2.
C/3. (Construction/Architectural) That embody the distinctive characteristics of a type, period, or
method of construction, or that represent the work of a master, or that possess high artistic values,
or that represent a significant and distinguishable entity whose components may lack individual
distinction.
The building has been significantly altered and does not represent the work of a master either in
design or construction, nor does the building posses’ high artistic values, nor does it represent a
significant or distinguishable entity that would make it eligible for the NRHP or the CRHR. Although
the building does possess elements of Mediterranean Revival architectural, the existence of some of
these elements alone is not enough to be considered significant under Criterion 3 (see integrity
section below). The lack of materials, design, and workmanship, are 3 aspects of integrity that are
essential to convey significance under this criterion, which are not present (see integrity section
below).
Therefore, the building does not appear to be eligible for listing in the NRHP under Criterion C or
CRHR under Criterion 3.
D/4. (Information) That have yielded or may be likely to yield, information important in history or
prehistory.
Since the Project Area was not evaluated for archaeology as part of this scope of work, it cannot be
determined if there are any archaeological deposits present that could yield, or have the potential to
yield, information important to the prehistory or history of the local area, California or the nation.
Historic Integrity
The following updated section has determined that the building does not retain any of the seven aspects
of integrity that include location, design, setting, materials, workmanship, feeling, and association.1
The process of determining integrity is similar, but not identical, for both the NRHP and the CRHR;
however, integrity under several reasons is necessary under the NRHP to convey significance and to
qualify for listing in the CRHR, integrity under only one reason is necessary to convey significance if it
maintains the potential to yield significant scientific or historical information or specific data.
The NRHP and the CRHR consists of the same seven variables, or aspects that define integrity that are
applied to the NRHP and CRHR evaluation to convey significance. These include location, design, setting,
1

Updated Historic Resource Evaluation, September 12, 2017
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materials, workmanship, feeling and association. According to the National Register Bulletin: How to Apply
the National Register Criteria for Evaluation, these seven characteristics are defined as follows:
•

Location is the place where the historic property was constructed.

•

Design is the combination of elements that create the form, plans, space, structure and style of the
property.

•

Setting addresses the physical environment of the historic property inclusive of the landscape and
spatial relationships of the building(s).

•

Materials refer to the physical elements that were combined or deposited during a particular period
of time and in a particular pattern of configuration to form the historic property.

•

Workmanship is the physical evidence of the crafts of a particular culture or people during any given
period in history.

•

Feeling is the property’s expression of the aesthetic or historic sense of a particular period of time.

•

Association is the direct link between an important historic event or person and a historic property.

Although building was not found to be eligible under any of the four criteria, and does not retain integrity,
the integrity of the 1930 Buffi’s Inn is detailed in the section below.
•

Location. The building does not retain integrity of its original location where it was
constructed. Therefore, the building does not have integrity of original location.
The building was relocated in 1937, and although the new location has the potential to achieve
integrity of location under the CRHR Special Criteria for Considerations that state, “…a moved
building, structure, or object that is otherwise eligible may be listed in the California Register
if it was moved to prevent its demolition at its former location and if the new location is
compatible with the original character and use of the historical resource. A historical resource
should retain its historic features and compatibility in orientation, setting, and general
environment
Current location. Although the use of the building after the move as an inn was retained, the
building was not moved from its original location to prevent demolition, and its new location
was not compatible with its original location next to the train depot. Therefore, the building
does not qualify under this Special Criteria for Consideration.

•

Design. Although the building retains some features of the original Mediterranean Revival
architectural style, the original “design” was altered in ca. 1970 and 1980 to adapt to the
changes in use as well as changes in style that have impacted its ability to convey the original
design. The buildings condition has also affected its design as elements are missing or have
been removed. Therefore, the building does not have sufficient integrity of design.
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•

Setting. The surrounding blocks and street have diminished substantially from the original
setting from 1937 when the building was moved to its current location. These changes include
the widening of the original two-lane Redwood Highway to four lanes, the construction of a
round-about and the demolition of nearby several gas stations (over 50 years in age). One of
the gas stations was demolished to allow for the construction of the adjacent McDonalds
(approximately 500 feet south of the former Buffi’s Inn, and the other gas station was recently
demolition to support City of Healdsburg improvements along Healdsburg Avenue and
construction of the round-about. Therefore, the building does not retain integrity of setting
due to substantial changes to the surrounding area.

•

Materials. The building retains varying degrees of integrity of materials. Character-defining
materials have been removed, replaced, or are in a poor state of deteriorated condition such
as original wood windows, doors, and sections of exterior walls and decorative details such as
cornice details. The interior materials, including walls. flooring, and any decorative details,
which may have conveyed integrity of materials, are no longer present. Therefore, the building
does not retain sufficient integrity of materials.

•

Workmanship. Workmanship is the physical evidence of the crafts of a particular culture or
people during any given period of history. Workmanship is important because it can furnish
evidence of the technology of the craft, illustrate the aesthetic principles of a historic period,
and reveal individual, local, regional, or national applications of both technological practices
and aesthetic principles. The building’s original workmanship is limited to a few details such
as the decorative cornice in sections below the roof line and the rough stucco; however, due
to partial demolition and severe deterioration, integrity of workmanship has been
compromised. Therefore, the building does not retain sufficient integrity of workmanship.

•

Feeling. Feeling is the quality that a historic property has in evoking the aesthetic or historic
sense of a past period. The changes to the neighborhood and roads are considered conditions
that evoke that sense of feeling that is now missing, as the building is now isolated and
disassociated with its surroundings. In addition, the physical characteristics that convey a
feeling that the building was once an inn is no longer present due to its current condition.
Therefore, the building does not retain sufficient integrity of feeling.

•

Association. Neither the building or property have a direct link with significant events or
persons; therefore, there is no integrity of association.

To qualify for listing in the CRHR, a property must possess significance under one of the significance criteria
and have historic integrity. Although the former Buffi’s Inn was moved from its original location near the
railroad depot, and its potential period of significance within the moved location at 146 Healdsburg
Avenue was taken into consideration under the Special Criteria for Consideration in relation to its potential
association with the development of Redwood Highway, it was determined the building did not meet the
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Special Criteria for Consideration and based on the historic context was not associated with the
significance of the Redwood Highway along this section.
It has been determined that the building does not possess any of the necessary aspects of integrity
paramount for its ability to convey significance as explained in the significance section. Because the
property does not meet any of the above-listed criteria and does not retain integrity, it does not qualify
for listing on the CRHR or the NRHP.

Conclusions and Recommendations
Historical Resources include properties eligible for listing on the NRHP, the CRHR, or a local register of
historical resources (as defined at Public Resources Code §5020.1(k)). According to Public Resources Code
§15064.5(b), a Project would have a significant impact on an Historical Resource if it would “cause a
substantial adverse change in the significance” of that resource. Specifically, “substantial adverse change
in the significance of an Historical Resource means physical demolition, destruction, relocation, or
alteration of the resource or its immediate surroundings such that the significance of an historical resource
would be materially impaired.”
The proposed Project consists of the re-development of four parcels that include the subject Property
known as Assessor’s Parcel Number (APN) 002-303-013 located at 146 Healdsburg Avenue and three
adjacent parcels known as APNs 002-261-023, 002-261-024, and 002-303-012 located at 164 Healdsburg
Avenue (Project Area). The Project development totals approximately 9.6-acres and entails the proposed
demolition of the 1930 Buffi’s Inn located within the subject Property APN 002-303-013, and the Nu Forest
Products buildings within APNs 002-261-023, 002-261-024, and 002-303-012, which was evaluated by EDS
in 2017 and determined eligible for local listing as a local district. The preliminary plan and CEQA
documentation for the proposed Project were submitted to the City of Healdsburg on March 17, 2017.
In 2015, EDS conducted an HRE to document and evaluated the 1930 Buffi’s Inn due to a potential
development project. The 2015 evaluation determined that “… the building located at 146 Healdsburg
Avenue, Healdsburg is not eligible for listing on either the CRHR or NRHP, nor does it meet the standards
for preservation set forth by the City of Healdsburg for a local historic listing. However, documentation of
this resource in the form of this HRE and preparation of Department of Parks and Recreation (DPR) 523
forms have been completed for inventory and documentation purposes.”1 Based on the current proposed
Project and confirmation from the City of Healdsburg that no changes to the building or the Property have
occurred since the 2015 HRE, Principal Architectural Historian Stacey De Shazo, M.A. updated the
document to include additional details related to integrity and significance and determined that the
building does not retain any aspects of integrity and therefore, the 1930 Buffi’s Inn located at 146
Healdsburg Avenue is not eligible for listing under NRHP/CRHR Criterion A/1, Criterion B/2, or Criterion
C/3, nor does it meet the standards for preservation set forth by the City of Healdsburg for a local historic
listing. No further action related to the built environment resources with the Property is recommended.

1

Stacey De Shazo (Evans & De Shazo). Historic Resource Evaluation of the Property located at 146 Healdsburg Avenue, Sonoma County, 2015
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At this time it is not known if the Property is likely to yield information important in history or prehistory
(NRHP/CRHR Criterion D/4), because the Property was not surveyed or evaluated to determine the
presence of archaeological deposits associated with the Property. However, EDS Principal Archaeologist
Sally Evans, M.A., RPA has completed an archaeological Record Search and Buried Archaeological Site
Sensitivity Analysis of the Project Area to determine the potential for archaeological deposits to be
present. The Archaeological Record Search and Buried Archaeological Site Sensitivity Analysis of the
property at 146 Healdsburg Avenue and 164 Healdsburg Avenue are provided with the EDS deliverables
to the City of Healdsburg. As such, EDS recommends further consultation with the City of Healdsburg to
address recommendations within the Archaeological Record Search and Buried Archaeological Site
Sensitivity Analysis of the property at 146 Healdsburg Avenue prior to commencement of the project.
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PRIMARY RECORD
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P-49-005158

NRHP Status Code
Other Listings
Review Code
Page
1
of 13
P1. Other Identifier:

*P2.
*a.
*b.
c.
d.
e.

*Resource Name or #:

Reviewer

Date

Buffi’s Hotel

House of Sonoma

Location:  Not for Publication  Unrestricted
County Sonoma
and (P2c, P2e, and P2b or P2d. Attach a Location Map as necessary.)
USGS 7.5' Quad Healdsburg
Date
1993
T 9N; R 9W;
 of
 of Sec Un ; MD
B.M.
Address 146 Healdsburg Avenue
City Healdsburg
Zip
95448
UTM:
Zone 10, 511434 mE/
4273122
mN
Other Locational Data: The building is situated on the east side of Healdsburg Avenue, in Healdsburg, Sonoma County,

California within APN 002-261-019. The building is situated 650 feet south of Mill Street and approximately 550 feet north of
Exchange Avenue and approximately 0.17 miles north of the Central Healdsburg exit from Highway 101.
*P3a.

Description:

The property consists of a 1930 two-story Mediterranean Revival style building, previously known Buffi’s Hotel, originally
constructed near the Healdsburg railroad depot and moved to its present location at 146 Healdsburg Avenue in 1937. The building
is located within a 1.77-acre parcel. The building consists of a symmetrical primary façade (south elevation), a rectangular floor
plan, and Spanish Revival details. There is a mansard roofs covered in pantile red clay tile, rough textured stucco walls, and a
decorative frieze that that is partially intact. The building has been modified and is in poor condition. (See Continuation Sheet).

P5a. Photograph or Drawing

*P3b. Resource Attributes: HP5;
Hotel/Motel
*P4. Resources Present:  Building

Structure  Object  Site  District 
Element of District  Other (Isolates, etc.)
P5b. Description of Photo: (view, date,
accession #) south façade , facing

north/northwest, 10/15/2015
*P6. Date Constructed/Age and Source:
Historic  Prehistoric
 Both

1930
*P7. Owner and Address:
Eric Drew
*P8. Recorded by:

Stacey De Shazo, M.A.
Evans & De Shazo, LLC. 6876 Sebastopol
Avenue, Sebastopol, CA
*P9. Date Recorded: 10/15/2015
*P10.

Survey Type: (Describe)

Intensive
*P11. Report Citation: Stacey De Shazo, M.A. (Evans & De Shazo) Updated Historic Resource Evaluation of the Property Located

_

at 146 Healdsburg Avenue, Healdsburg, Sonoma County, California (September 12, 2017)
*Attachments: NONE Location Map Continuation Sheet Building, Structure, and Object Record
Archaeological Record District Record Linear Feature Record Milling Station Record Rock Art Record
Artifact Record Photograph Record  Other (List):

DPR 523A (9/2013)
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(Continued from the Primary Record)
South Elevation
The main entrance to the old hotel building is located along the south elevation and consists of a portico
supported with two square stucco columns and a hipped, porch roof covered with red clay tile. There is
red stained concrete porch flooring with a scallop pattern typical of the 1930s, as well as solid poured
concrete entry walls that lead to a double, wood door entry. The entry is an original opening, but the doors
were likely replaced during alterations done in the 1980s. There are 15 windows along the south elevation
that include seven paired and eight single windows. Although each window opening and the casings
appear to be unaltered, the seven paired windows along the first story consist of aluminum replacement
windows that have been boarded up with plywood due to missing and broken glass. Along the second
story there are four smaller single –hung windows and five paired windows. Some of the windows consist
of the original wood sashes, but they are in poor condition and the remaining paired openings are missing
the sashes and mullions that divided the windows. Three of the smaller single-hung windows have the
original wood sashes; however, the majority of the glass is missing and they are in poor condition. Below
the mansard roof there is a decorative plaster frieze with a classic ornamental design that appears to be is
fair condition. The exterior façade is clad in strongly textured stucco with windows placed almost entirely
symmetrical and there are basement vents along this elevation.
West Elevation
The west elevation of the building consists of a second, centered portico entry that is supported by two
square stucco columns, concrete porch flooring and a hipped porch roof that is covered with red clay tile.
The original symmetrical west elevation has been altered to accommodate a red-brick chimney that was
added during either the 1970s or 1980s. The construction of the chimney required the removal of a paired
single-hung second floor window along the second story, as well as the removal of a small portion of the
decorative frieze and the cornice of the mansard roof. The addition of the chimney does detract from the
feeling of the Mediterranean Revival architectural style. There are five single windows and two paired
windows present along the west elevation. The windows on the first story have been replaced with metal
windows; however, the original wood casings and sills are still present although they are in poor to fair
condition. Along the second story the two paired windows include the original casing, mullions, and
sashes; however, the glass is missing and they are in poor condition. The windows are boarded up from
the interior with plywood.
North Elevation
The north elevation of the property consists of a slight bump out that is original to the building. There is an
ADA ramp and entrance that were likely added in the 1980s. The north façade is altered significantly and is
in poor condition. The stucco is cracking and pealing in areas near the foundation and around the cornice
that was likely caused by weather related issues including water damage. There is a wooden staircase that
is not original to the building with two landings that cover up several original single hung windows, as well
as what appears to be an original door with a transom along the first story. The staircase is partially closed
in with plywood but is open underneath the steps. Beneath the staircase is a back entry door to the
building. There is also space under the exterior stairs that appears to have been used for storage and to
house mechanical equipment for the building. All the windows and doors are boarded up with plywood
and there is a significant amount graffiti present. There is exposed wiring, pipes, and mounted exterior air
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conditioning units present, as well as stucco covered brick chimney that been altered, and an exterior
enclosed shed attachment where the water heater appears to have been located. The decorative frieze is
present along this façade, although it is poor condition and some sections have cracked or broken off
entirely.
East Elevation
The east elevation of the building is in extremely poor condition and appears have also undergone several
alterations over the years. The east façade consists of several windows and door openings (some that are
not original to the building), as well as access to a partial basement via concrete stairs that are dug down
below the first floor. There are retaining walls and what appears to be a single sliding wood door
constructed of horizontal boards and was likely added when then building was moved to its current
location. The stucco is in poor condition and the decorative frieze has been significantly damaged in areas.
It also appears that there were vines growing along this elevation that likely attributed to significant
deterioration of the stucco.
Interior
The interior of the building was accessed through the original double door entry along the south elevation.
The first room is the original lobby that led to two banquet rooms and a kitchen that have been altered
over time. Currently, the majority of the first-floor interior has been removed except for some sections of
the original wood wall framing, redwood floors, mosaic tile floor, and the interior staircase. The interior
staircase is in fairly good condition and includes modest banisters and railings, as well as a mid-level
landing. The basement is accessed via wooden stairs at the east end of the first floor hallway and consists
of several small rooms used for storage. The second floor consists of what appears to be the framing of the
original hotel rooms, as well as some original mosaic porcelain bathroom tile, although the tile is poor
condition.
Exterior Landscape
The exterior landscape consists of a poured concrete walkway that leads from the front entry along the
south elevation to the side entry along the west elevation. This walk way appears to have been part of the
original design at the buildings current location. The landscaping includes several Douglas fir trees situated
within the property that were planted after the building was moved to the current location, as well as
shrubs and smaller trees that were added to the landscape throughout the years. The property also
includes poured asphalt that is in poor condition and the remnants of a parking area south of the front
entry.
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South elevation, facing northwest. Main entrance.

West elevation, facing east. Side entry that faces Healdsburg Avenue.
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West elevation and bump out of north elevation, facing southeast. `

North elevation, facing southwest.
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East elevation, facing west.

East elevation. Showing damage to stucco and decorative frieze.
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East elevation, exterior basement entrance.

Interior basement, showing exterior door.
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Interior staircase.

Interior second floor hallway, showing original framing and flooring.
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Historic Significance
The building (1930; alterations ca. 1970 and 1980) located at 146 Healdsburg Avenue in Healdsburg,
California was re-evaluated for eligibility to the CRHR and NRHP. The evaluation was based on the
level of documentation completed during the field survey in 2015 and research documentation
obtained from the HMHS, historic maps, historic documents, and the NWIC, as well as online
resources obtained in 2015 and updated research conducted in 2017. The building was also reviewed
under local City of Healdsburg Historic Preservation guidelines and local ordinances. Based on these
factors, Ms. De Shazo has determined the following:
The building does not meet the criteria of significance for listing on CRHR and does not meet the
criteria of significance for listing on the NRHP for the following reasons:

NRHP/CRHR Criterion for Evaluation
Although it was determined that the building does not have any of the seven aspects of integrity to
convey significance, the following section examines the eligibility of the built environment resources
within the Project Area for listing on the NRHP and the CRHR based significance to ensure a complete
analysis.
After a thorough analysis, it was determined that the buildings and associated features do not meet
the criteria of significance for listing on the NRHP or the CRHP for the following reasons.
A/1. (Event) That are associated with events that have made a significant contribution to the broad
patterns of our history.
The building was originally located adjacent to the Healdsburg train depot on Harmon Street and was
first associated with railroad activities in Healdsburg. In 1909, the construction of California’s
Redwood Highway had begun along what is now Healdsburg Avenue. In 1914, the Redwood Highway
section where the Project Area is located opened. This shifted the focus of travel via rail to travel via
automobile. Although the construction of the Redwood Highway made way for increased tourism
travel and soon motels, motor-lodges, gas stations, and restaurants, the area adjacent along Redwood
Highway. However, during this time when the Redwood Highway the section of the Redwood Highway
adjacent to the Project Area did not experience a development boom as other sections along
Redwood Highway saw during this time. Buffi’s Inn remained at the original location adjacent to the
rail depot until 1937 when according to an article in the Healdsburg Enterprise, the owners thought
the building was on “the wrong side of the tracts” (Healdsburg Enterprise 1936) and decided to move
it to its present location along Redwood Highway. This move took place 23 years after the
construction of the Redwood Highway, and 7 years after the ‘”re-construction” of Buffi's Inn, which
was destroyed by fire in the late 1920s.
As such, the 1930 Buffi’s Inn was not built in support of development of Redwood Highway or growth
along this section of the highway as there is no evidence that Headsburg experienced a boom, as
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many other communities had, because of the construction of Redwood Highway. As such, the
relocation of the building disassociated the building with its original context as an inn in support of
railway passenger service and railroad activities in Healdsburg and placed it within a section of
Healdsburg along the Redwood Highway that, based on updated research conducted at various
repositories listed in the research section, the new location of Buffi’s Inn at 146 Healdsburg Avenue is
not associated with significant events related to areas such as growth, economics, or development. In
the town of Healdsburg (also see integrity section below associated with Special Criteria for
Consideration)
Therefore, the building does not appear eligible for listing in the NRHP under Criterion A or the CRHR
under Criterion 1.
B/2. (Person) That are associated with the lives of significant persons in our past.
Based on extensive background research regarding past ownership of the building there was no
evidence that that property was associated with an important person significant to national,
California, or local history.
Therefore, the building does not appear eligible for listing in the NRHP under Criterion B or CRHR
under Criterion 2.
C/3. (Construction/Architectural) That embody the distinctive characteristics of a type, period, or
method of construction, or that represent the work of a master, or that possess high artistic values,
or that represent a significant and distinguishable entity whose components may lack individual
distinction.
The building has been significantly altered and not represent the work of a master either in design or
construction, nor do the building posses’ high artistic values, nor do they represent a significant or
distinguishable entity that would make it eligible for the NRHP or the CRHR. Although the building
does possess elements of Mediterranean Revival architectural, the existence of some of these
elements alone is not enough to be considered significant under Criterion 3 (see integrity section
below). The lack of materials, design, and workmanship, are 3 aspects of integrity that are essential to
convey significance under this criterion, which are not present (see integrity section below).
Therefore, the building does not appear to be eligible for listing in the NRHP under Criterion C or CRHR
under Criterion 3.
D/4. (Information) That have yielded or may be likely to yield, information important in history or
prehistory.
Since the Project Area was not evaluated for archaeology as part of this scope of work, it cannot be
determined if there are any archaeological deposits present that could yield, or have the potential to
yield, information important to the prehistory or history of the local area, California or the nation.
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Historic Integrity
The following updated section has determined that the building does not retain any of the seven
aspects of integrity that include location, design, setting, materials, workmanship, feeling, and
association.1 Although building was not found to be eligible under any of the four criteria, and does
not retain integrity is detailed in the section below.
•

Location. The building does not retain integrity of its original location where it was constructed.
Therefore, the building does not have integrity of original location.
The building was relocated in 1937, and although the new location has the potential to achieve
integrity of location under the CRHR Special Criteria for Considerations that state, “…a moved
building, structure, or object that is otherwise eligible may be listed in the California Register if it
was moved to prevent its demolition at its former location and if the new location is compatible
with the original character and use of the historical resource. A historical resource should retain
its historic features and compatibility in orientation, setting, and general environment
Current location. Although the use of the building after the move was as a inn was retained, the
building was not moved from its original location to prevent demolition, and its new location was
not compatible with its original location next to the train depot. Therefore, the building does not
qualify under this Special Criteria for Consideration.

•

Design. Although the building retains some features of the original Mediterranean Revival
architectural style, the original “design” was altered in ca. 1970 and 1980 to adapt to the changes
in use as well as changes in style that have impacted its ability to convey the original design. The
buildings condition has also affected its design as elements are missing or have been removed.
Therefore, the building does not have sufficient integrity of design.

•

Setting. The surrounding blocks and street have diminished substantially from the original setting
from 1937 when the building was moved to its current location. These changes include the
widening of the original two-lane Redwood Highway to four lanes, the construction of a roundabout and the demolition of nearby several gas stations (over 50 years in age). One of the gas
stations was demolished to allow for the construction of the adjacent McDonalds (approximately
500 feet south of the former Buffi’s Inn, and the other gas station was recently demolition to
support City of Healdsburg improvements along Healdsburg Avenue and construction of the
round-about. Therefore, the building does not retain integrity of setting due to substantial
changes to the surrounding area.

•

Materials. The building retains varying degrees of integrity of materials. Character-defining
materials have been removed, replaced, or is in a poor state of deteriorated condition such as
original wood windows, doors, and sections of exterior walls and decorative details such as
1

Updated Historic Resource Evaluation, September 12, 2017
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•

cornice details. The interior materials, including walls. flooring, and any decorative details that
may have conveyed the integrity of materials associated with its use as an inn. Therefore, the
building does not retain sufficient integrity of materials.

•

Workmanship. Workmanship is the physical evidence of the crafts of a particular culture or
people during any given period of history. Workmanship is important because it can furnish
evidence of the technology of the craft, illustrate the aesthetic principles of a historic period, and
reveal individual, local, regional, or national applications of both technological practices and
aesthetic principles. The buildings original workmanship is limited to a few details such as the
decorative cornice in sections below the roof line and the rough stucco; however, due to partial
demolition and severe deterioration, integrity of workmanship has been compromised.
Therefore, the building does not retain sufficient integrity of workmanship.

•

Feeling. Feeling is the quality that a historic property has in evoking the aesthetic or historic sense
of a past period. The changes to the neighborhood and roads are considered conditions that
evoke that sense of feeling that is now missing, as the building is now isolated and disassociated
with its surroundings. In addition, the physical characteristics that convey a feeling that the
building was once an inn is no longer present due to its current condition. Therefore, the building
does not retain sufficient integrity of feeling.

•

Association. Neither the building or property have a direct link with significant events or persons;
therefore, there is no integrity of association.
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INTRODUCTION
Evans & De Shazo, LLC (EDS) was contracted by Replay Healdsburg, LLC to provide an Historic Resource
Evaluation (HRE) of the Nu Forest Products property located at 164 Healdsburg Avenue, Healdsburg, California
(Property) to address potential significant impacts to historical resources that could result from actions
associated with the proposed “Mill District” Project (Project) that includes a re-development and
revitalization effort within the southern portion of the City of Healdsburg, which conforms with the "Central
Healdsburg Avenue Plan” (CHAP) created by Healdsburg City Council to implement a significant program of
the 2030 Healdsburg General Plan.1 As such, the City of Healdsburg has determined that the proposed Project
is subject to the California Environmental Quality Act (CEQA), and therefore required that an HRE be
completed to determine if the Project would impact significant cultural resources. The Nu Forest property
includes the 14 buildings; however, only 13 are 45-years in age or older. The HRE is based on specific
guidelines and evaluation criteria of the California Register of Historic Resources (CRHR) (14 CCR §15064.5
and PRC§ 21084.1) and the City of Healdsburg historic preservation guidelines and ordinances. The HRE was
conducted by EDS Principal Architectural Historian, M.A. who exceeds the Secretary of Interior's qualification
standards in Architectural History and History with over 17 years of experience.

PROJECT DESCRIPTION
The Project includes the re-development and revitalization effort of four parcels that have been evaluated
separately due to property ownership. Three of the parcels are known as Assessor’s Parcel Numbers (APN)
002-261-023, 002-261-024 and 002-303-012 located at 164 Healdsburg Avenue and includes the Nu Forest
Products buildings situated within approximately 8.61-acres (Project Area) and one parcel that is located
adjacent and west of the Project Area is known as APN 002-303-013, located at 146 Healdsburg Avenue and
includes the Buffi Hotel. The Project would entail the proposed demolition and potential rehabilitation of 14
Nu Forest Products buildings and features, constructed between 1946 and 1970, as well as the proposed
demolition of the Buffi’s Hotel (constructed in 1930). There is one building (Building 10) that was identified
as previously being associated with the original use of the property, but is outside the Project Area. The Nu
Forest Property is located within the southern portion of the City of Healdsburg that has been identified as
part of the CHAP created by Healdsburg City Council to implement a significant program of the 2030
Healdsburg General Plan.2 A preliminary design for the proposed Mill District Project been submitted to the
City of Healdsburg and includes residential and commercial development as set forth in CHAP. The Buffi’s
Hotel was previously evaluated by EDS Architectural Historian, Stacey De Shazo in 2015 (updated in March
2017). The evaluation determined that the building was not eligible for listing on the California Register
Historic Resources (De Shazo 2015) (Attachment B).

PROPERTY LOCATION
The 8.61 acres Property at 164 Healdsburg Avenue is located on the east side of Healdsburg Avenue, in
Healdsburg, Sonoma County, California, approximately 0.28 miles south of the Historic Healdsburg Plaza, 650

1
2

Central Healdsburg Plan Final EIR, 2013. City of Healdsburg. Prepared by GHD Inc.
Ibid.
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feet south of Mill Street, and approximately 550 feet north of Exchange Avenue (Figure 1).

Figure 1. Project Area map.
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REGULATORY SETTING
Historical resources are distinguished by features, materials, spaces, and spatial relationships that contribute
to their historic character.
According to California Code of Regulations Section 15064.5, cultural resources are historically significant if
they are:
•

Listed in, or eligible for listing in the California Register of Historic Resources (CRHR) (Public
Resources Code 5024.1, Title 14 CCR, Section 4850 et. seq.);

•

Listed in, or eligible for listing in, the National Register of Historic Places (NRHP);

•

Included in a local register of historical resources, as defined in an historical resource survey meeting
the requirements of Section 5024.1(g) of the Public Resource Code; or

•

Any object, building, structure, site, area, place, record, or manuscript which a lead agency
determines to be historically significant or significant in the architectural, engineering, scientific,
economic, agricultural, educational, social, political, military, or cultural annals of California,
provided the lead agency’s determination is supported by substantial evidence in light of the whole
record.

California Environmental Quality Act
CEQA and the Guidelines for Implementing CEQA (State CEQA Guidelines, Section 15064.5) give direction and
guidance for evaluation of properties and the preparation of Initial Studies, Categorical Exemptions, Negative
Declarations and Environmental Impact Reports. Pursuant to California State law, the City of Healdsburg is
responsible for determining the environmental impact of any land use proposal it approves.
Cultural resources are aspects of the environment that require identification and assessment for potential
significance under CEQA (14 CCR 15064.5 and PRC 21084.1). There are five classes of cultural resources
defined by the State Office of Historic Preservation (OHP). These are:
•

Building: A structure created principally to shelter or assist in carrying out any form of human
activity. A “building” may also be used to refer to a historically and functionally related unit, such as
a courthouse and jail or a house and barn.

•

Structure: A construction made for a functional purpose rather than creating human shelter.
Examples include mines, bridges, and tunnels.

•

Object: Construction primarily artist in nature or relatively small in scale and simply constructed. It
may be movable by nature or design or made for a specific setting or environment. Objects should
be in a setting appropriate to their significant historic use or character. Examples include fountains,
monuments, maritime resources, sculptures and boundary markers.

•

Site: The location of a significant event. A prehistoric or historic occupation or activity, or a building
or structure, whether standing, ruined, or vanished, where the location itself possesses historic,
cultural, or archaeological value regardless of the value of any existing building, structure, or object.
A site need not be marked by physical remains if it is the location of a prehistoric or historic event
and if no buildings, structures, or objects marked it at that time. Examples include trails, designed
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landscapes, battlefields, habitation sites, Native American ceremonial areas, petroglyphs, and
pictographs.
•

Historic District: Unified geographic entities which contain a concentration of historic buildings,
structures, or sites united historically, culturally, or architecturally.

According to California Code of Regulations Section 15064.5, cultural resources are historically significant if
they are:
•

Listed in, or eligible for listing in the California Register of Historical Resources (CRHR) (Public
Resources Code 5024.1, Title 14 CCR, Section 4850 et. seq.);

•

Listed in, or eligible for listing in, the National Register of Historic Places (NRHP);

•

Included in a local register of historical resources, as defined in an historical resource survey meeting
the requirements of Section 5024.1(g) of the Public Resource Code; or

•

Any object, building, structure, site, area, place, record, or manuscript which a lead agency
determines to be historically significant or significant in the architectural, engineering, scientific,
economic, agricultural, educational, social, political, military, or cultural annals of California,
provided the lead agency’s determination is supported by substantial evidence in-light of the whole
record.

A resource may be listed as an historical resource in the CRHR if it has integrity and meets any of the following
criteria:
1. Associated with events that have made a significant contribution to the broad patterns of local or
regional history or the cultural heritage of California or the United States;
2. Associated with the lives of persons important to local, California or national history;
3. Embodies the distinctive characteristics of a type, period, region or method of construction or
represents the work of a master or possesses high artistic values; or
4. Has yielded, or has the potential to yield, information important to the prehistory or history of the
local area, California or the nation.
Buildings, sites, structures, objects, and districts representative of California and United States history,
architecture, archaeology, engineering, and culture convey significance when they also possess integrity of
location, design, setting, materials, workmanship, feeling, and association. A resource has integrity if it retains
the characteristics that were present during the resource’s period of significance. Enough of these
characteristics must remain to convey the reasons for its significance.
City of Healdsburg General Plan: Historic and Cultural Resource Element
The City of Healdsburg consists of 339 historic properties and six historic districts, with approximately twothirds of the properties subsequently assigned a California Historical Resources Status Code.3 The State Office

3
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of Historic Preservation has determined that most of the remaining properties need to be re-evaluated before
a status code can be assigned.
In accordance with Healdsburg 2030 General Plan, and the City of Healdsburg Land Use Code including Article
III - Historic District Overlay District, and Section 20.24.205 – Historic Demolition Permit Application, as well
as Regulations and Standards for Historic Structures and Districts will be reviewed and taken into
consideration during the HRE and the following requirements satisfied:
An evaluation prepared by a qualified architectural historian that:
1. Verifies the structure’s eligibility for the National Historic Register, California Historic Register
and/or local designation, either individually or as a contributor to an eligible or designated historic
district.
2. Describes the impact that demolition of the structure will have on the integrity of the eligible or
designated historic district, if applicable.
3. Recommends design features that should be incorporated into the replacement structure, if the
property is located within a designated or potential historic district.

METHODS
The HRE was prepared by EDS Principal Architectural Historian, Stacey De Shazo, M.A. in compliance with
CEQA regulations and guidelines and the City of Healdsburg historic preservation guidelines and ordinances.
EDS utilized research obtained at the NWIC, Sonoma County Assessor/Recorder office, the Healdsburg
Museum and Historical Society (HMHS), as well as various online sources to obtain details regarding property
ownership and to develop a historic context in which to evaluate the historic significance of the property. EDS
also conducted a reconnaissance level field survey to document the existing building and associated features
to formulate assessments within the context of the industrial/commercial setting. As part of the evaluation,
Ms. De Shazo also updated the DPR 523 forms for the buildings within the property at 164 Healdsburg Avenue,
which were previously identified and assigned the Primary Number P-49-005158 (Appendix A).

HISTORIC SETTING
Early American Period (1848 - 1900)
American settlement in and around Healdsburg began when Cyrus Alexander, a trader and trapper for whom
the Alexander Valley is named, met Captain Henry Delano Fitch (17981849) in San Francisco in 1840. Fitch
was a sea captain, prominent merchant, and San Diego society man who is believed to have been the first
North American to settle in San Diego. Fitch arrived as Master on the brig Maria Ester in 1826. In 1827, Fitch
applied for Mexican citizenship. He remained involved in coastal trading, including the hide and tallow trade,
and even opened a store in San Diego. In 1840, at Fitch's request, Alexander traveled north by horse reaching
the Russian River later that year. When Alexander told Fitch of the land he had found, Fitch applied for and
obtained a grant of 48,000-acres from the Mexican government in 1841. The grant was aided by his marriage
to Maria Antonia Natalia Elijah Josefa Carrillo, daughter of Joaquin Carrillo and the sister-in-law to General
Mariano Vallejo. The land grant became known as Rancho Sotoyome. The name Sotoyome is likely a
combination of indigenous and Spanish languages, meaning "the home of Soto" or "Rancheria of the brave"
(Gudde 1998:370).
HRE for 164 Healdsburg Avenue, Healdsburg, Sonoma County, CA.
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Fitch did not reside on Rancho Sotoyome, but instead hired Alexander to manage the land and ranch stock
under a four-year agreement. Alexander built a large one-story adobe building in 1842 on the land, making
him the first European settler in the area. He also built several outbuildings, a tannery, grist mill and cigarette
factory for Fitch at the southern slope of Fitch Mountain, of which most of the labor needs were supplied by
the local Pomo Indians. (Edwin Langhart Museum 1983:7In 1843, Frank Bidwell came to work for Alexander
on the Rancho and for his service was granted 500-acres in 1845. In 1845, as payment for managing Rancho
Sotoyome for four years, Alexander also received 8,000-acres of land within what is now known as Alexander
Valley. When Alexander gave his notice to Fitch, the management of Rancho Sotoyome was then handed over
to Moses Carson, brother of "Kit" Carson. A home was built for Fitch and his wife along the Russian River, but
Fitch died in 1849 before being able to move onto the Rancho. In 1850, Josefa and their nine children moved
to new house on the Rancho and Josefa began to seek legal title to the land. However, following the admission
of California as a state in 1850, the Public Land Commission was formed to determine the validity of all Spanish
and Mexican era ranchos. As such, Josefa filed multiply claims to the land. Henry Fitch’s widow had an
incredibly difficult time maintaining possession of the Fitch family property after her husband’s death and
was involved in numerous legal cases to petition recognition of her inheritance of her late husband’s property.
By 1855, Josefa Carrillo Fitch was deeply in debt and faced several lawsuits over defaulted loans (Fitch Family
Papers 2016). During this time, some early settlers such as Harmon G. Heald purchased land from Josefa;
however, many others were squatters that also claimed the land. In 1858, Josefa’s claim was made official by
the U.S. Government; however, she only retained a small portion of original rancho grant

Early History of Healdsburg
In 1849, Harmon G. Heald, an Ohio-born settler for whom Healdsburg is named, traveled to California with
his brothers in search of gold during the California Gold Rush. In 1850, without much success in gold mining,
Heald moved to Sonoma County where he settled on a plot of land, according to the Healdsburg Tribune,
“lying between the slew and Dry Creek” on a small portion of Rancho Sotoyome that he purchased from
Josepha. 4 Heald built a small cabin on the land that was situated in what is now the west side of the 300 block
of Healdsburg Avenue (across from the downtown plaza) and opened a small store in 1852. In 1854, Heald
established a post office and built a larger store in 1857 that became known as Heald's Store or Heald's Station
(Edwin Langhart Museum 1983:10). Heald also continued to purchase available cheap land within the
Sotoyome Rancho when a series of land auctions were held by Josefa who had to sell her land to pay for back
property taxes owed (Figure 2). In 1857, when Josepha received official title to her original grant, the land she
sold to Heald became an official sale in the eyes of the government. Heald then laid out his plan for the town
an approximate 8.0-acres town plot that included two north and south streets, running southeast-northwest,
and two streets running perpendicular to the main streets, which formed a square at the four intersections
that became the Healdsburg Plaza (Figure 3 and Figure 4). He then laid out two more streets in each direction,
and this formed the town plat. Heald donated the land for the central plaza and lots for a school, churches
and a cemetery. The remaining 85 lots were then sold for $15.00 each. During this time, the population of
Healdsburg consisted of approximately 300 people, but continued to grow as development increased. Heald
died of consumption on December 15, 1858 (Edwin Langhart Museum 1983:10; Munro-Fraser 1880:153;
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Healdsburg Tribune. “The History of the Heald Family,” Thursday, August 5, 1954.
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Reeves 1996; Thompson 1877). The earliest settlers mostly comprised of failed gold miners who came to farm
the fertile land of the valley. Most of the early settlers developed land for agriculture and ranching that mainly
consisted of raising cattle for the hide and tallow trade and growing grain crops. In 1867, the town was
incorporated and the first city council meeting was held that same day. The Plaza was formally laid out with
walkways and shrubbery in 1873, gas and water utilities were installed in 1875, and a second school was built
on Tucker Street in 1877, and then a high school in 1888 (Peninou 1998; Reeves 1996).

Figure 2. Josefa Carrillo de Fitch Sotoyome Rancho land sale, 1856
(Courtesy of the HMHS).

HRE for 164 Healdsburg Avenue, Healdsburg, Sonoma County, CA.
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Figure 3. Healdsburg Avenue in ca. 1872, looking east from the corner of Healdsburg Avenue
and Matheson Street (Courtesy of the HMHS).

Figure 4 Bird's eye view of Healdsburg, Cal. (1876), Library of Congress.
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During the 1850s and 1860s, commercial development and residential neighborhoods were concentrated
around the Healdsburg Plaza, but in 1872, with the construction of the rail depot and the new rail line,
development began to take place in south Healdsburg and soon development was focused on mainly
industrial expansion. However, a small residential neighborhood developed south of the rail line as wellknown as Ward’s Addition along Ward Street and Adeline Way. Ward’s Addition, also known as “Bugginosca”
by the local Italian immigrants, consisted of working class Italian families who worked for the local industries
such as fruit canning and packing, and lumber businesses that developed around the rail line. This area, known
as south Healdsburg, which was once agricultural land, played a significant role in growth of and prosperity
of the town in the late 1800s and the early 1900s.

Railroad Development
In 1872, the San Francisco Railroad and the North Pacific Rail (SFNP) built a rail depot in Healdsburg to support
the Northwestern Pacific Railroad (NWP) rail line that ran through Healdsburg and onto Cloverdale. While the
rail depot was being constructed, work had also begun on the NWP rail line that brought the first rail bridge
to span the Russian River. The location of the rail depot and the rail lines had a major effect on the physical
shape of Healdsburg, as the lines created an artificial boundary between the southern and western portions
of Healdsburg (Edwin Langhart Museum 1983). Prior to 1870, portions of the area south of the railroad tracks
was mainly agricultural land and some of the land was outside Healdsburg’s southern boundary of the town.
Then from 1871 until 1896, as additional lands were incorporated into the city, the land south of the rail road
depot was relatively cut-off from the downtown plaza. Thus, areas south of the railroad tracks were
considered less desirable to residents who preferred to be near the downtown; however, the proximity to
the rail line was well-suited for industrial businesses such as canneries and lumber mills, which surrounded
the rail depot.
In 1907, SFNP became part of the NWP Railroad and for Healdsburg this meant the construction of a new,
more modern and elegant passenger depot on what would become known as the Redwood Empire line
(Figure 5). In April 1928, NWP Railroad President Edward H. Maggard addressed the Healdsburg Chamber of
Commerce about the future of the NWP Railroad and the Redwood line. During this speech, he stated, “There
are no two things more closely allied than a railroad and its community. They both succeed or they both fail.”
This speech clearly conveyed the reliance that communities had on the railroad in the early twentieth century
(Healdsburg Enterprise 1928). In 1929, the Southern Pacific (SP) acquired SFNP’s interest in the NWP;
however, the reliance on the rail for travel was changing quickly as the automobile became more popular and
convenient.

HRE for 164 Healdsburg Avenue, Healdsburg, Sonoma County, CA.
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Figure 5. Healdsburg Depot, ca. 1900 (courtesy of the California Historical Society).

Lumber Industry in Healdsburg
Healdsburg and the surrounding area has a rich lumber history that began in 1850s when the first sawmill
south of Healdsburg was built by William J. March on Mill Creek. The mill was known as March’s Mill, and
according to archival documents at the HMHS, lumber at March’s Mill was sold for seventy-five dollars a
thousand board feet, but was often bartered for a hog, which was about the same price. The lumber from
this mill was used by Alexander to build his barn and put an addition onto his house. During this time, the
most desirable lumber in Sonoma County was Redwood, but laurel and madrone were also logged and milled
locally. One of the first lumber companies in the City of Healdsburg was the Healdsburg Lumber Company
located just north of the rail depot; however, when the railroad was built, fruit canning and the packing
industry took hold of the area and lumber took a back seat until 1940 when lumber saw a boom in the area
and three prominent operations were established in the town of Healdsburg. These lumber companies
included Sauers Forest Products, Idaco Lumber Co, and Sonoma Wood Products, of which the later was
located within the Project Area (Zak 2008).

Fruit Canning and Packing Industry
The extension of the SFNP railroad greatly changed Healdsburg’s agricultural industry, which was the base of
the local economy, by providing a means to transport products to faraway market. This led to greatly
increased agricultural production, and by the 1870s, grain and cattle farms were replaced with fruit orchards
and grapes. During the late 1800s, canning and packing businesses were abundant throughout the area and
these businesses were prominent sites along the railroad lines near the rail depot. Two of the earliest fruit
canning and packing companies in Healdsburg were the Van Alen Fruit Cannery and the Magnolia Cannery.
The Van Alen Fruit Cannery (Figure 6), which was located within the Project Area, burned down in 1895 and
was replaced by the Porter Brothers Fruit Packing House. The Magnolia packing company was located on the
north side of the rail line and during the fruit picking season, canneries such as Magnolia hired hundreds of
seasonal workers, including women and children (Figure 7). According to an article in the Healdsburg Tribune,
HRE for 164 Healdsburg Avenue, Healdsburg, Sonoma County, CA.
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dated July 2, 1896, “There is not a single can of fruit left in the ware-rooms of the Magnolia cannery at the
present time, all the stock being sold. New processing syruping machines, an automatic can washer, and the
latest capping apparatus, and the buildings have been wired for electricity.” This was all being done in
anticipation of a bumper crop that was expected for the upcoming season with an expectation of hiring at
least 400 employees (Healdsburg Tribune 1896). The Porter Brothers Fruit Packing House (Figure 8), owned
by a wealthy Chicago family, and the Russian River Packing Company, which was later known as Sheriffs
Brothers packing plant that was located north of the rail way, directly north of the Project Area, were other
prominent fruit canning and packing companies. The Russian River Packing Company was one of the largest
interior factories in the state (Reynolds and Proctor 1898). In 1922, Sherriffs Brothers was purchased by the
California Prune and Apricot Growers association. By 1900, apples, peaches, and prunes were the dominant
crops in Healdsburg (HMHS 2016). By 1923, prunes were the biggest and most steady cash crop in the
Healdsburg area, with many of the vineyards replaced with prunes after Prohibition. It was not until the 1970s
that the prune orchards reverted again to vineyards for wineries that were on the rise again.

Figure 6. News about the fire at the Van Alen (often misspelled in print as Allen)
fruit cannery (Ukiah Daily Journal Ukiah, California, Friday, May 17, 1895).

HRE for 164 Healdsburg Avenue, Healdsburg, Sonoma County, CA.
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Figure 7. Magnolia Cannery (top photo) and the Van Alen Fruit Packing Company (bottom photo)
(Courtesy of the HMHS).

Figure 8. Porter Brothers Packing House, ca 1900. Originally located within the Project Area
(Courtesy of the HMHS).

HRE for 164 Healdsburg Avenue, Healdsburg, Sonoma County, CA.
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Property History
Based on a record search conduced at the HMHS, the Sonoma County Assessor/Recorder office, and online
research, the Project Area is located in land first owned by Lyman Dutcher (Thompson 1877), who purchased
the property shortly after California gained statehood in 1850 (Figure 9). Dutcher was born in 1825 and
immigrated from New York to California sometime in the 1840s. Dutcher first settled in El Dorado County
where he owned land. During this time, Healdsburg Avenue was known as West Street and Dutcher’s land
was bounded on the south and west by the city limits. A small portion of the Project Area to the east was
situated on land originally owned by Heald that was donated to the rail depot and land to the south that was
owned by Frank Passalaqua. The land owned by Passalaqua was previously known as the Hudson Ranch.
Passalaqua utilized the land for farming where he grew strawberries and vegetables. By the early 1890s,
Dutcher had subdivided his land and sold the parcels, one lot to George Miller Sr. and the other to August C.
Drayeur (Figure 10).

Figure 9. 1877 Map of the City of Healdsburg (Thompson 1877).

HRE for 164 Healdsburg Avenue, Healdsburg, Sonoma County, CA.
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Figure 10. 1898 Reynolds and Proctor map showing the location of the Project Area.

Miller was known to have established Healdsburg’s first commercial winery, Sotoyome Winery, in 1862
(Figure 11). A native of Switzerland, Miller came to Sonoma County in 1853. He was first a partner in his uncle
Valentine “Felta” Miller’s (along with Samuel and Thomas Heald) saw and grist mill located on Mill Creek off
Westside Road. Although the land along Healdsburg Avenue was owned by George Miller Sr., the land where
his winery was located was north of the Healdsburg Plaza. In 1867, Miller moved the winery to the southeast
corner of Healdsburg Avenue and Grant Street. He may have also taken on a business partner during this
time, as a man named Mr. Fried was said to have worked with Miller at the winery, but no further record of
him could be found. In 1877, Miller sold his winery to Mr. A.E.S. DeWiederhold (a winemaker from British
Columbia), but kept his home on Grant Street, as well as 12-acres of Mission grapes. Miller then opened a
butcher shop in downtown Healdsburg. He gradually transplanted his old Mission vines and had a vineyard
of desirable dry red varieties by the early 1890s. DeWiederhold then changed the winery name to Fairview
Winery.

HRE for 164 Healdsburg Avenue, Healdsburg, Sonoma County, CA.
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Figure 11. George Miller Sr. (HMHS’s Russian River Recorder).

August Drayeur owned the northern portion of the Project Area, where most of the existing Nu Products
buildings are located. August and his brother, Nicholas Drayeur, were natives of Lorraine, France. They
immigrated to the United States in 1853. The two brothers moved to Healdsburg in approximately 1885 and
purchased the property north of the rail where they opened their winery called "Two Brothers Wine Store
Vaults" in Healdsburg (Figure 12) (Pinney 1989). August and his wife Sofie lived in town in a residence on the
property north of the rail line. In July of 1891, August’s brother Nicholas was murdered, and by 1898 August
had sold the property on both the north side and south side of the rail line. It appears that after the Van Alen
Fruit Cannery burned down in 1895, August purchased the property south of the rail line; however, by 1898
he had sold the property to Porter Brother’s Fruit Packing House (Figure 13). In 1903, August was murdered
by his wife Sofie, who confessed to the crime. The details of the murder and the trial was widely published in
local and state newspapers such as the Los Angeles Times. Sofie was acquitted of the murder on the grounds
of self-defense. By 1911, Drayeur’s Lane was later changed to S. Mill Street.
The Porter Brother’s Fruit Packing House appears to have been situated in approximately the same location
as the Van Alen Fruit Cannery that burned down. The Porter Brothers were a Chicago grocery wholesaler and
dry-fruit packing company, founded in 1869, that had canning and packing plants through California in the
late 1800s and early 1900s. The Porter Brothers were leaders in the industry and dominated the business of
fruit drying and packing business during this time. According to an article in the Healdsburg Tribune, on August
4th, 1898, 5-acres of the Drayeur parcel was leased to the Porter Brothers and a building that was said to
contain the largest prune grader in Sonoma County was constructed (HMHS 2017). The Porter Brothers
business collapsed in 1903 and they filed for bankruptcy. The Healdsburg plant was either sold or leased, but
this is not clear from the research. It does appear that the property was likely leased by one of the surrounding
fruit drying companies and utilized for fruit drying. Also, there appears to be a side-gabled wooden building
present in a photograph taken during the flood of 1940, but the owner or occupant of the building is not
known (Figure 14).

HRE for 164 Healdsburg Avenue, Healdsburg, Sonoma County, CA.
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Figure 12. The 1888 Sanborn Map showing the Van Alen Fruit Cannery,
and the Two Brother’s Wine Vault and Vineyard.

HRE for 164 Healdsburg Avenue, Healdsburg, Sonoma County, CA.
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Figure 13. 1898 Sanborn showing the Porter Brothers Fruit Packing House.
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Figure 14. Photo of the 1940 flood showing the Project Area in the foreground and
Buffi’s Hotel in the background (courtesy of the HMHS).

In 1946, the Project Area was purchased by Mr. and Mrs. George Null and they started the Nulco Fabricators
(Figure 15). George was born in California in 1891 and married Alma Johnson. Alma died in 1937 and his
second marriage was to Marguerite. George’s occupation was a civil engineer and he and his wife lived in
Berkeley (www.ancestory.com). Although they appear to have traveled to Healdsburg often, as evidenced in
the Healdsburg Tribune, they did not live in Healdsburg. After a short ownership, there was a trustee’s sale
of the property and buildings, which included a mill, storage buildings, and the office that faces Healdsburg
Avenue. The property was sold in 1949 to Sonoma Wood Products.

Figure 15. Article in the Press Democrat from May 24, 1946 about Nulco Fabricators.

HRE for 164 Healdsburg Avenue, Healdsburg, Sonoma County, CA.
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Sonoma Wood Products operated and expanded the lumber company within the Project Area from 1949 until
1970 (Figure 16, Figure 17, and Figure 18). During this time, Sonoma Wood Products had a significant impact
on the local economy. Although the lumber mill provided much needed jobs for the City of Healdsburg,
employing up to 60 workers during high production seasons, the plant operations generated “…ashes,
sawdust and shavings which are blown by wind in all directions and which accumulate on and in roofs,
windows, entrances and surroundings of adjoining homes and plants and results in unnecessary and futile
efforts to keep them clean and produces a fire hazard" (Healdsburg Tribune 1953a). This often caused a rift
with the local City Council and residents, who in 1953 petitioned the City Council to shut down the mill. In
response, the General Manager of the mill, Phil Nell, stated that Sonoma Wood Projects "… took over
operation of this plant at a time when year-’round payrolls were at a minimum. There were very few
industries with as many as fifteen people kept steadily employed...Are we a desirable evil? We think so". Thus,
efforts were made reduce the pollution from the mill with the installation of updated equipment. In 1965,
the Sonoma Wood Products replaced the burner that produced a good deal of the ash and sawdust with a
wood refuse grinder. So instead of sawdust flying through the air, the sawdust was collected using the grinder
and either stored or sold.
In 1961, a more positive story about the Sonoma Wood Products was featured in Crow's Lumber Digest, and
in 1962 the Healdsburg Tribune praised the small company’s success and ability to compete with larger
competitors (Healdsburg Tribune 1962). The company stated, this was in part due to "making long boards
from short boards”, which they did by taking the trimmed waste ends produced at the mill and splicing them
together to make longer pieces. Sonoma Wood Products was one of only four companies doing this at the
time and this allowed them to be competitive with the bigger companies. The local mill was also very active
in the community, often donating to community projects and events. They also participated in the local high
school work experience program for girls and donated to the Healdsburg's Prune Packers baseball team.

Figure 16. Article in the Press Democrat Sun, February 25, 1951 about
the Sonoma Wood Products.

HRE for 164 Healdsburg Avenue, Healdsburg, Sonoma County, CA.
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Figure 17. 1950 Aerial Photograph showing the Sonoma Wood Products mill (Courtesy of the HMHS).

Figure 18. Sonoma Wood Products, 1965. Photo facing east towards the old burner on the left.

HRE for 164 Healdsburg Avenue, Healdsburg, Sonoma County, CA.
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In 1970, the Georgia-Pacific Corporation purchased the mill and property, but the Sonoma Wood Products
name was retained (Healdsburg Tribune 1970). During the 1970s, the Georgia-Pacific Corporation divested,
and the Louisiana Pacific, Inc. was created and shown as the owner of the mill and property; and the ‘name’
Sonoma Wood Products became a subsidiary of this new company. In 1982, Nu Forest Products purchased
the mill and property. They then converted the redwood manufacturing plant to a wholesale distribution
yard.

RESULTS OF RECORD SEARCH
A record search was conducted at the NWIC by Sally Evans, M.A., RPA on February 14, 2017 (File #16-1214).
The NWIC record research revealed that there have been twenty-nine (29) previous cultural resource studies
conducted within a 1/4-mile of the Project Area, including the HRE of 146 Healdsburg Avenue conducted by
Stacey De Shazo in 2015 (S-47902) that included a DPR 523 record for the Buffi’s Hotel, which was assigned
the Primary Number P-49-005161. The DPR 523 record for the Nu Forest Product buildings at 164 Healdsburg
Avenue is also on file at the NWIC under the Primary Number P-49-005158. The NWIC record search revealed
that the Project Area was not subject to any previous archaeological study prior to the Archaeological Record
Search and Buried Archaeological Site Sensitivity for the Proposed Mill District Project, 146 and 164 Healdsburg
Avenue, Sonoma County, California conducted by Ms. Evans in 2017 (Attachment C). All previous cultural
resource studies conducted within a 1/4-mile of the Project Area are listed within the Archaeological Record
Search and Buried Archaeological Site Sensitivity for the Proposed Mill District Project, 146 and 164 Healdsburg
Avenue, Sonoma County, California.

HISTORIC RESOURCE SURVEY
On March 8, 2017, Architectural Historian Stacey De Shazo, M.A. and Sally Evans, M.A. completed a field
survey of the Nu Forest Products property located at 164 Healdsburg Avenue, Healdsburg, Sonoma County
that includes 13 buildings and associated features that range in date from 1946 to 1970. Building 15 is listed
within Table 1, but is included within this section for documentation purposes only. Building 15 was surveyed
as it does not meet the age standard. Also, building 10, which is also included within Table 1, was identified
as being associated with the original use of the property as a lumber yard, but it is located outside the Project
Area and is not a part of the proposed Project; therefore, it was not surveyed.
The following section provides a table (Table 1) that breaks down each building by number, type, and year
built. There is also an aerial map of the Project Area (Table 2) with numbers that correspond to those listed
in Table 1.

HRE for 164 Healdsburg Avenue, Healdsburg, Sonoma County, CA.
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Table 1. Breakdown of each building by assigned number, name, and year constructed.
Number and Type of Building

Year constructed

Building 1 – Workshop

ca. 1950

Building 2 –Lumber shed

ca. 1950

Building 3 –Office

1946

Building 4 - Kiln

1969

Building 5 – Finger Joint Plant/Prime Line

1959

Building 6 – Breakroom/Work Shop

1959

Building 7 – Machine Shop

1959

Building 8 – Mill Building (large)

1946

Building 9 – Mill Building (small)

1950

Building 115 – Lumber Shed

1970

Building 12 – Lumber Shed

1970

Building 13– Lumber Shed

1970

Building 14 – Lumber Shed

1970

Building 15 – Sales Office (modern, does not meet age standard)

1980

5

Missing number in the series - Building 10 was identified during the survey, but is outside the Project Area, and was not

included in this HRE.
HRE for 164 Healdsburg Avenue, Healdsburg, Sonoma County, CA.
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Table 2. Aerial map showing the location of each building within the Project Area that was surveyed, as well as
the Building 10 (originally associated lumber production), but was omitted as it is not located within the Project
Area.

Buildings and Associated Features
The following section details the buildings and associated features within the Project Area that were surveyed
in compliance with CEQA.
Building 1: Workshop, ca. 1955
The ca. 1955 workshop buildng consists of a simple front-gabled roof and wood framed counstruction (Figure
19). The building is clad in corrugated metal siding, and the roof consists of horizontal shiplap siding at the
gable ends. There is a sliding barn-style door on rails on the west elevation and the bulding is situated directly
on the ground. The building is in fair condition.
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Figure 19. Photo showing Building 1, facing northeast.

Building 2: Lumber shed – ca. 1959
The ca. 1959 lumber shed consists of a two-story, steel-framed bulding that is clad in corrugated metal (Figure
20). The roof is a low shed style design and is clad in corrugated metal (Figure 21). There are four open bays
that allow for storage of dried wood open along the south elevation. The building is is fair to good condition.

Figure 20. Photo showing Building 2, facing west.
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Figure 21. Photo showing Building 2, facing north/northwest.

Building 3: Office - 1946
The office building is a cross-gabled, wood farmed building that consists of vertical wood siding and plywood
that is desinged in a Vernacular style (Figure 22). There are square porch columns that support a half-width
shed porch. There are two prominent windows along the primary west facing elevation that include a series
of five windows with awing style wood sashes and a vertical aluminum sliding window that is inset under the
porch. There appear to be several additions to the office that are visible along the south, east, and north
elevations (Figure 23).

Figure 22. Photo showing Building 3, facing north/northeast.
HRE for 164 Healdsburg Avenue, Healdsburg, Sonoma County, CA.
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Figure 23. Photo showing the additions on the office building (Building 3), facing west.

Building 4: Kiln - 1969
The kiln building consists of a flat roof with a center ridge that slopes slightly towards the center (Figure 24).
The building is constructed of redwood framing, a metal roof and plywood siding. There are rails along the
metal roof parapet that indicate there may have been hanging doors. The center of the kiln building consists
of iron pipe coils that heat-up to dry the wood (Figure 25). There are large fans situated along the rear of the
interior of each bay and a small walkway, which is clad in redwood, and located behind the kiln that houses
the electric and mechanical workings of the kiln (Figure 26, Figure 27, Figure 28, and Figure 29). Adjacent to
the kiln building is a drying bay that is attached to Building 4 and Building 5, but is not considered a separate
building.

HRE for 164 Healdsburg Avenue, Healdsburg, Sonoma County, CA.

Attachment: Attachment 21F -Historic Resource Evaluation 164 Healdsburg Avenue October 27 and DPRS Final (2305 : Mill District Tentative

3.A.aa

26

Packet Pg. 985

Attachment: Attachment 21F -Historic Resource Evaluation 164 Healdsburg Avenue October 27 and DPRS Final (2305 : Mill District Tentative

3.A.aa

Figure 24. Photo showing the Kiln building with the two bays, and the drying bay to the right, facing
north/northwest.

Figure 25. Photo showing the iron pipe coils, facing north.
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Figure 26. Photo showing the large fans at the rear of the kiln building, facing north.

Figure 27. Photo showing the mill tracks that lead to the drying bay, facing north.

HRE for 164 Healdsburg Avenue, Healdsburg, Sonoma County, CA.
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Figure 28. Photo showing mechanics room behind the kiln.

Figure 29. Photo showing mechanical features located behind the kiln building.

Building 5: Figure Joint Plant/Prime Line - 1959
The finger joint plant consists of a flat roof, redwood framing, and plywood siding (Figure 29). There are two
bays that are open along the south elevation and doors within the interior that lead to the adjacent buildings.
The interior consists of open framed construction and concrete floors (Figure 30).
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Figure 30. Photo showing the small bay and the large bay leading into the finger joint plant, facing northeast.

Figure 31. Photo showing the interior of the finger joint plant, facing north.

Building 6: Breakroom/work shop - 1959
The breakroom/work shop consists of a two-story, flat roof with a center ridge line that creates a slight angle
along the center and east of the roof (Figure 32). The building is redwood-framed construction and there is a
work shop on the first level and a wooden staircase and second story landing along the south elevation that
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leads to a breakroom. The building is clad in shiplap and there are a series of three square windows, two are
6-over-6 hopper windows that flank a center window that has been covered in plywood and has an airconditioning unit along the lower portion of the opening. There are two doors along the south elevation, one
on the lower level that leads to the shop and one at the top of the wooden staircase and landing that leads
to the breakroom. There is a shed addition along the east side that appears to have been added later and is
utlized as a work shop and storage (Figure 33).

Figure 32. Photo showing the exterior of the breakroom/work shop building, facing north/northeast.

Figure 33. Photo showing the east elevation exterior, facing northwest.
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Building 7: Machine Shop - 1959
The machine shop building is situated along the east side of Buliding 6 and is constructed of wood framing
and corrugated metal cladding (Figure 34 and Figure 35). There are large sling metal doors on rollers along
the south elevation and two entry doors along the main portion of the office that projects along the south
elevation. There is a shed roof, open eaves and exposed rafters.

Figure 34. Photo showing the extension of the machine shop, facing north.

Figure 35. Photo showing the machine shop building, facing north/northeast.
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Building 8: Mill Building - 1946
The building is constructed of wood and steel framing and consists of a gabled roof along the primary
elevation (west facing) that is clad in corrugated metal. There is an exposed metal truss roof system and
corrugated metal wall cladding and corrugated metal roof (Figure 36). The building is open along the north
and south elevations and there is a large flat structure that is supported by steel columns and provides cover
between the buildings. There is a significant amount of mechanical equipment within the building and a
vertical wood grinder, which appears to be in good shape (Figure 37, Figure 38, and Figure 39).

Figure 36. Photo showing the north elevation of Building 8, facing southeast.

Figure 37. Photo showing the interior of Building 8, facing east.
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Figure 38. Photo of the north elevation of Building 8 showing the grinder, facing southeast.

Figure 39. Photo showing the large grinder located behind Building 8, facing southwest.
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Building 9: Mill Building - 1950
The smaller mill building consists of a low pitched gabled roof with a shed roof addition (Figure 40). The
bulding is of wood and metal framed construction and is clad in corrugated metal. The building consists of
open bays along the north elevation and is open along portions of the west and south elevations.

Figure 40. Photo showing the smaller mill building (Building 9) and grinder, facing southeast.

Building 116: Lumber shed – 1970
The building is constructed of a steel column and truss system, with a gentle sloping gable roof framing system
that is clad in corrugated metal with open bays along all for elevations (Figure 41). The building recently
experienced a fire and has been structurally reinforced. The primary use of the building is for lumber storage.

6

Missing number in the series - Building 10 was identified during the survey, but is outside the Project Area, and was not

included in this HRE.
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Figure 41. Photo showing Building 11 (left), facing southeast.

Building 12: Lumber shed – 1970
The building is constructed of a steel column and truss system, with a gentle sloping gable roof framing system
that is clad in corrugated metal (Figure 42). There are two open bays along the east and west elevations, and
the south and north elevation are clad in corrugated metal (Figure 43). The primary use of the building is for
lumber packing and storage.

Figure 42. Photo showing Building 12 (center), facing south/southwest.
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Figure 43. Photo showing the interior of Building 12 and the open bays, facing southwest.

Building 13: Lumber shed – 1970
The building has a low-pitched front gabled roof and is constructed of a wood framing and truss system with
a large cantilevered over-hang along the north elevation. The building is clad in corrugated metal along the
gabled roof and along the east and west elevations (Figure 44). There are three open bays along the north
and south elevations (Figure 45). Along the west elevation there is an additional storage area that is open to
the south and west. The primary use of the building is for lumber storage.
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Figure 44. Photo showing the north elevation of Building 13, facing south.

Figure 45. Photo showing the addition at the west elevation of Building 13.

Building 14: Lumber shed – 1970
The building is constructed of a wood framing and truss system with a large cantilevered over-hang along the
north elevation. There are multiple open bays that are utilized for lumber storage. The building and the roof
are clad in corrugated metal (Figure 46).
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Figure 46. Photo showing open bays of Building 14, facing southwest.

Building 15: Sales Office – 1980 (Modern)
The 1980 Sales Office building was included in this section for continuity and consistency with Table 1 only.
The 1980 building is a double-wide modular/mobile structure that rests on post and pier foundation and
serves as the sales office for the Nu Forest Products (Figure 47).

Figure 47. Photo showing the modular/mobile building (Building 15) (center and right), facing west.
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Associated Features
There are several wooden utility poles that appear older than 45-years in age. One of the utility poles situated
south of Building 8 features eight colorless and aqua colored glass insulators on the crossarms (Figure 48).

Figure 48. Photo showing the wooden utility poles. The one on the left is fitted with glass insulators.

EVALUATION FOR HISTORICAL SIGNIFICANCE
The Nu Forest Products property consists of 14 buildings and associated features, of which 13 are 45-years in
age or older and were evaluated to determine eligibility for listing on the CRHR as a local district that includes
the individual buildings and features that are contiguous in their association with the lumber industry in
Healdsburg. Each of the 13 buildings were reviewed as contributors or non-contributors to a potential historic
district. Building 10, although associated with the original lumber mill, was omitted from this review as it is
located outside the Project Area.

California Register of Historical Resources
The CRHR is an inventory of significant architectural, archaeological, and historical resources in the State of
California. Resources can be listed in the California Register through several methods. State Historical
Landmarks and National Register-listed properties are automatically listed in the California Register.
Properties can also be nominated to the California Register by local governments, private organizations, or
citizens. The CRHR follows similar guidelines to those used for the National Register. One difference is that
the CRHR identifies the Criteria for Evaluation numerically instead of alphabetically. Another difference,
according to the OHP is that “It is possible that historical resources may not retain sufficient integrity to meet
the criteria for listing in the National Register, but they may still be eligible for listing in the California Register.
A resource that has lost its historic character or appearance may still have sufficient integrity for the California
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Register if it maintains the potential to yield significant scientific or historical information or specific data”.7
The following section examines the Nu Forest Products property’s significance eligibility for listing on the
CRHR.

CRHR Evaluation
1. (Event): Associated with events that have made a significant contribution to the broad patterns of
local regional history or the cultural heritage of California or the United States.
The Nu Forest Products property is associated with the lumber industry in the City of Healdsburg from
1946 until 2017. The property was first operated under Nulco Fabricators (1946-1949), followed by
Sonoma Wood Products / Georgia-Pacific Corporation (1950-1982), and currently operates as Nu
Forest Product (1982-2017). Lumber in the 1940s was very important local industry in Healdsburg and
the surrounding region. The City of Healdsburg experienced a boom in the lumber industry in 1940
when lumber was needed again for housing needs in the area. During this time, three prominent
operations were established in the town of Healdsburg. These lumber companies included Sauers
Forest Products, Idaco Lumber Co, and Sonoma Wood Products, of which the latter was located within
the Project Area.
Therefore, the property does appear eligible for local listing in the CRHR under Criterion 1. as a local
resource.
2. (Person): Associated with the lives of persons important to local, California or national history.
Based on extensive research regarding the property ownership and tenants there is no evidence that
the property is associated with persons significant to local regional, California, or U.S. history.
Therefore, the property does not appear eligible for listing on the CRHR under Criterion 2.
3. (Construction/Architecture): Embodies the distinctive characteristics of a type, period, or method of
construction, or that represent the work of a master, or that possess high artistic values.
The property is considered a good to fair example of local mill construction design and the method of
construction that includes character-defining buildings and features such as the two mills and the
grinders, the open bay lumber sheds, the kiln, equipment, and rail tracks, all of which characterize a
type, period, and method of construction that was typical of mills during the mid-twentieth century.
Therefore, the property appears eligible for local listing in the CRHR under Criterion 3, as a local
district.
4. (Information potential): Has yielded, or has the potential to yield, information important to the
prehistory or history of the local area, California, or the nation.
The potential for the property to yield information important to the prehistory or history of the local

7

California Office of Historic Preservation Technical Assistance Series #6 California Register and National Register: A Comparison (for purposes of
determining eligibility for the California Register)
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area, California, or the nation is addressed in the separate report by EDS Principal Archaeologist Sally
Evans, M.A. RPA, titled “Archaeological Record Search and Buried Archaeological Site Sensitivity for
the Proposed Mill District Project, 146 and 164 Healdsburg Avenue, Sonoma County, California”.

Integrity
The evaluation of integrity is sometimes a subjective judgment, but it must always be grounded in an
understanding of a property's physical features and how they relate to its significance. Historic districts either
retain integrity (this is, convey their significance) or they do not. Within the concept of integrity, NRHP criteria
recognizes seven aspects or qualities that, in various combinations, define integrity.
To retain historic integrity for listing on the NRHP a property will always possess several, and usually most, of
the aspects, but under the CRHR it must only possess one aspect of integrity (although that aspect must be
able to convey significance). As such, the retention of specific aspects of integrity is paramount for a property
to convey its significance. Determining which of these aspects are most important to a property requires
knowing why, where, and when the property is significant. In addition, the integrity of a potential historic
district is determined by assessing the percentage of buildings and structures within the district that retain
individual integrity. Typically, between 50 and 60 percent of a district must retain integrity for it to be
considered a historic district, although there is no set standard.
The following sections define the seven aspects and explain how they combine to produce integrity.
•

Location is the place where the historic property was constructed.

•

Design is the combination of elements that create the form, plans, space, structure and style of the
property.

•

Setting addresses the physical environment of the historic property inclusive of the landscape and
spatial relationships of the building(s).

•

Materials refer to the physical elements that were combined or deposited during a particular period
of time and in a particular pattern of configuration to form the historic property.

•

Workmanship is the physical evidence of the crafts of a particular culture or people during any given
period in history.

•

Feeling is the property’s expression of the aesthetic or historic sense of a particular period of time.

•

Association is the direct link between an important historic event or person and a historic property.

The following section provides details regarding integrity of the property and the 13 buildings that are 45years in age or older that support the findings of significance as a local district within the CRHR under criterion
1 and 3.
•

Location. The property including all the buildings and associated features, retains integrity of the
location, as all of 13 buildings are currently located where they were originally constructed.
Therefore, the property does have integrity of location.

•

Design. The property, as a whole, was designed for utilitarian purposes and consist of a
combination of elements that create the form, space, structure and style of the entire property.
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These elements of form, space and structure are still present. In addition, the 1946 office building
does consist of design elements that are considered Vernacular and set it apart from the associated
industrial buildings. Therefore, the property does have sufficient integrity of design.
•

Setting. The setting within the property remains intact and although the connection with the
railroad and rail depot are no longer active, the setting along the north and east side of the property
remain intact and include the presence of the Healdsburg Rail Depot, rail spurs, and a railroad
turntable that once supported lumber transport. Although, the areas to the west, along Healdsburg
Avenue, have changed and no longer appears at it did in 1946, the property, as a whole, does retain
integrity of setting due to the intact property and the setting along the north and east of the
property that remain intact.

•

Materials. The contributing buildings within the proposed local historic district retain a significant
amount of integrity of materials detailed in the survey section within the report. Therefore, the
property, as a whole, does retain sufficient integrity of materials.

•

Workmanship. Workmanship is the physical evidence of the crafts of a particular culture or people
during any given period of history. Workmanship is important because it can furnish evidence of
the technology of the craft, illustrate the aesthetic principles of a historic period, and reveal
individual, local, regional, or national applications of both technological practices and aesthetic
principles. The property displays the workmanship and technology that was available for the
operation of a lumber mill during the period of significance from 1946 to 1970. These elements of
workmanship are especially present within the kiln, Finger Joint Plant/Prime Line, and machine
shop buildings.
Therefore, the property, as a whole, does retain sufficient integrity of workmanship.

•

Feeling. Feeling is the quality that a historic property has in evoking the aesthetic or historic sense
of a past period. There are no changes to the property that change the historic feeling of the lumber
yard or lumber production. There are changes to the area west of the property on Healdsburg
Avenue, but they are considered significant to change the sense of feeling property. Furthermore,
the utilitarian nature of the buildings, the flat industrial yard, and extant railroad along the west
and east side of the property help maintain integrity of feeling within the property, Therefore, the
property, as a whole, does retain sufficient integrity of feeling.

•

Association. Neither the building or property have a direct link with significant events or persons;
therefore, there is no integrity of association.

Integrity Determination
To qualify for listing in the CRHR, a property must possess significance under one of the significance criteria
and have historic integrity, which must support significance. The Nu Forest property includes the 14 buildings;
however, only 13 are 45 years or older. As such only 13 were reviewed for integrity as either contributors or
non-contributors to a potential local historic district. It appears that all 13 retain enough integrity of location,
design, setting, materials, workmanship, and feeling to be considered contributors to a historic district that
includes the Nu Forest Products property. The Sales Office (Building #15) was not evaluated based on its age
of less than 45-years old, and does not appear to be a contributor to the potential the district. The remaining
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buildings and features appear to contribute to the potential historic district.

CONCLUSIONS
Historical Resources include properties eligible for listing on the CRHR, the NRHP, or a local register of
historical resources (as defined at Public Resources Code §5020.1(k)). According to Public Resources Code
§15064.5(b), a Project would have a significant impact on an Historical Resource if it would “cause a
substantial adverse change in the significance” of that resource. Specifically, “substantial adverse change in
the significance of an Historical Resource means physical demolition, destruction, relocation, or alteration of
the resource or its immediate surroundings such that the significance of an historical resource would be
materially impaired.” In compliance with CEQA guidelines, EDS Principal Architectural Historian, Stacey De
Shazo, M.A. conducted research and field survey to evaluate the existing built environment resources within
the Project Area that included 13 buildings that are over 45-years of age to determine if they meet the criteria
to be considered Historical Resources, and to document them on updated DPR forms. The buildings were not
evaluated as individual eligible historical resources, instead the property was evaluated as a ‘district’ and each
building was determined to be either a contributor or non-contributor of the potential local historic district,
which is supported by the HRE. The evaluation determined that the property appears eligible for listing on
the CRHR under Criteria 1 and 3 as a local district and includes 13 contributing and one noncontributing
resource. The contributing resources include buildings 1-9, and 11-14, and Building 15 is a noncontributing
resource.

RECOMMENDED MITIGATION
The following recommendations are suggested as feasible mitigation measures and are recommended as
conditions of approval for proposed demolition of buildings and structures.
Mitigation Measures.
•

CR-1 - Prior to demolition, EDS recommends that an as-built survey is executed using 3D laser
scanning, and that 2D CAD documentation is created from the scanned data in AutoCad. 3D laser
scanning will provide archival quality 3D and 2D printed and digital drawings that can be utilized for
future exhibits, documentation and research associated with lumber and mill activity on the property.

•

CR-2 – Prior to demolition, EDS recommends that, upon request of the City of Healdsburg or HMHS,
the Project proponent shall donate to the HMHS any associated artifacts or other architectural
elements that will not otherwise be preserved on site by the Project Proponent and that are feasible
to archive or store. The associated artifact or architectural element shall be carefully removed and
delivered to the HMHS (or alternative repository) in current condition to be used in future
conservation work.
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State of California  The Resources Agency
DEPARTMENT OF PARKS AND RECREATION

HRI #

PRIMARY RECORD

Trinomial
NRHP Status Code
Other Listings
Review Code

Page 1
of 21
*Resource Name or #:
P1. Other Identifier: Building 1

*P2.
*a.
*b.
c.
d.

Reviewer

Date

Nu Forest Products/Workshop Building
__

Location:  Not for Publication
 Unrestricted
County Sonoma
and (P2c, P2e, and P2b or P2d. Attach a Location Map as necessary.)
USGS 7.5' Quad Healdsburg
Date
1993
T 9N; R 9W;
 of
 of Sec Un ; MD
B.M.
Address 164 Healdsburg Avenue
City Healdsburg
Zip
95448
UTM: Zone 10, 511350
mE/
4273283
mN

e. Other Locational Data: The building is located in the northern portion of Assessor’s Parcel Number 002-261-023 at 164
Healdsburg Avenue, which is situated on the east side of Healdsburg Avenue, in Healdsburg, Sonoma County, California. The
property is situated 406 feet south of Mill Street and approximately 756 feet north of Exchange Avenue and approximately 0.20
miles north of the Central Healdsburg exit from Highway.
*P3a.

Description:

There are a total of 14 buildings within the property, of which 13 are 45 years in age or older that have been documented.
There is also a gap in the numbers of buildings, as building 10 was located outside the property. The ca. 1955 workshop
building (Building 1) consists of a simple front-gabled roof and wood framed construction. The building is clad in
corrugated metal siding, and the roof consists of horizontal shiplap siding at the gable ends. There is a sliding barn-style door on
rails on the west elevation and the building is situated directly on the ground. The building is in fair condition.
P5a. Photograph or Drawing

*P3b.

Resource Attributes:

HP8/Industrial Building
*P4. Resources Present:  Building
 Structure  Object  Site  District 
Element of District  Other (Isolates,
etc.)

P5b. Description of Photo:

Building 1, Facing northeast, 3/8/2017
*P6. Date
Constructed/Age
and
Source:
 Historic  Prehistoric  Both

ca. 1950
*P7. Owner and Address:
Owner withheld name
*P8. Recorded by:

Stacey De Shazo, M.A.
Evans & De Shazo, LLC
6876 Sebastopol Avenue, Sebastopol,
CA. 95472
*P9. Date Recorded: 3/8/2017
*P10. Survey Type:

Intensive
Stacey De Shazo (2017): Historic Resource Evaluation of the Property Located at 164 Healdsburg Avenue,
Healdsburg, Sonoma County, California
_
*P11. Report Citation:

*Attachments: NONE Location Map Continuation Sheet Building, Structure, and Object Record
Archaeological Record District Record Linear Feature Record Milling Station Record Rock Art Record
Artifact Record Photograph Record
 Other (List):

DPR 523A (9/2013)
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State of California  The Resources Agency
DEPARTMENT OF PARKS AND RECREATION

HRI #

PRIMARY RECORD

Trinomial
NRHP Status Code
Other Listings
Review Code

Page 2
of 21
*Resource Name or #:
P1. Other Identifier:
Building 2

*P2.
*a.
*b.
c.
d.
e.

Reviewer

Date

Nu Forest Products/Lumber Shed
____

Location:  Not for Publication
 Unrestricted
County Sonoma
and (P2c, P2e, and P2b or P2d. Attach a Location Map as necessary.)
USGS 7.5' Quad Healdsburg
Date
1993
T 9N; R 9W;
 of
 of Sec Un ; MD
B.M.
Address 164 Healdsburg Avenue
City Healdsburg
Zip
95448
UTM:
Zone 10, 511368
mE/
4273215
mN
Other Locational Data: The building is situated in the northwest corner of Assessor’s Parcel Number 002-261-018 at 164

Healdsburg Avenue, which is situated on the east side of Healdsburg Avenue, in Healdsburg, Sonoma County, California. The
property is situated 406 feet south of Mill Street and approximately 756 feet north of Exchange Avenue and approximately 0.20
miles north of the Central Healdsburg exit from Highway
*P3a.

Description: (Describe resource and its major elements. Include design, materials, condition, alterations, size, setting, and boundaries)

The ca. 1959 lumber shed (Building 2) consists of a two-story, steel-framed building that is clad in corrugated metal. The roof is
a low shed style design and is clad in corrugated metal. There are four open bays on the east side that allow for storage of dried
wood. The building is is fair to good condition.

P5a. Photograph or Drawing

*P3b.

Resource Attributes:

HP8/ Industrial Building
*P4. Resources Present:  Building 
Structure  Object  Site  District 
Element of District  Other (Isolates, etc.)
P5b. Description of Photo:

Building 2, Facing west, 3/8/2017
*P6. Date
Constructed/Age
Source:
 Historic  Prehistoric  Both

and

ca. 1950
*P7. Owner and Address:
Owner withheld name
*P8. Recorded by:

Stacey De Shazo, M.A.
Evans & De Shazo, LLC
6876 Sebastopol Avenue, Sebastopol,
CA. 95472
*P9. Date Recorded: 3/8/2017
*P10. Survey Type:

Intensive
*P11. Report Citation:

Shazo (2017): Historic Resource Evaluation of the Property Located at 164 Healdsburg Avenue, Healdsburg,
Sonoma County, California
_
*Attachments: NONE Location Map Continuation Sheet Building, Structure, and Object Record
Archaeological Record District Record Linear Feature Record Milling Station Record Rock Art Record
Artifact Record Photograph Record
 Other (List):

DPR 523A (9/2013)

Stacey De
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Primary #

Packet Pg. 1008
*Required information

3.A.aa
State of California  The Resources Agency
DEPARTMENT OF PARKS AND RECREATION

HRI #

PRIMARY RECORD

Trinomial
NRHP Status Code
Other Listings
Review Code

Page 3
of 21
P1. Other Identifier:

*P2.
*a.
*b.
c.
d.
e.

Reviewer

*Resource Name or #: (Assigned by recorder)

Date

Nu Forest Products/Office

Building 3

Location:  Not for Publication
 Unrestricted
County Sonoma
and (P2c, P2e, and P2b or P2d. Attach a Location Map as necessary.)
USGS 7.5' Quad Healdsburg
Date
1993
T 9N; R 9W;
 of
 of Sec Un ; MD
B.M.
Address 164 Healdsburg Avenue
City Healdsburg
Zip
95448
UTM:
Zone 10, 511387
mE/
4273191
mN
Other Locational Data: The building is located at the east end of Assessor’s Parcel Number 002-261-018 at 164 Healdsburg

Avenue, which is situated on the east side of Healdsburg Avenue, in Healdsburg, Sonoma County, California. The property is
situated 406 feet south of Mill Street and approximately 756 feet north of Exchange Avenue and approximately 0.20 miles north of
the Central Healdsburg exit from Highway
*P3a.

Description:

The office building (Building 3) is a cross-gabled, wood framed building that consists of vertical wood siding and plywood.
There are square porch columns that support a half-width shed porch. There are two prominent windows along the primary
west-facing elevation that include a series of five windows with awing style wood sashes and a vertical aluminum sliding window
that is inset under the porch. There appears to be several additions to the office that are visible along the south, east, and north
elevations.
*P3b.
P5a. Photograph or Drawing

Resource Attributes:

HP8/ Industrial Building
*P4. Resources Present:  Building
 Structure  Object  Site  District 
Element of District  Other (Isolates,
etc.)

P5b. Description of Photo:

Building 3, facing north/northeast,
3/8/2017
*P6. Date
Constructed/Age
and
Source:
 Historic  Prehistoric  Both

1946
*P7. Owner and Address:
Owner withheld name
*P8. Recorded by:

Stacey De Shazo, M.A.
Evans & De Shazo, LLC
6876 Sebastopol Avenue, Sebastopol,
CA. 95472
*P9. Date Recorded: 3/8/2017
10. Survey Type: Intensive
Stacey De
Healdsburg, Sonoma

*P11. Report Citation:

Shazo (2017): Historic Resource Evaluation of the Property Located at 164 Healdsburg Avenue,
County, California
_

*Attachments: NONE Location Map Continuation Sheet Building, Structure, and Object Record
Archaeological Record District Record Linear Feature Record Milling Station Record Rock Art Record
Artifact Record Photograph Record
 Other (List):

DPR 523A (9/2013)
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Primary #

Packet Pg. 1009
*Required information

3.A.aa
State of California  The Resources Agency
DEPARTMENT OF PARKS AND RECREATION

HRI #

PRIMARY RECORD

Trinomial
NRHP Status Code
Other Listings
Review Code

Page 4
of 21
P1. Other Identifier:

*P2.
*a.
*b.
c.
d.
e.

Reviewer

*Resource Name or #: (Assigned by recorder)

Date

Nu Forest Products/Kiln
____

Building 4

Location:  Not for Publication
 Unrestricted
County Sonoma
and (P2c, P2e, and P2b or P2d. Attach a Location Map as necessary.)
USGS 7.5' Quad Healdsburg
Date
1993
T 9N; R 9W;
 of
 of Sec Un ; MD
B.M.
Address 164 Healdsburg Avenue
City Healdsburg
Zip
95448
UTM:
Zone 10, 511439
mE/
4273241
mN
Other Locational Data: The building is located at the northwest end of Assessor’s Parcel Number 002-261-018 at 164

Healdsburg Avenue, which is situated on the east side of Healdsburg Avenue, in Healdsburg, Sonoma County, California. The
property is situated 406 feet south of Mill Street and approximately 756 feet north of Exchange Avenue and approximately 0.20
miles north of the Central Healdsburg exit from Highway.
*P3a.

Description:

The kiln building (Building 4) consists of a flat roof with a center ridge that slopes slightly towards the center. The building is
constructed of redwood framing, a metal roof and plywood siding. There are rails along the metal roof parapet that indicate
there may have been hanging doors. The wall that bisects the center of the kiln building consists of iron pipe coils that heat to
dry the wood. There are two large fans situated along the rear of the interior of each bay (total of 4 fans) and a small walkway,
which is clad in redwood, and located behind the kiln that houses the electric and mechanical workings of the kiln. Adjacent to
the kiln building on the east is a drying bay that is attached to Building 4 (kiln building) and Building 5, but is not considered a
separate building.
P5a. Photograph or Drawing

*P3b.

Resource Attributes:

HP8/ Industrial Building
*P4. Resources Present:  Building
 Structure  Object  Site  District 
Element of District  Other (Isolates,
etc.)

P5b. Description of Photo:

Building 4, facing north/northwest,
3/8/2017
*P6. Date
Constructed/Age
and
Source:
 Historic  Prehistoric  Both

1969
*P7. Owner and Address:
Owner withheld name
*P8. Recorded by:

Stacey De Shazo, M.A.
Evans & De Shazo, LLC
6876 Sebastopol Avenue, Sebastopol,
CA. 95472
*P9. Date Recorded: 3/8/2017
*P10. Survey Type: Intensive
Stacey De Shazo (2018): Historic Resource Evaluation of the Property Located at 164 Healdsburg Avenue,
Healdsburg, Sonoma County, California
_
*P11. Report Citation:

*Attachments: NONE Location Map Continuation Sheet Building, Structure, and Object Record
Archaeological Record District Record Linear Feature Record Milling Station Record Rock Art Record
Artifact Record Photograph Record
 Other (List):

DPR 523A (9/2013)

Attachment: Attachment 21F -Historic Resource Evaluation 164 Healdsburg Avenue October 27 and DPRS Final (2305 : Mill District Tentative

Primary #

Packet Pg. 1010
*Required information

3.A.aa
State of California  The Resources Agency
DEPARTMENT OF PARKS AND RECREATION

HRI #

PRIMARY RECORD

Trinomial
NRHP Status Code
Other Listings
Review Code

Reviewer

Page 5
of 21
*Resource Name or #: (Assigned by recorder)
P1. Other Identifier:
Building 5

*P2.
*a.
*b.
c.
d.
e.

Date

Nu Forest Products/Finger Joint-Prime Line

Location:  Not for Publication
 Unrestricted
County Sonoma
and (P2c, P2e, and P2b or P2d. Attach a Location Map as necessary.)
USGS 7.5' Quad Healdsburg
Date
1993
T 9N; R 9W;
 of
 of Sec Un ; MD
B.M.
Address 164 Healdsburg Avenue
City Healdsburg
Zip
95448
UTM:
Zone 10, 511461
mE/
4273232
mN
Other Locational Data: The building is located at the northwest end of Assessor’s Parcel Number 002-261-018 at 164

Healdsburg Avenue, which is situated on the east side of Healdsburg Avenue, in Healdsburg, Sonoma County, California. The
property is situated 406 feet south of Mill Street and approximately 756 feet north of Exchange Avenue and approximately 0.20
miles north of the Central Healdsburg exit from Highway.
*P3a.

Description:

The finger joint plant building (Building 5) consists of a flat roof, redwood framing, and plywood siding. There are two open
bays along the south elevation and doors within the interior that lead to the adjacent buildings. The interior consists of open
framed construction and concrete floors.

P5a. Photograph or Drawing

P3b.

Resource Attributes:

HP8/ Industrial Building
*P4. Resources Present:  Building
 Structure  Object  Site  District 
Element of District  Other (Isolates,
etc.)

P5b. Description of Photo:

Building 5, facing north/northwest,
3/8/2017
*P6. Date
Constructed/Age
and
Source:
 Historic  Prehistoric  Both

1959
*P7. Owner and Address:
Owner withheld name
*P8. Recorded by:

Stacey De Shazo, M.A.
Evans & De Shazo, LLC
6876 Sebastopol Avenue, Sebastopol,
CA. 95472
*P9. Date Recorded: 3/8/2017
*P10. Survey Type: Intensive
*P11. Report Citation: Stacey De
Shazo (2017): Historic Resource Evaluation of the Property Located at 164 Healdsburg Avenue,
Healdsburg,
Sonoma County, California
_
*Attachments: NONE Location Map Continuation Sheet Building, Structure, and Object Record
Archaeological Record District Record Linear Feature Record Milling Station Record Rock Art Record
Artifact Record Photograph Record
 Other (List):

DPR 523A (9/2013)

Attachment: Attachment 21F -Historic Resource Evaluation 164 Healdsburg Avenue October 27 and DPRS Final (2305 : Mill District Tentative

Primary #

Packet Pg. 1011
*Required information

3.A.aa
State of California  The Resources Agency
DEPARTMENT OF PARKS AND RECREATION

HRI #

PRIMARY RECORD

Trinomial
NRHP Status Code
Other Listings
Review Code

Reviewer

Date

Page 6
of 21
*Resource Name or #: (Assigned by recorder)
Nu Forest Products/Breakroom-Shop
P1. Other Identifier:
Building 6
____
*P2.
Location:  Not for Publication
 Unrestricted
*a. County Sonoma
and (P2c, P2e, and P2b or P2d. Attach a Location Map as necessary.)
*b. USGS 7.5' Quad Healdsburg
Date
1993
T 9N; R 9W;
 of
 of Sec Un ; MD
B.M.
c. Address 164 Healdsburg Avenue
City Healdsburg
Zip
95448
d. UTM:
Zone 10, 511478
mE/
4273222
mN
e. Other Locational Data: The building is located at the north end of Assessor’s Parcel Number 002-261-018 at 164

Healdsburg Avenue, which is situated on the east side of Healdsburg Avenue, in Healdsburg, Sonoma County, California. The
property is situated 406 feet south of Mill Street and approximately 756 feet north of Exchange Avenue and approximately 0.20
miles north of the Central Healdsburg exit from Highway
*P3a.

Description:

The breakroom/work shop (Building 6) consists of a two-story, flat roof with a center ridge line that creates a slight angle along
the center and east of the roof. The building is redwood-framed construction and there is a work shop on the first level and a
wooden staircase and second story landing along the south elevation that leads to a breakroom. The building is clad in shiplap
and there are a series of three square windows, two are 6-over-6 hopper windows that flank a center window that has been
covered in plywood and has an air-conditioning unit along the lower portion of the opening. There are two doors along the
south elevation, one on the lower level that leads to the shop and one at the top of the wooden staircase that leads to the
breakroom. There is a shed addition along the east side that appears to have been added later and is utilized as a work shop and
storage.
P5a. Photograph or Drawing

P3b.

Resource Attributes:

HP8/ Industrial Building
*P4. Resources Present:  Building
 Structure  Object  Site  District 
Element of District  Other (Isolates,
etc.)

P5b. Description of Photo:

Building 6, facing north/northwest,
3/8/2017
*P6. Date
Constructed/Age
and
Source:
 Historic  Prehistoric  Both

1959
*P7. Owner and Address:
Owner withheld name
*P8. Recorded by:

Stacey De Shazo, M.A.
Evans & De Shazo, LLC
6876 Sebastopol Avenue, Sebastopol,
CA. 95472
*P9. Date Recorded: 3/8/2017
*P10. Survey Type: Intensive
Stacey De Shazo, Historic Resource Evaluation of the Property Located at 164 Healdsburg Avenue,
Healdsburg, Sonoma County, California
_
*P11. Report Citation:

*Attachments: NONE Location Map Continuation Sheet Building, Structure, and Object Record
Archaeological Record District Record Linear Feature Record Milling Station Record Rock Art Record
Artifact Record Photograph Record
Other (List):

DPR 523A (9/2013)

Attachment: Attachment 21F -Historic Resource Evaluation 164 Healdsburg Avenue October 27 and DPRS Final (2305 : Mill District Tentative

Primary #

Packet Pg. 1012
*Required information

3.A.aa
State of California  The Resources Agency
DEPARTMENT OF PARKS AND RECREATION

HRI #

PRIMARY RECORD

Trinomial
NRHP Status Code
Other Listings
Review Code

Page 7
of 21
*Resource Name or #:
P1. Other Identifier:
Building 7

*P2.
*a.
*b.
c.
d.
e.

Reviewer

Date

Nu Forest Products/Machine Shop
____

Location:  Not for Publication
 Unrestricted
County Sonoma
and (P2c, P2e, and P2b or P2d. Attach a Location Map as necessary.)
USGS 7.5' Quad Healdsburg
Date
1993
T 9N; R 9W;
 of
 of Sec Un ; MD
B.M.
Address 164 Healdsburg Avenue
City Healdsburg
Zip
95448
UTM:
Zone 10, 511502
mE/
4273211
mN
Other Locational Data: The building is located at the north end of Assessor’s Parcel Number 002-261-018 at 164

Healdsburg Avenue, which is situated 406 feet south of Mill Street and approximately 756 feet north of Exchange Avenue and
approximately 0.20 miles north of the Central Healdsburg exit from Highway.
*P3a.

Description:

The machine shop building (Building 7) is situated along the east side of Building 6 and is constructed of wood framing and
corrugated metal cladding. There are large sling metal doors on rollers along the south elevation and two entry doors along the
main portion of the office that projects along the south elevation. There is a shed roof, open eaves and exposed rafters.

P5a. Photograph or Drawing

P3b.

Resource Attributes:

HP8/ Industrial Building
*P4. Resources Present:  Building
Structure Object Site District 
Element of District
Other (Isolates,
etc.)

P5b. Description of Photo:

Building 7, facing north/northeast,
3/8/2017
*P6. Date
Constructed/Age
and
Source:
 Historic  Prehistoric  Both

1959
*P7. Owner and Address:
Owner withheld name
*P8. Recorded by:

Stacey De Shazo, M.A.
Evans & De Shazo, LLC
6876 Sebastopol Avenue, Sebastopol,
CA. 95472.
*P9. Date Recorded: 3/8/2017
*P10. Survey Type:

Intensive
Stacey De Shazo (2017): Historic Resource Evaluation of the Property Located at 164 Healdsburg Avenue,
Healdsburg, Sonoma County, California
_
*P11. Report Citation:

*Attachments: NONE Location Map Continuation Sheet Building, Structure, and Object Record
Archaeological Record District Record Linear Feature Record Milling Station Record Rock Art Record
Artifact Record Photograph Record
 Other (List):

DPR 523A (9/2013)

Attachment: Attachment 21F -Historic Resource Evaluation 164 Healdsburg Avenue October 27 and DPRS Final (2305 : Mill District Tentative

Primary #

Packet Pg. 1013
*Required information

3.A.aa
State of California  The Resources Agency
DEPARTMENT OF PARKS AND RECREATION

HRI #

PRIMARY RECORD

Trinomial
NRHP Status Code
Other Listings
Review Code

Page 8
of 21
*Resource Name or #:
P1. Other Identifier:
Building 8

*P2.
*a.
*b.
c.
d.
e.

Reviewer

Date

Nu Forest Products/Mill Building (large)
____

Location:  Not for Publication
 Unrestricted
County Sonoma
and (P2c, P2e, and P2b or P2d. Attach a Location Map as necessary.)
USGS 7.5' Quad Healdsburg
Date
1993
T 9N; R 9W;
 of
 of Sec Un ; MD
B.M.
Address 164 Healdsburg Avenue
City Healdsburg
Zip
95448
UTM:
Zone 10, 511455
mE/
4273188
mN
Other Locational Data: The building is located in the north-central portion of Assessor’s Parcel Number 002-261-018 at

164 Healdsburg Avenue, which is situated on the east side of Healdsburg Avenue, in Healdsburg, Sonoma County,
California. The property is situated 406 feet south of Mill Street and approximately 756 feet north of Exchange Avenue and
approximately 0.20 miles north of the Central Healdsburg exit from Highway.
*P3a.
Description: The building (Building 8) is constructed of wood and steel framing and consists of a gabled roof along the
primary elevation (west facing) that is clad in corrugated metal. There is an exposed metal truss roof system, corrugated metal
wall cladding, and a corrugated metal roof. The building is open along the north and south elevations and there is a large flat
structure that is supported by steel columns that provides cover between the buildings. There is a significant amount of
mechanical equipment within the building and a vertical wood grinder, which appears to be in good condition.

P5a. Photograph or Drawing

P3b.

Resource Attributes:

HP8/ Industrial Building
*P4. Resources Present:  Building
 Structure  Object  Site  District 
Element of District  Other (Isolates,
etc.)

P5b. Description of Photo: (view, date,
accession #)

Building 8, facing southeast, 3/8/2017
*P6. Date
Constructed/Age
and
Source:
 Historic  Prehistoric  Both

1946
*P7. Owner and Address:
Owner withheld name
*P8. Recorded by:

Stacey De Shazo, M.A.
Evans & De Shazo, LLC
6876 Sebastopol Avenue, Sebastopol,
CA. 95472
*P9. Date Recorded: 3/8/2017
*P10. Survey Type: Intensive
*P11. Report Citation: Stacey De
Shazo (2017): Historic Resource Evaluation of the Property Located at 164 Healdsburg Avenue,
Healdsburg,
Sonoma County, California
_
*Attachments: NONE Location Map Continuation Sheet Building, Structure, and Object Record
Archaeological Record District Record Linear Feature Record Milling Station Record Rock Art Record
Artifact Record Photograph Record
 Other (List):

DPR 523A (9/2013)

Attachment: Attachment 21F -Historic Resource Evaluation 164 Healdsburg Avenue October 27 and DPRS Final (2305 : Mill District Tentative

Primary #

Packet Pg. 1014
*Required information

3.A.aa
State of California  The Resources Agency
DEPARTMENT OF PARKS AND RECREATION

HRI #

PRIMARY RECORD

Trinomial
NRHP Status Code
Other Listings
Review Code

Page 9
of 21
*Resource Name or #:
P1. Other Identifier:
Building 9

*P2.
*a.
*b.
c.
d.
e.

Reviewer

Date

Nu Forest Products/Mill Building (small)
____

Location:  Not for Publication
 Unrestricted
County Sonoma
and (P2c, P2e, and P2b or P2d. Attach a Location Map as necessary.)
USGS 7.5' Quad Healdsburg
Date
1993
T 9N; R 9W;
 of
 of Sec Un ; MD
B.M.
Address 164 Healdsburg Avenue
City Healdsburg
Zip
95448
UTM:
Zone 10, 511511
mE/
4273176
mN
Other Locational Data: The building is located in the north-central portion of Assessor’s Parcel Number 002-261-018 at 164

Healdsburg Avenue, which is situated 406 feet south of Mill Street and approximately 756 feet north of Exchange Avenue and
approximately 0.20 miles north of the Central Healdsburg exit from Highway.
*P3a.

Description:

The smaller mill building (Building 9) consists of a low pitched gabled roof with a shed roof addition. The building is wood and
metal framed construction and is clad in corrugated metal. The building consists of open bays along the north elevation
and is open along portions of the west and south elevations. A small grinder is located along the east elevation and appears to
be in good condition.
P3b.
P5a. Photograph or Drawing

Resource Attributes:

HP8/ Industrial Building
*P4. Resources Present:  Building
Structure Object Site District 
Element of District
Other (Isolates,
etc.)

P5b. Description of Photo: (view, date,
accession #)

Building 9; Facing southeast, 3/8/2017
*P6. Date
Constructed/Age
and
Source:
 Historic  Prehistoric  Both

1950
*P7. Owner and Address:
Owner withheld name
*P8. Recorded by:

Stacey De Shazo, M.A.
Evans & De Shazo, LLC
6876 Sebastopol Avenue, Sebastopol,
CA. 95472.
*P9. Date Recorded: 3/8/2017
*P10. Survey Type:

Intensive
Stacey De Shazo (2017): Historic Resource Evaluation of the Property Located at 164 Healdsburg Avenue,
Healdsburg, Sonoma County, California
_
*P11. Report Citation:

*Attachments: NONE Location Map Continuation Sheet Building, Structure, and Object Record
Archaeological Record District Record Linear Feature Record Milling Station Record Rock Art Record
Artifact Record Photograph Record
 Other (List):

DPR 523A (9/2013)

Attachment: Attachment 21F -Historic Resource Evaluation 164 Healdsburg Avenue October 27 and DPRS Final (2305 : Mill District Tentative

Primary #

Packet Pg. 1015
*Required information

3.A.aa
State of California  The Resources Agency
DEPARTMENT OF PARKS AND RECREATION

HRI #

PRIMARY RECORD

Trinomial
NRHP Status Code
Other Listings
Review Code

Page 11
of
P1. Other Identifier:

*P2.
*a.
*b.
c.
d.
e.

Reviewer

21
*Resource Name or #: (Assigned by recorder)
Building 11

Date

Nu Forest Products/Lumber Shed
____

Location:  Not for Publication
 Unrestricted
County Sonoma
and (P2c, P2e, and P2b or P2d. Attach a Location Map as necessary.)
USGS 7.5' Quad Healdsburg
Date
1993
T 9N; R 9W;
 of
 of Sec Un ; MD
B.M.
Address 164 Healdsburg Avenue
City Healdsburg
Zip
95448
UTM:
Zone 10, 511552
mE/
4273131
mN
Other Locational Data: The building is located in the east-central portion of Assessor’s Parcel Number 002-261-018 at 164

Healdsburg Avenue, which is situated on the east side of Healdsburg Avenue, in Healdsburg, Sonoma County, California. The
property is situated 406 feet south of Mill Street and approximately 756 feet north of Exchange Avenue and approximately 0.20
miles north of the Central Healdsburg exit from Highway.
*P3a.

Description:

The building (Building 11) is constructed of a steel column and truss system, with a gentle sloping gable roof framing system
that is clad in corrugated metal with open bays along all four elevations. The building recently experienced a fire and has
been structurally reinforced. The primary use of the building is for lumber storage.
P5a. Photograph or Drawing

P3b.

Resource Attributes:

HP8/Industrial Building

*P4. Resources Present:  Building
 Structure  Object  Site  District 
Element of District  Other (Isolates,
etc.)

P5b. Description of Photo: (view, date,
accession #)

Building 11, facing southwest,
3/8/2017
*P6. Date
Constructed/Age
and
Source:
 Historic  Prehistoric  Both

1970
*P7. Owner and Address:
Owner withheld name
*P8. Recorded by:

Stacey De Shazo, M.A.
Evans & De Shazo, LLC
6876 Sebastopol Avenue, Sebastopol,
CA. 95472
*P9. Date Recorded: 3/8/2017
*P10. Survey Type: (Describe)

Intensive
Stacey De Shazo (2017): Historic Resource Evaluation of the Property Located at 164 Healdsburg Avenue,
Healdsburg, Sonoma County, California
_
*P11. Report Citation:

*Attachments: NONE Location Map Continuation Sheet Building, Structure, and Object Record
Archaeological Record District Record Linear Feature Record Milling Station Record Rock Art Record
Artifact Record Photograph Record
 Other (List):

DPR 523A (9/2013)

Attachment: Attachment 21F -Historic Resource Evaluation 164 Healdsburg Avenue October 27 and DPRS Final (2305 : Mill District Tentative

Primary #

Packet Pg. 1016
*Required information

3.A.aa
State of California  The Resources Agency
DEPARTMENT OF PARKS AND RECREATION

HRI #

PRIMARY RECORD

Trinomial
NRHP Status Code
Other Listings
Review Code

Page 12
of
P1. Other Identifier:

*P2.
*a.
*b.
c.
d.
e.

21
*Resource Name or #:
Building 12

Reviewer

Date

Nu Forest Products/Lumber Shed
____

Location:  Not for Publication
 Unrestricted
County Sonoma
and (P2c, P2e, and P2b or P2d. Attach a Location Map as necessary.)
USGS 7.5' Quad Healdsburg
Date
1993
T 9N; R 9W;
 of
 of Sec Un ; MD
B.M.
Address 164 Healdsburg Avenue
City Healdsburg
Zip
95448
UTM:
Zone 10, 511547
mE/
4273107
mN
Other Locational Data: The building is located in the east-central portion of Assessor’s Parcel Number 002-261-018 at 164

Healdsburg Avenue, which is situated 406 feet south of Mill Street and approximately 756 feet north of Exchange Avenue and
approximately 0.20 miles north of the Central Healdsburg exit from Highway.
*P3a.

Description:

The building (Building 12) is constructed of a steel column and truss system, with a gentle sloping gable roof framing system
that is clad in corrugated metal. There are two open bays along the east and west elevations, and the south and north
elevation are clad in corrugated metal. The primary use of the building is for lumber packing and storage.

P5a. Photograph or Drawing

P3b.

Resource Attributes:

HP8/Industrial Building
*P4. Resources Present:  Building
 Structure  Object  Site  District 
Element of District  Other (Isolates,
etc.)

P5b. Description of Photo: (view, date,
accession #)

Building 12, facing south/southwest,
3/8/2017
*P6. Date
Constructed/Age
and
Source:
 Historic  Prehistoric  Both

1970
*P7. Owner and Address:
Owner withheld name
*P8. Recorded by:

Stacey De Shazo, M.A.
Evans & De Shazo, LLC
6876 Sebastopol Avenue, Sebastopol,
CA. 95472.
*P9. Date Recorded: 3/8/2017
*P10. Survey Type:

Intensive
Stacey De Shazo (2017): Historic Resource Evaluation of the Property Located at 164 Healdsburg Avenue,
Healdsburg, Sonoma County, California
_
*P11. Report Citation:

*Attachments: NONE Location Map  Continuation Sheet Building, Structure, and Object Record
Archaeological Record District Record Linear Feature Record Milling Station Record Rock Art Record
Artifact Record Photograph Record
 Other (List):

DPR 523A (9/2013)

Attachment: Attachment 21F -Historic Resource Evaluation 164 Healdsburg Avenue October 27 and DPRS Final (2305 : Mill District Tentative

Primary #

Packet Pg. 1017
*Required information

3.A.aa
State of California  The Resources Agency
DEPARTMENT OF PARKS AND RECREATION

HRI #

PRIMARY RECORD

Trinomial
NRHP Status Code
Other Listings
Review Code

Page 13
of
P1. Other Identifier:

*P2.
*a.
*b.
c.
d.
e.

Reviewer

21
*Resource Name or #: (Assigned by recorder)
Building 13

Date

Nu Forest Products/Lumber Shed
____

Location:  Not for Publication
 Unrestricted
County Sonoma
and (P2c, P2e, and P2b or P2d. Attach a Location Map as necessary.)
USGS 7.5' Quad Healdsburg
Date
1993
T 9N; R 9W;
 of
 of Sec Un ; MD
B.M.
Address 164 Healdsburg Avenue
City Healdsburg
Zip
95448
UTM:
Zone 10, 511565
mE/
4273076
mN
Other Locational Data: The building is located in the southeast corner of Assessor’s Parcel Number 002-261-018 at 164

Healdsburg Avenue, which is situated 406 feet south of Mill Street and approximately 756 feet north of Exchange Avenue and
approximately 0.20 miles north of the Central Healdsburg exit from Highway.
*P3a.

Description:

The building (Building 13) has a low-pitched front gabled roof and is constructed of a wood framing and truss system
with a large cantilevered over-hang along the north elevation. The building is clad in corrugated metal along the gabled roof
and along the east and west elevations. There are three open bays along the north and south elevations. Along the west
elevation there is an additional storage area that is open to the south and west. The primary use of the building is for lumber
storage.
P5a. Photograph or Drawing

P3b.

Resource Attributes:

HP8/Industrial Building
*P4. Resources Present:  Building
 Structure  Object  Site  District 
Element of District  Other (Isolates,
etc.)

P5b. Description of Photo: (view, date,
accession #)

Building 13, facing south, 3/8/2017
*P6. Date
Constructed/Age
and
Source:
 Historic  Prehistoric  Both

1970
*P7. Owner and Address:
Owner withheld name
*P8. Recorded by:

Stacey De Shazo, M.A.
Evans & De Shazo, LLC
6876 Sebastopol Avenue, Sebastopol,
CA. 95472.
*P9. Date Recorded: 3/8/2017
*P10. Survey Type:

Intensive
Stacey De Shazo (2017): Historic Resource Evaluation of the Property Located at 164 Healdsburg Avenue,
Healdsburg, Sonoma County, California
_
*P11. Report Citation:

*Attachments: NONE Location Map Continuation Sheet Building, Structure, and Object Record
Archaeological Record District Record Linear Feature Record Milling Station Record Rock Art Record
Artifact Record Photograph Record
 Other (List):
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*P2.
*a.
*b.
c.
d.
e.

Reviewer
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*Resource Name or #: (Assigned by recorder)
Building 14

Date

Nu Forest Products/Lumber Shed
____

Location:  Not for Publication
 Unrestricted
County Sonoma
and (P2c, P2e, and P2b or P2d. Attach a Location Map as necessary.)
USGS 7.5' Quad Healdsburg
Date
1993
T 9N; R 9W;
 of
 of Sec Un ; MD
B.M.
Address 164 Healdsburg Avenue
City Healdsburg
Zip
95448
UTM:
Zone 10, 511432
mE/
4273155
mN
Other Locational Data: The building is loated in the southwestern portion of Assessor’s Parcel Number 002-261-018, which

is situated on the east side of Healdsburg Avenue, in Healdsburg, Sonoma County, California. The property is situated 406 feet
south of Mill Street and approximately 756 feet north of Exchange Avenue and approximately 0.20 miles north of the Central
Healdsburg exit from Highway.
*P3a.

Description:

The building (Building 14) is constructed of a wood framing and truss system with a large cantilevered over-hang along the north
elevation. There are multiple open bays that are utilized for storage. The building and the roof are clad in corrugated metal.

P5a. Photograph or Drawing

P3b.

Resource Attributes:

HP8/Industrial Building
*P4. Resources Present:  Building
 Structure  Object  Site  District 
Element of District  Other (Isolates,
etc.)

P5b. Description of Photo: (view, date,
accession #)

Building 14, facing west/southwest,
3/8/2017
*P6. Date
Constructed/Age
and
Source:
 Historic  Prehistoric  Both

1970
*P7. Owner and Address:
Owner withheld name
*P8. Recorded by:

Stacey De Shazo, M.A.
Evans & De Shazo, LLC
6876 Sebastopol Avenue, Sebastopol,
CA. 95472.
*P9. Date Recorded: 3/8/2017
*P10. Survey Type: Intensive

Stacey De Shazo (2017): Historic Resource Evaluation of the Property Located at 164 Healdsburg Avenue,
Healdsburg, Sonoma County, California
_
*P11. Report Citation:

*Attachments: NONE Location Map Continuation Sheet Building, Structure, and Object Record
Archaeological Record District Record Linear Feature Record Milling Station Record Rock Art Record
Artifact Record Photograph Record
 Other (List):
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Associated Features
There are several wooden utility poles that appear older than 50 years in age. One of the utility poles situated south of
Building 8 features eight colorless and aqua colored glass insulators on the crossarms.

Photo showing the wooden utility poles. The one on the left is fitted with glass insulators.
There is a railroad spur from the main NWP Railroad line that runs from the Healdsburg Depot, and runs in front of a
building (Building 10) which is outside the Project Area, but also appears to lead into the northeast boundary of the
property. The spur allowed for loading and shipping of products from the mill.

Rails from railroad spur located along the front (north side) of Building 10.
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The following details are a breakdown of each building by number, type, and year built (Table 1). There
is also an aerial map with numbers that correspond to those listed in Table 1.
Table 1. Breakdown of each building by assigned number, name, and year constructed.

Number and Type of Building

Year constructed

Building 1 – Workshop

ca. 1950

Building 2 –Lumber shed

ca. 1950

Building 3 –Office

1946

Building 4 - Kiln

1969

Building 5 – Finger Joint Plant/Prime Line

1959

Building 6 – Breakroom/Work Shop

1959

Building 7 – Machine Shop

1959

Building 8 – Mill Building (large)

1946

Building 9 – Mill Building (small)

1950

Building 11 – Lumber Shed

1970

Building 12 – Lumber Shed

1970

Building 13– Lumber Shed

1970

Building 14 – Lumber Shed

1970

Building 15 – Sales Office (modern), not recorded 1980
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Aerial map showing the location of each building within the Nu Forest Products property that are encompassed
within the Nu Forest Products Historic District.

Sketch Map
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State of California  Natural Resources Agency
DEPARTMENT OF PARKS AND RECREATION

Primary #
HRI #
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Page
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of
21
*Resource Name or #
D1. Historic Name: Nu Forest Products

*NRHP Status Code
D2. Common Name:________________

*D3. Detailed Description:

The Nu Forest Products Historic District consist of 14 buildings (13 contributing and 1 noncontributing), constructed between 1946 and ca. 1970, that include two kiln buildings, a finger joint plant,
workshops, lumber storage buildings, office buildings and associated features such as wood grinders, machinery,
rail lines and wooden utility poles. This district is set within a commercial/industrial area of the City of Healdsburg,
south of the rail depot and rail way lines and east of the Redwood Highway.
*D4.

Boundary Description

The Nu Forest Products District encompasses the three parcels known as Assessor’s Parcel Numbers (APN) 002-261023, 002-261-018 and 002-303-004 located at 164 Healdsburg Avenue that total approximately 8.61 acres.
Building 1 is situated within APN 002-261-023 and Buildings 2 – 9, and 11- 15 are situated in APN 002-261-018.
There are no buildings within APN 002-303-004.
For more information, see continuation sheet: Map of the Nu Forest Products District.
*D5.

Boundary Justification:

The boundaries of the District were determined by the current parcel boundaries of the Nu Forest Products
property, which encompasses 14 buildings and features associated with the lumber operation at Nu Forest Products.
D6.

Significance:
Theme
Industry: Lumber Area Healdsburg Period of Significance 1946-1970
Applicable Criteria Criteria 1 and 3

Consistent with California Register of Historical Resources (CRHR) Criterion 1, the eligible Nu Forest
Products District is significant as a place that made an important contribution to local lumber history in the
City of Healdsburg. It was associated with local lumber industry that saw a boom in the 1940s that lasted
until the 1970s. Nu Forest Products, previously home to Nulco Fabricators (1946 – 1949), Sonoma Wood
Products (1949 – 1980), and Nu Forest Products (1980 – 2017). Each of these companies utilized the previous
buildings and equipment, from Nulco Fabricators and made very few changes to the property after 1970. During
the period of significance there were only three prominent lumber operations located in Healdsburg, which
included Sauers Forest Products, Idaco Lumber Co, and Sonoma Wood Products that served not only Healdsburg,
but also areas throughout the county. The property is also significant for Criterion 3, as it is a good to fair example
of local mill construction design and method of construction that includes character-defining buildings and
features such as the two mills with grinders, open bay lumber sheds, kilns, mill equipment, and rail tracks, all of
which characterize a type, period, and method of construction that was typical of mills during the mid-twentieth
century.
*D7.

References:
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429 East Cotati Avenue
Cotati, California 94931
Tel: 707-794-0400
www.illingworthrodkin.com

Fax: 707-794-0405
illro@illingworthrodkin.com

December 7, 2018
Eric Chan
Replay Destinations
631 Center Street
Healdsburg, California 95448
Subject:

Nu Forest Mill District Mixed-Use Project, Healdsburg, CA
Addendum Letter to the Environmental Noise Assessment

Dear Mr. Chan:
The number of residential units for the proposed Nu Forest Mill District Mixed-Use Project has
increased, as summarized in Table 1; however, these additional units would not change the site
plan from August 2018. Since the additional units would not change the site plan, the results of
the noise assessment dated August 3, 2018 would not change, and the conclusions of the noise and
vibration study would be the same.
TABLE 1
Construction Phasing Information for the Proposed Project
Parcel Number
For Sale
Middle Income
Affordable Units
Market
Housing Units
Units
1 – hotel
-

Total

53 rooms

2

34

-

-

34

3

30

8

-

38

4

56

-

-

56

5

0

13

-

13

6

26

-

-

26

7

-

1

40

41

Up to 146

22

40

Up to 208

Total
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Eric Chan, Replay Destinations
Nu Forest Mill District Mixed-Use Project, Healdsburg, California
December 7, 2018

The exterior use areas and the building setbacks would be consistent with the August 2018 site
plan; therefore, the discussion and the results for Impact 1 would remain consistent with the August
3, 2018 noise assessment. The additional number of residential units would not change the location
of the building façades; therefore, the discussion and the results for Impact 4b would also be
consistent with the noise assessment dated August 3, 2018.
The changes to the number of units would not affect Impacts 2a, 2b, 3, 4a, 5, or 6. The discussion
and the results of these impacts would remain consistent with the noise study dated August 3, 2018.
The additional units included in the Nu Forest Mill District Mixed-Use Project would not affect the
results or conclusions of the impact analysis in the noise report from August 3, 2018.
Sincerely,

Carrie J. Janello
Senior Consultant
Illingworth & Rodkin, Inc.

2
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1 Willowbrook Court, Suite 120
Petaluma, California 94954
Tel: 707-794-0400
www.illingworthrodkin.com

Fax: 707-794-0405
illro@illingworthrodkin.com

August 3, 2018
Eric Chan
Replay Destinations
631 Center Street
Healdsburg, California 95448
Subject:

Nu Forest Mill District Mixed-Use Project, Healdsburg, CA
Addendum Letter to the Environmental Noise Assessment

Dear Mr. Chan:
The new site plan from August 2018 included reorientation of the residential building on the
southern portion of the site, minor changes to some outdoor use areas, relocation of ground-level
commercial uses, and renaming of buildings. The noise assessment has been updated to reflect the
latest site plan, and after review of the latest version of the project, the conclusions of the noise
and vibration study did not change. Details are discussed below.
The changes to the site plan would not affect Impacts 2a, 2b, 3, 4a, 5, or 6. The discussion and the
results of these impacts would remain consistent with the noise study dated March 2018.
For Impact 1, each of the outdoor use areas shown in the new site plan were examined. The changes
with the new site plan include two fewer podium-level courtyards and the removal of the outdoor
seating area associated with the residential component of the proposed project. Additionally, the
outdoor seating area at the tavern has also been removed from the site plan, and a playground has
been added. The new playground would have an adequate setback from the roadways and partial
shielding from the project buildings. This new outdoor use area would meet the City’s threshold
for playgrounds. With no other changes to the outdoor uses, the only outdoor space that would
have noise levels exceeding the City’s noise thresholds would be the outdoor dining area at the
proposed restaurant in the northwest corner of the site, as previously identified in the noise study
dated March 2018.
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Eric Chan, Replay Destinations
Nu Forest Mill District Mixed-Use Project, Healdsburg, California
August 3, 2018

The new site plan included fewer residential buildings and reorientation of the residential building
on the southern portion of the site. However, the changes to the site plan would not result in
changes to the predicted future interior noise levels at residential units. Further, the relocation of
commercial uses to ground-level buildings facing Healdsburg Avenue would not change the results
of the future interior noise findings. Therefore, with the implementation of Mitigation Measure
recommended in the noise study dated March 2018, Impact 1 would be reduced to a less-thansignificant impact.
The only changes to the analysis of Impact 4b were the distances from potential on-site operational
noise to the nearest noise-sensitive receptors. However, with the new distances, the results of the
impact did not change, and the same mitigation measures recommended in the noise report dated
March 2018 would be recommended for the new site plan to reduce the impact to a less-thansignificant level.
The new site plan for the Nu Forest Mill District Mixed-Use Project, dated August 2018, did not
change the results of the impact analysis in the noise report from March 2018.
Sincerely,

Carrie J. Janello
Senior Consultant
Illingworth & Rodkin, Inc.

2
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NU FOREST MILL DISTRICT MIXEDUSE PROJECT ENVIRONMENTAL
NOISE AND VIBRATION ASSESSMENT
Healdsburg, California
August 3, 2018

Prepared for:
Jonathan Hidalgo, AICP
WRA, Inc.
4225 Hollis Street
Emeryville, CA 94608

Prepared by:
Carrie J. Janello
and Michael S. Thill

1 Willowbrook Court, Suite 120
Petaluma, CA 94954
(707) 794-0400

Project: 17-012
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INTRODUCTION
The Mill District Mixed-Use Project proposes the redevelopment of an existing industrial site
within the City of Healdsburg, California. The proposed project falls within the Central Healdsburg
Avenue Plan (CHAP) and includes the construction of 188 residential units, a 53-room hotel, and
15,000 square feet of commercial uses. The construction phasing information is provided in Table
1. The project site is bordered by the Sonoma Marin Area Rail Transit (SMART) corridor (north),
Healdsburg Avenue (west), commercial development (east), and Exchange Street (south). The
commercial development to the east is the Double-O-Mini Storage facility and Windsor Wine
Storage. Immediately adjacent to the project site to the south is a McDonald’s Restaurant. The
nearest residential land uses to the project site are located approximately 430 feet to the east. A
hotel and motel are located approximately 125 feet to the southeast of the project site, opposite
Exchange Avenue.
This report evaluates the project’s potential to result in significant noise and vibration impacts with
respect to applicable California Environmental Quality Act (CEQA) guidelines. The report is
divided into two sections: 1) the Setting Section provides a brief description of the fundamentals
of environmental noise and groundborne vibration, summarizes applicable regulatory criteria, and
discusses the results of the ambient noise monitoring survey completed to document existing noise
conditions; and, 2) the Impacts and Mitigation Measures Section describes the significance criteria
used to evaluate project impacts to off-site receptors, provides a discussion of each project impact,
and presents mitigation measures, where necessary, to provide a compatible project in relation to
adjacent land uses.
TABLE 1
Phase

Construction Phasing Information for the Proposed Project
Market Units
Affordable
Lot #
& Missing
Hotel Rooms
Units
Middle Units
42 units, located
on Lot 7

1

1,2,7

34

2

4

22

3

5,6

48

2,500 sf

4

3,6

42

4,000 sf

Total

146

53

Commercial

53

42 affordable
units

8,500 sf

15,000 sf

SETTING
Fundamentals of Environmental Noise
Noise may be defined as unwanted sound. Noise is usually objectionable because it is disturbing
or annoying. The objectionable nature of sound could be caused by its pitch or its loudness. Pitch
is the height or depth of a tone or sound, depending on the relative rapidity (frequency) of the

1
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vibrations by which it is produced. Higher pitched signals sound louder to humans than sounds
with a lower pitch. Loudness is intensity of sound waves combined with the reception
characteristics of the ear. Intensity may be compared with the height of an ocean wave in that it is
a measure of the amplitude of the sound wave.
In addition to the concepts of pitch and loudness, there are several noise measurement scales which
are used to describe noise in a particular location. A decibel (dB) is a unit of measurement which
indicates the relative amplitude of a sound. The zero on the decibel scale is based on the lowest
sound level that the healthy, unimpaired human ear can detect. Sound levels in decibels are
calculated on a logarithmic basis. An increase of 10 decibels represents a ten-fold increase in
acoustic energy, while 20 decibels is 100 times more intense, 30 decibels is 1,000 times more
intense, etc. There is a relationship between the subjective noisiness or loudness of a sound and its
intensity. Each 10 decibel increase in sound level is perceived as approximately a doubling of
loudness over a fairly wide range of intensities. Technical terms are defined in Table 2.
There are several methods of characterizing sound. The most common in California is the Aweighted sound level (dBA). This scale gives greater weight to the frequencies of sound to which
the human ear is most sensitive. Representative outdoor and indoor noise levels in units of dBA
are shown in Table 3. Because sound levels can vary markedly over a short period of time, a
method for describing either the average character of the sound or the statistical behavior of the
variations must be utilized. Most commonly, environmental sounds are described in terms of an
average level that has the same acoustical energy as the summation of all the time-varying events.
This energy-equivalent sound/noise descriptor is called L eq . The most common averaging period
is hourly, but L eq can describe any series of noise events of arbitrary duration.
The scientific instrument used to measure noise is the sound level meter. Sound level meters can
accurately measure environmental noise levels to within about plus or minus 1 dBA. Various
computer models are used to predict environmental noise levels from sources, such as roadways
and airports. The accuracy of the predicted models depends upon the distance the receptor is from
the noise source. Close to the noise source, the models are accurate to within about plus or minus
1 to 2 dBA.
Since the sensitivity to noise increases during the evening and at night -- because excessive noise
interferes with the ability to sleep -- 24-hour descriptors have been developed that incorporate
artificial noise penalties added to quiet-time noise events. The Community Noise Equivalent Level
(CNEL) is a measure of the cumulative noise exposure in a community, with a 5 dB penalty added
to evening (7:00 pm - 10:00 pm) and a 10 dB addition to nocturnal (10:00 pm - 7:00 am) noise
levels. The Day/Night Average Sound Level (L dn or DNL) is essentially the same as CNEL, with
the exception that the evening time period is dropped and all occurrences during this three-hour
period are grouped into the daytime period.
Effects of Noise
Sleep and Speech Interference

2
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The thresholds for speech interference indoors are about 45 dBA if the noise is steady and above
55 dBA if the noise is fluctuating. Outdoors the thresholds are about 15 dBA higher. Steady noises
of sufficient intensity (above 35 dBA) and fluctuating noise levels above about 45 dBA have been
shown to affect sleep. Interior residential standards for multi-family dwellings are set by the State
of California at 45 dBA L dn . Typically, the highest steady traffic noise level during the daytime is
about equal to the L dn and nighttime levels are 10 dBA lower. The standard is designed for sleep
and speech protection and most jurisdictions apply the same criterion for all residential uses.
Typical structural attenuation is 12-17 dBA with open windows. With closed windows in good
condition, the noise attenuation factor is around 20 dBA for an older structure and 25 dBA for a
newer dwelling. Sleep and speech interference is therefore possible when exterior noise levels are
about 57-62 dBA L dn with open windows and 65-70 dBA L dn if the windows are closed. Levels
of 55-60 dBA are common along collector streets and secondary arterials, while 65-70 dBA is a
typical value for a primary/major arterial. Levels of 75-80 dBA are normal noise levels at the first
row of development outside a freeway right-of-way. In order to achieve an acceptable interior
noise environment, bedrooms facing secondary roadways need to be able to have their windows
closed; those facing major roadways and freeways typically need special glass windows.
Annoyance
Attitude surveys are used for measuring the annoyance felt in a community for noises intruding
into homes or affecting outdoor activity areas. In these surveys, it was determined that the causes
for annoyance include interference with speech, radio and television, house vibrations, and
interference with sleep and rest. The L dn as a measure of noise has been found to provide a valid
correlation of noise level and the percentage of people annoyed. People have been asked to judge
the annoyance caused by aircraft noise and ground transportation noise. There continues to be
disagreement about the relative annoyance of these different sources. When measuring the
percentage of the population highly annoyed, the threshold for ground vehicle noise is about 50
dBA L dn . At a Ldn of about 60 dBA, approximately 12 percent of the population is highly annoyed.
When the Ldn increases to 70 dBA, the percentage of the population highly annoyed increases to
about 25-30 percent of the population. There is, therefore, an increase of about 2 percent per dBA
between a L dn of 60-70 dBA. Between a L dn of 70-80 dBA, each decibel increase increases by
about 3 percent the percentage of the population highly annoyed. People appear to respond more
adversely to aircraft noise. When the Ldn is 60 dBA, approximately 30-35 percent of the population
is believed to be highly annoyed. Each decibel increase to 70 dBA adds about 3 percentage points
to the number of people highly annoyed. Above 70 dBA, each decibel increase results in about a
4 percent increase in the percentage of the population highly annoyed.
Fundamentals of Groundborne Vibration
Ground vibration consists of rapidly fluctuating motions or waves with an average motion of zero.
Several different methods are typically used to quantify vibration amplitude. One method is the
Peak Particle Velocity (PPV). The PPV is defined as the maximum instantaneous positive or
negative peak of the vibration wave. In this report, a PPV descriptor with units of mm/sec or in/sec
is used to evaluate construction generated vibration for building damage and human complaints.
Table 4 displays the reactions of people and the effects on buildings that continuous vibration
levels produce.
3
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The annoyance levels shown in Table 4 should be interpreted with care since vibration may be
found to be annoying at much lower levels than those shown, depending on the level of activity or
the sensitivity of the individual. To sensitive individuals, vibrations approaching the threshold of
perception can be annoying. Low-level vibrations frequently cause irritating secondary vibration,
such as a slight rattling of windows, doors, or stacked dishes. The rattling sound can give rise to
exaggerated vibration complaints, even though there is very little risk of actual structural damage.
Construction activities can cause vibration that varies in intensity depending on several factors.
The use of pile driving and vibratory compaction equipment typically generates the highest
construction related groundborne vibration levels. Because of the impulsive nature of such
activities, the use of the PPV descriptor has been routinely used to measure and assess groundborne
vibration and almost exclusively to assess the potential of vibration to induce structural damage
and the degree of annoyance for humans.
The two primary concerns with construction-induced vibration, the potential to damage a structure
and the potential to interfere with the enjoyment of life, are evaluated against different vibration
limits. Studies have shown that the threshold of perception for average persons is in the range of
0.008 to 0.012 in/sec PPV. Human perception to vibration varies with the individual and is a
function of physical setting and the type of vibration. Persons exposed to elevated ambient
vibration levels, such as people in an urban environment, may tolerate a higher vibration level.
Damage caused by vibration can be classified as cosmetic or structural. Cosmetic damage includes
minor cracking of building elements (exterior pavement, room surfaces, etc.). Structural damage
includes threatening the integrity of the building. Damage resulting from construction related
vibration is typically classified as cosmetic damage. Safe vibration limits that can be applied to
assess the potential for damaging a structure vary by researcher and there is no general consensus
as to what amount of vibration may pose a threat for structural damage to the building.
Construction-induced vibration that can be detrimental to the building is very rare and has only
been observed in instances where the structure is at a high state of disrepair and the construction
activity occurs immediately adjacent to the structure.
Railroad and light-rail operations are potential sources of substantial ground vibration depending
on distance, the type and the speed of trains, and the type of railroad track. People’s response to
ground vibration has been correlated best with the velocity of the ground. The velocity of the
ground is expressed on the decibel scale. The reference velocity is 1 x 10-6 in./sec. RMS, which
equals 0 VdB, and 1 in./sec. equals 120 VdB. Although not a universally accepted notation, the
abbreviation “VdB” is used in this document for vibration decibels to reduce the potential for
confusion with sound decibels.
Typical background vibration levels in residential areas are usually 50 VdB or lower, well below
the threshold of perception for most humans. Perceptible vibration levels inside residences are
attributed to the operation of heating and air conditioning systems, door slams and foot traffic.
Construction activities, train operations, and street traffic are some of the most common external

4
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sources of vibration that can be perceptible inside residences. Table 5 illustrates some common
sources of vibration and the association to human perception or the potential for structural damage.

5
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TABLE 2

Definition of Acoustical Terms Used in this Report

Term

Definition

Decibel, dB

A unit describing, the amplitude of sound, equal to 20 times the logarithm
to the base 10 of the ratio of the pressure of the sound measured to the
reference pressure. The reference pressure for air is 20 micro Pascals.

Sound Pressure Level

Sound pressure is the sound force per unit area, usually expressed in micro
Pascals (or 20 micro Newtons per square meter), where 1 Pascal is the
pressure resulting from a force of 1 Newton exerted over an area of 1 square
meter. The sound pressure level is expressed in decibels as 20 times the
logarithm to the base 10 of the ratio between the pressures exerted by the
sound to a reference sound pressure (e. g., 20 micro Pascals). Sound
pressure level is the quantity that is directly measured by a sound level
meter.
The number of complete pressure fluctuations per second above and below
atmospheric pressure. Normal human hearing is between 20 Hz and 20,000
Hz. Infrasonic sound are below 20 Hz and Ultrasonic sounds are above
20,000 Hz.
The sound pressure level in decibels as measured on a sound level meter
using the A-weighting filter network. The A-weighting filter de-emphasizes
the very low and very high frequency components of the sound in a manner
similar to the frequency response of the human ear and correlates well with
subjective reactions to noise.

Frequency, Hz

A-Weighted Sound
Level, dBA

Equivalent Noise Level,
Leq

The average A-weighted noise level during the measurement period.

Lmax , Lmin

The maximum and minimum A-weighted noise level during the
measurement period.

L01 , L10 , L50 , L90

The A-weighted noise levels that are exceeded 1%, 10%, 50%, and 90% of
the time during the measurement period.

Day/Night Noise Level,
Ldn or DNL

The average A-weighted noise level during a 24-hour day, obtained after
addition of 10 decibels to levels measured in the night between 10:00 pm and
7:00 am.

Community Noise
Equivalent Level,
CNEL

The average A-weighted noise level during a 24-hour day, obtained after
addition of 5 decibels in the evening from 7:00 pm to 10:00 pm and after
addition of 10 decibels to sound levels measured in the night between 10:00
pm and 7:00 am.

Ambient Noise Level

The composite of noise from all sources near and far. The normal or existing
level of environmental noise at a given location.

Intrusive

That noise which intrudes over and above the existing ambient noise at a
given location. The relative intrusiveness of a sound depends upon its
amplitude, duration, frequency, and time of occurrence and tonal or
informational content as well as the prevailing ambient noise level.

Source: Handbook of Acoustical Measurements and Noise Control, Harris, 1998.

6

Attachment: Attachment 21G - Mill District Environmental Noise and Vibration Assessment -Combined Noise Reports and Addendums - Final

3.A.ab

Packet Pg. 1037

TABLE 3

Typical Noise Levels in the Environment

Common Outdoor Activities

Noise Level (dBA)

Common Indoor Activities

110 dBA

Rock band

Jet fly-over at 1,000 feet

100 dBA
Gas lawn mower at 3 feet

90 dBA
Diesel truck at 50 feet at 50 mph

Food blender at 3 feet

80 dBA

Garbage disposal at 3 feet

70 dBA

Vacuum cleaner at 10 feet

Noisy urban area, daytime
Gas lawn mower, 100 feet
Commercial area
Heavy traffic at 300 feet

Normal speech at 3 feet

60 dBA
Large business office

Quiet urban daytime

50 dBA

Dishwasher in next room

Quiet urban nighttime
Quiet suburban nighttime

40 dBA

Theater, large conference room

30 dBA

Library
Bedroom at night, concert hall
(background)

Quiet rural nighttime
20 dBA

Broadcast/recording studio
10 dBA
0 dBA

Source: Technical Noise Supplement (TeNS), California Department of Transportation, November 2009.
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TABLE 4

Reaction of People and Damage to Buildings from Continuous or Frequent
Intermittent Vibration Levels

Velocity Level,
PPV (in/sec)

Human Reaction

Effect on Buildings

0.01

Barely perceptible

No effect

0.04

Distinctly perceptible

0.08

Distinctly perceptible to
strongly perceptible

Vibration unlikely to cause damage of any type to any
structure
Recommended upper level of the vibration to which
ruins and ancient monuments should be subjected

0.1

Strongly perceptible

Virtually no risk of damage to normal buildings

Threshold at which there is a risk of damage to older
residential dwellings such as plastered walls or ceilings
Severe - Vibrations considered Threshold at which there is a risk of damage to newer
0.5
unpleasant
residential structures
Source: Transportation and Construction Vibration Guidance Manual, California Department of Transportation,
September 2013.
0.3

Strongly perceptible to severe

TABLE 5
Typical Levels of Groundborne Vibration
Human/Structural
Response
Velocity Level, VdB
Threshold, minor cosmetic damage

100

Typical Events
(50-foot setback)
Blasting, pile driving, vibratory
compaction equipment
Heavy tracked vehicles (Bulldozers,
cranes, drill rigs)

Difficulty with tasks such as
reading a video or computer screen

90
Commuter rail, upper range

Residential annoyance, infrequent
events

80

Residential annoyance, occasional
events
Residential annoyance, frequent
events

Rapid transit, upper range
Commuter rail, typical Bus or truck
over bump or on rough roads

70

Approximate human threshold of
perception to vibration

Rapid transit, typical
Buses, trucks and heavy street
traffic

60
Background vibration in residential
settings in the absence of activity
Lower limit for equipment ultrasensitive to vibration

50

Source: Transit Noise and Vibration Impact Assessment, US Department of Transportation Federal Transit
Administration, May 2006.
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Regulatory Background - Noise
The federal government, State of California, and the City of Healdsburg have established regulatory
criteria that are applicable in this assessment. The State CEQA Guidelines, Appendix G, are used
to assess the potential significance of impacts pursuant to local General Plan policies, Municipal
Code standards, or the applicable standards of other agencies. A summary of the applicable
regulatory criteria is provided below.
U.S. Department of Transportation, Federal Transit Administration’s (FTA). The FTA has
identified vibration impact criteria for sensitive buildings, residences, and institutional land uses
near rail transit and railroads. The thresholds for residences and buildings where people normally
sleep (e.g., nearby residences) are 72 VdB for frequent events (more than 70 events of the same
source per day), 75 VdB for occasional events (30 to 70 vibration events of the same source per
day), and 80 VdB for infrequent events (less than 30 vibration events of the same source per day).
Table 6 summarizes the groundborne vibration impact criteria, as provided in the Transit Noise
and Vibration Impact Assessment. 1
TABLE 6

Groundborne Vibration Impact Criteria
Groundborne Vibration Impact Levels
(VdB re 1 µinch/sec, RMS)

Land Use Category
Category 1
Buildings where vibration
would interfere with interior
operations.
Category 2
Residences and buildings
where people normally sleep.
Category 3
Institutional land uses with
primarily daytime use.
Notes:
1.
2.
3.
4.

Frequent Events1

Occasional Events2 Infrequent Events3

65 VdB4

65 VdB4

65 VdB4

72 VdB

75 VdB

80 VdB

75 VdB

78 VdB

83 VdB

“Frequent Events” is defined as more than 70 vibration events of the same source per day. Most rapid
transit projects fall into this category.
“Occasional Events” is defined as between 30 and 70 vibration events of the same source per day. Most
commuter trunk lines have this many operations.
“Infrequent Events” is defined as fewer than 30 vibration events of the same kind per day. This category
includes most commuter rail branch lines.
This criterion limit is based on levels that are acceptable for most moderately sensitive equipment such as
optical microscopes. Vibration sensitive manufacturing or research should always require detailed
evaluation to define the acceptable vibration levels. Ensuring low vibration levels in a building requires
special design of HVAC systems and stiffened floors.

1

U.S. Department of Transportation, Federal Transit Administration, Transit Noise and Vibration Impact
Assessment, May 2006, FTA-VA-90-1003-06.
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State CEQA Guidelines. CEQA contains guidelines to evaluate the significance of effects from
environmental noise attributable to a proposed project. Under CEQA, noise impacts would be
considered significant if the project would result in:
(a) Exposure of persons to or generation of noise levels in excess of standards established in
the local General Plan or Noise Ordinance, or applicable standards of other agencies;
(b) Exposure of persons to or generation of excessive groundborne vibration or groundborne
noise levels;
(c) A substantial permanent increase in ambient noise levels in the project vicinity above levels
existing without the project;
(d) A substantial temporary or periodic increase in ambient noise levels in the project vicinity
above levels existing without the project;
(e) For a project located within an airport land use plan or where such a plan has not been
adopted within two miles of a public airport or public use airport, if the project would
expose people residing or working in the project area to excessive noise levels; or
(f) For a project within the vicinity of a private airstrip, if the project would expose people
residing or working in the project area to excessive noise levels.
Pursuant to recent court decisions, the impacts of site constraints, such as exposure of the proposed
project to excessive levels of noise and vibration, are not included in the Impacts and Mitigation
Measures Section of this report. Checklist items (a), (e) and (f) are discussed with respect to the
compatibility of the project with noise and vibration levels at the site in a separate section addressing
Noise and Land Use Compatibility for consistency with the policies set forth in the City’s General
Plan.
CEQA does not define what noise level increase would be considered substantial. Typically, an
increase in the L dn /CNEL noise level resulting from the project at noise-sensitive land uses of 3 dBA
or greater would be considered a significant impact when projected noise levels would exceed those
considered acceptable for the affected land use. An increase of 5 dBA L dn /CNEL or greater would
be considered a significant impact when projected noise levels would remain within those considered
acceptable for the affected land use.
2016 California Building Cal Green Code. The State of California established exterior sound
transmission control standards for new non-residential buildings as set forth in the 2016 California
Green Building Standards Code (Section 5.507.4.1 and 5.507.4.2). The sections that pertain to this
project are as follows:
5.507.4.1 Exterior noise transmission, prescriptive method. Wall and roof-ceiling assemblies
exposed to the noise source making up the building envelope shall meet a composite STC rating
of at least 50 or a composite OITC rating of no less than 40, with exterior windows of a minimum
STC of 40 or OITC of 30 when the building falls within the 65 dBA Ldn noise contour of a freeway
10
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or expressway, railroad, industrial source or fixed-guideway noise source, as determined by the
local general plan noise element.
5.507.4.2 Performance method. For buildings located, as defined by Section 5.507.4.1, wall and
roof-ceiling assemblies exposed to the noise source making up the building envelope shall be
constructed to provide an interior noise environment attributable to exterior sources that does not
exceed an hourly equivalent noise level (L eq (1-hr) ) of 50 dBA in occupied areas during any hour of
operation.
2016 California Building Code. Interior noise levels attributable to exterior noise sources shall
not exceed 45 dBA L dn /CNEL in any habitable room. The noise metric shall be consistent with the
noise metric used in the noise element of the local general plan.
City of Healdsburg 2030 General Plan. The Safety Element of the City of Healdsburg 2030
General Plan provides the following Noise goal, policies and implementation measures that apply
to the proposed project:
Goal S-G: Protection of residents and other sensitive noise receptors from the harmful effects
of excessive noise.
POLICY S-G-1: New development shall not be approved unless it is generally consistent with the
Land Use Compatibility for Community Noise Environments guidelines contained in General Plan
Figure 10 (see Table 7 below), and it is demonstrated that the new development will not violate
the City’s ordinance regulating excessive noise.
POLICY S-G-2: The City will require the inclusion of design techniques in new construction that
minimize noise impacts, including building location and orientation, building design features, and
placement of noise-tolerant components (i.e., parking, utility areas, and maintenance facilities)
between noise sources and the sensitive receptor areas where necessary to meet the Land Use
Compatibility for Community Noise Environments guidelines contained in General Plan Figure
10 (see Table 7 below).
POLICY S-G-4: The City will promote compliance with state and federal noise regulations.
POLICY S-G-5: The City will work to minimize noise impacts related to passenger or freight rail
service.
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TABLE 7

Healdsburg General Plan (Figure 10) Noise and Land Use Compatibility
Community Noise Exposure (dBA, L dn )
Land Use Category
Normally Conditionally
Normally
Clearly
Acceptable1 Acceptable2 Unacceptable3 Unacceptable4
Residential - Single-family,
≤605
55–70
70–75
75+
duplex, mobile home
Residential - Multi-family
≤656
60–70
70–75
75+
Residential - Interior
≤45
------Transient lodging - Motel, hotel
<65
60–70
70–80
80+
School, library, church, hospital,
<70
60–70
70–80
80+
nursing home
Auditorium
--<70
65+
--Sports arena, outdoor spectator
--<75
70+
--sports
Playground, neighborhood park
<70
--67.5–75
72.5+
Golf course, cemetery
<75
--70–80
80+
Commercial - retail, office,
<70
67.5–77.5
75+
--service
Industrial, utility, agriculture
<75
70–80
75+
--Notes:
1. Specified land use is satisfactory based on the assumption that any buildings involved are of normal conventional
construction, without any special noise insulation requirements.
2. New construction or development should be undertaken only after a detailed analysis of the noise reduction requirements
is made and after needed noise insulation features are included in the design. Conventional construction, but with closed
windows and fresh-air supply systems or air conditioning, will normally suffice.
3. New construction or development should generally be discouraged. If new construction or development does proceed, a
detailed analysis of the noise reduction requirements must be made and needed noise insulation features included in the
design. Outdoor areas must be shielded.
4. New construction or development should generally not be undertaken.
5. Outdoor private use areas
6. Outdoor active use areas, excluding balconies

IMPLEMENTATION MEASURE S-16: Require a noise study, including field noise
measurements, for any proposed project that would place a potentially-intrusive noise source near
an existing noise-sensitive use or place a noise-sensitive land use near an existing or potentiallyintrusive noise source such as a freeway, arterial street or railroad.
IMPLEMENTATION MEASURE S-19: Work with entities providing passenger or freight rail
service to utilize equipment and operate in a manner that minimizes noise impacts to the
community to the maximum feasible extent. Seek the installation of supplementary safety
measures at highway-rail grade crossings in order to apply for Quiet Zones in the city.
IMPLEMENTATION MEASURE S-20: Where necessary, require the provision of soundproofing and other similar noise-attenuating measures in residential development when proximate
to noise sources.
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IMPLEMENTATION MEASURE S-21: Require that prospective purchasers and tenants of
residential units proximate to non-residential uses are advised of potential noise and other elements
typically associated with such uses.
IMPLEMENTATION MEASURE S-22: Review the City’s noise ordinance and revise as
necessary to ensure consistency with the noise standards contained in Table 7 (Figure 10 of the
General Plan Safety Element).
IMPLEMENTATION MEASURE S-23: Use the Federal Transit Administration vibration impact
criteria to evaluate the land use compatibility of sensitive uses proposed along the railroad using
the best available information (without active railroad operations) or site-specific analyses (with
active railroad operations). Developers of sensitive uses shall demonstrate that potential impacts
of existing or potential vibration have been minimized to the maximum feasible extent.
IMPLEMENTATION MEASURE S-24: Enforce provisions in the agreement with the City’s
waste collection franchise regarding collection hours and noise generated by collection vehicles.
IMPLEMENTATION MEASURE S-25: Where construction occurs that would result in a
potentially-significant impact on noise-sensitive uses, require use of noise-reducing measures that
may include the following:
a. Equip internal combustion engine-driven equipment with intake and exhaust mufflers that
are in good condition and are appropriate for the equipment.
b. Locate stationary noise-generating equipment as far as possible from sensitive receptors in
the vicinity.
c. Utilize "quiet" air compressors and other stationary noise sources where technology exists.
d. Erect temporary noise control blanket barriers in a manner to shield noise sensitive uses.
e. Control noise levels from workers’ amplified music so that sounds are not audible sensitive
receptors in the vicinity.
f. Designate a “disturbance coordinator” responsible for responding to complaints about
project construction noise and taking reasonable measures to correct the problem.
Conspicuously post a telephone number for the disturbance coordinator at the construction
site and include it in any notice sent to neighbors regarding the construction schedule.
City of Healdsburg Municipal Code. Chapter 9.32 of the City’s Municipal Code provides
provisions for temporary construction activities and standards for maximum sound levels on
receiving land uses. The following sections of the Municipal Code are relevant for this project:
Section 9.32.060 Exemptions.
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b. Any mechanical device, apparatus or equipment used, related to, or connected with any
emergency, public land or utility maintenance, or agricultural machinery, vehicle, or seasonal
work, such as activities related to grape crush.
c. A warning alarm or bell, provided the sounding of any bell or alarm building or motor vehicle
shall terminate its operation within 15 minutes of its being activated. This exemption shall not
apply to ongoing land use activities where backup alarm noise is emitted from mobile
equipment.
f. Noise emanating from delivery vehicles regulated by the PUC and associated loading and
unloading of merchandise from these vehicles.
Section 9.32.070 Construction and temporary activities.
a. Noise sources associated with or vibration created by construction, repair, remodeling, or
grading of any real property or during authorized seismic surveys are permitted, provided such
activities do not take place between the nighttime hours of 6:00 p.m. and 7:30 a.m. daily, or at
any time on Sunday or a legal holiday, and provided the noise level created by such activities
and any vibration created does not endanger the public health, welfare and safety.
d. Nothing in this Section shall be construed to prohibit construction activities that do not exceed
the ambient noise level by more than ten (10) dBA, such as painting or interior work.
Section 9.32.080 Standards for maximum sound levels and determining violations.
a. Sound Level Standards. It is the objective of the City to require intruding noise levels not to
exceed those listed in Table IV.L-5 to determine if a violation exists:
TABLE 8

City of Healdsburg Municipal Code Sound Level Standards
Table IV.L-5
City of Healdsburg Sound Level Standards
Daytime
Exterior Sound
Level (dBA L 10 )

Nighttime
Exterior Sound
Level (dBA L 10 )

Residential zoned properties not located adjacent to
Industrial zoned properties and Office zoned properties

60

55

Residential zoned properties located adjacent to Industrial
zoned properties

65

55

Commercial zoned properties

65

60

Industrial zoned properties

75

70

Receptor Land Use

Notes:
dBA = A-weighted decibel; L 10 = the sound pressure level that is exceeded for 10% of the time for which the
given sound is measured.
Source: City of Healdsburg, 2004.

b. Daytime shall be considered 7:00 a.m. to 8:00 p.m., and nighttime shall be considered to be
8:00 p.m. to 7:00 a.m.
14
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c. Where a land use activity is carried out over two of the above receptor land uses, the least
restrictive sound level standard shall apply.
f. The following criteria, at a minimum, shall be applied in addition to the quantitative sound
level measurements and standards during an enforcement procedure as set forth in HMC
9.32.100, to assist in a determination of the nature and severity of a potential violation:
1. The intensity of the noise;
2. Whether the origin of the noise is natural or unnatural;
3. The level and intensity of the background noise;
4. The proximity of the noise source to receptors;
5. The time of the day or night the noise occurs;
6. The duration of the noise;
7. Whether the noise is recurrent, intermittent, or constant;
8. Whether the noise is produced by a commercial or noncommercial activity; and
9. Whether the noise is produced by equipment normally required for maintenance of
residential properties or for authorized construction projects.
Existing Noise Environment
The project site is located east of Healdsburg Avenue, between the SMART railroad tracks on the
north and Exchange Avenue on the south. The noise environment at the site and in the project
vicinity is dominated by traffic noise along U.S. Highway 101 and Healdsburg Avenue. At the
time of this study, heavy roadway construction was underway along Healdsburg Avenue, including
the construction of a roundabout near the northwest corner of the project site. Long-term ambient
noise levels could not be measured during this type of construction since the dominating noise
source would be attributed to the construction and not the surrounding traffic. For this reason,
short-term measurements were made when construction activity was stopped. These short-term
measurements were used to update the noise survey that was conducted for the Central Healdsburg
Avenue Plan Draft Environmental Impact Report (CHAP DEIR) in November 2012.
The November 2012 noise monitoring survey completed for the CHAP DEIR consisted of four
long-term and six short-term measurements. The noise measurements were made between
Saturday, November 24, 2012 and Tuesday, November 27, 2012. The four short-term noise
measurements made to update the CHAP DEIR noise survey were made on Tuesday, February 14,
2017. All measurements are shown in Figure 1.
Long-term noise measurement LT-1 was made approximately 70 feet west of the centerline of
Healdsburg Avenue at the Singletree Café. Hourly average noise levels at this location typically
ranged from 60 to 69 dBA L eq during the day, and from 50 to 65 dBA L eq at night. The day-night
average noise level from Saturday November 24, 2012 through Tuesday November 27, 2012
15
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ranged from 66 dBA L dn on the weekend to 68 dBA Ldn on the weekdays. The daily trend in noise
levels at LT-1 is shown in Figures A1 through A4 of Appendix A.
Long-term noise measurement LT-2 was made at the north end of Adeline Way, east of Nu Forest
Products. LT-2 was approximately 205 feet from the edge of the nearest railroad track and
approximately 100 feet west of the centerline of Adeline Way. Hourly average noise levels at this
location typically ranged from 45 to 64 dBA L eq during the day, and from 38 to 56 dBA L eq at
night. The day-night average noise level from Saturday November 24, 2012 through Tuesday
November 27, 2012 ranged from 54 dBA Ldn on the weekend to 58 dBA L dn on the weekdays.
The daily trend in noise levels at LT-2 is shown in Figures A5 through A8 of Appendix A.
Long-term noise measurement, LT-3, was made south of the project site, opposite Exchange
Avenue. LT-3 was approximately 25 feet south of the Exchange Avenue centerline and
approximately 160 feet east of the centerline of Healdsburg Avenue. LT-3 is also located near U.S.
Highway 101, at a distance of approximately 305 feet from the centerline of the nearest through
lane. Hourly average noise levels at this location typically ranged from 60 to 69 dBA L eq during
the day, and from 54 to 66 dBA L eq at night. The day-night average noise level from Saturday
November 24, 2012 through Tuesday November 27, 2012 ranged from 66 dBA Ldn on the weekend
to 68 dBA Ldn on the weekdays. The daily trend in noise levels at LT-3 is shown in Figures A9
through A12 of Appendix A.
The final long-term noise measurement, LT-4, was made along Front Street near the Healdsburg
Avenue Bridge. LT-4 was approximately 35 feet west of the centerline of Front Street. Hourly
average noise levels at this location typically ranged from 52 to 70 dBA L eq during the day, and
from 44 to 64 dBA L eq at night. The day-night average noise level from Saturday November 24,
2012 through Tuesday November 27, 2012 was ranged from 62 dBA L dn on the weekend to 64
dBA L dn on the weekdays. The daily trend in noise levels at LT-4 is shown in Figures A13 through
A16 of Appendix A.
Short-term noise measurements ST-1 through ST-6 were conducted on Tuesday November 27,
2012 in ten-minute intervals, starting at 1:00 p.m. and concluding at 3:00 p.m. ST-1 was made
near the corner of Front Street and Hudson Street. ST-1 was approximately 50 feet west of the
centerline of Front Street, which would be the main noise source at this measurement location. The
ten-minute average noise level measured at ST-1 was 64 dBA L eq(10-min) , and the estimated daynight average noise level at ST-1 was 62 dBA L dn . ST-2 and ST-3 were made along Mason Street
and are both dominated by neighborhood traffic noise. ST-2, which was near the Mason Street and
University Street intersection, was approximately 50 feet south of the centerline of Mason Street.
The ten-minute average noise level at ST-2 was 57 dBA L eq(10-min) , and the estimated day-night
average noise level at ST-2 was 60 dBA L dn . ST-3 was approximately 30 feet south of the
centerline of Mason Street and approximately 50 feet east of the centerline of Fitch Street/Hudson
Street. The ten-minute average noise level at ST-3 was 61 dBA L eq(10-min) , and the day-night
average noise level at ST-3 was 61 dBA L dn . ST-4 and ST-5 were made along Mill Street/Westside
Road, and this roadway would be the dominant noise source at both measurement locations. ST-4
was approximately 50 feet south of the centerline of Mill Street at Center Street, and ST-5 was
approximately 50 feet south of the centerline of Mill Street near the future roundabout. The tenminute average noise level at ST-4 was 60 dBA L eq(10-min) , and the day-night average noise level
16
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at ST-4 was 60 dBA L dn . The ten-minute average noise level at ST-5 was 67 dBA L eq(10-min) , and
the day-night average noise level at ST-5 was 67 dBA L dn . The final short-term measurement made
in 2012, ST-6, was made in the southwest corner of the Exchange Avenue/Adeline Way
intersection. ST-6 was approximately 50 feet south of the centerline of Exchange Avenue, which
would be the dominant noise source at this measurement location. The ten-minute average noise
level at ST-6 was 55 dBA L eq(10-min) , and the day-night average noise level at ST-6 was 58 dBA
L dn . Table 9 summarizes the results of the short-term measurements.
The short-term noise measurements conducted on Tuesday, February 14, 2017 were made in two
consecutive ten-minute intervals, starting at 4:40 p.m. and concluding at about 6:15 p.m. ST-7 was
made at the corner of Exchange Avenue and Adeline Way, near existing multi-family residences.
The dominant noise source at this location would be traffic noise along these roadways. The two
consecutive ten-minute average noise levels measured at ST-7 were 60 and 61 dBA L eq(10-min) . The
day-night average noise level at ST-7 would be similar to ST-6, which was 58 dBA L dn . The
average noise levels were influenced primarily by automobiles on Exchange Avenue. ST-8 was
conducted at the corner of Exchange Avenue and Healdsburg Avenue, and Healdsburg Avenue
would be the dominant noise source at this measurement location, with Exchange Avenue also
contributing. The two ten-minute measurements at ST-8 were both 63 dBA L eq(10-min) and consisted
primarily of highway and local traffic noise. The day-night average noise level at ST-8 would be
similar to LT-3, which was 68 dBA L dn on weekdays. ST-9 was conducted at the northwestern
corner of the project site, near the intersection of Healdsburg Avenue and Mill Street, and was
made up of local traffic noise along these roadways, as well as the existing turnabout. The two tenminute measurements at ST-9 were 67 and 70 dBA Leq(10-min) . The day-night average noise level
at ST-9 would be similar to ST-5, which was 67 dBA L dn . ST-10 was conducted on the pedestrian
and bike path near the corner of Fitch Street and Hudson Street. Traffic noise along these roads
consist of the dominant noise source at this measurement location. The two ten-minute
measurements at ST-10 were both 58 dBA L eq(10-min) and consisted primarily of existing NuForest
mill activity, such as forklift backup alarms, along with minimal traffic and distant highway traffic
noise. Table 9 summarizes the results of the short-term measurements.
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FIGURE 1
Noise Measurement Locations

Source: Google Earth 2018.
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TABLE 9
Summary of Short-Term Noise Measurements (dBA)
Noise Measurement
Date, Time
L max L (1) L (10) L (50) L (90) L eq(10)
Location
ST-1: ~50 feet from the
11/27/2012,
center of Front Street at
82
74
67
59
50
64
13:00-13:10
Hudson Street
ST-2: ~50 feet from the
11/27/2012,
center of Mason Street at
70
69
60
54
51
57
13:20-13:30
University Avenue
ST-3: ~50 feet from the
11/27/2012,
center of Fitch Street at
74
66
62
60
59
61
14:35-14:45
Mason Street
ST-4: ~50 feet from the
11/27/2012,
center of Mill Street at Center
72
69
64
58
55
60
13:50-14:00
Street
ST-5: ~50 feet from the
11/27/2012,
83
76
70
65
60
67
center of Mill Street/Westside
14:15-14:25
Road
ST-6: ~50 feet from the
11/27/2012,
69
67
57
50
48
55
center of Exchange Avenue at
14:50-15:00
Adeline Way
2/14/2017,
80
71
61
55
53
60
ST-7: ~25 feet from the
16:40-16:50
center of Exchange Avenue at
2/14/2017,
Adeline Way
75
72
63
56
54
61
16:50-17:00
2/14/2017,
68
67
65
63
61
63
ST-8: ~25 feet from the
17:00-17:10
center of Exchange Avenue at
2/14/2017,
Healdsburg Avenue
69
68
65
63
61
63
17:10-17:20
2/14/2017,
81
78
70
64
61
67
ST-9: ~35 feet from the
17:30-17:40
center of Healdsburg Avenue
2/14/2017,
at Mill Street
85
83
70
65
62
70
17:40-17:50
2/14/2017,
68
62
60
57
56
58
ST-10: ~25 feet from the
17:50-18:00
center of Hudson Street at
2/14/2017,
Fitch Street
69
64
60
57
55
58
18:00-18:10
a
b

L dn for the 2012 data was approximated by correlating to corresponding period at long-term site.
L dn for the 2017 data was approximated by the nearby 2012 measurements.

NOISE IMPACTS AND MITIGATION MEASURES
Significance Criteria
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Paraphrasing from Appendix G of the CEQA Guidelines, a project would normally result in
significant noise impacts if noise levels generated by the project conflict with adopted
environmental standards or plans, if the project would generate excessive groundborne vibration
levels, or if ambient noise levels at sensitive receivers would be substantially increased over a
permanent, temporary, or periodic basis. The following criteria were used to evaluate the
significance of environmental noise resulting from the project:
•

A significant noise impact would be identified if the project would expose persons to or
generate noise levels that would exceed applicable noise standards presented in the General
Plan or Municipal Code.

•

A significant impact would be identified if the construction of the project would expose
persons to excessive vibration levels. Groundborne vibration levels exceeding 0.3 in/sec
PPV would have the potential to result in cosmetic damage to normal buildings.

•

A significant impact would be identified if the project would expose persons to
groundborne vibration levels exceeding the FTA’s vibration impact assessment criteria.

•

A significant impact would be identified if traffic generated by the project would
substantially increase noise levels at sensitive receivers in the vicinity. A substantial
increase would occur if: a) the noise level increase is 5 dBA L dn /CNEL or greater, with a
future noise level of less than 60 dBA L dn /CNEL, or b) the noise level increase is 3 dBA
L dn /CNEL or greater, with a future noise level of 60 dBA L dn /CNEL or greater.

•

A significant noise impact would be identified if construction-related noise would
temporarily increase ambient noise levels at sensitive receptors. Hourly average noise
levels exceeding 60 dBA L eq, and the ambient by at least 5 dBA L eq , for a period of more
than one year would constitute a significant temporary noise increase at nearby transient
lodging land uses.

•

A significant impact would be identified if the project would expose people residing or
working in the project area to excessive aircraft noise levels.

Impact 1:

Noise and Land Use Compatibility. The noise environment at the project site
would exceed the exterior and interior noise level thresholds established by the City
of Healdsburg. The implementation of the project-specific noise control features
contained in this acoustic analysis, such as noise barriers and sound-rated windows,
as required by Mitigation Measure NO-1 in the CHAP DEIR, would ensure that the
City’s exterior and interior noise thresholds are achieved. The implementation of
these controls in accordance with CHAP EIR Mitigation Measure NO-1 would
result in a less-than-significant impact.

The Noise and Land Use Compatibility table provided in the City’s General Plan indicates that
exterior noise levels at outdoor use areas at the proposed multi-family residential buildings and at
the proposed hotel should be maintained at or below 65 dBA L dn to be considered “normally
acceptable.” These exterior noise standards would apply to community outdoor recreational areas
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and not to private decks, porches, or balconies. Typically, exterior noise thresholds are applied at
the center of outdoor use areas, where most activities would occur. For commercial outdoor use
areas, neighborhood parks, and playgrounds, exterior noise standards should be maintained at or
below 70 dBA L dn . Indoor noise standards for residential uses, which would include hotels where
occupants typically sleep, would be considered “normally acceptable” at or below 45 dBA L dn .
For commercial use buildings, the State of California requires that the Cal Green Code is
implemented for interior noise levels.
The future noise environment at the project site would continue to result primarily from traffic
along U.S. Highway 101 and Healdsburg Avenue. Peak hour traffic volumes were provided for
the future 2030 full-build out scenario along roadways in the project vicinity. Comparing the
results of the future 2030 build out scenario to the existing traffic volumes, traffic volumes along
Healdsburg Avenue would increase up to 26%, and traffic volumes along Exchange Avenue would
increase up to 225%. Typically, the following formula can be used to estimate the future traffic
noise levels based traffic volumes:
𝑡𝑡

𝐿𝐿𝑑𝑑𝑑𝑑(𝑓𝑓𝑓𝑓𝑓𝑓𝑓𝑓𝑓𝑓𝑓𝑓) = 𝐿𝐿𝑑𝑑𝑑𝑑(𝑒𝑒𝑒𝑒𝑒𝑒𝑒𝑒𝑒𝑒𝑒𝑒𝑒𝑒𝑒𝑒) + 10𝑙𝑙𝑙𝑙𝑙𝑙 �𝑡𝑡 𝑓𝑓𝑓𝑓𝑓𝑓𝑓𝑓𝑓𝑓𝑓𝑓 �
𝑒𝑒𝑒𝑒𝑒𝑒𝑒𝑒𝑒𝑒𝑒𝑒𝑒𝑒𝑒𝑒

(1)

Where t represents the traffic volumes, and L dn represents the day-night average noise level. Based
on the increase in traffic volumes provided in the traffic study, this formula was used to calculate
traffic noise level increases of 1 dBA along Healdsburg Avenue and 5 dBA along Exchange
Avenue. However, due to the low existing traffic volumes along Exchange Avenue (total of 143
vehicles), the 5 dBA increase may be overestimated. Therefore, the Federal Highway
Administration’s (FHWA) Traffic Noise Model, version 2.5 (TNM) was used to make a simple
model of these roadway segments to determine the traffic noise increase under future 2030 plus
project conditions. A receptor was positioned approximately 70 feet from the centerline of
Healdsburg Avenue (LT-1), and a receptor was positioned approximately 25 feet from the
centerline of Exchange Avenue (LT-3). For the purposes of this model, the medium and heavy
truck percentages were assumed to be 1% each, and automobiles were assumed to be driving an
average speed of 35 mph along Healdsburg Avenue and 30 mph along Exchange Avenue, which
would be 5 mph over the posted speed limit on each roadway. Appendix B summarizes the traffic
volume inputs for both the existing and the future 2030 plus project conditions. It was also assumed
that the terrain was relatively flat and that no intervening structures would provide acoustical
shielding at the modeled receptor locations.
The results for the both the existing and future 2030 plus project conditions are summarized in
Appendix C for the measurement locations that represent the noise environment at the project site
(LT-1, LT-3, ST-8, and ST-9). The TNM results for the existing conditions indicate peak hour
noise levels of 65 dBA L eq at LT-1 (70 feet from the centerline of Healdsburg Avenue) and 66
dBA L eq at LT-3 (25 feet from the centerline of Exchange Avenue). Based on the measured results,
peak hour noise levels are about 1 dBA higher than the day-night average level at LT-1 and LT-3.
Therefore, TNM estimates that LT-1 and LT-3 would be 64 and 65 dBA L dn under existing
conditions. Compared to the measured levels, which range from 66 to 68 dBA L dn , the modeled
results are low by 2 to 4 dBA at LT-1 and by 1 to 3 dBA at LT-3. One of the reasons for the
significant differences between the modeled and measured results is that the measured results
included not only noise from vehicular traffic but also noise from parking lots, drive-thrus,
stationary sources on the project site and the surrounding properties, etc., while TNM only
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considers traffic noise sources. Another reason is due to the slow travel speeds along these
roadways. The TNM program was designed for higher speed highways and expressways, and
based on our experience with TNM, the modeling program typically underestimates traffic noise
levels along lower volume and slower speed roadways. To calibrate the TNM model to be
consistent with the measured results, an additional adjustment factor of +4 is applied to the
modeled results along Healdsburg Avenue (LT-1 and ST-9) and +3 is applied to the modeled
results along Exchange Avenue (LT-3 and ST-8).
TNM predicted future 2030 plus project peak hour noise levels to be 66 dBA L eq at LT-1 and 68
dBA at LT-3. Applying the -1 adjustment of calculating the day-night average and the +4
adjustment to be consistent with the measurements, the predicted day-night average noise levels
at LT-1 and ST-9 are 69 and 71 dBA L dn , respectively, under future 2030 plus project conditions.
Applying the -1 adjustment of calculating the day-night average and the +3 adjustment to be
consistent with the measurements, the predicted day-night average noise levels at LT-3 and ST-8
are 70 and 69 dBA Ldn , respectively, under future 2030 plus project conditions.
While the adjacent railroad tracks are currently inactive, SMART trains and freight trains would
be expected in the future. Implementation Measure S-19 of the City of Healdsburg General Plan
requires the installation of Quiet Zones at at-grade railroad crossings, such as at intersection of
Healdsburg Avenue and Mill Street north of the project site. Further, the SMART train EIR 2, dated
March 2008, and the CHAP DEIR 3 from 2012 assume the installation of Quiet Zones in
Healdsburg, which would reduce noise impacts resulting from future passenger and freight trains
along the corridor. Since the project site is located between the future Healdsburg SMART train
station and an at-grade railroad crossing at Mill Street, it is assumed that trains passing by the site
would be traveling no faster than 25 mph. As stated in the CHAP DEIR, future noise levels along
the Northwestern Pacific Rail corridor, as described in the SMART EIR Revised Cumulative
Impacts Section dated March 2008, are estimated to reach 60 dBA Ldn at a distance of 50 feet,
assuming a train speed of 25 mph in the downtown Healdsburg area.
Using the future 2030 plus project noise levels at LT-1 and LT-3 and the future noise levels 50
feet from the SMART train tracks, the future noise levels at each of the outdoor use areas are
calculated using the fall-off rates of 3 dBA per doubling of the distance for distances within 100
feet of the nearest noise source, 4.5 dBA per doubling of the distance for distances between 100
and 200 feet of the nearest noise source, and 6 dBA per doubling of the distance for distances
beyond 200 feet.
Future Exterior Noise Environment
Figure 2 shows the site plan with several outdoor use areas identified: one patio (identified as 3 in
Figure 2) and one plaza (1 in Figure 2) associated with the hotel component; a plaza adjacent to
the mixed-use building (Building A); three podium-level courtyards located over parking (11 in
Figure 2), one pool area (6 in Figure 2), and one garden area (8 in Figure 2) associated with the
residential component of the proposed project; two patios and one plaza associated with the
commercial uses on the project site; and one open space (4 in Figure 2) and two play areas (5 and
2
3

Sonoma-Marin Area Rail Transit, “Supplemental Environmental Impact Report,” March 6, 2008.
Central Healdsburg Avenue Plan Administrative Draft Environmental Impact Report, 2012.
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16 in Figure 2), which would be considered as playgrounds and neighborhood parks for noise and
land use compatibility purposes.
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FIGURE 2
Outdoor Use Areas at the Proposed Project Site
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Proposed Hotel Uses
The proposed hotel is located in the northwestern corner of the project site and has two designated
buildings identified in Figure 2: one along the northern boundary, adjacent to the future SMART
tracks; and the other along the western boundary, adjacent to Healdsburg Avenue. Each of these
buildings would include ground-floor commercial uses, which would be located along the western
façade of the northern building and the northern façade of the western building. The commercial
uses are shown in blue in Figure 2. Lobby areas would be located on the remaining areas of the
first floors. Hotel rooms would be located on the upper floors.
One patio and one plaza, both of which would be located between the two hotel buildings would
be considered outdoor use areas associated with the hotel since these outdoor use areas would be
located near the hotel lobby and entrance corridor. The northern hotel building would have a patio
(identified as 3 in Figure 2). The patio would be towards the lobby area of the hotel and would be
partially shielded from Healdsburg Avenue by the other proposed hotel building on the site.
Additionally, this patio would be shielded from future train noise and would be partially shielded
from vehicular traffic noise along Mill Street by the intervening proposed hotel buildings. The
center of the patio would be set back approximately 135 feet from the centerline of Healdsburg
Avenue. The future exterior noise levels at this patio would be below 65 dBA Ldn .
As shown in Figure 2, a plaza (identified as 1 in the figure) is proposed between both of the hotel
buildings, just north of the entry courtyard. This plaza would be shielded from train noise and
vehicular traffic noise along Healdsburg Avenue and Mill Street by the intervening hotel buildings.
With a setback of 100 feet from the centerline of Healdsburg Avenue, the future exterior noise
levels at the plaza located between the proposed hotel buildings would be below 65 dBA L dn .
The hotel arrival and drop-off area (identified as 2 in Figure 2) would be used for vehicle dropoffs/pickups, guest loading/unloading, and access to the parking structure. Extended outdoor use
would not be expected at this location; therefore, this area would not be considered for noise and
land use compatibility.
Exterior noise levels at the outdoor use areas associated with the proposed hotel would not exceed
the City’s exterior noise limit of 65 dBA Ldn . This would be a less-than-significant impact.
Proposed Residential Uses
Outdoor use areas associated with the residential component of the proposed project would include
three courtyards over parking (identified as 11 in Figure 2), a pool area (6 in Figure 2), and a
garden area (8 in Figure 2). , and a tot lot (16 in Figure 2). Each of these areas would be considered
outdoor use areas.
Three of the courtyards over parking would be surrounded by proposed buildings, which would
provide shielding for the outdoor use areas. Near the northern boundary of the site, the two
courtyards over parking would be surrounded by proposed Buildings C, D, E, F, and G. These
courtyards would have little to no direct exposure to train passbys and vehicular traffic noise on
the surrounding roadways. The future noise levels at these courtyards would be below 60 dBA
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L dn . Near the eastern boundary, there would be a courtyard over parking surrounded by proposed
Buildings J, K, L, and M. This courtyard would also have little to no direct exposure to train
passbys and vehicular traffic noise on the surrounding roadways. The future noise levels at this
courtyard would be below 60 dBA L dn . Calculating the noise attenuation at these distances using
future noise levels estimated at LT-1, which would drop off by 3 dBA per doubling of the distance,
the future noise levels at the edge of the courtyard nearest the roadway would be 70 dBA L dn , and
the unmitigated levels at the center would be 67 dBA L dn ; however, the elevation of the courtyard,
which would be approximately 15 feet above ground-level, would break the line-of-sight to the
roadway and provide at least 2 dBA reduction. Therefore, the future exterior noise levels at the
center of the podium-level courtyard would be at or below 65 dBA L dn .
The pool area would be located in the northeastern corner of the project site, shielded from
vehicular traffic noise along the surrounding roadways but with direct line-of-sight to the future
SMART train tracks. The setback of the center of the pool area from the edge of the tracks would
be approximately 185 feet. At this distance and assuming the installation of Quiet Zones, the future
exterior noise levels would be below 60 dBA L dn .
The proposed garden area would be located south of South Street and east of Building N. This
outdoor use area would be at least partially shielded from Healdsburg Avenue and the train tracks.
The center of this outdoor use area would be set back approximately 315 feet from the centerline
of Healdsburg Avenue and approximately 50 feet from the centerline of South Street. Due to the
set back from Healdsburg Avenue, the low volumes expected on South Street, and the intervening
project buildings on the site, the future exterior noise levels were calculated to be below 60 dBA
L dn .
The exterior noise environment at the residential uses of the proposed project would be compatible
with the noise standards established by the City. This would be a less-than-significant impact.
Proposed Playgrounds and Neighborhood Park
The open space area (identified as 4 in Figure 2) and two playgrounds (5 and 16 in Figure 2) are
proposed at the project site and would be subject to the City’s exterior noise thresholds for
playgrounds and neighborhood parks. The open space area and the adventure play area are located
to the east of Building O and to the north of Building I, respectively. Building O would provide
shielding for the proposed open space, and the center of the open space would be set back
approximately 125 feet from the centerline of Healdsburg Avenue. At this setback and with
shielding from the intervening Building O, the future exterior noise levels at the open space would
be below the 70 dBA L dn limit for neighborhood parks. The center of the proposed adventure play
would be set back approximately 170 feet from the centerline of Healdsburg Avenue, and while
this playground would have direct line-of-sight to the roadway, the surrounding buildings would
provide some shielding. The future exterior noise levels at the center of the adventure play would
be below the 70 dBA L dn limit.
The tot lot (identified as 16 in Figure 2) is proposed just south of the garden area, east of Building
N. Building N would shield this outdoor use area from traffic noise along Healdsburg Avenue, and
other proposed and existing buildings would provide shielding from potential train passbys. Due
26

Attachment: Attachment 21G - Mill District Environmental Noise and Vibration Assessment -Combined Noise Reports and Addendums - Final

3.A.ab

Packet Pg. 1057

to the angle of Building N and the location of the proposed tot lot, Building N and existing
buildings to the east of the project site would provide at least partial shielding from traffic noise
along Exchange Avenue. The center of the tot lot would be set back approximately 175 feet from
the centerline of the roadway, and at this distance and with partial shielding from the surrounding
buildings, the future exterior noise levels would be below 60 dBA L dn .
Exterior noise levels at the proposed open space and playgrounds would not exceed the City’s
exterior noise limit of 70 dBA L dn . This would be a less-than-significant impact.
Proposed Commercial Uses
Ground-floor commercial uses are identified on the site plan (see Figure 2) at the western façade
of the hotel building along the northern boundary (a patio and a plaza), at the northern façade of
the hotel building along the western boundary (a patio), at Building A, , at Building O, and along
the western façade of Building I. . At the hotel buildings, two patios and a plaza are identified as
outdoor use areas, and a plaza is shown between Buildings A and B.
While the type of commercial uses located on the ground-floors of the hotel buildings are not
available at this time, two patios and a plaza are proposed as outdoor use areas adjacent to these
commercial use areas. The patio located in the northwestern corner of the site would have direct
line-of-sight to Healdsburg Avenue, Mill Street, and the SMART train tracks. The center of this
patio would be in the approximate location of ST-9, which was predicted to have future exterior
noise levels of 71 dBA L dn . The second patio adjacent to the commercial uses located in the hotel
buildings would be shielded from train noise and vehicular traffic along Mill Street by the
intervening proposed hotel buildings and the intervening existing building located to the west of
Healdsburg Avenue. However, the patio would have direct line-of-sight to Healdsburg Avenue,
with a setback of approximately 65 feet. At this distance, the future exterior noise levels would be
69 dBA Ldn . The proposed plaza, which is located between the two patios, would have direct lineof-sight to Healdsburg Avenue and Mill Street and would be shielded from train passbys by the
intervening hotel building. With a setback from the centerline of Healdsburg Avenue of
approximately 60 feet and a setback from the centerline of Mill Street of approximately 160 feet,
the future exterior noise levels at the plaza would be 70 dBA L dn .
The proposed plaza located between Buildings A and B would be shielded from the train tracks
and the surrounding roadways by intervening project structures. With the center of the plaza set
back from the centerline of Healdsburg Avenue by 160 feet, the future exterior noise levels at this
plaza would be below 70 dBA L dn .
Exterior noise levels would exceed the City’s exterior noise limit of 70 dBA L dn at the outdoor
patio located in the northwestern corner of the project site. However, the noise environment would
exceed the threshold by only 1 dBA and would be within the range of conditionally acceptable
noise levels. Therefore, the City could consider a future noise environment of 71 dBA L dn
acceptable at this outdoor use area. Assuming the normally acceptable threshold of 70 dBA L dn
would be required, this would be a significant impact.
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Future Interior Noise Environment
Proposed Hotel and Residential Uses
Along the northern boundary of the project site, a hotel building and residential Buildings C, D,
and F are proposed. These buildings would have direct line-of-sight to the future train passby along
the SMART corridor. The northern-facing façades of each of these buildings would be set back
from the edge of the tracks by approximately 50 feet at the hotel building in the northwest corner
to approximately 110 feet at the northeast corner of Buildings D and F. As stated in the CHAP
DEIR, future noise levels along the SMART corridor are estimated to reach 60 dBA L dn at a
distance of 50 feet, assuming a train speed of 25 mph in the downtown Healdsburg area.
Additionally, the nearest building façade containing hotel rooms to Mill Street would be set back
from the centerline of the roadway by 130 feet. Using the noise attenuation calculations discussed
above, the exterior-facing units located in these buildings with direct line-of-sight to the train
tracks would be exposed to future exterior noise levels ranging from 56 dBA Ldn at the residential
Buildings D and F to 59 dBA L dn at the residential Buildings C and D. The northern facing hotel
rooms nearest to Mill Street would be exposed to future exterior noise levels of 65 dBA L dn at the
rooms nearest to Mill Street.
Buildings J and K would be shielded from vehicular traffic noise along the surrounding roadways
but would have direct line-of-sight to the train tracks. With setbacks from the edge of the tracks of
220 feet or more, the units facing the tracks would be exposed to future exterior noise levels below
60 dBA L dn .
Proposed buildings located along the western boundary of the site would have direct line-of-sight
to traffic noise along Healdsburg Avenue. These buildings would include the hotel buildings and
residential Buildings A, O, and I. The hotel buildings with rooms for overnight stay that face
Healdsburg Avenue would have setbacks from the centerline of the roadway ranging from 50 to
70 feet. At these distances, the exterior-facing hotel rooms with direct line-of-sight to the roadway
would be exposed to future exterior noise levels ranging from 69 to 70 dBA Ldn .
The western façades of Buildings A, I, and O would also have setbacks from the centerline of
Healdsburg Avenue of 50 feet, which would result in the units along the western façades being
exposed to future exterior noise levels of 70 dBA L dn .
Buildings B and H would have setbacks from the centerline of Healdsburg Avenue ranging from
130 to 270 feet, and these buildings would experience partial shielding from the surrounding
project buildings. Assuming no shielding affects, the units facing the roadway would be exposed
to future exterior noise levels ranging from 60 to 66 dBA L dn .
Building N would be partially shielded from traffic noise along Healdsburg Avenue by Building I
and the existing fast food restaurant. This building would be set back from the centerline of
Healdsburg Avenue by approximately 150 feet at the southwest corner of the building to 180 feet
at the northwest corner of the building. Additionally, the southern façade of Building N would
have direct line-of-sight to Exchange Avenue, with the nearest façade set back approximately 35
feet from the centerline of the roadway. At these distances, the exterior-facing units with direct
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line-of-sight to the roadways would be exposed to future exterior noise levels ranging from 63
dBA L dn along the western façade of Building N at the northernmost part of the building to 70
dBA L dn at the southernmost part of Building N.
The remaining residential buildings, which would include E, G, L, and M would be located on the
interior of the site and would be shielded from vehicular traffic noise and noise from train passbys
by the intervening project buildings. These buildings would receive adequate shielding such that
the exterior-facing units in these buildings would be exposed to future exterior noise levels at or
below 60 dBA L dn .
Interior noise levels would vary depending upon the design of the buildings (relative window area
to wall area) and the selected construction materials and methods. Standard commercial hotel
construction provides approximately 20 to 25 dBA of exterior-to-interior noise reduction,
assuming windows are closed. For exterior noise environments ranging from 65 to 70 dBA L dn ,
interior noise levels can typically be maintained below 45 dBA L dn with the incorporation of an
adequate forced-air mechanical ventilation system in each hotel room, allowing the windows to be
closed. In noise environments of 70 dBA L dn or greater, a combination of forced-air mechanical
ventilation and sound-rated construction methods are often necessary to meet the interior noise
level limit.
Future interior noise levels in the hotel rooms along the northern boundary, nearest to Mill Street,
would potentially be up to 45 dBA L dn , while the exterior-facing rooms along the western façade
nearest to Healdsburg Avenue would potentially be exposed to future interior noise levels up to 50
dBA L dn . The hotel rooms in the building adjacent to Healdsburg Avenue would exceed the City’s
interior noise standard of 45 dBA L dn . This would be a potentially significant impact.
Standard residential construction provides approximately 15 dBA of exterior-to-interior noise
reduction, assuming the windows are partially open for ventilation. Standard construction with the
windows closed provides approximately 20 to 25 dBA of noise reduction in interior spaces. Where
exterior noise levels range from 60 to 65 dBA L dn , the inclusion of adequate forced-air mechanical
ventilation is often the method selected to reduce interior noise levels to acceptable levels by
closing the windows to control noise. Where noise levels exceed 65 dBA Ldn , forced-air
mechanical ventilation systems and sound-rated construction methods are normally required. Such
methods or materials may include a combination of smaller window and door sizes as a percentage
of the total building façade facing the noise source, sound-rated windows and doors, sound-rated
exterior wall assemblies, and mechanical ventilation so windows may be kept closed at the
occupant’s discretion.
Future interior noise levels in the units facing the train tracks in Buildings C, D, and F would be up
to 44 dBA Ldn , assuming standard residential construction methods and that windows are partially
open for ventilation. The exterior-facing units along the western façade of Buildings A, O, and I and
the southern façade of Building N would potentially have future interior noise levels as high as 55
dBA Ldn , assuming standard residential construction methods and that windows are partially open
for ventilation. Buildings B, and H would potentially have future interior noise levels up to 51 dBA
Ldn and up to 48 dBA Ldn , respectively, assuming standard residential construction methods and
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that windows are partially open for ventilation. The remaining buildings would have future interior
noise levels maintained at or below 45 dBA Ldn . This would be a potentially significant impact.
Proposed Commercial Uses
The performance method enforced in the Cal Green Code requires that interior noise levels be
maintained at 50 dBA L eq(1-hr) or less during hours of operation, which are assumed to be daytime
hours of 7:00 a.m. to 10:00 p.m. for the proposed project, at the commercial uses.
The northwest corner of the proposed hotel buildings located along the northern boundary of the
project site would be a commercial use. As measured at the corner of Mill Street and Healdsburg
Avenue (ST-9), the existing exterior noise levels during daytime hours would range from 67 to 70
dBA L eq at the approximate setback of the proposed commercial building façade. Under future
conditions, the future noise levels would increase by 2 dBA, as discussed above. Therefore, the
future exterior noise levels estimated at the building façade of the commercial use in the northwest
corner of the site would range from 69 to 72 dBA L eq during daytime hours. This is consistent with
future plus project predicted peak hour results from TNM; therefore, these levels would represent
the worst-case hourly average noise levels during daytime hours.
The ground-level commercial uses in Buildings A, O, and I, as well as the hotel located along
Healdsburg Avenue, would be set back approximately 50 feet from the centerline of the roadway.
With existing hourly average noise levels represented by the measurements made at LT-1 and
assuming the 1 dBA increase under future plus project conditions, these commercial uses would
be exposed to future exterior noise levels ranging from 61 to 70 dBA L eq(1-hr) during daytime hours.
Standard construction materials for commercial uses would provide at least 20 to 25 dBA of noise
reduction in interior spaces. The inclusion of adequate forced-air mechanical ventilation systems
is normally required so windows may be kept closed at the occupants’ discretion.
Assuming 20 dBA exterior-to-interior reduction, the future interior noise levels at the commercial
uses in Buildings A, O, and I, and the hotel adjacent to Healdsburg Avenue would be 50 dBA L eq(1hr) or below. However, the future interior noise levels at the commercial use in the northwest corner
would exceed the Cal Green Code threshold by 2 dBA. This is a potentially significant impact.
Mitigation Measure NO-1:
CHAP EIR Mitigation Measure NO-1 requires in pertinent part:
The City shall ensure that new projects in the Plan area will comply with the Healdsburg
2030 General Plan’s Land Use Compatibility for Community Noise Environments
Guidelines and the City of Healdsburg Noise Ordinance by requiring acoustic analyses
to be conducted by a qualified noise specialist and by requiring implementation of the
recommendations of such analyses as follows:
•

For multi-family residential or motel/hotel projects proposed in areas where exterior
day/night average noise levels are, or are projected to exceed, 65 dBA L dn (as shown
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on Figure 11 of the Healdsburg 2030 General Plan Policy Document), the City shall
ensure that an acoustic analysis be prepared that recommends project improvements,
as needed, to maintain interior noise levels at or below 45 dBA L dn . This can typically
be accomplished with the incorporation of an adequate forced air mechanical
ventilation system in the residential units to allow residents the option of controlling
noise by keeping the windows closed.
•

In areas where traffic noise levels exceed, or are projected to exceed, 70 dBA L dn (along
the US 101 corridor, Mill Street, Healdsburg Avenue, or the Northwestern Pacific Rail
corridor as shown on Figure 11 of the Healdsburg 2030 General Plan Policy
Document), the City shall ensure that an acoustic analysis be prepared that recommends
project improvements, as needed, to maintain interior noise levels at or below 45 dBA
L dn , to maintain exterior sounds levels below 65 dBA Ldn , and to maintain single-event
noise below 50 dBA Lmax in bedrooms and 55 dBA L max in other rooms. Potential
strategies may include, but are not limited to, the inclusion of windows and doors with
high Sound Transmission Class (STC) ratings, and the incorporation of forced-air
mechanical ventilation systems necessary to meet 45 dBA L dn and the L max noise limits.
Noise barriers may be necessary to shield outdoor activity areas.

In accordance with CHAP Mitigation Measure NO-1, this project-specific acoustic analysis was
prepared, and the improvements listed below are recommended in order to reduce the relevant
noise levels to acceptable thresholds. All of these recommended improvements should be imposed
by the City as conditions of approval as mandated by CHAP Mitigation Measure NO-1. These
recommendations include the requirement of further acoustic analysis to be conducted (and
recommendations implemented) once project specifics have been determined, consistent with the
requirements of CHAP Mitigation Measure NO-1. Compliance with these conditions of approval
will ensure that noise levels at the project will not exceed the standards set forth in the General Plan,
that is, more than 65 dBA Ldn for outdoor uses, or more than 45 dBA L dn for interior uses.
Future Exterior Noise Environment
For the proposed project, the patio in the northwest corner would have future exterior noise levels
exceeding the City’s normally acceptable threshold for commercial outdoor use areas by 1 dBA.
Assuming the City does not accept the conditionally acceptable threshold for this outdoor area,
meeting the normally acceptable conditions could be achieved by relocating the patio to a less
exposed location, such as areas that would be shielded by intervening project buildings or set back
at a greater distance from the noise source. A third alternative to reduce exterior noise levels at
the patio in the northwest corner to acceptable conditions is to construct a sound wall or a speciallydesigned barrier capable of reducing noise levels by up to 1 dBA. The recommended barrier would
be located around the perimeter of the patio and attach to the proposed commercial use building.
This would provide shielding from traffic along Healdsburg Avenue, Mill Street, and the adjacent
SMART tracks. The total length of the proposed barrier would be approximately 70 feet. The
proposed barrier would be continuous from grade to top, with no cracks or gaps, and have a
minimum surface density of three lbs/ft2 (e.g., one-inch thick marine-grade plywood, ½-inch
laminated glass, concrete masonry units (CMU)). A barrier height of 5 feet would be sufficient for
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breaking the line-of-sight to the roadways and the tracks and reducing noise levels to 70 dBA L dn
or less. The barrier height shall be measured relative to the elevation of the patio. Figure 3 shows
the proposed location of the barrier.
FIGURE 3

Proposed 5-foot Sound Wall at the Patio in the Northwest Corner of the Site

The final recommendations for the sound wall shall be confirmed when detailed site plans and
grading plans are available, in order to ensure that exterior noise levels at the northwest patio
would be reduced to acceptable levels.
Future Interior Noise Environment
The following recommendations shall be imposed as conditions of approval for the proposed
project to ensure that noise levels are reduced to acceptable levels:
•

Hotel rooms within 100 feet of the centerline of Healdsburg Avenue shall require windows
with a sufficient STC rating and adequate forced-air mechanical ventilation to meet the City’s
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noise standard of 45 dBA L dn . Preliminary calculations indicate that an STC rating of 30 should
meet this requirement.
•

For apartments with direct line-of-sight to Healdsburg Avenue that are located with 100 feet
of the centerline, windows and doors would require a minimum STC rating of 30 to meet the
City’s 45 dBA L dn interior noise standard. The residential units in Building N which are located
within 100 feet of Exchange Avenue would also require windows and doors with a minimum
STC rating of 30 to meet the 45 dBA L dn standard. For apartments located 100 to 175 feet from
the centerline of Healdsburg Avenue with direct line-of-sight to the traffic noise and
apartments located between 100 and 175 feet of Exchange Avenue, windows and doors would
require a minimum STC rating of 28.

•

All other units, including the units with direct line-of-sight to the railroad tracks would meet
the City’s interior noise standard with standard residential construction materials with the
incorporation of forced-air mechanical ventilation.

•

Provide forced-air mechanical ventilation, as determined by the City, for all residences and
hotel rooms on the project site, so that windows can be kept closed at the occupant’s discretion
to control interior noise and achieve the interior noise standards.

•

Forced-air mechanical ventilation is required at the commercial unit in the northwest corner,
adjacent to the turn-about at Mill Street and Healdsburg Avenue, to meet the Cal Green Code
of 50 dBA L eq(1-hr) during daytime hours.

•

Once final site plans, building elevations, and floor plans are available, an acoustic analysis
shall be prepared that identifies needed noise insulation features to maintain interior noise
levels at or below 45 dBA Ldn , as specified by Mitigation Measure NO-1 of the CHAP DEIR.

Mitigation Measure 1:
Impact 2a:

No further mitigation required.

Exposure to Excessive Groundborne Vibration due to Railroad Operations.
Vibration levels generated by future freight and passenger trains passing the project
site would exceed the FTA guidelines for compatible vibration levels at the hotel
and multi-family residences. The incorporation of Mitigation Measure NO-2a of
the CHAP DEIR as part of the project would result in a less-than-significant
impact.

Currently, the railroad tracks located along the northern boundary of the project site are inactive.
However, future SMART trains and freight trains are expected to revive the tracks, with
Healdsburg’s historic depot located along Hudson Street to the northeast of the project site
identified as the future SMART station. The station is slated for development as a transit center
for Sonoma County Transit and would include parking for about 75 railroad cars. According to the
Draft Supplemental EIR conducted in March 2008 for the SMART train, 10 daily freight trains are
expected along the tracks, nine of which would occur during SMART’s off-peak daytime period
and one would occur in the early evening (between 7:00 p.m. and 10:00 p.m.). While a SMART
train schedule is not currently available, trains are expected to come every 30 minutes during peak
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daytime hours, which is anticipated to be during rush hour periods in the morning and evening.
Assuming the maximum number of train passbys in a day, the project site could potentially be
exposed to more than 70 train passbys a day.
The City of Healdsburg has adopted the U.S. Department of Transportation, Federal Transit
Administration’s (FTA) vibration impact assessment criteria for use in evaluating vibration
impacts associated with development projects adjacent to rail lines. The FTA vibration impact
criteria are based on maximum overall levels for a single event. The impact criteria for
groundborne vibration are shown above in Table 6. Assuming maximum daily train passbys, the
train activity would be considered frequent events (more than 70 events of the same source per
day). Since the proposed hotel and proposed multi-family residential buildings would be
constructed adjacent to the tracks, a significant impact would occur if the occupants would be
exposed to railroad vibration levels exceeding 72 VdB.
According to Impact NO-2 of the CHAP EIR, trains passing by the project site could exceed the
FTA guidelines if new buildings containing residences (or buildings where people normally sleep,
such as hotels) are constructed within 100 feet of the tracks. The project’s site plan indicates that
the proposed hotel’s northern facade would be approximately 50 feet from the edge of the tracks,
while the adjacent residential buildings would range from 80 to 110 feet from the edge of the
tracks. Since the proposed buildings would be within 100 feet of the tracks, vibration levels
resulting from future train passbys could exceed the FTA guidelines. Therefore, Mitigation
Measure NO-2a of the CHAP EIR would apply to the proposed project.
Mitigation Measure NO-2a: The City shall ensure an acoustic analysis is conducted by a
qualified noise specialist for structures within 100 feet of the centerline of the railroad and that the
recommendations of the analysis are implemented. The analysis shall specify measures including,
but not limited to, setbacks and structural design features that will reduce vibration levels at or
below the guidelines of the FTA Groundborne Vibration Impact Criteria.
Since increased setbacks would not be feasible for the proposed project, structural design features
would be the optimal solution. Constructing larger/heavier buildings and foundations can help
reduce vibration. Other specific recommendations would be dependent on multiple variables, such
as the present condition of the tracks and the type and characteristics of soils and subsurface
conditions between the rails and the structure. Solutions to control the transmission of groundborne
vibration from the tracks to the structures are subterranean in nature, such as the use of open
trenches, underground sheet piling wall barriers, and sub-grade stiffening between the building
and the train tracks. If an underground parking garage is proposed under the buildings, an
alternative may be to extend the below-ground garage beyond the building façade to create
underground shielding effects with a subterranean wall. During final design when the subsurface
conditions are known, and more building and elevation details are available, a site-specific study
would have to be conducted to properly assess feasible solutions to mitigate groundborne
vibration. This analysis shall be completed, and its recommendations incorporated into the project,
prior to issuance of building permits.
Mitigation Measure 2a:

No further mitigation required.
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Impact 2b:

Exposure to Excessive Groundborne Vibration due to Construction.
Construction-related vibration levels resulting from activities at the project site are
not expected to exceed 0.3 in/sec PPV at the nearest land uses. This is a less-thansignificant impact.

The construction of the project may generate perceptible vibration when heavy equipment or
impact tools (e.g. jackhammers, hoe rams) are used. Construction activities would include site
preparation work, foundation work, and new building framing and finishing. The CHAP EIR
included mitigation measures to address pile driving, but these measures will not be required based
on the type of construction for the project, which the applicant confirms does not require the use
of pile driving equipment. In addition, the City will impose a condition of approval requiring that
cover sheets for all building permits must document that no pile driving will be allowed.
For structural damage, the California Department of Transportation recommends a vibration limit
of 0.5 in/sec PPV for buildings structurally sound and designed to modern engineering standards,
0.3 in/sec PPV for buildings that are found to be structurally sound but where structural damage is
a major concern, and a conservative limit of 0.08 in/sec PPV for ancient buildings or buildings that
are documented to be structurally weakened. Healdsburg’s historic train depot, which is located to
the north of the project site, opposite the future SMART railroad tracks, may be considered to be
fragile. Therefore, groundborne vibration levels exceeding 0.08 in/sec PPV at this structure or 0.3
in/sec PPV at any other surrounding sensitive land use would have the potential to result in a
significant vibration impact.
Table 10 presents typical vibration levels that could be expected from construction equipment at a
distance of 25 feet. Project construction equipment, such as vibratory rollers, may generate
vibration levels up to 0.21 in/sec PPV at a distance of 25 feet. Other activities, such as drilling, the
use of jackhammers, rock drills and other high-power or vibratory tools, and rolling stock
equipment (tracked vehicles, compactors, etc.), may generate substantial vibration in the
immediate vicinity. Jackhammers typically generate vibration levels of 0.035 in/sec PPV, and
drilling typically generates vibration levels of 0.09 in/sec PPV at a distance of 25 feet. Vibration
levels would vary depending on soil conditions, construction methods, and equipment used.
To assess the worst-case for potential damage to structures at surrounding sensitive receptors, the
distances provided here are measured from the property line of the project site to the nearest
sensitive structures. The fast-food restaurant adjacent to the site in the southwest corner would be
approximately 35 feet from the shared property line. At this distance, vibration levels would reach
0.15 in/sec PPV. The nearest commercial building to the south of the site, opposite Exchange
Avenue, would be approximately 55 feet from the project’s property line. At this distance,
vibration levels would be at or below 0.09 in/sec PPV. Commercial buildings to the west, opposite
Healdsburg Avenue, would be approximately 80 feet from the property line, and at this distance,
construction equipment would generate levels up to 0.06 in/sec PPV at this distance.
The nearby hotel, which is approximately 140 feet to the southeast of the project site, would be
exposed to vibration levels up to 0.03 in/sec PPV. Existing residences are located approximately
400 feet to the northeast of the project site and approximately 425 feet to the southeast of the
project site. At these distances, the residences would be exposed to vibration levels at or below
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0.01 in/sec PPV. The historic train depot is approximately 320 feet from the project site, and at
this distance, construction activities would generate levels at or below 0.01 in/sec PPV.
Mitigation Measure NO-2b of the CHAP DEIR only applies to historic structures located within
100 feet of the project site. Since the train depot would be over 300 feet from the project site, this
mitigation measure would not apply to the proposed project.
Vibration levels at the nearby sensitive uses would not exceed the 0.3 in/sec PPV threshold. This
is a less-than-significant impact.
TABLE 10

Vibration Source Levels for Construction Equipment

Equipment
Pile Driver (Impact)
Pile Driver (Sonic)
Clam shovel drop
Hydromill (slurry wall)

PPV at 25 ft. (in/sec)

Approximate L v
at 25 ft. (VdB)

1.158
0.644
0.734
0.170
0.202
0.008
0.017
0.210
0.089
0.089
0.089
0.076
0.035
0.003

112
104
105
93
94
66
75
94
87
87
87
86
79
58

upper range
typical
upper range
typical
in soil
in rock

Vibratory Roller
Hoe Ram
Large bulldozer
Caisson drilling
Loaded trucks
Jackhammer
Small bulldozer

Source: Transit Noise and Vibration Impact Assessment, United States Department of Transportation, Office of
Planning and Environment, Federal Transit Administration, May 2006.

Mitigation Measure 2b:
Impact 3:

None required.

Temporary Construction Noise. Existing noise-sensitive land uses would be
exposed to a temporary increase in ambient noise levels due to project construction
activities. The incorporation of the noise-reducing construction controls described
in Mitigation Measure NO-3a of the CHAP DEIR as part of the project would result
in a less-than-significant temporary noise impact.

Noise impacts resulting from construction depend upon the noise generated by various pieces of
construction equipment, the timing and duration of noise-generating activities, and the distance
between construction noise sources and noise-sensitive areas. Construction noise impacts
primarily result when construction activities occur during noise-sensitive times of the day (e.g.,
early morning, evening, or nighttime hours), the construction occurs in areas immediately
adjoining noise-sensitive land uses, or when construction lasts over extended periods of time.
Construction activities in the City of Healdsburg are allowable between the hours of 7:30 a.m. and
6:00 p.m. Monday through Saturday, as specified in the City’s Municipal Code. Assuming that all
construction activities for the proposed project are limited to these hours, noise generated by
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construction activities would be exempt from the sound level standards in Table IV.L-5. It is also
assumed that the proposed project would adhere to Implementation Measure S-25 of the City’s
General Plan, which provides the following noise-reducing measures to minimize the potential for
a significant impact at noise-sensitive receptors:
•

Equip internal combustion engine-driven equipment with intake and exhaust mufflers that are
in good condition and are appropriate for the equipment.

•
•

Locate stationary noise-generating equipment as far as possible from sensitive receptors in the
vicinity.
Utilize "quiet" air compressors and other stationary noise sources where technology exists.

•

Erect temporary noise control blanket barriers in a manner to shield noise sensitive uses.

•

Control noise levels from workers’ amplified music so that sounds are not audible sensitive
receptors in the vicinity.

•

Designate a “disturbance coordinator” responsible for responding to complaints about project
construction noise and taking reasonable measures to correct the problem. Conspicuously post
a telephone number for the disturbance coordinator at the construction site and include it in
any notice sent to neighbors regarding the construction schedule.

Assuming that project construction occurs during the City’s allowing hours and that the above
noise-reducing measures are implemented into the project, a significant impact would occur where
noise from construction activities exceeds 60 dBA Leq at noise-sensitive land uses or 70 dBA L eq
at commercial land uses and exceeds the ambient noise environment by at least 5 dBA L eq in the
project vicinity for a period exceeding one year.
The nearest residential and hotel land uses would have ambient daytime noise levels ranging from
45 to 64 dBA L eq , as measured at ST-6, ST-7, and LT-2. Residential land uses located to the north
of the project site, opposite the railroad tracks, would have existing daytime noise levels ranging
from 57 to 61 dBA L eq , as measured at ST-2, ST-3, and ST-10. Existing commercial uses in the
project vicinity would be represented by measurements made at ST-8, ST-9, LT-1, and LT-3. At
these measurement locations, ambient daytime noise levels ranged from 60 to 70 dBA L eq .
The proposed project would be constructed in phases; however, details of construction phasing
were not available at the time of this study. Additionally, a list of construction equipment, and a
detailed construction schedule were also not available. The project is expected to begin in late
2017 or early 2018, and full project buildout is expected to be completed by the beginning of 2024.
During each stage of construction, there would be a different mix of equipment operating, and
noise levels would vary by stage and vary within stages, based on the amount of equipment in
operation and the location at which the equipment is operating. The typical range of maximum
instantaneous noise levels would be 78 to 90 dBA L max at a distance of 50 feet (see Table 11).
Table 12 shows the average noise level ranges, by construction phase. Hourly average noise levels
generated at residential construction sites would range from about 65 to 88 dBA L eq at a distance
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of 50 feet from the center of a busy construction site. For a hotel or commercial land use,
construction noise, as measured at a distance of 50 feet from the center of a busy construction site,
would range from 75 to 89 dBA L eq .
Construction-generated noise levels drop off at a rate of about 6 dBA per doubling of the distance
between the source and receptor. Shielding by buildings or terrain often result in lower
construction noise levels at distant receptors. Once construction moves indoors, minimal noise
would be generated at off-site locations.
Based on the typical hourly average noise levels provided in Table 12, hourly average noise levels,
as measured at each of the surrounding land uses, are summarized in Table 13.
TABLE 11

CONSTRUCTION EQUIPMENT 50-FOOT NOISE EMISSION LIMITS

Equipment Category

Arc Welder
Auger Drill Rig
Backhoe
Bar Bender
Boring Jack Power Unit
Chain Saw
Compressor3
Compressor (other)
Concrete Mixer
Concrete Pump
Concrete Saw
Concrete Vibrator
Crane
Dozer
Excavator
Front End Loader
Generator
Generator (25 KVA or less)
Gradall
Grader
Grinder Saw
Horizontal Boring Hydro Jack
Hydra Break Ram
Impact Pile Driver
Insitu Soil Sampling Rig
Jackhammer
Mounted Impact Hammer (hoe ram)
Paver
Pneumatic Tools
Pumps
Rock Drill
Scraper
38

L max Level (dBA)1,2

Impact/Continuous

73
85
80
80
80
85
70
80
85
82
90
80
85
85
85
80
82
70
85
85
85
80
90
105
84
85
90
85
85
77
85
85

Continuous
Continuous
Continuous
Continuous
Continuous
Continuous
Continuous
Continuous
Continuous
Continuous
Continuous
Continuous
Continuous
Continuous
Continuous
Continuous
Continuous
Continuous
Continuous
Continuous
Continuous
Continuous
Impact
Impact
Continuous
Impact
Impact
Continuous
Continuous
Continuous
Continuous
Continuous
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Equipment Category

L max Level (dBA)1,2

Impact/Continuous

82
80
80
84
84
85
80
95
85

Continuous
Continuous
Continuous
Continuous
Continuous
Continuous
Continuous
Continuous
Continuous

Slurry Trenching Machine
Soil Mix Drill Rig
Street Sweeper
Tractor
Truck (dump, delivery)
Vacuum Excavator Truck (vac-truck)
Vibratory Compactor
Vibratory Pile Driver
All other equipment with engines larger than 5
HP

Notes: 1 Measured at 50 feet from the construction equipment, with a “slow” (1 sec.) time constant.
2
Noise limits apply to total noise emitted from equipment and associated components operating at full power while engaged in its intended
operation.
3
Portable Air Compressor rated at 75 cfm or greater and that operates at greater than 50 psi.

TABLE 12

Typical Ranges of Construction Noise Levels at 50 Feet, L eq (dBA)

I

Domestic Housing
II

Office Building,
Hotel, Hospital,
School, Public
Works
I
II

Industrial Parking
Garage, Religious
Amusement &
Recreations, Store,
Service Station
I
II

Public Works
Roads & Highways,
Sewers, and
Trenches
I
II

Ground
Clearing

83

83

84

84

84

83

84

84

Excavation

88

75

89

79

89

71

88

78

Foundations

81

81

78

78

77

77

88

88

Erection

81

65

87

75

84

72

79

78

Finishing

88

72

89

75

89

74

84

84

I - All pertinent equipment present at site.
II - Minimum required equipment present at site.

Source: U.S.E.P.A., Legal Compilation on Noise, Vol. 1, p. 2-104, 1973.
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TABLE 13

Estimated Construction Noise Levels at the Nearby Land Uses
Calculated Hourly Average L eq , dBAa

Phase

Ground
Clearing
Excavation
Foundations
Erection
Finishing

Southeast
Hotel
(115ft)b

Southeast
Residential
(385ft)b

North
Residential
(390ft)b

Adjacent
Commercial
(20ft)b

South
Commercial
(55ft)b

West
Commercial
(75ft)b

West
Commercial
(75ft)c

76

65

65

91

82

80

81

68-80
74
58-74
65-81

57-70
63
47-63
54-70

57-70
63
47-63
54-70

83-96
89
73-89
80-96

74-87
80
64-80
71-87

72-85
78
62-78
69-85

76-86
75
72-84
72-86

a

All calculated hourly average noise levels assume direct line-of-sight to the construction site and do not account for intervening buildings.
Hourly average noise levels were calculated based on the Domestic Housing levels from Table 12.
c
Hourly average noise levels were calculated based on the Office Building, Hotel, Hospital, School, Public Works levels from Table 12.
b
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As shown in Table 13, construction noise is expected to exceed 60 dBA L eq and exceed ambient
levels by more than 5 dBA Leq at nearby residences during the excavation and finishing stages and
at the nearby hotel during each construction phase. Construction noise is expected to exceed 70
dBA L eq and exceed ambient levels by more than 5 dBA L eq at the adjacent fast-food restaurant
and at the nearby commercial buildings throughout project construction.
Reasonable regulation of the hours of construction, as well as regulation of the arrival and
operation of heavy equipment and the delivery of construction materials, are necessary to protect
the health and safety of persons, promote the general welfare of the community, and maintain the
quality of life.
Construction activities shall be conducted in accordance with the provisions of the City’s
Municipal Code, which limits construction hours to between 7:30 a.m. and 6:00 p.m. Monday
through Saturday and prohibits construction on Sundays and holidays. Further, the City’s General
Plan provides a list of noise-reducing measures in Implementation Measure S-25 that would further
reduce noise-generated by the construction of the proposed project. However, the proposed project
would take up to six years to construct. This would be a potentially significant impact. In the
CHAP DEIR, projects proposed in the Plan area similarly were determined to result in a potentially
significant impact and would require the implementation of Mitigation Measure NO-3a for
temporary construction noise.
Mitigation Measure NO-3a: For large or complex construction projects with anticipated
construction durations exceeding one year, a construction noise logistics plan shall be prepared
that specifies allowable hours of construction, noise and vibration minimization measures, posting
or notification of construction schedules, and designation of a noise disturbance coordinator, who
would respond to neighborhood complaints. The individual measures of this plan shall be required
to be in place prior to the start of construction and implemented during construction to reduce
noise impacts on neighboring residents and other uses. A typical construction noise logistics plan
would include, but not be limited to, the following measures to reduce construction noise levels as
low as practical:
•

Equip internal combustion engine-driven equipment with intake and exhaust mufflers that are
in good condition and are appropriate for the equipment.

•

Locate stationary noise-generating equipment as far as possible from sensitive receptors in the
vicinity.

•

Locate staging areas and construction material areas as far away as possible from adjacent land
uses.

•

Prohibit all unnecessary idling of internal combustion engines.

•

Utilize "quiet" air compressors and other stationary noise sources where technology exists.

•

Erect temporary noise control blanket barriers in a manner to shield noise-sensitive uses.
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•

Control noise levels from workers' amplified music so that sounds are not audible sensitive
receptors in the vicinity.

•

If impact pile driving is proposed, multiple-pile drivers shall be considered to expedite
construction. Although noise levels generated by multiple pile drivers would be higher than
the noise generated by a single pile driver, the total duration of pile driving activities would be
reduced. (Not relevant for the proposed project)

•

If impact pile driving is proposed, temporary noise control blanket barriers shall shroud pile
drivers or be erected in a manner to shield the adjacent land uses. Such noise control blanket
barriers can be rented and quickly erected. (Not relevant for the proposed project)

•

If impact pile driving is proposed, foundation pile holes shall be pre-drilled to minimize the
number of impacts required to seat the pile. Pre-drilling foundation pile holes is a standard
construction noise control technique. Pre-drilling reduces the number of blows required to seat
the pile. Notify all adjacent land uses of the construction schedule in writing. (Not relevant for
the proposed project)

•

Designate a "disturbance coordinator" responsible for responding to complaints about project
construction noise and taking reasonable measures to correct the problem. Conspicuously post
a telephone number for the disturbance coordinator at the construction site and include it in
any notice sent to neighbors regarding the construction schedule.

Implementing this list of mitigation measures during all phases of construction activity would
minimize the exposure of neighboring properties to excessive construction noise. In combination
with the limitations on hours as set forth in the Municipal Code, these mitigation measures would
reduce construction period noise impacts to a less-than-significant level.
Mitigation Measure 3:
Impact 4a:

No further mitigation required.

Substantial Permanent Noise Level Increase – Traffic. The proposed project
would not result in a substantial permanent noise level increase at the existing
noise-sensitive land uses in the project vicinity. This is a less-than-significant
impact.

Typically, a significant permanent noise increase would occur if the project would increase noise
levels at noise-sensitive receptors by 3 dBA L dn or greater where future ambient noise levels
exceed 60 dBA Ldn . Where future ambient noise levels are at or below 60 dBA Ldn , noise level
increases of 5 dBA L dn or greater would be considered significant. According to the 2030 Noise
Contour figure in the City’s General Plan, the future noise levels at the surrounding noise-sensitive
land uses would range from 60 to 65 dBA Ldn . Therefore, a significant impact would occur if
traffic due to the proposed project would permanently increase ambient levels by 3 dBA L dn or
more. For reference, a 3 dBA L dn increase would occur if existing traffic volumes along a roadway
segment doubled with the inclusion of project traffic volumes.
The proposed project would be completed in phases, and the project’s traffic study included
existing conditions, existing plus Phase 1 traffic, 2024 background (no project), and 2024
42
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background plus project, which is assumed to be full project buildout. To determine the permanent
noise level increase due to project-generated traffic, the peak hour existing plus Phase 1 traffic
volumes were compared to the peak hour existing traffic volumes to determine the impact of Phase
1 along the roadway segments included in the traffic study. Additionally, the 2024 background
plus project traffic volumes were compared to the 2024 background (no project) traffic volumes
to determine the impact of full project buildout along the roadway segments in the project vicinity.
Each comparison was completed using the following equation:
𝑣𝑣𝑝𝑝𝑝𝑝

𝑇𝑇𝑇𝑇𝑇𝑇𝑇𝑇𝑇𝑇𝑇𝑇𝑇𝑇 𝐼𝐼𝐼𝐼𝐼𝐼𝐼𝐼𝐼𝐼𝐼𝐼𝐼𝐼𝐼𝐼 = 10𝑙𝑙𝑙𝑙𝑙𝑙 �𝑣𝑣 �
𝑛𝑛𝑛𝑛

(2)

Where v pp represents the traffic volumes for the plus project scenarios and v np represents traffic
volumes for the no project scenarios.
When comparing the existing plus Phase 1 traffic volumes to the existing traffic volumes using
Equation 2, the Phase 1 traffic noise level increase was estimated to be less than 1 dBA L dn along
all segments included in the study. When comparing the 2024 background plus project volumes to
the 2024 background (no project) volumes using Equation 2, the full project buildout traffic noise
level increase was estimated to be 1 dBA Ldn or less along all segments included in the study.
Therefore, the permanent noise level increase due to this project-generated traffic increase at the
sensitive receptors in project vicinity would be up to 1 dBA L dn . The proposed project would not
cause a substantial permanent noise level increase at the nearby sensitive receptors. This is a lessthan-significant impact.
Mitigation Measure 4a:
Impact 4b:

None required.

Substantial Permanent Noise Level Increase – Mixed-Use Development. The
proposed project could generate noise in excess of standards established in the
City’s General Plan and Municipal Code at the nearby sensitive receptors. The
implementation of the project-specific noise control features contained in this
acoustic analysis, such as noise barriers and sound-rated windows, as required by
Mitigation Measure NO-1 in the CHAP DEIR, would ensure that the City’s exterior
and interior noise thresholds are achieved. The implementation of these controls in
accordance with CHAP EIR Mitigation Measure NO-1 would result in a less-thansignificant impact.

Mechanical Equipment Noise
The City has established exterior sound level standards to be enforced at residentially-zoned
properties, which would include hotels since occupants would be sleeping within the rooms, of 65
dBA L10 during daytime hours (i.e., between 7:00 a.m. and 8:00 p.m.) or 55 dBA L10 during
nighttime hours (i.e., between 8:00 p.m. and 7:00 a.m.), when the residential or hotel properties
are adjacent to industrial- or office-zoned properties. The City also limits noise received on
commercially- and industrial-zoned properties. According to Table IV.L-5 of the Municipal Code,
noise measured on commercially-zoned properties would need to be below 65 dBA L 10 during
daytime hours and below 60 dBA L10 during nighttime hours, and noise measured on industrial43
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zoned properties need to be maintained at or below 75 dBA L 10 during daytime hours and at or
below 70 dBA L 10 during nighttime hours.
Multi-family residential buildings, hotels, and commercial use buildings typically require various
mechanical equipment, such as air conditioners, exhaust fans, and air handling equipment for
ventilation of the buildings. There are a number of variables inherent in the mechanical equipment
needs of the project (number and types of units, locations, size, housing, specs, etc.), and this
information was not available at the time of this study.
Typical equipment for residences have noise levels of 60 dBA L eq at a distance of eight feet, while
at hotels, noise levels for typical air conditioning units and heat pumps would be 60 dBA L eq at a
distance of 50 feet. Typical noise levels for air conditioning units and heat pumps at commercial
buildings would range from about 63 to 67 dBA L eq at a distance of 50 feet.
The nearest noise-sensitive land use would be a hotel located to the southeast of the project site,
opposite Exchange Avenue. The distance from the hotel property line to the nearest possible
building façade located on the project site, which is labeled as Building N in the site plan and in
Figure 2, is approximately 130 feet. This proposed building would be a residential apartment
building. At a distance of 130 feet, the mechanical equipment noise from the residential building
would be below 40 dBA L eq .
Existing commercial uses are located adjacent to the project site, with the shared property line
approximately 20 feet from the nearest proposed residential building façade where mechanical
equipment could potentially be located; approximately 70 feet to the south of the project site,
opposite Exchange Street; and approximately 80 feet from to the west, opposite Healdsburg
Avenue. At the property line of the adjacent commercial land use, mechanical equipment noise
generated at the nearest residential buildings would be 52 dBA L eq . At the property line of the
commercial use to the south, mechanical equipment noise levels generated from the nearest
residential buildings would be 41 dBA L eq . The nearest proposed project buildings to the
commercial properties to the west, opposite Healdsburg Avenue, would be the commercial retail
buildings. At a distance of 80 feet from the property line of the nearest existing commercial uses,
the mechanical equipment from the proposed commercial retail buildings would be up to 63 dBA
L eq , respectively. There would also be existing industrial uses adjoining the project site to the east.
The nearest proposed project building would be a residential building. The nearest façade where
mechanical equipment could potentially be located would be within 20 feet of the shared property
line. At this distance, mechanical equipment noise generated at the proposed residential buildings
would be 52 dBA L eq .
Based on these findings, noise associated with mechanical equipment is expected to exceed the
City’s nighttime noise standards at the nearest commercial uses located to the west of the project
site, assuming a worst-case scenario with regard to the location of the equipment. Additionally,
the mechanical equipment noise at the future on-site would potentially exceed the City’s daytime
and nighttime noise standards. This would be a significant impact.
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Truck Loading and Unloading
Truck deliveries to the commercial buildings and hotel would have the potential to generate noise.
Based on the expected size of the commercial uses, medium-sized trucks are expected to be used
at these locations. Additionally, garbage truck pickups would be a regular occurrence.
Medium trucks would generate maximum noise levels ranging from 65 to 70 dBA Lmax at a
distance of 50 feet, with backup alarms potentially reaching levels up to 75 dBA L max . Delivery
service doors or loading docks were not identified in the site plan, and the frequency of deliveries
or trash pickup was not provided at the time of this study.
Assuming worst-case conditions, deliveries at the commercial buildings would potentially be made
along the access roadways that circles through the site and along Healdsburg Avenue. The blue
buildings in Figure 2 would have ground-level commercial uses. The nearest roadways to each of
these buildings would most likely be the location for deliveries. Deliveries at the commercial retail
buildings would be approximately 55 feet from the nearest existing commercial use, which is
located opposite Healdsburg Avenue to the west. At this distance, truck loading and unloading
activities would range from 64 to 69 dBA L max , with backup alarms up to 74 dBA L max . From
ambient measurements made at LT-1, existing maximum noise levels at this existing commercial
use would typically range from 75 to 85 dBA L max during daytime hours. The noise levels
generated by delivery trucks at the project site would fall below the range of existing ambient
conditions at the nearby existing commercial land uses.
Loading and unloading activities at the proposed hotel could potentially occur in the northernmost
corner of the project site, approximately 55 feet from the nearest existing commercial land use. At
this distance, truck loading and unloading activities would range from 64 to 69 dBA L max , with
backup alarms up to 74 dBA L max . These levels fall below the range of existing ambient noise
levels measured at LT-1.
Since truck deliveries from the proposed project would not generate levels in excess of the existing
ambient conditions, the proposed project is not expected to result in a significant impact. Further,
Section 9.32.060 of the City’s Municipal Code exempts delivery trucks associated with loading
and unloading activities from the noise standards stated in the Section 9.32.080 of the Municipal
Code. Therefore, this is considered a less-than-significant impact.
Mitigation Measure NO-1: See pertinent text excerpted above under Impact 1.
In accordance with CHAP Mitigation Measure NO-1, this project-specific acoustic analysis was
prepared, and the improvements listed below are recommended in order to reduce the relevant
noise levels to acceptable thresholds. All of these recommended improvements should be imposed
by the City as conditions of approval as mandated by CHAP Mitigation Measure NO-1. These
recommendations include the requirement of further acoustic analysis to be conducted (and
recommendations implemented) once project specifics have been determined, consistent with the
requirements of CHAP Mitigation Measure NO-1. Compliance with these conditions of approval
will ensure that noise levels at the project will not exceed the applicable thresholds set forth in the
General Plan.
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Mechanical Equipment Noise
Prior to issuance of building permits, noise generated by mechanical equipment on the proposed
project site shall be analyzed to ensure the City’s noise standards are met at the on-site and off-site
receptors. As part of this study, mechanical equipment shall be selected and designed to reduce
impacts on surrounding uses to meet the City’s noise level requirements. A qualified acoustical
consultant shall be retained to conduct the study and to review mechanical noise, as these systems
are selected, to determine specific noise reduction measures necessary to reduce noise to comply
with the City’s noise level requirements. Noise reduction measures could include, but are not
limited to, selection of equipment that emits low noise levels and/or the installation of noise
barriers, such as enclosures and parapet walls, to block the line-of-sight between the noise source
and the nearest receptors. Alternate measures may include locating equipment in less noisesensitive areas, such as the rooftop of the buildings away from the buildings’ edges that are nearest
to the adjacent properties, where feasible.
The implementation of the above requirements would ensure that mechanical equipment noise
levels will be reduced to acceptable levels.
Mitigation Measure 4b:

Impact 5:

No further mitigation required.

Cumulative Traffic Noise Increase. The proposed project would not make a
cumulatively considerable contribution to future noise levels at residential land uses
in the vicinity. This is a less-than-significant impact.

A significant cumulative impact would occur if two criteria are met: 1) if the cumulative traffic
noise level increase was 3 dBA L dn or greater for future levels exceeding 60 dBA L dn or was 5
dBA Ldn or greater for future levels at or below 60 dBA Ldn ; and 2) if the project would make a
“cumulatively considerable” contribution to the overall traffic noise increase. A “cumulatively
considerable” contribution would be defined as an increase of 1 dBA L dn or more attributable
solely to the proposed project.
The traffic study for the proposed project included future 2030 (no project) and future 2030 plus
project traffic scenarios. Both of these future traffic volumes were compared to existing traffic
volumes to determine the noise level increase under both conditions using a calculation similar to
Equation 2. Equation 3 was used for comparing the future traffic volumes to the existing traffic
volumes:
𝑣𝑣

𝑇𝑇𝑇𝑇𝑇𝑇𝑇𝑇𝑇𝑇𝑇𝑇𝑇𝑇 𝐼𝐼𝐼𝐼𝐼𝐼𝐼𝐼𝐼𝐼𝐼𝐼𝐼𝐼𝐼𝐼 = 10𝑙𝑙𝑙𝑙𝑙𝑙 �𝑣𝑣 𝑓𝑓𝑓𝑓𝑓𝑓𝑓𝑓𝑓𝑓𝑓𝑓 �
𝑒𝑒𝑒𝑒𝑒𝑒𝑒𝑒𝑒𝑒𝑒𝑒𝑒𝑒𝑒𝑒

(3)

Where v future represents either the future plus project or future (no project) traffic volumes and
v existing represents traffic volumes for existing scenario.
When comparing both future traffic volumes (with and without the project) to the existing, a
traffic-generated noise level increase of up to 5 dBA L dn was estimated along Exchange Avenue
east of Healdsburg Avenue, up to 4 dBA L dn along Front Street north of Healdsburg Avenue, and
up to 2 dBA L dn along all other roadway segments in the project vicinity. However, the increase
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along each roadway segment was the same under both future scenarios. Therefore, the project’s
contribution to the traffic noise increase would be less than 1 dBA L dn . The project would not
make a cumulatively considerable contribution to increased noise levels. This would be a lessthan-significant impact.
Mitigation Measure 5:
Impact 6:

None required.

Public and Private Airport Noise. The proposed project would be located outside
the airport influence area of the Hayward Executive Airport and the Oakland
International Airport. Excessive noise exposure to noise-sensitive receptors in the
project area would not result. No private airstrips are located within 2 miles of the
project site. No impact would result under this criterion.

The Healdsburg Municipal Airport is a public airport located over 3.1 miles northwest of the
project site. The 2020 Aircraft Noise Contours shown in the Sonoma County General Plan 2020
Air Transportation Element 4 for the Healdsburg Municipal Airport indicate that the project site is
outside the 55 dBA CNEL contour. The Charles M. Schulz Sonoma County Airport is a public
airport located over 6.6 miles southeast of the project site. According to the Sonoma County
General Plan 2020 Air Transportation Element, the project site lies outside the 55 dBA CNEL
noise contour for this airport. Noise from aircraft would not substantially increase ambient noise
levels at the project site, and interior noise levels resulting from aircraft would be compatible with
the proposed project.
Mitigation Measure 6:

None required.

4

Sonoma County Permit and Resource Management Department, “Sonoma County General Plan 2020 Air
Transportation Element,” adopted in September 2008, amended in January 2012.
47

Attachment: Attachment 21G - Mill District Environmental Noise and Vibration Assessment -Combined Noise Reports and Addendums - Final

3.A.ab

Packet Pg. 1078

APPENDIX A: Long-Term Noise Measurement Results
FIGURE A1 Daily Trend in Noise Levels at LT-1, Saturday, November 24, 2012
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FIGURE A2 Daily Trend in Noise Levels at LT-1, Sunday, November 25, 2012
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FIGURE A3 Daily Trend in Noise Levels at LT-1, Monday, November 26, 2012
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FIGURE A4 Daily Trend in Noise Levels at LT-1, Tuesday, November 27, 2012
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FIGURE A5 Daily Trend in Noise Levels at LT-2, Saturday, November 24, 2012
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FIGURE A6 Daily Trend in Noise Levels at LT-2, Sunday, November 25, 2012
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FIGURE A7 Daily Trend in Noise Levels at LT-2, Monday, November 26, 2012
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FIGURE A8 Daily Trend in Noise Levels at LT-2, Tuesday, November 27, 2012
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FIGURE A9 Daily Trend in Noise Levels at LT-3, Saturday, November 24, 2012
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FIGURE A10 Daily Trend in Noise Levels at LT-3, Sunday, November 25, 2012
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FIGURE A11 Daily Trend in Noise Levels at LT-3, Monday, November 26, 2012
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FIGURE A12 Daily Trend in Noise Levels at LT-3, Tuesday, November 27, 2012
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FIGURE A13 Daily Trend in Noise Levels at LT-4, Saturday, November 24, 2012
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FIGURE A14 Daily Trend in Noise Levels at LT-4, Sunday, November 25, 2012
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FIGURE A15 Daily Trend in Noise Levels at LT-4, Monday, November 26, 2012
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FIGURE A16 Daily Trend in Noise Levels at LT-4, Tuesday, November 27, 2012
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APPENDIX B: TNM Inputs
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APPENDIX C: TNM Results
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INTRODUCTION
The Mill District Mixed-Use Project proposes the redevelopment of an existing industrial site
within the City of Healdsburg, California. The proposed project falls within the Central Healdsburg
Avenue Plan (CHAP) and includes the construction of 188 residential units, a 53-room hotel, and
15,000 square feet of commercial uses. The construction phasing information is provided in Table
1. The project site is bordered by the Sonoma Marin Area Rail Transit (SMART) corridor (north),
Healdsburg Avenue (west), commercial development (east), and Exchange Street (south). The
commercial development to the east is the Double-O-Mini Storage facility and Windsor Wine
Storage. Immediately adjacent to the project site to the south is a McDonald’s Restaurant. The
nearest residential land uses to the project site are located approximately 430 feet to the east. A
hotel and motel are located approximately 125 feet to the southeast of the project site, opposite
Exchange Avenue.
This report evaluates the project’s potential to result in significant noise and vibration impacts with
respect to applicable California Environmental Quality Act (CEQA) guidelines. The report is
divided into two sections: 1) the Setting Section provides a brief description of the fundamentals
of environmental noise and groundborne vibration, summarizes applicable regulatory criteria, and
discusses the results of the ambient noise monitoring survey completed to document existing noise
conditions; and, 2) the Impacts and Mitigation Measures Section describes the significance criteria
used to evaluate project impacts to off-site receptors, provides a discussion of each project impact,
and presents mitigation measures, where necessary, to provide a compatible project in relation to
adjacent land uses.
TABLE 1
Phase

Construction Phasing Information for the Proposed Project
Affordable
Lot #
Market Units
Hotel Rooms
Units
48 units, located
on Lot 7

1

1,2,7

34

2

3

28

3

4

44

4,000 sf

4

6

34

2,500 sf

Total

140

53

Commercial

53

48 inclusionary
units

8,500 sf

15,000 sf

SETTING
Fundamentals of Environmental Noise
Noise may be defined as unwanted sound. Noise is usually objectionable because it is disturbing
or annoying. The objectionable nature of sound could be caused by its pitch or its loudness. Pitch
is the height or depth of a tone or sound, depending on the relative rapidity (frequency) of the
vibrations by which it is produced. Higher pitched signals sound louder to humans than sounds

1
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with a lower pitch. Loudness is intensity of sound waves combined with the reception
characteristics of the ear. Intensity may be compared with the height of an ocean wave in that it is
a measure of the amplitude of the sound wave.
In addition to the concepts of pitch and loudness, there are several noise measurement scales which
are used to describe noise in a particular location. A decibel (dB) is a unit of measurement which
indicates the relative amplitude of a sound. The zero on the decibel scale is based on the lowest
sound level that the healthy, unimpaired human ear can detect. Sound levels in decibels are
calculated on a logarithmic basis. An increase of 10 decibels represents a ten-fold increase in
acoustic energy, while 20 decibels is 100 times more intense, 30 decibels is 1,000 times more
intense, etc. There is a relationship between the subjective noisiness or loudness of a sound and its
intensity. Each 10 decibel increase in sound level is perceived as approximately a doubling of
loudness over a fairly wide range of intensities. Technical terms are defined in Table 2.
There are several methods of characterizing sound. The most common in California is the Aweighted sound level (dBA). This scale gives greater weight to the frequencies of sound to which
the human ear is most sensitive. Representative outdoor and indoor noise levels in units of dBA
are shown in Table 3. Because sound levels can vary markedly over a short period of time, a
method for describing either the average character of the sound or the statistical behavior of the
variations must be utilized. Most commonly, environmental sounds are described in terms of an
average level that has the same acoustical energy as the summation of all the time-varying events.
This energy-equivalent sound/noise descriptor is called Leq. The most common averaging period
is hourly, but Leq can describe any series of noise events of arbitrary duration.
The scientific instrument used to measure noise is the sound level meter. Sound level meters can
accurately measure environmental noise levels to within about plus or minus 1 dBA. Various
computer models are used to predict environmental noise levels from sources, such as roadways
and airports. The accuracy of the predicted models depends upon the distance the receptor is from
the noise source. Close to the noise source, the models are accurate to within about plus or minus
1 to 2 dBA.
Since the sensitivity to noise increases during the evening and at night -- because excessive noise
interferes with the ability to sleep -- 24-hour descriptors have been developed that incorporate
artificial noise penalties added to quiet-time noise events. The Community Noise Equivalent Level
(CNEL) is a measure of the cumulative noise exposure in a community, with a 5 dB penalty added
to evening (7:00 pm - 10:00 pm) and a 10 dB addition to nocturnal (10:00 pm - 7:00 am) noise
levels. The Day/Night Average Sound Level (Ldn or DNL) is essentially the same as CNEL, with
the exception that the evening time period is dropped and all occurrences during this three-hour
period are grouped into the daytime period.
Effects of Noise
Sleep and Speech Interference
The thresholds for speech interference indoors are about 45 dBA if the noise is steady and above
55 dBA if the noise is fluctuating. Outdoors the thresholds are about 15 dBA higher. Steady noises
2
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of sufficient intensity (above 35 dBA) and fluctuating noise levels above about 45 dBA have been
shown to affect sleep. Interior residential standards for multi-family dwellings are set by the State
of California at 45 dBA Ldn. Typically, the highest steady traffic noise level during the daytime is
about equal to the Ldn and nighttime levels are 10 dBA lower. The standard is designed for sleep
and speech protection and most jurisdictions apply the same criterion for all residential uses.
Typical structural attenuation is 12-17 dBA with open windows. With closed windows in good
condition, the noise attenuation factor is around 20 dBA for an older structure and 25 dBA for a
newer dwelling. Sleep and speech interference is therefore possible when exterior noise levels are
about 57-62 dBA Ldn with open windows and 65-70 dBA Ldn if the windows are closed. Levels of
55-60 dBA are common along collector streets and secondary arterials, while 65-70 dBA is a
typical value for a primary/major arterial. Levels of 75-80 dBA are normal noise levels at the first
row of development outside a freeway right-of-way. In order to achieve an acceptable interior
noise environment, bedrooms facing secondary roadways need to be able to have their windows
closed; those facing major roadways and freeways typically need special glass windows.
Annoyance
Attitude surveys are used for measuring the annoyance felt in a community for noises intruding
into homes or affecting outdoor activity areas. In these surveys, it was determined that the causes
for annoyance include interference with speech, radio and television, house vibrations, and
interference with sleep and rest. The Ldn as a measure of noise has been found to provide a valid
correlation of noise level and the percentage of people annoyed. People have been asked to judge
the annoyance caused by aircraft noise and ground transportation noise. There continues to be
disagreement about the relative annoyance of these different sources. When measuring the
percentage of the population highly annoyed, the threshold for ground vehicle noise is about 50
dBA Ldn. At a Ldn of about 60 dBA, approximately 12 percent of the population is highly annoyed.
When the Ldn increases to 70 dBA, the percentage of the population highly annoyed increases to
about 25-30 percent of the population. There is, therefore, an increase of about 2 percent per dBA
between a Ldn of 60-70 dBA. Between a Ldn of 70-80 dBA, each decibel increase increases by
about 3 percent the percentage of the population highly annoyed. People appear to respond more
adversely to aircraft noise. When the Ldn is 60 dBA, approximately 30-35 percent of the population
is believed to be highly annoyed. Each decibel increase to 70 dBA adds about 3 percentage points
to the number of people highly annoyed. Above 70 dBA, each decibel increase results in about a
4 percent increase in the percentage of the population highly annoyed.
Fundamentals of Groundborne Vibration
Ground vibration consists of rapidly fluctuating motions or waves with an average motion of zero.
Several different methods are typically used to quantify vibration amplitude. One method is the
Peak Particle Velocity (PPV). The PPV is defined as the maximum instantaneous positive or
negative peak of the vibration wave. In this report, a PPV descriptor with units of mm/sec or in/sec
is used to evaluate construction generated vibration for building damage and human complaints.
Table 4 displays the reactions of people and the effects on buildings that continuous vibration
levels produce.

3
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The annoyance levels shown in Table 4 should be interpreted with care since vibration may be
found to be annoying at much lower levels than those shown, depending on the level of activity or
the sensitivity of the individual. To sensitive individuals, vibrations approaching the threshold of
perception can be annoying. Low-level vibrations frequently cause irritating secondary vibration,
such as a slight rattling of windows, doors, or stacked dishes. The rattling sound can give rise to
exaggerated vibration complaints, even though there is very little risk of actual structural damage.
Construction activities can cause vibration that varies in intensity depending on several factors.
The use of pile driving and vibratory compaction equipment typically generates the highest
construction related groundborne vibration levels. Because of the impulsive nature of such
activities, the use of the PPV descriptor has been routinely used to measure and assess groundborne
vibration and almost exclusively to assess the potential of vibration to induce structural damage
and the degree of annoyance for humans.
The two primary concerns with construction-induced vibration, the potential to damage a structure
and the potential to interfere with the enjoyment of life, are evaluated against different vibration
limits. Studies have shown that the threshold of perception for average persons is in the range of
0.008 to 0.012 in/sec PPV. Human perception to vibration varies with the individual and is a
function of physical setting and the type of vibration. Persons exposed to elevated ambient
vibration levels, such as people in an urban environment, may tolerate a higher vibration level.
Damage caused by vibration can be classified as cosmetic or structural. Cosmetic damage includes
minor cracking of building elements (exterior pavement, room surfaces, etc.). Structural damage
includes threatening the integrity of the building. Damage resulting from construction related
vibration is typically classified as cosmetic damage. Safe vibration limits that can be applied to
assess the potential for damaging a structure vary by researcher and there is no general consensus
as to what amount of vibration may pose a threat for structural damage to the building.
Construction-induced vibration that can be detrimental to the building is very rare and has only
been observed in instances where the structure is at a high state of disrepair and the construction
activity occurs immediately adjacent to the structure.
Railroad and light-rail operations are potential sources of substantial ground vibration depending
on distance, the type and the speed of trains, and the type of railroad track. People’s response to
ground vibration has been correlated best with the velocity of the ground. The velocity of the
ground is expressed on the decibel scale. The reference velocity is 1 x 10-6 in./sec. RMS, which
equals 0 VdB, and 1 in./sec. equals 120 VdB. Although not a universally accepted notation, the
abbreviation “VdB” is used in this document for vibration decibels to reduce the potential for
confusion with sound decibels.
Typical background vibration levels in residential areas are usually 50 VdB or lower, well below
the threshold of perception for most humans. Perceptible vibration levels inside residences are
attributed to the operation of heating and air conditioning systems, door slams and foot traffic.
Construction activities, train operations, and street traffic are some of the most common external
sources of vibration that can be perceptible inside residences. Table 5 illustrates some common
sources of vibration and the association to human perception or the potential for structural damage.

4

Attachment: Attachment 21G - Mill District Environmental Noise and Vibration Assessment -Combined Noise Reports and Addendums - Final

3.A.ab

Packet Pg. 1101

TABLE 2

Definition of Acoustical Terms Used in this Report

Term

Definition

Decibel, dB

A unit describing, the amplitude of sound, equal to 20 times the logarithm
to the base 10 of the ratio of the pressure of the sound measured to the
reference pressure. The reference pressure for air is 20 micro Pascals.

Sound Pressure Level

Sound pressure is the sound force per unit area, usually expressed in micro
Pascals (or 20 micro Newtons per square meter), where 1 Pascal is the
pressure resulting from a force of 1 Newton exerted over an area of 1 square
meter. The sound pressure level is expressed in decibels as 20 times the
logarithm to the base 10 of the ratio between the pressures exerted by the
sound to a reference sound pressure (e. g., 20 micro Pascals). Sound
pressure level is the quantity that is directly measured by a sound level
meter.
The number of complete pressure fluctuations per second above and below
atmospheric pressure. Normal human hearing is between 20 Hz and 20,000
Hz. Infrasonic sound are below 20 Hz and Ultrasonic sounds are above
20,000 Hz.
The sound pressure level in decibels as measured on a sound level meter
using the A-weighting filter network. The A-weighting filter de-emphasizes
the very low and very high frequency components of the sound in a manner
similar to the frequency response of the human ear and correlates well with
subjective reactions to noise.

Frequency, Hz

A-Weighted Sound
Level, dBA

Equivalent Noise Level,
Leq

The average A-weighted noise level during the measurement period.

Lmax, Lmin

The maximum and minimum A-weighted noise level during the
measurement period.

L01, L10, L50, L90

The A-weighted noise levels that are exceeded 1%, 10%, 50%, and 90% of
the time during the measurement period.

Day/Night Noise Level,
Ldn or DNL

The average A-weighted noise level during a 24-hour day, obtained after
addition of 10 decibels to levels measured in the night between 10:00 pm and
7:00 am.

Community Noise
Equivalent Level,
CNEL

The average A-weighted noise level during a 24-hour day, obtained after
addition of 5 decibels in the evening from 7:00 pm to 10:00 pm and after
addition of 10 decibels to sound levels measured in the night between 10:00
pm and 7:00 am.

Ambient Noise Level

The composite of noise from all sources near and far. The normal or existing
level of environmental noise at a given location.

Intrusive

That noise which intrudes over and above the existing ambient noise at a
given location. The relative intrusiveness of a sound depends upon its
amplitude, duration, frequency, and time of occurrence and tonal or
informational content as well as the prevailing ambient noise level.

Source: Handbook of Acoustical Measurements and Noise Control, Harris, 1998.
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TABLE 3

Typical Noise Levels in the Environment

Common Outdoor Activities

Noise Level (dBA)

Common Indoor Activities

110 dBA

Rock band

Jet fly-over at 1,000 feet

100 dBA
Gas lawn mower at 3 feet

90 dBA
Diesel truck at 50 feet at 50 mph

Food blender at 3 feet

80 dBA

Garbage disposal at 3 feet

70 dBA

Vacuum cleaner at 10 feet

Noisy urban area, daytime
Gas lawn mower, 100 feet
Commercial area
Heavy traffic at 300 feet

Normal speech at 3 feet

60 dBA
Large business office

Quiet urban daytime

50 dBA

Dishwasher in next room

Quiet urban nighttime
Quiet suburban nighttime

40 dBA

Theater, large conference room

30 dBA

Library
Bedroom at night, concert hall
(background)

Quiet rural nighttime
20 dBA

Broadcast/recording studio
10 dBA
0 dBA

Source: Technical Noise Supplement (TeNS), California Department of Transportation, November 2009.
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TABLE 4

Reaction of People and Damage to Buildings from Continuous or Frequent
Intermittent Vibration Levels

Velocity Level,
PPV (in/sec)

Human Reaction

Effect on Buildings

0.01

Barely perceptible

No effect

0.04

Distinctly perceptible

0.08

Distinctly perceptible to
strongly perceptible

Vibration unlikely to cause damage of any type to any
structure
Recommended upper level of the vibration to which
ruins and ancient monuments should be subjected

0.1

Strongly perceptible

Virtually no risk of damage to normal buildings

Threshold at which there is a risk of damage to older
residential dwellings such as plastered walls or ceilings
Severe - Vibrations considered Threshold at which there is a risk of damage to newer
0.5
unpleasant
residential structures
Source: Transportation and Construction Vibration Guidance Manual, California Department of Transportation,
September 2013.
0.3

Strongly perceptible to severe

TABLE 5
Typical Levels of Groundborne Vibration
Human/Structural
Response
Velocity Level, VdB
Threshold, minor cosmetic damage

100

Typical Events
(50-foot setback)
Blasting, pile driving, vibratory
compaction equipment
Heavy tracked vehicles (Bulldozers,
cranes, drill rigs)

Difficulty with tasks such as
reading a video or computer screen

90
Commuter rail, upper range

Residential annoyance, infrequent
events

80

Residential annoyance, occasional
events
Residential annoyance, frequent
events

Rapid transit, upper range
Commuter rail, typical Bus or truck
over bump or on rough roads

70

Approximate human threshold of
perception to vibration

Rapid transit, typical
Buses, trucks and heavy street
traffic

60
Background vibration in residential
settings in the absence of activity
Lower limit for equipment ultrasensitive to vibration

50

Source: Transit Noise and Vibration Impact Assessment, US Department of Transportation Federal Transit
Administration, May 2006.
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Regulatory Background - Noise
The federal government, State of California, and the City of Healdsburg have established regulatory
criteria that are applicable in this assessment. The State CEQA Guidelines, Appendix G, are used
to assess the potential significance of impacts pursuant to local General Plan policies, Municipal
Code standards, or the applicable standards of other agencies. A summary of the applicable
regulatory criteria is provided below.
U.S. Department of Transportation, Federal Transit Administration’s (FTA). The FTA has
identified vibration impact criteria for sensitive buildings, residences, and institutional land uses
near rail transit and railroads. The thresholds for residences and buildings where people normally
sleep (e.g., nearby residences) are 72 VdB for frequent events (more than 70 events of the same
source per day), 75 VdB for occasional events (30 to 70 vibration events of the same source per
day), and 80 VdB for infrequent events (less than 30 vibration events of the same source per day).
Table 6 summarizes the groundborne vibration impact criteria, as provided in the Transit Noise
and Vibration Impact Assessment.1
TABLE 6

Groundborne Vibration Impact Criteria
Groundborne Vibration Impact Levels
(VdB re 1 µinch/sec, RMS)

Land Use Category
Category 1
Buildings where vibration
would interfere with interior
operations.
Category 2
Residences and buildings
where people normally sleep.
Category 3
Institutional land uses with
primarily daytime use.
Notes:
1.
2.
3.
4.

Frequent Events1

Occasional Events2 Infrequent Events3

65 VdB4

65 VdB4

65 VdB4

72 VdB

75 VdB

80 VdB

75 VdB

78 VdB

83 VdB

“Frequent Events” is defined as more than 70 vibration events of the same source per day. Most rapid
transit projects fall into this category.
“Occasional Events” is defined as between 30 and 70 vibration events of the same source per day. Most
commuter trunk lines have this many operations.
“Infrequent Events” is defined as fewer than 30 vibration events of the same kind per day. This category
includes most commuter rail branch lines.
This criterion limit is based on levels that are acceptable for most moderately sensitive equipment such as
optical microscopes. Vibration sensitive manufacturing or research should always require detailed
evaluation to define the acceptable vibration levels. Ensuring low vibration levels in a building requires
special design of HVAC systems and stiffened floors.

1

U.S. Department of Transportation, Federal Transit Administration, Transit Noise and Vibration Impact
Assessment, May 2006, FTA-VA-90-1003-06.
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State CEQA Guidelines. CEQA contains guidelines to evaluate the significance of effects from
environmental noise attributable to a proposed project. Under CEQA, noise impacts would be
considered significant if the project would result in:
(a) Exposure of persons to or generation of noise levels in excess of standards established in
the local General Plan or Noise Ordinance, or applicable standards of other agencies;
(b) Exposure of persons to or generation of excessive groundborne vibration or groundborne
noise levels;
(c) A substantial permanent increase in ambient noise levels in the project vicinity above levels
existing without the project;
(d) A substantial temporary or periodic increase in ambient noise levels in the project vicinity
above levels existing without the project;
(e) For a project located within an airport land use plan or where such a plan has not been
adopted within two miles of a public airport or public use airport, if the project would
expose people residing or working in the project area to excessive noise levels; or
(f) For a project within the vicinity of a private airstrip, if the project would expose people
residing or working in the project area to excessive noise levels.
Pursuant to recent court decisions, the impacts of site constraints, such as exposure of the proposed
project to excessive levels of noise and vibration, are not included in the Impacts and Mitigation
Measures Section of this report. Checklist items (a), (e) and (f) are discussed with respect to the
compatibility of the project with noise and vibration levels at the site in a separate section addressing
Noise and Land Use Compatibility for consistency with the policies set forth in the City’s General
Plan.
CEQA does not define what noise level increase would be considered substantial. Typically, an
increase in the Ldn/CNEL noise level resulting from the project at noise-sensitive land uses of 3 dBA
or greater would be considered a significant impact when projected noise levels would exceed those
considered acceptable for the affected land use. An increase of 5 dBA Ldn/CNEL or greater would
be considered a significant impact when projected noise levels would remain within those considered
acceptable for the affected land use.
2016 California Building Cal Green Code. The State of California established exterior sound
transmission control standards for new non-residential buildings as set forth in the 2016 California
Green Building Standards Code (Section 5.507.4.1 and 5.507.4.2). The sections that pertain to this
project are as follows:
5.507.4.1 Exterior noise transmission, prescriptive method. Wall and roof-ceiling assemblies
exposed to the noise source making up the building envelope shall meet a composite STC rating
of at least 50 or a composite OITC rating of no less than 40, with exterior windows of a minimum
STC of 40 or OITC of 30 when the building falls within the 65 dBA Ldn noise contour of a freeway
9
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or expressway, railroad, industrial source or fixed-guideway noise source, as determined by the
local general plan noise element.
5.507.4.2 Performance method. For buildings located, as defined by Section 5.507.4.1, wall and
roof-ceiling assemblies exposed to the noise source making up the building envelope shall be
constructed to provide an interior noise environment attributable to exterior sources that does not
exceed an hourly equivalent noise level (Leq (1-hr)) of 50 dBA in occupied areas during any hour of
operation.
2016 California Building Code. Interior noise levels attributable to exterior noise sources shall
not exceed 45 dBA Ldn/CNEL in any habitable room. The noise metric shall be consistent with the
noise metric used in the noise element of the local general plan.
City of Healdsburg 2030 General Plan. The Safety Element of the City of Healdsburg 2030
General Plan provides the following Noise goal, policies and implementation measures that apply
to the proposed project:
Goal S-G: Protection of residents and other sensitive noise receptors from the harmful effects
of excessive noise.
POLICY S-G-1: New development shall not be approved unless it is generally consistent with the
Land Use Compatibility for Community Noise Environments guidelines contained in General Plan
Figure 10 (see Table 7 below), and it is demonstrated that the new development will not violate
the City’s ordinance regulating excessive noise.
POLICY S-G-2: The City will require the inclusion of design techniques in new construction that
minimize noise impacts, including building location and orientation, building design features, and
placement of noise-tolerant components (i.e., parking, utility areas, and maintenance facilities)
between noise sources and the sensitive receptor areas where necessary to meet the Land Use
Compatibility for Community Noise Environments guidelines contained in General Plan Figure
10 (see Table 7 below).
POLICY S-G-4: The City will promote compliance with state and federal noise regulations.
POLICY S-G-5: The City will work to minimize noise impacts related to passenger or freight rail
service.
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TABLE 7

Healdsburg General Plan (Figure 10) Noise and Land Use Compatibility
Community Noise Exposure (dBA, Ldn)
Land Use Category
Normally Conditionally
Normally
Clearly
Acceptable1 Acceptable2 Unacceptable3 Unacceptable4
Residential - Single-family,
≤605
55–70
70–75
75+
duplex, mobile home
Residential - Multi-family
≤656
60–70
70–75
75+
Residential - Interior
≤45
------Transient lodging - Motel, hotel
<65
60–70
70–80
80+
School, library, church, hospital,
<70
60–70
70–80
80+
nursing home
Auditorium
--<70
65+
--Sports arena, outdoor spectator
--<75
70+
--sports
Playground, neighborhood park
<70
--67.5–75
72.5+
Golf course, cemetery
<75
--70–80
80+
Commercial - retail, office,
<70
67.5–77.5
75+
--service
Industrial, utility, agriculture
<75
70–80
75+
--Notes:
1. Specified land use is satisfactory based on the assumption that any buildings involved are of normal conventional
construction, without any special noise insulation requirements.
2. New construction or development should be undertaken only after a detailed analysis of the noise reduction requirements
is made and after needed noise insulation features are included in the design. Conventional construction, but with closed
windows and fresh-air supply systems or air conditioning, will normally suffice.
3. New construction or development should generally be discouraged. If new construction or development does proceed, a
detailed analysis of the noise reduction requirements must be made and needed noise insulation features included in the
design. Outdoor areas must be shielded.
4. New construction or development should generally not be undertaken.
5. Outdoor private use areas
6. Outdoor active use areas, excluding balconies

IMPLEMENTATION MEASURE S-16: Require a noise study, including field noise
measurements, for any proposed project that would place a potentially-intrusive noise source near
an existing noise-sensitive use or place a noise-sensitive land use near an existing or potentiallyintrusive noise source such as a freeway, arterial street or railroad.
IMPLEMENTATION MEASURE S-19: Work with entities providing passenger or freight rail
service to utilize equipment and operate in a manner that minimizes noise impacts to the
community to the maximum feasible extent. Seek the installation of supplementary safety
measures at highway-rail grade crossings in order to apply for Quiet Zones in the city.
IMPLEMENTATION MEASURE S-20: Where necessary, require the provision of soundproofing and other similar noise-attenuating measures in residential development when proximate
to noise sources.
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IMPLEMENTATION MEASURE S-21: Require that prospective purchasers and tenants of
residential units proximate to non-residential uses are advised of potential noise and other elements
typically associated with such uses.
IMPLEMENTATION MEASURE S-22: Review the City’s noise ordinance and revise as
necessary to ensure consistency with the noise standards contained in Table 7 (Figure 10 of the
General Plan Safety Element).
IMPLEMENTATION MEASURE S-23: Use the Federal Transit Administration vibration impact
criteria to evaluate the land use compatibility of sensitive uses proposed along the railroad using
the best available information (without active railroad operations) or site-specific analyses (with
active railroad operations). Developers of sensitive uses shall demonstrate that potential impacts
of existing or potential vibration have been minimized to the maximum feasible extent.
IMPLEMENTATION MEASURE S-24: Enforce provisions in the agreement with the City’s
waste collection franchise regarding collection hours and noise generated by collection vehicles.
IMPLEMENTATION MEASURE S-25: Where construction occurs that would result in a
potentially-significant impact on noise-sensitive uses, require use of noise-reducing measures that
may include the following:
a. Equip internal combustion engine-driven equipment with intake and exhaust mufflers that
are in good condition and are appropriate for the equipment.
b. Locate stationary noise-generating equipment as far as possible from sensitive receptors in
the vicinity.
c. Utilize "quiet" air compressors and other stationary noise sources where technology exists.
d. Erect temporary noise control blanket barriers in a manner to shield noise sensitive uses.
e. Control noise levels from workers’ amplified music so that sounds are not audible sensitive
receptors in the vicinity.
f. Designate a “disturbance coordinator” responsible for responding to complaints about
project construction noise and taking reasonable measures to correct the problem.
Conspicuously post a telephone number for the disturbance coordinator at the construction
site and include it in any notice sent to neighbors regarding the construction schedule.
City of Healdsburg Municipal Code. Chapter 9.32 of the City’s Municipal Code provides
provisions for temporary construction activities and standards for maximum sound levels on
receiving land uses. The following sections of the Municipal Code are relevant for this project:
Section 9.32.060 Exemptions.
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b. Any mechanical device, apparatus or equipment used, related to, or connected with any
emergency, public land or utility maintenance, or agricultural machinery, vehicle, or seasonal
work, such as activities related to grape crush.
c. A warning alarm or bell, provided the sounding of any bell or alarm building or motor vehicle
shall terminate its operation within 15 minutes of its being activated. This exemption shall not
apply to ongoing land use activities where backup alarm noise is emitted from mobile
equipment.
f. Noise emanating from delivery vehicles regulated by the PUC and associated loading and
unloading of merchandise from these vehicles.
Section 9.32.070 Construction and temporary activities.
a. Noise sources associated with or vibration created by construction, repair, remodeling, or
grading of any real property or during authorized seismic surveys are permitted, provided such
activities do not take place between the nighttime hours of 6:00 p.m. and 7:30 a.m. daily, or at
any time on Sunday or a legal holiday, and provided the noise level created by such activities
and any vibration created does not endanger the public health, welfare and safety.
d. Nothing in this Section shall be construed to prohibit construction activities that do not exceed
the ambient noise level by more than ten (10) dBA, such as painting or interior work.
Section 9.32.080 Standards for maximum sound levels and determining violations.
a. Sound Level Standards. It is the objective of the City to require intruding noise levels not to
exceed those listed in Table IV.L-5 to determine if a violation exists:
TABLE 8

City of Healdsburg Municipal Code Sound Level Standards
Table IV.L-5
City of Healdsburg Sound Level Standards
Daytime
Exterior Sound
Level (dBA L10)

Nighttime
Exterior Sound
Level (dBA L10)

Residential zoned properties not located adjacent to
Industrial zoned properties and Office zoned properties

60

55

Residential zoned properties located adjacent to Industrial
zoned properties

65

55

Commercial zoned properties

65

60

Industrial zoned properties

75

70

Receptor Land Use

Notes:
dBA = A-weighted decibel; L10 = the sound pressure level that is exceeded for 10% of the time for which the
given sound is measured.
Source: City of Healdsburg, 2004.

b. Daytime shall be considered 7:00 a.m. to 8:00 p.m., and nighttime shall be considered to be
8:00 p.m. to 7:00 a.m.
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c. Where a land use activity is carried out over two of the above receptor land uses, the least
restrictive sound level standard shall apply.
f. The following criteria, at a minimum, shall be applied in addition to the quantitative sound
level measurements and standards during an enforcement procedure as set forth in HMC
9.32.100, to assist in a determination of the nature and severity of a potential violation:
1. The intensity of the noise;
2. Whether the origin of the noise is natural or unnatural;
3. The level and intensity of the background noise;
4. The proximity of the noise source to receptors;
5. The time of the day or night the noise occurs;
6. The duration of the noise;
7. Whether the noise is recurrent, intermittent, or constant;
8. Whether the noise is produced by a commercial or noncommercial activity; and
9. Whether the noise is produced by equipment normally required for maintenance of
residential properties or for authorized construction projects.
Existing Noise Environment
The project site is located east of Healdsburg Avenue, between the SMART railroad tracks on the
north and Exchange Avenue on the south. The noise environment at the site and in the project
vicinity is dominated by traffic noise along U.S. Highway 101 and Healdsburg Avenue. At the
time of this study, heavy roadway construction was underway along Healdsburg Avenue, including
the construction of a roundabout near the northwest corner of the project site. Long-term ambient
noise levels could not be measured during this type of construction since the dominating noise
source would be attributed to the construction and not the surrounding traffic. For this reason,
short-term measurements were made when construction activity was stopped. These short-term
measurements were used to update the noise survey that was conducted for the Central Healdsburg
Avenue Plan Draft Environmental Impact Report (CHAP DEIR) in November 2012.
The November 2012 noise monitoring survey completed for the CHAP DEIR consisted of four
long-term and six short-term measurements. The noise measurements were made between
Saturday, November 24, 2012 and Tuesday, November 27, 2012. The four short-term noise
measurements made to update the CHAP DEIR noise survey were made on Tuesday, February 14,
2017. All measurements are shown in Figure 1.
Long-term noise measurement LT-1 was made approximately 70 feet west of the centerline of
Healdsburg Avenue at the Singletree Café. Hourly average noise levels at this location typically
ranged from 60 to 69 dBA Leq during the day, and from 50 to 65 dBA Leq at night. The day-night
average noise level from Saturday November 24, 2012 through Tuesday November 27, 2012
14
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ranged from 66 dBA Ldn on the weekend to 68 dBA Ldn on the weekdays. The daily trend in noise
levels at LT-1 is shown in Figures A1 through A4 of Appendix A.
Long-term noise measurement LT-2 was made at the north end of Adeline Way, east of Nu Forest
Products. LT-2 was approximately 205 feet from the edge of the nearest railroad track and
approximately 100 feet west of the centerline of Adeline Way. Hourly average noise levels at this
location typically ranged from 45 to 64 dBA Leq during the day, and from 38 to 56 dBA Leq at
night. The day-night average noise level from Saturday November 24, 2012 through Tuesday
November 27, 2012 ranged from 54 dBA Ldn on the weekend to 58 dBA Ldn on the weekdays. The
daily trend in noise levels at LT-2 is shown in Figures A5 through A8 of Appendix A.
Long-term noise measurement, LT-3, was made south of the project site, opposite Exchange
Avenue. LT-3 was approximately 25 feet south of the Exchange Avenue centerline and
approximately 160 feet east of the centerline of Healdsburg Avenue. LT-3 is also located near U.S.
Highway 101, at a distance of approximately 305 feet from the centerline of the nearest through
lane. Hourly average noise levels at this location typically ranged from 60 to 69 dBA Leq during
the day, and from 54 to 66 dBA Leq at night. The day-night average noise level from Saturday
November 24, 2012 through Tuesday November 27, 2012 ranged from 66 dBA Ldn on the weekend
to 68 dBA Ldn on the weekdays. The daily trend in noise levels at LT-3 is shown in Figures A9
through A12 of Appendix A.
The final long-term noise measurement, LT-4, was made along Front Street near the Healdsburg
Avenue Bridge. LT-4 was approximately 35 feet west of the centerline of Front Street. Hourly
average noise levels at this location typically ranged from 52 to 70 dBA Leq during the day, and
from 44 to 64 dBA Leq at night. The day-night average noise level from Saturday November 24,
2012 through Tuesday November 27, 2012 was ranged from 62 dBA Ldn on the weekend to 64
dBA Ldn on the weekdays. The daily trend in noise levels at LT-4 is shown in Figures A13 through
A16 of Appendix A.
Short-term noise measurements ST-1 through ST-6 were conducted on Tuesday November 27,
2012 in ten-minute intervals, starting at 1:00 p.m. and concluding at 3:00 p.m. ST-1 was made
near the corner of Front Street and Hudson Street. ST-1 was approximately 50 feet west of the
centerline of Front Street, which would be the main noise source at this measurement location. The
ten-minute average noise level measured at ST-1 was 64 dBA Leq(10-min), and the estimated daynight average noise level at ST-1 was 62 dBA Ldn. ST-2 and ST-3 were made along Mason Street
and are both dominated by neighborhood traffic noise. ST-2, which was near the Mason Street and
University Street intersection, was approximately 50 feet south of the centerline of Mason Street.
The ten-minute average noise level at ST-2 was 57 dBA Leq(10-min), and the estimated day-night
average noise level at ST-2 was 60 dBA Ldn. ST-3 was approximately 30 feet south of the
centerline of Mason Street and approximately 50 feet east of the centerline of Fitch Street/Hudson
Street. The ten-minute average noise level at ST-3 was 61 dBA Leq(10-min), and the day-night
average noise level at ST-3 was 61 dBA Ldn. ST-4 and ST-5 were made along Mill Street/Westside
Road, and this roadway would be the dominant noise source at both measurement locations. ST-4
was approximately 50 feet south of the centerline of Mill Street at Center Street, and ST-5 was
approximately 50 feet south of the centerline of Mill Street near the future roundabout. The tenminute average noise level at ST-4 was 60 dBA Leq(10-min), and the day-night average noise level
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at ST-4 was 60 dBA Ldn. The ten-minute average noise level at ST-5 was 67 dBA Leq(10-min), and
the day-night average noise level at ST-5 was 67 dBA Ldn. The final short-term measurement made
in 2012, ST-6, was made in the southwest corner of the Exchange Avenue/Adeline Way
intersection. ST-6 was approximately 50 feet south of the centerline of Exchange Avenue, which
would be the dominant noise source at this measurement location. The ten-minute average noise
level at ST-6 was 55 dBA Leq(10-min), and the day-night average noise level at ST-6 was 58 dBA
Ldn. Table 9 summarizes the results of the short-term measurements.
The short-term noise measurements conducted on Tuesday, February 14, 2017 were made in two
consecutive ten-minute intervals, starting at 4:40 p.m. and concluding at about 6:15 p.m. ST-7 was
made at the corner of Exchange Avenue and Adeline Way, near existing multi-family residences.
The dominant noise source at this location would be traffic noise along these roadways. The two
consecutive ten-minute average noise levels measured at ST-7 were 60 and 61 dBA Leq(10-min). The
day-night average noise level at ST-7 would be similar to ST-6, which was 58 dBA Ldn. The
average noise levels were influenced primarily by automobiles on Exchange Avenue. ST-8 was
conducted at the corner of Exchange Avenue and Healdsburg Avenue, and Healdsburg Avenue
would be the dominant noise source at this measurement location, with Exchange Avenue also
contributing. The two ten-minute measurements at ST-8 were both 63 dBA Leq(10-min) and consisted
primarily of highway and local traffic noise. The day-night average noise level at ST-8 would be
similar to LT-3, which was 68 dBA Ldn on weekdays. ST-9 was conducted at the northwestern
corner of the project site, near the intersection of Healdsburg Avenue and Mill Street, and was
made up of local traffic noise along these roadways, as well as the existing turnabout. The two tenminute measurements at ST-9 were 67 and 70 dBA Leq(10-min). The day-night average noise level
at ST-9 would be similar to ST-5, which was 67 dBA Ldn. ST-10 was conducted on the pedestrian
and bike path near the corner of Fitch Street and Hudson Street. Traffic noise along these roads
consist of the dominant noise source at this measurement location. The two ten-minute
measurements at ST-10 were both 58 dBA Leq(10-min) and consisted primarily of existing NuForest
mill activity, such as forklift backup alarms, along with minimal traffic and distant highway traffic
noise. Table 9 summarizes the results of the short-term measurements.
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FIGURE 1
Noise Measurement Locations

Source: Google Earth 2017.
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TABLE 9
Summary of Short-Term Noise Measurements (dBA)
Noise Measurement Location Date, Time Lmax L(1) L(10) L(50) L(90) Leq(10)
ST-1: ~50 feet from the center
11/27/2012,
of Front Street at Hudson
82
74
67
59
50
64
13:00-13:10
Street
ST-2: ~50 feet from the center
11/27/2012,
of Mason Street at University
70
69
60
54
51
57
13:20-13:30
Avenue
ST-3: ~50 feet from the center
11/27/2012,
of Fitch Street at Mason
74
66
62
60
59
61
14:35-14:45
Street
ST-4: ~50 feet from the center 11/27/2012,
72
69
64
58
55
60
of Mill Street at Center Street 13:50-14:00
ST-5: ~50 feet from the center 11/27/2012,
83
76
70
65
60
67
of Mill Street/Westside Road 14:15-14:25
ST-6: ~50 feet from the center
11/27/2012,
of Exchange Avenue at
69
67
57
50
48
55
14:50-15:00
Adeline Way
2/14/2017,
80
71
61
55
53
60
ST-7: ~25 feet from the center
16:40-16:50
of Exchange Avenue at
2/14/2017,
Adeline Way
75
72
63
56
54
61
16:50-17:00
2/14/2017,
68
67
65
63
61
63
ST-8: ~25 feet from the center
17:00-17:10
of Exchange Avenue at
2/14/2017,
Healdsburg Avenue
69
68
65
63
61
63
17:10-17:20
2/14/2017,
81
78
70
64
61
67
ST-9: ~35 feet from the center
17:30-17:40
of Healdsburg Avenue at Mill
2/14/2017,
Street
85
83
70
65
62
70
17:40-17:50
2/14/2017,
68
62
60
57
56
58
ST-10: ~25 feet from the
17:50-18:00
center of Hudson Street at
2/14/2017,
Fitch Street
69
64
60
57
55
58
18:00-18:10
a
b

Ldn
62a
60a
61a
60a
67a
58a

58b

68b

67b

61b

Ldn for the 2012 data was approximated by correlating to corresponding period at long-term site.
Ldn for the 2017 data was approximated by the nearby 2012 measurements.

NOISE IMPACTS AND MITIGATION MEASURES
Significance Criteria
Paraphrasing from Appendix G of the CEQA Guidelines, a project would normally result in
significant noise impacts if noise levels generated by the project conflict with adopted
environmental standards or plans, if the project would generate excessive groundborne vibration
levels, or if ambient noise levels at sensitive receivers would be substantially increased over a
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permanent, temporary, or periodic basis. The following criteria were used to evaluate the
significance of environmental noise resulting from the project:
•

A significant noise impact would be identified if the project would expose persons to or
generate noise levels that would exceed applicable noise standards presented in the General
Plan or Municipal Code.

•

A significant impact would be identified if the construction of the project would expose
persons to excessive vibration levels. Groundborne vibration levels exceeding 0.3 in/sec
PPV would have the potential to result in cosmetic damage to normal buildings.

•

A significant impact would be identified if the project would expose persons to
groundborne vibration levels exceeding the FTA’s vibration impact assessment criteria.

•

A significant impact would be identified if traffic generated by the project would
substantially increase noise levels at sensitive receivers in the vicinity. A substantial
increase would occur if: a) the noise level increase is 5 dBA Ldn/CNEL or greater, with a
future noise level of less than 60 dBA Ldn/CNEL, or b) the noise level increase is 3 dBA
Ldn/CNEL or greater, with a future noise level of 60 dBA Ldn/CNEL or greater.

•

A significant noise impact would be identified if construction-related noise would
temporarily increase ambient noise levels at sensitive receptors. Hourly average noise
levels exceeding 60 dBA Leq, and the ambient by at least 5 dBA Leq, for a period of more
than one year would constitute a significant temporary noise increase at nearby transient
lodging land uses.

•

A significant impact would be identified if the project would expose people residing or
working in the project area to excessive aircraft noise levels.

Impact 1:

Noise and Land Use Compatibility. The noise environment at the project site
would exceed the exterior and interior noise level thresholds established by the City
of Healdsburg. The implementation of the project-specific noise control features
contained in this acoustic analysis, such as noise barriers and sound-rated windows,
as required by Mitigation Measure NO-1 in the CHAP DEIR, would ensure that the
City’s exterior and interior noise thresholds are achieved. The implementation of
these controls in accordance with CHAP EIR Mitigation Measure NO-1 would
result in a less-than-significant impact.

The Noise and Land Use Compatibility table provided in the City’s General Plan indicates that
exterior noise levels at outdoor use areas at the proposed multi-family residential buildings and at
the proposed hotel should be maintained at or below 65 dBA Ldn to be considered “normally
acceptable.” These exterior noise standards would apply to community outdoor recreational areas
and not to private decks, porches, or balconies. Typically, exterior noise thresholds are applied at
the center of outdoor use areas, where most activities would occur. For commercial outdoor use
areas, neighborhood parks, and playgrounds, exterior noise standards should be maintained at or
below 70 dBA Ldn. Indoor noise standards for residential uses, which would include hotels where
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occupants typically sleep, would be considered “normally acceptable” at or below 45 dBA Ldn.
For commercial use buildings, the State of California requires that the Cal Green Code is
implemented for interior noise levels.
The future noise environment at the project site would continue to result primarily from traffic
along U.S. Highway 101 and Healdsburg Avenue. Peak hour traffic volumes were provided for
the future 2030 full-build out scenario along roadways in the project vicinity. Comparing the
results of the future 2030 build out scenario to the existing traffic volumes, traffic volumes along
Healdsburg Avenue would increase up to 26%, and traffic volumes along Exchange Avenue would
increase up to 225%. Typically, the following formula can be used to estimate the future traffic
noise levels based traffic volumes:
𝑡

𝐿𝑑𝑛(𝑓𝑢𝑡𝑢𝑟𝑒) = 𝐿𝑑𝑛(𝑒𝑥𝑖𝑠𝑡𝑖𝑛𝑔) + 10𝑙𝑜𝑔 (𝑡 𝑓𝑢𝑡𝑢𝑟𝑒 )
𝑒𝑥𝑖𝑠𝑡𝑖𝑛𝑔

(1)

Where t represents the traffic volumes, and Ldn represents the day-night average noise level. Based
on the increase in traffic volumes provided in the traffic study, this formula was used to calculate
traffic noise level increases of 1 dBA along Healdsburg Avenue and 5 dBA along Exchange
Avenue. However, due to the low existing traffic volumes along Exchange Avenue (total of 143
vehicles), the 5 dBA increase may be overestimated. Therefore, the Federal Highway
Administration’s (FHWA) Traffic Noise Model, version 2.5 (TNM) was used to make a simple
model of these roadway segments to determine the traffic noise increase under future 2030 plus
project conditions. A receptor was positioned approximately 70 feet from the centerline of
Healdsburg Avenue (LT-1), and a receptor was positioned approximately 25 feet from the
centerline of Exchange Avenue (LT-3). For the purposes of this model, the medium and heavy
truck percentages were assumed to be 1% each, and automobiles were assumed to be driving an
average speed of 35 mph along Healdsburg Avenue and 30 mph along Exchange Avenue, which
would be 5 mph over the posted speed limit on each roadway. Appendix B summarizes the traffic
volume inputs for both the existing and the future 2030 plus project conditions. It was also assumed
that the terrain was relatively flat and that no intervening structures would provide acoustical
shielding at the modeled receptor locations.
The results for the both the existing and future 2030 plus project conditions are summarized in
Appendix C for the measurement locations that represent the noise environment at the project site
(LT-1, LT-3, ST-8, and ST-9). The TNM results for the existing conditions indicate peak hour
noise levels of 65 dBA Leq at LT-1 (70 feet from the centerline of Healdsburg Avenue) and 66
dBA Leq at LT-3 (25 feet from the centerline of Exchange Avenue). Based on the measured results,
peak hour noise levels are about 1 dBA higher than the day-night average level at LT-1 and LT-3.
Therefore, TNM estimates that LT-1 and LT-3 would be 64 and 65 dBA Ldn under existing
conditions. Compared to the measured levels, which range from 66 to 68 dBA Ldn, the modeled
results are low by 2 to 4 dBA at LT-1 and by 1 to 3 dBA at LT-3. One of the reasons for the
significant differences between the modeled and measured results is that the measured results
included not only noise from vehicular traffic but also noise from parking lots, drive-thrus,
stationary sources on the project site and the surrounding properties, etc., while TNM only
considers traffic noise sources. Another reason is due to the slow travel speeds along these
roadways. The TNM program was designed for higher speed highways and expressways, and
based on our experience with TNM, the modeling program typically underestimates traffic noise
levels along lower volume and slower speed roadways. To calibrate the TNM model to be
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consistent with the measured results, an additional adjustment factor of +4 is applied to the
modeled results along Healdsburg Avenue (LT-1 and ST-9) and +3 is applied to the modeled
results along Exchange Avenue (LT-3 and ST-8).
TNM predicted future 2030 plus project peak hour noise levels to be 66 dBA Leq at LT-1 and 68
dBA at LT-3. Applying the -1 adjustment of calculating the day-night average and the +4
adjustment to be consistent with the measurements, the predicted day-night average noise levels
at LT-1 and ST-9 are 69 and 71 dBA Ldn, respectively, under future 2030 plus project conditions.
Applying the -1 adjustment of calculating the day-night average and the +3 adjustment to be
consistent with the measurements, the predicted day-night average noise levels at LT-3 and ST-8
are 70 and 69 dBA Ldn, respectively, under future 2030 plus project conditions.
While the adjacent railroad tracks are currently inactive, SMART trains and freight trains would
be expected in the future. Implementation Measure S-19 of the City of Healdsburg General Plan
requires the installation of Quiet Zones at at-grade railroad crossings, such as at intersection of
Healdsburg Avenue and Mill Street north of the project site. Further, the SMART train EIR2, dated
March 2008, and the CHAP DEIR3 from 2012 assume the installation of Quiet Zones in
Healdsburg, which would reduce noise impacts resulting from future passenger and freight trains
along the corridor. Since the project site is located between the future Healdsburg SMART train
station and an at-grade railroad crossing at Mill Street, it is assumed that trains passing by the site
would be traveling no faster than 25 mph. As stated in the CHAP DEIR, future noise levels along
the Northwestern Pacific Rail corridor, as described in the SMART EIR Revised Cumulative
Impacts Section dated March 2008, are estimated to reach 60 dBA Ldn at a distance of 50 feet,
assuming a train speed of 25 mph in the downtown Healdsburg area.
Using the future 2030 plus project noise levels at LT-1 and LT-3 and the future noise levels 50
feet from the SMART train tracks, the future noise levels at each of the outdoor use areas are
calculated using the fall-off rates of 3 dBA per doubling of the distance for distances within 100
feet of the nearest noise source, 4.5 dBA per doubling of the distance for distances between 100
and 200 feet of the nearest noise source, and 6 dBA per doubling of the distance for distances
beyond 200 feet.
Future Exterior Noise Environment
Figure 2 shows the site plan with several outdoor use areas identified: one patio (identified as 1 in
Figure 2) and two plazas (2 in Figure 2) associated with the hotel component; a plaza adjacent to
the mixed-use building (Building A); five podium-level courtyards located over parking (3 in
Figure 2), one pool area (4 in Figure 2), one garden area (5 in Figure 2), and one outdoor seating
area (6 in Figure 2) associated with the residential component of the proposed project; one outdoor
tavern dining area (7 in Figure 2) and two patios associated with the commercial uses on the project
site; and one open space (8 in Figure 2) and one adventure play area (9 in Figure 2), which would
be considered as playgrounds and neighborhood parks for noise and land use compatibility
purposes.

2
3

Sonoma-Marin Area Rail Transit, “Supplemental Environmental Impact Report,” March 6, 2008.
Central Healdsburg Avenue Plan Administrative Draft Environmental Impact Report, 2012.
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FIGURE 2

Outdoor Use Areas at the Proposed Project Site

Proposed Hotel Uses
The proposed hotel is located in the northwestern corner of the project site and has two designated
buildings identified in Figure 2: one along the northern boundary, adjacent to the future SMART
tracks; and the other along the western boundary, adjacent to Healdsburg Avenue. Each of these
buildings would include ground-floor commercial uses, which would be located along the western
façade of the northern building and the northern façade of the western building. The commercial
uses are shown by a star in Figure 2. Lobby areas would be located on the remaining areas of the
first floors. Hotel rooms would be located on the upper floors.
The northern hotel building would have a patio (identified as 1 in Figure 2). The patio would be
towards the lobby area of the hotel and would be partially shielded from Healdsburg Avenue by
the other proposed hotel building on the site. Additionally, this patio would be shielded from future
train noise and would be partially shielded from vehicular traffic noise along Mill Street by the
intervening proposed hotel buildings. The center of the patio would be set back approximately 135
feet from the centerline of Healdsburg Avenue. The future exterior noise levels at this patio would
be below 65 dBA Ldn.
As shown in Figure 2, a plaza (identified as 2 in the figure) is proposed between both of the hotel
buildings, just north of the entry courtyard. This plaza would be shielded from train noise and
vehicular traffic noise along Healdsburg Avenue and Mill Street by the intervening hotel buildings.
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With a setback of 100 feet from the centerline of Healdsburg Avenue, the future exterior noise
levels at the plaza located between the proposed hotel buildings would be below 65 dBA Ldn.
The entry courtyard would be used for vehicle drop-offs/pickups, guest loading/unloading, and
access to the parking structure. Extended outdoor use would not be expected at this location;
therefore, the entry courtyard would not be considered for noise and land use compatibility.
Exterior noise levels at the outdoor use areas associated with the proposed hotel would not exceed
the City’s exterior noise limit of 65 dBA Ldn. This would be a less-than-significant impact.
Proposed Residential Uses
Outdoor use areas associated with the residential component of the proposed project would include
five podium-level courtyards located over parking (identified as 3 in Figure 2), a pool area (4 in
Figure 2), a garden area (5 in Figure 2), and an outdoor seating area (6 in Figure 2). Each of these
areas would be considered outdoor use areas. Additionally, Figure 2 shows green areas on the
rooftops of Buildings M, P, and J. These areas were not identified by the applicant as having
outdoor recreational areas and would not be considered for noise and land use compatibility.
Four of the podium-level courtyards would be surrounded by proposed and existing buildings,
which would provide shielding for the outdoor use areas. Near the northern boundary of the site,
the podium-level courtyards would be surrounded by proposed Buildings C, D, C, G, and H. These
courtyards would have little to no direct exposure to train passbys and vehicular traffic noise on
the surrounding roadways. The future noise levels at these courtyards would be below 60 dBA Ldn.
Near the eastern boundary, there would be a podium-level courtyard surrounded by proposed
Buildings J, K, and L, as well as a podium-level courtyard at the proposed Building P. These
courtyards would also have little to no direct exposure to train passbys and vehicular traffic noise
on the surrounding roadways. The future noise levels at these courtyards would be below 60 dBA
Ldn. The final podium-level courtyard would be located at Building M and would have direct lineof-sight to traffic noise along Healdsburg Avenue. As shown in Figure 2, this four-story apartment
structure would be located along the northern building façade, and the courtyard would be located
on the southern façade above the parking garage, exposing the courtyard to traffic noise along the
southern and western edges. While the western edge of the courtyard would be set back
approximately 50 feet from the centerline of Healdsburg Avenue, the center of the courtyard would
be set back approximately 105 feet. Calculating the noise attenuation at these distances using future
noise levels estimated at LT-1, which would drop off by 3 dBA per doubling of the distance, the
future noise levels at the edge of the courtyard nearest the roadway would be 70 dBA Ldn, and the
unmitigated levels at the center would be 67 dBA Ldn; however, the courtyard would be elevated
above the ground-level by approximately 15 feet, and at the center of the courtyard, the elevation
above the ground would break the line-of-sight to the roadway and provide at least 2 dBA
reduction. Therefore, the future exterior noise levels at the center of the podium-level courtyard
would be at or below 65 dBA Ldn.
The pool area would be located in the northeastern corner of the project site, shielded from
vehicular traffic noise along the surrounding roadways but with direct line-of-sight to the future
SMART train tracks. The setback of the center of the pool area from the edge of the tracks would
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be approximately 185 feet. At this distance and assuming the installation of Quiet Zones, the future
exterior noise levels would be below 60 dBA Ldn.
The proposed garden area would be located south of South Street and east of Building M. This
outdoor use area would be at least partially shielded from Healdsburg Avenue and the train tracks.
The center of this outdoor use area would be set back approximately 335 feet from the centerline
of Healdsburg Avenue and approximately 45 feet from the centerline of South Street. Due to the
set back from Healdsburg Avenue, the low volumes expected on South Street, and the intervening
project buildings on the site, the future exterior noise levels were calculated to be below 60 dBA
Ldn.
The outdoor seating area is proposed east of Building N. While Building N would shield this
outdoor use area from traffic noise along Healdsburg Avenue and other proposed and existing
buildings would provide shielding from potential train passbys, this seating area would have direct
line-of-sight to Exchange Avenue. The center of the seating area would be set back approximately
175 feet from the centerline of the roadway, and at this distance, the future exterior noise levels
would be 60 dBA Ldn.
The exterior noise levels at the edge of the podium-level courtyard located at the proposed Building
M would exceed the City’s exterior noise limit of 65 dBA Ldn for multi-family residences;
however, future noise levels at the center of the courtyard would be at or below threshold.
Therefore, this outdoor use area would be a less-than-significant impact and would not require
mitigation. The center of the other outdoor use areas associated with the residential component of
the proposed project would be below 65 dBA Ldn. The exterior noise environment at the residential
uses of the proposed project would be compatible with the noise standards established by the City.
This would be a less-than-significant impact.
Proposed Playground and Neighborhood Parks
The open space area (identified as 8 in Figure 2) and the adventure play area (9 in Figure 2) are
proposed at the project site and would be subject to the City’s exterior noise thresholds for
playgrounds and neighborhood parks. The open space area and the playground are adjacent to
Healdsburg Avenue, along the western boundary of the site. The center of each of these outdoor
areas would be set back approximately 125 feet from the centerline of the roadway. The future
exterior noise levels at the center of each of these areas was calculated to be 66 dBA Ldn.
Exterior noise levels at the proposed open spaces and playground would not exceed the City’s
exterior noise limit of 70 dBA Ldn. This would be a less-than-significant impact.
Proposed Commercial Uses
Ground-floor commercial uses are identified on the site plan (see Figure 2) at the western façade
of the hotel building along the northern boundary, at the northern façade of the hotel building along
the western boundary, at Building A, and at the northwestern façade of Building B. Additionally,
the site plan indicated a tavern located just south of South Street. At the hotel buildings, two patios
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and a plaza are identified as outdoor use areas; a plaza is shown between Buildings A and B; and
the tavern shows an outdoor seating area (7 in Figure 2).
While the type of commercial uses located on the ground-floors of the hotel buildings are not
available at this time, two patios and a plaza are proposed as outdoor use areas adjacent to these
commercial use areas. The patio located in the northwestern corner of the site would have direct
line-of-sight to Healdsburg Avenue, Mill Street, and the SMART train tracks. The center of this
patio would be in the approximate location of ST-9, which was predicted to have future exterior
noise levels of 71 dBA Ldn. The second patio adjacent to the commercial uses located in the hotel
buildings would be shielded from train noise and vehicular traffic along Mill Street by the
intervening proposed hotel buildings and the intervening existing building located to the west of
Healdsburg Avenue. However, the patio would have direct line-of-sight to Healdsburg Avenue,
with a setback of approximately 65 feet. At this distance, the future exterior noise levels would be
69 dBA Ldn. The proposed plaza, which is located between the two patios, would have direct lineof-sight to Healdsburg Avenue and Mill Street and would be shielded from train passbys by the
intervening hotel building. With a setback from the centerline of Healdsburg Avenue of
approximately 60 feet and a setback from the centerline of Mill Street of approximately 160 feet,
the future exterior noise levels at the plaza would be 70 dBA Ldn.
The proposed plaza located between Buildings A and B would be shielded from the train tracks
and the surrounding roadways by intervening project structures. With the center of the plaza set
back from the centerline of Healdsburg Avenue by 160 feet, the future exterior noise levels at this
plaza would be below 70 dBA Ldn.
The outdoor dining area of the proposed tavern would be shielded from train passbys along the
SMART tracks and from traffic along the existing surrounding roadways. While this outdoor area
would have direct line-of-sight to South Street, traffic along this roadway would be light and is not
expected to produce levels exceeding 70 dBA Ldn. Due to this area having a setback from the
centerline of Healdsburg Avenue of approximately 380 feet and intervening buildings providing
sufficient shielding, the future exterior noise levels at the outdoor dining area attached to the
proposed tavern would be below 70 dBA Ldn.
Exterior noise levels would exceed the City’s exterior noise limit of 70 dBA Ldn at the outdoor
patio located in the northwestern corner of the project site. However, the noise environment would
exceed the threshold by only 1 dBA and would be within the range of conditionally acceptable
noise levels. Therefore, the City could consider a future noise environment of 71 dBA Ldn
acceptable at this outdoor use area. Assuming the normally acceptable threshold of 70 dBA Ldn
would be required, this would be a significant impact.
Future Interior Noise Environment
Proposed Hotel and Residential Uses
Along the northern boundary of the project site, a hotel building and residential Buildings C, D,
and H are proposed. These buildings would have direct line-of-sight to the future train passby
along the SMART corridor. The northern-facing façades of each of these buildings would be set
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back from the edge of the tracks by approximately 50 feet at the hotel building in the northwest
corner to approximately 110 feet at the northeast corner of Building H. As stated in the CHAP
DEIR, future noise levels along the SMART corridor are estimated to reach 60 dBA Ldn at a
distance of 50 feet, assuming a train speed of 25 mph in the downtown Healdsburg area.
Additionally, the nearest building façade containing hotel rooms to Mill Street would be set back
from the centerline of the roadway by 130 feet. Using the noise attenuation calculations discussed
above, the exterior-facing units located in these buildings with direct line-of-sight to the train
tracks would be exposed to future exterior noise levels ranging from 56 dBA Ldn at the residential
Building H to 59 dBA Ldn at the residential Building C. The northern facing hotel rooms nearest
to Mill Street would be exposed to future exterior noise levels of 65 dBA Ldn at the rooms nearest
to Mill Street.
Buildings J and K would be shielded from vehicular traffic noise along the surrounding roadways
but would have direct line-of-sight to the train tracks. With setbacks from the edge of the tracks of
220 feet or more, the units facing the tracks would be exposed to future exterior noise levels below
60 dBA Ldn.
Proposed buildings located along the western boundary of the site would have direct line-of-sight
to traffic noise along Healdsburg Avenue. These buildings would include the hotel buildings and
residential Buildings A, B, F, I, M, and N. The hotel buildings with rooms for overnight stay that
face Healdsburg Avenue would have setbacks from the centerline of the roadway ranging from 50
to 70 feet. At these distances, the exterior-facing hotel rooms with direct line-of-sight to the
roadway would be exposed to future exterior noise levels ranging from 69 to 70 dBA Ldn.
The western façades of Buildings A and M would also have setbacks from the centerline of
Healdsburg Avenue of 50 feet, which would result in the units along the western façades being
exposed to future exterior noise levels of 70 dBA Ldn.
Buildings B, F, and I would have setbacks from the centerline of Healdsburg Avenue ranging from
130 to 270 feet, and these buildings would experience partial shielding from the surrounding
project buildings. Assuming no shielding affects, the units facing the roadway would be exposed
to future exterior noise levels ranging from 60 to 66 dBA Ldn.
Building N would be partially shielded from traffic noise along Healdsburg Avenue by Building
M, the existing fast food restaurant, and other existing commercial buildings adjacent to the site.
These buildings would be set back from the centerline of Healdsburg Avenue by approximately
165 feet at the southwest corner of the building to 190 feet at the northwest corner of the building.
Additionally, the southern façade of Building N would have direct line-of-sight to Exchange
Avenue, with the nearest façade set back approximately 30 feet from the centerline of the roadway.
At these distances, the exterior-facing units with direct line-of-sight to the roadways would be
exposed to future exterior noise levels ranging from 63 dBA Ldn along the western façade of
Building N at the northernmost part of the building to 70 dBA Ldn at the southernmost part of
Building N.
Four additional units, which would be three-story multi-family residential buildings, are proposed
to the south of Building O. These units would be shielded from Healdsburg Avenue traffic by
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Building N and would have direct line-of-sight to Exchange Avenue. The setbacks of these units
from the centerline of the roadway would range from 165 to 270 feet. At these distances, the
exterior-facing units with direct line-of-sight to Exchange Avenue would be exposed to future
exterior noise levels ranging from below 60 to 61 dBA Ldn.
Buildings O and P would have direct line-of-sight to Exchange Avenue but would be shielded by
traffic noise along Healdsburg Avenue by intervening project buildings. Additionally, the units
south of Building O and existing off-site commercial buildings would provide partial shielding
from traffic noise along Exchange Avenue. With setbacks of 285 feet or more from the centerline
of Exchange Avenue, the units facing the roadway would be exposed to future exterior noise levels
below 60 dBA Ldn, assuming no mitigation.
The remaining residential buildings, which would include E, G, and L would be shielded from
vehicular traffic noise and noise from train passbys by the intervening project buildings. These
buildings would receive adequate shielding such that the exterior-facing units in these buildings
would be exposed to future exterior noise levels at or below 60 dBA Ldn.
Interior noise levels would vary depending upon the design of the buildings (relative window area
to wall area) and the selected construction materials and methods. Standard commercial hotel
construction provides approximately 20 to 25 dBA of exterior-to-interior noise reduction,
assuming windows are closed. For exterior noise environments ranging from 65 to 70 dBA Ldn,
interior noise levels can typically be maintained below 45 dBA Ldn with the incorporation of an
adequate forced-air mechanical ventilation system in each hotel room, allowing the windows to be
closed. In noise environments of 70 dBA Ldn or greater, a combination of forced-air mechanical
ventilation and sound-rated construction methods are often necessary to meet the interior noise
level limit.
Future interior noise levels in the hotel rooms along the northern boundary, nearest to Mill Street,
would potentially be up to 45 dBA Ldn, while the exterior-facing rooms along the western façade
nearest to Healdsburg Avenue would potentially be exposed to future interior noise levels up to 50
dBA Ldn. The hotel rooms in the building adjacent to Healdsburg Avenue would exceed the City’s
interior noise standard of 45 dBA Ldn. This would be a potentially significant impact.
Standard residential construction provides approximately 15 dBA of exterior-to-interior noise
reduction, assuming the windows are partially open for ventilation. Standard construction with the
windows closed provides approximately 20 to 25 dBA of noise reduction in interior spaces. Where
exterior noise levels range from 60 to 65 dBA Ldn, the inclusion of adequate forced-air mechanical
ventilation is often the method selected to reduce interior noise levels to acceptable levels by
closing the windows to control noise. Where noise levels exceed 65 dBA Ldn, forced-air
mechanical ventilation systems and sound-rated construction methods are normally required. Such
methods or materials may include a combination of smaller window and door sizes as a percentage
of the total building façade facing the noise source, sound-rated windows and doors, sound-rated
exterior wall assemblies, and mechanical ventilation so windows may be kept closed at the
occupant’s discretion.
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Future interior noise levels in the units facing the train tracks in Buildings C, D, and H would be up
to 44 dBA Ldn, assuming standard residential construction methods and that windows are partially
open for ventilation. The exterior-facing units along the western façade of Buildings A and M and
the southern façade of Building N would potentially have future interior noise levels as high as 55
dBA Ldn, assuming standard residential construction methods and that windows are partially open
for ventilation. Buildings B, F, and I would potentially have future interior noise levels up to 51, 48,
and 45 dBA Ldn, respectively, assuming standard residential construction methods and that
windows are partially open for ventilation. Future interior noise levels at the southernmost units
located south of Building O would potentially be up to 46 dBA Ldn, assuming standard residential
construction methods and that windows are partially open for ventilation. The remaining buildings
would have future interior noise levels maintained at or below 45 dBA Ldn. This would be a
potentially significant impact.
Proposed Commercial Uses
The performance method enforced in the Cal Green Code requires that interior noise levels be
maintained at 50 dBA Leq(1-hr) or less during hours of operation, which are assumed to be daytime
hours of 7:00 a.m. to 10:00 p.m. for the proposed project, at the commercial uses.
The northwest corner of the proposed hotel buildings located along the northern boundary of the
project site would be a commercial use. As measured at the corner of Mill Street and Healdsburg
Avenue (ST-9), the existing exterior noise levels during daytime hours would range from 67 to 70
dBA Leq at the approximate setback of the proposed commercial building façade. Under future
conditions, the future noise levels would increase by 2 dBA, as discussed above. Therefore, the
future exterior noise levels estimated at the building façade of the commercial use in the northwest
corner of the site would range from 69 to 72 dBA Leq during daytime hours. This is consistent with
future plus project predicted peak hour results from TNM; therefore, these levels would represent
the worst-case hourly average noise levels during daytime hours.
The ground-level commercial uses in Building A and the hotel located along Healdsburg Avenue
would be set back approximately 50 feet from the centerline of the roadway. With existing hourly
average noise levels represented by the measurements made at LT-1 and assuming the 1 dBA
increase under future plus project conditions, these commercial uses would be exposed to future
exterior noise levels ranging from 61 to 70 dBA Leq(1-hr) during daytime hours.
The ground-level commercial use at Building B would have setbacks of 130 feet from the
centerline of Healdsburg Avenue. Based on the orientation of Buildings A and B, this commercial
use would be partially shielded from traffic noise along Healdsburg Avenue by Building A.
Assuming no shielding affects, this commercial use would be exposed to future exterior noise
levels ranging from 56 to 65 dBA Leq(1-hr) during daytime hours.
The proposed tavern, which is located between South Street and Building O, would be set back
from the centerline of Healdsburg Avenue by approximately 390 feet. At this distance, the daytime
noise levels would range from 48 to 57 dBA Leq(1-hr), assuming no shielding affects from the
intervening buildings.
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Standard construction materials for commercial uses would provide at least 20 to 25 dBA of noise
reduction in interior spaces. The inclusion of adequate forced-air mechanical ventilation systems
is normally required so windows may be kept closed at the occupants’ discretion.
Assuming 20 dBA exterior-to-interior reduction, the future interior noise levels at the commercial
uses in Building A, the hotel adjacent to Healdsburg Avenue, Building B, and the tavern would be
50 dBA Leq(1-hr) or below. However, the future interior noise levels at the commercial use in the
northwest corner would exceed the Cal Green Code threshold by 2 dBA. This is a potentially
significant impact.
Mitigation Measure NO-1:
CHAP EIR Mitigation Measure NO-1 requires in pertinent part:
The City shall ensure that new projects in the Plan area will comply with the Healdsburg
2030 General Plan’s Land Use Compatibility for Community Noise Environments
Guidelines and the City of Healdsburg Noise Ordinance by requiring acoustic analyses
to be conducted by a qualified noise specialist and by requiring implementation of the
recommendations of such analyses as follows:
•

For multi-family residential or motel/hotel projects proposed in areas where exterior
day/night average noise levels are, or are projected to exceed, 65 dBA Ldn (as shown
on Figure 11 of the Healdsburg 2030 General Plan Policy Document), the City shall
ensure that an acoustic analysis be prepared that recommends project improvements,
as needed, to maintain interior noise levels at or below 45 dBA Ldn. This can typically
be accomplished with the incorporation of an adequate forced air mechanical
ventilation system in the residential units to allow residents the option of controlling
noise by keeping the windows closed.

•

In areas where traffic noise levels exceed, or are projected to exceed, 70 dBA Ldn (along
the US 101 corridor, Mill Street, Healdsburg Avenue, or the Northwestern Pacific Rail
corridor as shown on Figure 11 of the Healdsburg 2030 General Plan Policy
Document), the City shall ensure that an acoustic analysis be prepared that recommends
project improvements, as needed, to maintain interior noise levels at or below 45 dBA
Ldn, to maintain exterior sounds levels below 65 dBA Ldn, and to maintain single-event
noise below 50 dBA Lmax in bedrooms and 55 dBA Lmax in other rooms. Potential
strategies may include, but are not limited to the inclusion of windows and doors with
high Sound Transmission Class (STC) ratings, and the incorporation of forced-air
mechanical ventilation systems necessary to meet 45 dBA Ldn and the Lmax noise limits.
Noise barriers may be necessary to shield outdoor activity areas.

In accordance with CHAP Mitigation Measure NO-1, this project-specific acoustic analysis was
prepared, and the improvements listed below are recommended in order to reduce the relevant
noise levels to acceptable thresholds. All of these recommended improvements should be imposed
by the City as conditions of approval as mandated by CHAP Mitigation Measure NO-1. These
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recommendations include the requirement of further acoustic analysis to be conducted (and
recommendations implemented) once project specifics have been determined, consistent with the
requirements of CHAP Mitigation Measure NO-1. Compliance with these conditions of approval
will ensure that noise levels at the project will not exceed the standards set forth in the General Plan,
that is, more than 65 dBA Ldn for outdoor uses, or more than 45 dBA Ldn for interior uses.
Future Exterior Noise Environment
For the proposed project, the patio in the northwest corner would have future exterior noise levels
exceeding the City’s normally acceptable threshold for commercial outdoor use areas by 1 dBA.
Assuming the City does not accept the conditionally acceptable threshold for this outdoor area,
meeting the normally acceptable conditions could be achieved by relocating the patio to a less
exposed location, such as areas that would be shielded by intervening project buildings or set back
at a greater distance from the noise source. A third alternative to reduce exterior noise levels at
the patio in the northwest corner to acceptable conditions is to construct a sound wall or a speciallydesigned barrier capable of reducing noise levels by up to 1 dBA. The recommended barrier would
be located around the perimeter of the patio and attach to the proposed commercial use building.
This would provide shielding from traffic along Healdsburg Avenue, Mill Street, and the adjacent
SMART tracks. The total length of the proposed barrier would be approximately 70 feet. The
proposed barrier would be continuous from grade to top, with no cracks or gaps, and have a
minimum surface density of three lbs/ft2 (e.g., one-inch thick marine-grade plywood, ½-inch
laminated glass, concrete masonry units (CMU)). A barrier height of 5 feet would be sufficient for
breaking the line-of-sight to the roadways and the tracks and reducing noise levels to 70 dBA Ldn
or less. The barrier height shall be measured relative to the elevation of the patio. Figure 3 shows
the proposed location of the barrier.
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FIGURE 3

Proposed 5-foot Sound Wall at the Patio in the Northwest Corner of the Site

The final recommendations for the sound wall shall be confirmed when detailed site plans and
grading plans are available, in order to ensure that exterior noise levels at the northwest patio
would be reduced to acceptable levels.
Future Interior Noise Environment
The following recommendations shall be imposed as conditions of approval for the proposed
project to ensure that noise levels are reduced to acceptable levels:
•

Hotel rooms within 100 feet of the centerline of Healdsburg Avenue shall require windows
with a sufficient STC rating and adequate forced-air mechanical ventilation to meet the City’s
noise standard of 45 dBA Ldn.. Preliminary calculations indicate that an STC rating of 30
should meet this requirement.

•

For apartments with direct line-of-sight to Healdsburg Avenue that are located with 100 feet
of the centerline, windows and doors would require a minimum STC rating of 30 to meet the
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City’s 45 dBA Ldn interior noise standard. The residential units in Building N which are located
within 100 feet of Exchange Avenue would also require windows and doors with a minimum
STC rating of 30 to meet the 45 dBA Ldn standard. For apartments located 100 to 175 feet from
the centerline of Healdsburg Avenue with direct line-of-sight to the traffic noise and
apartments located between 100 and 175 feet of Exchange Avenue, windows and doors would
require a minimum STC rating of 28.
•

All other units, including the units with direct line-of-sight to the railroad tracks and the units
south of Building O, would meet the City’s interior noise standard with standard residential
construction materials with the incorporation of forced-air mechanical ventilation.

•

Provide forced-air mechanical ventilation, as determined by the City, for all residences and
hotel rooms on the project site, so that windows can be kept closed at the occupant’s discretion
to control interior noise and achieve the interior noise standards.

•

Forced-air mechanical ventilation is required at the commercial unit in the northwest corner,
adjacent to the turn-about at Mill Street and Healdsburg Avenue, to meet the Cal Green Code
of 50 dBA Leq(1-hr) during daytime hours.

•

Once final site plans, building elevations, and floor plans are available, an acoustic analysis
shall be prepared that identifies needed noise insulation features to maintain interior noise
levels at or below 45 dBA Ldn, as specified by Mitigation Measure NO-1 of the CHAP DEIR.

Mitigation Measure 1:
Impact 2a:

No further mitigation required.

Exposure to Excessive Groundborne Vibration due to Railroad Operations.
Vibration levels generated by future freight and passenger trains passing the project
site would exceed the FTA guidelines for compatible vibration levels at the hotel
and multi-family residences. The incorporation of Mitigation Measure NO-2a of
the CHAP DEIR as part of the project would result in a less-than-significant
impact.

Currently, the railroad tracks located along the northern boundary of the project site are inactive.
However, future SMART trains and freight trains are expected to revive the tracks, with
Healdsburg’s historic depot located along Hudson Street to the northeast of the project site
identified as the future SMART station. The station is slated for development as a transit center
for Sonoma County Transit and would include parking for about 75 railroad cars. According to the
Draft Supplemental EIR conducted in March 2008 for the SMART train, 10 daily freight trains are
expected along the tracks, nine of which would occur during SMART’s off-peak daytime period
and one would occur in the early evening (between 7:00 p.m. and 10:00 p.m.). While a SMART
train schedule is not currently available, trains are expected to come every 30 minutes during peak
daytime hours, which is anticipated to be during rush hour periods in the morning and evening.
Assuming the maximum number of train passbys in a day, the project site could potentially be
exposed to more than 70 train passbys a day.
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The City of Healdsburg has adopted the U.S. Department of Transportation, Federal Transit
Administration’s (FTA) vibration impact assessment criteria for use in evaluating vibration
impacts associated with development projects adjacent to rail lines. The FTA vibration impact
criteria are based on maximum overall levels for a single event. The impact criteria for
groundborne vibration are shown above in Table 6. Assuming maximum daily train passbys, the
train activity would be considered frequent events (more than 70 events of the same source per
day). Since the proposed hotel and proposed multi-family residential buildings would be
constructed adjacent to the tracks, a significant impact would occur if the occupants would be
exposed to railroad vibration levels exceeding 72 VdB.
According to Impact NO-2 of the CHAP EIR, trains passing by the project site could exceed the
FTA guidelines if new buildings containing residences (or buildings where people normally sleep,
such as hotels) are constructed within 100 feet of the tracks. The project’s site plan indicates that
the proposed hotel’s northern facade would be approximately 50 feet from the edge of the tracks,
while the adjacent residential buildings would range from 80 to 110 feet from the edge of the
tracks. Since the proposed buildings would be within 100 feet of the tracks, vibration levels
resulting from future train passbys could exceed the FTA guidelines. Therefore, Mitigation
Measure NO-2a of the CHAP EIR would apply to the proposed project.
Mitigation Measure NO-2a: The City shall ensure an acoustic analysis is conducted by a
qualified noise specialist for structures within 100 feet of the centerline of the railroad and that the
recommendations of the analysis are implemented. The analysis shall specify measures including,
but not limited to, setbacks and structural design features that will reduce vibration levels at or
below the guidelines of the FTA Groundborne Vibration Impact Criteria.
Since increased setbacks would not be feasible for the proposed project, structural design features
would be the optimal solution. Constructing larger/heavier buildings and foundations can help
reduce vibration. Other specific recommendations would be dependent on multiple variables, such
as the present condition of the tracks and the type and characteristics of soils and subsurface
conditions between the rails and the structure. Solutions to control the transmission of groundborne
vibration from the tracks to the structures are subterranean in nature, such as the use of open
trenches, underground sheet piling wall barriers, and sub-grade stiffening between the building
and the train tracks. If an underground parking garage is proposed under the buildings, an
alternative may be to extend the below-ground garage beyond the building façade to create
underground shielding effects with a subterranean wall. During final design when the subsurface
conditions are known, and more building and elevation details are available, a site-specific study
would have to be conducted to properly assess feasible solutions to mitigate groundborne
vibration. This analysis shall be completed, and its recommendations incorporated into the project,
prior to issuance of building permits.
Mitigation Measure 2a:
Impact 2b:

No further mitigation required.

Exposure to Excessive Groundborne Vibration due to Construction.
Construction-related vibration levels resulting from activities at the project site are
not expected to exceed 0.3 in/sec PPV at the nearest land uses. This is a less-thansignificant impact.
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The construction of the project may generate perceptible vibration when heavy equipment or
impact tools (e.g. jackhammers, hoe rams) are used. Construction activities would include site
preparation work, foundation work, and new building framing and finishing. The CHAP EIR
included mitigation measures to address pile driving, but these measures will not be required based
on the type of construction for the project, which the applicant confirms does not require the use
of pile driving equipment. In addition, the City will impose a condition of approval requiring that
cover sheets for all building permits must document that no pile driving will be allowed.
For structural damage, the California Department of Transportation recommends a vibration limit
of 0.5 in/sec PPV for buildings structurally sound and designed to modern engineering standards,
0.3 in/sec PPV for buildings that are found to be structurally sound but where structural damage is
a major concern, and a conservative limit of 0.08 in/sec PPV for ancient buildings or buildings that
are documented to be structurally weakened. Healdsburg’s historic train depot, which is located to
the north of the project site, opposite the future SMART railroad tracks, may be considered to be
fragile. Therefore, groundborne vibration levels exceeding 0.08 in/sec PPV at this structure or 0.3
in/sec PPV at any other surrounding sensitive land use would have the potential to result in a
significant vibration impact.
Table 10 presents typical vibration levels that could be expected from construction equipment at a
distance of 25 feet. Project construction equipment, such as vibratory rollers, may generate
vibration levels up to 0.21 in/sec PPV at a distance of 25 feet. Other activities, such as drilling, the
use of jackhammers, rock drills and other high-power or vibratory tools, and rolling stock
equipment (tracked vehicles, compactors, etc.), may generate substantial vibration in the
immediate vicinity. Jackhammers typically generate vibration levels of 0.035 in/sec PPV, and
drilling typically generates vibration levels of 0.09 in/sec PPV at a distance of 25 feet. Vibration
levels would vary depending on soil conditions, construction methods, and equipment used.
To assess the worst-case for potential damage to structures at surrounding sensitive receptors, the
distances provided here are measured from the property line of the project site to the nearest
sensitive structures. The fast-food restaurant adjacent to the site in the southwest corner would be
approximately 35 feet from the shared property line. At this distance, vibration levels would reach
0.15 in/sec PPV. The nearest commercial building to the south of the site, opposite Exchange
Avenue, would be approximately 55 feet from the project’s property line. At this distance,
vibration levels would be at or below 0.09 in/sec PPV. Commercial buildings to the west, opposite
Healdsburg Avenue, would be approximately 80 feet from the property line, and at this distance,
construction equipment would generate levels up to 0.06 in/sec PPV at this distance.
The nearby hotel, which is approximately 140 feet to the southeast of the project site, would be
exposed to vibration levels up to 0.03 in/sec PPV. Existing residences are located approximately
400 feet to the northeast of the project site and approximately 425 feet to the southeast of the
project site. At these distances, the residences would be exposed to vibration levels at or below
0.01 in/sec PPV. The historic train depot is approximately 320 feet from the project site, and at
this distance, construction activities would generate levels at or below 0.01 in/sec PPV.
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Mitigation Measure NO-2b of the CHAP DEIR only applies to historic structures located within
100 feet of the project site. Since the train depot would be over 300 feet from the project site, this
mitigation measure would not apply to the proposed project.
Vibration levels at the nearby sensitive uses would not exceed the 0.3 in/sec PPV threshold. This
is a less-than-significant impact.
TABLE 10

Vibration Source Levels for Construction Equipment

Equipment
Pile Driver (Impact)
Pile Driver (Sonic)
Clam shovel drop
Hydromill (slurry wall)

PPV at 25 ft. (in/sec)

Approximate Lv
at 25 ft. (VdB)

1.158
0.644
0.734
0.170
0.202
0.008
0.017
0.210
0.089
0.089
0.089
0.076
0.035
0.003

112
104
105
93
94
66
75
94
87
87
87
86
79
58

upper range
typical
upper range
typical
in soil
in rock

Vibratory Roller
Hoe Ram
Large bulldozer
Caisson drilling
Loaded trucks
Jackhammer
Small bulldozer

Source: Transit Noise and Vibration Impact Assessment, United States Department of Transportation, Office of
Planning and Environment, Federal Transit Administration, May 2006.

Mitigation Measure 2b:
Impact 3:

None required.

Temporary Construction Noise. Existing noise-sensitive land uses would be
exposed to a temporary increase in ambient noise levels due to project construction
activities. The incorporation of the noise-reducing construction controls described
in Mitigation Measure NO-3a of the CHAP DEIR as part of the project would result
in a less-than-significant temporary noise impact.

Noise impacts resulting from construction depend upon the noise generated by various pieces of
construction equipment, the timing and duration of noise-generating activities, and the distance
between construction noise sources and noise-sensitive areas. Construction noise impacts
primarily result when construction activities occur during noise-sensitive times of the day (e.g.,
early morning, evening, or nighttime hours), the construction occurs in areas immediately
adjoining noise-sensitive land uses, or when construction lasts over extended periods of time.
Construction activities in the City of Healdsburg are allowable between the hours of 7:30 a.m. and
6:00 p.m. Monday through Saturday, as specified in the City’s Municipal Code. Assuming that all
construction activities for the proposed project are limited to these hours, noise generated by
construction activities would be exempt from the sound level standards in Table IV.L-5. It is also
assumed that the proposed project would adhere to Implementation Measure S-25 of the City’s
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General Plan, which provides the following noise-reducing measures to minimize the potential for
a significant impact at noise-sensitive receptors:
•

Equip internal combustion engine-driven equipment with intake and exhaust mufflers that are
in good condition and are appropriate for the equipment.

•
•

Locate stationary noise-generating equipment as far as possible from sensitive receptors in the
vicinity.
Utilize "quiet" air compressors and other stationary noise sources where technology exists.

•

Erect temporary noise control blanket barriers in a manner to shield noise sensitive uses.

•

Control noise levels from workers’ amplified music so that sounds are not audible sensitive
receptors in the vicinity.

•

Designate a “disturbance coordinator” responsible for responding to complaints about project
construction noise and taking reasonable measures to correct the problem. Conspicuously post
a telephone number for the disturbance coordinator at the construction site and include it in
any notice sent to neighbors regarding the construction schedule.

Assuming that project construction occurs during the City’s allowing hours and that the above
noise-reducing measures are implemented into the project, a significant impact would occur where
noise from construction activities exceeds 60 dBA Leq at noise-sensitive land uses or 70 dBA Leq
at commercial land uses and exceeds the ambient noise environment by at least 5 dBA Leq in the
project vicinity for a period exceeding one year.
The nearest residential and hotel land uses would have ambient daytime noise levels ranging from
45 to 64 dBA Leq, as measured at ST-6, ST-7, and LT-2. Residential land uses located to the north
of the project site, opposite the railroad tracks, would have existing daytime noise levels ranging
from 57 to 61 dBA Leq, as measured at ST-2, ST-3, and ST-10. Existing commercial uses in the
project vicinity would be represented by measurements made at ST-8, ST-9, LT-1, and LT-3. At
these measurement locations, ambient daytime noise levels ranged from 60 to 70 dBA Leq.
The proposed project would be constructed in phases; however, details of construction phasing
were not available at the time of this study. Additionally, a list of construction equipment, and a
detailed construction schedule were also not available. The project is expected to begin in late
2017 or early 2018, and full project buildout is expected to be completed by the beginning of 2024.
During each stage of construction, there would be a different mix of equipment operating, and
noise levels would vary by stage and vary within stages, based on the amount of equipment in
operation and the location at which the equipment is operating. The typical range of maximum
instantaneous noise levels would be 78 to 90 dBA Lmax at a distance of 50 feet (see Table 11).
Table 12 shows the average noise level ranges, by construction phase. Hourly average noise levels
generated at residential construction sites would range from about 65 to 88 dBA Leq at a distance
of 50 feet from the center of a busy construction site. For a hotel or commercial land use,
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construction noise, as measured at a distance of 50 feet from the center of a busy construction site,
would range from 75 to 89 dBA Leq.
Construction-generated noise levels drop off at a rate of about 6 dBA per doubling of the distance
between the source and receptor. Shielding by buildings or terrain often result in lower
construction noise levels at distant receptors. Once construction moves indoors, minimal noise
would be generated at off-site locations.
Based on the typical hourly average noise levels provided in Table 12, hourly average noise levels,
as measured at each of the surrounding land uses, are summarized in Table 13.
TABLE 11

CONSTRUCTION EQUIPMENT 50-FOOT NOISE EMISSION LIMITS

Equipment Category

Arc Welder
Auger Drill Rig
Backhoe
Bar Bender
Boring Jack Power Unit
Chain Saw
Compressor3
Compressor (other)
Concrete Mixer
Concrete Pump
Concrete Saw
Concrete Vibrator
Crane
Dozer
Excavator
Front End Loader
Generator
Generator (25 KVA or less)
Gradall
Grader
Grinder Saw
Horizontal Boring Hydro Jack
Hydra Break Ram
Impact Pile Driver
Insitu Soil Sampling Rig
Jackhammer
Mounted Impact Hammer (hoe ram)
Paver
Pneumatic Tools
Pumps
Rock Drill
Scraper
Slurry Trenching Machine
37

Lmax Level (dBA)1,2

Impact/Continuous

73
85
80
80
80
85
70
80
85
82
90
80
85
85
85
80
82
70
85
85
85
80
90
105
84
85
90
85
85
77
85
85
82

Continuous
Continuous
Continuous
Continuous
Continuous
Continuous
Continuous
Continuous
Continuous
Continuous
Continuous
Continuous
Continuous
Continuous
Continuous
Continuous
Continuous
Continuous
Continuous
Continuous
Continuous
Continuous
Impact
Impact
Continuous
Impact
Impact
Continuous
Continuous
Continuous
Continuous
Continuous
Continuous
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Equipment Category

Lmax Level (dBA)1,2

Impact/Continuous

80
80
84
84
85
80
95
85

Continuous
Continuous
Continuous
Continuous
Continuous
Continuous
Continuous
Continuous

Soil Mix Drill Rig
Street Sweeper
Tractor
Truck (dump, delivery)
Vacuum Excavator Truck (vac-truck)
Vibratory Compactor
Vibratory Pile Driver
All other equipment with engines larger than 5
HP

Notes: 1 Measured at 50 feet from the construction equipment, with a “slow” (1 sec.) time constant.
2
Noise limits apply to total noise emitted from equipment and associated components operating at full power while engaged in its intended
operation.
3
Portable Air Compressor rated at 75 cfm or greater and that operates at greater than 50 psi.

TABLE 12

Typical Ranges of Construction Noise Levels at 50 Feet, Leq (dBA)

I

Domestic Housing
II

Office Building,
Hotel, Hospital,
School, Public
Works
I
II

Industrial Parking
Garage, Religious
Amusement &
Recreations, Store,
Service Station
I
II

Public Works
Roads & Highways,
Sewers, and
Trenches
I
II

Ground
Clearing

83

83

84

84

84

83

84

84

Excavation

88

75

89

79

89

71

88

78

Foundations

81

81

78

78

77

77

88

88

Erection

81

65

87

75

84

72

79

78

Finishing

88

72

89

75

89

74

84

84

I - All pertinent equipment present at site.
II - Minimum required equipment present at site.

Source: U.S.E.P.A., Legal Compilation on Noise, Vol. 1, p. 2-104, 1973.
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TABLE 13

Estimated Construction Noise Levels at the Nearby Land Uses
Calculated Hourly Average Leq, dBAa

Phase

Ground
Clearing
Excavation
Foundations
Erection
Finishing

Southeast
Hotel
(115ft)b

Southeast
Residential
(385ft)b

North
Residential
(390ft)b

Adjacent
Commercial
(20ft)b

South
Commercial
(55ft)b

West
Commercial
(75ft)b

West
Commercial
(75ft)c

76

65

65

91

82

80

81

68-80
74
58-74
65-81

57-70
63
47-63
54-70

57-70
63
47-63
54-70

83-96
89
73-89
80-96

74-87
80
64-80
71-87

72-85
78
62-78
69-85

76-86
75
72-84
72-86

a

All calculated hourly average noise levels assume direct line-of-sight to the construction site and do not account for intervening buildings.
Hourly average noise levels were calculated based on the Domestic Housing levels from Table 12.
c
Hourly average noise levels were calculated based on the Office Building, Hotel, Hospital, School, Public Works levels from Table 12.
b
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As shown in Table 13, construction noise is expected to exceed 60 dBA Leq and exceed ambient
levels by more than 5 dBA Leq at nearby residences during the excavation and finishing stages and
at the nearby hotel during each construction phase. Construction noise is expected to exceed 70
dBA Leq and exceed ambient levels by more than 5 dBA Leq at the adjacent fast-food restaurant and
at the nearby commercial buildings throughout project construction.
Reasonable regulation of the hours of construction, as well as regulation of the arrival and
operation of heavy equipment and the delivery of construction materials, are necessary to protect
the health and safety of persons, promote the general welfare of the community, and maintain the
quality of life.
Construction activities shall be conducted in accordance with the provisions of the City’s
Municipal Code, which limits construction hours to between 7:30 a.m. and 6:00 p.m. Monday
through Saturday and prohibits construction on Sundays and holidays. Further, the City’s General
Plan provides a list of noise-reducing measures in Implementation Measure S-25 that would further
reduce noise-generated by the construction of the proposed project. However, the proposed project
would take up to six years to construct. This would be a potentially significant impact. In the
CHAP DEIR, projects proposed in the Plan area similarly were determined to result in a potentially
significant impact and would require the implementation of Mitigation Measure NO-3a for
temporary construction noise.
Mitigation Measure NO-3a: For large or complex construction projects with anticipated
construction durations exceeding one year, a construction noise logistics plan shall be prepared
that specifies allowable hours of construction, noise and vibration minimization measures, posting
or notification of construction schedules, and designation of a noise disturbance coordinator, who
would respond to neighborhood complaints. The individual measures of this plan shall be required
to be in place prior to the start of construction, and implemented during construction to reduce
noise impacts on neighboring residents and other uses. A typical construction noise logistics plan
would include, but not be limited to, the following measures to reduce construction noise levels as
low as practical:
•

Equip internal combustion engine-driven equipment with intake and exhaust mufflers that are
in good condition and are appropriate for the equipment.

•

Locate stationary noise-generating equipment as far as possible from sensitive receptors in the
vicinity.

•

Locate staging areas and construction material areas as far away as possible from adjacent land
uses.

•

Prohibit all unnecessary idling of internal combustion engines.

•

Utilize "quiet" air compressors and other stationary noise sources where technology exists.

•

Erect temporary noise control blanket barriers in a manner to shield noise-sensitive uses.
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•

Control noise levels from workers' amplified music so that sounds are not audible sensitive
receptors in the vicinity.

•

If impact pile driving is proposed, multiple-pile drivers shall be considered to expedite
construction. Although noise levels generated by multiple pile drivers would be higher than
the noise generated by a single pile driver, the total duration of pile driving activities would be
reduced. (Not relevant for the proposed project)

•

If impact pile driving is proposed, temporary noise control blanket barriers shall shroud pile
drivers or be erected in a manner to shield the adjacent land uses. Such noise control blanket
barriers can be rented and quickly erected. (Not relevant for the proposed project)

•

If impact pile driving is proposed, foundation pile holes shall be pre-drilled to minimize the
number of impacts required to seat the pile. Pre-drilling foundation pile holes is a standard
construction noise control technique. Pre-drilling reduces the number of blows required to seat
the pile. Notify all adjacent land uses of the construction schedule in writing. (Not relevant for
the proposed project)

•

Designate a "disturbance coordinator" responsible for responding to complaints about project
construction noise and taking reasonable measures to correct the problem. Conspicuously post
a telephone number for the disturbance coordinator at the construction site and include it in
any notice sent to neighbors regarding the construction schedule.

Implementing this list of mitigation measures during all phases of construction activity would
minimize the exposure of neighboring properties to excessive construction noise. In combination
with the limitations on hours as set forth in the Municipal Code, these mitigation measures would
reduce construction period noise impacts to a less-than-significant level.
Mitigation Measure 3:
Impact 4a:

No further mitigation required.

Substantial Permanent Noise Level Increase – Traffic. The proposed project
would not result in a substantial permanent noise level increase at the existing
noise-sensitive land uses in the project vicinity. This is a less-than-significant
impact.

Typically, a significant permanent noise increase would occur if the project would increase noise
levels at noise-sensitive receptors by 3 dBA Ldn or greater where future ambient noise levels
exceed 60 dBA Ldn. Where future ambient noise levels are at or below 60 dBA Ldn, noise level
increases of 5 dBA Ldn or greater would be considered significant. According to the 2030 Noise
Contour figure in the City’s General Plan, the future noise levels at the surrounding noise-sensitive
land uses would range from 60 to 65 dBA Ldn. Therefore, a significant impact would occur if traffic
due to the proposed project would permanently increase ambient levels by 3 dBA Ldn or more. For
reference, a 3 dBA Ldn increase would occur if existing traffic volumes along a roadway segment
doubled with the inclusion of project traffic volumes.
The proposed project would be completed in phases, and the project’s traffic study included
existing conditions, existing plus Phase 1 traffic, 2024 background (no project), and 2024
41
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background plus project, which is assumed to be full project buildout. To determine the permanent
noise level increase due to project-generated traffic, the peak hour existing plus Phase 1 traffic
volumes were compared to the peak hour existing traffic volumes to determine the impact of Phase
1 along the roadway segments included in the traffic study. Additionally, the 2024 background
plus project traffic volumes were compared to the 2024 background (no project) traffic volumes
to determine the impact of full project buildout along the roadway segments in the project vicinity.
Each comparison was completed using the following equation:
𝑣𝑝𝑝

𝑇𝑟𝑎𝑓𝑓𝑖𝑐 𝐼𝑛𝑐𝑟𝑒𝑎𝑠𝑒 = 10𝑙𝑜𝑔 (𝑣 )
𝑛𝑝

(2)

Where vpp represents the traffic volumes for the plus project scenarios and vnp represents traffic
volumes for the no project scenarios.
When comparing the existing plus Phase 1 traffic volumes to the existing traffic volumes using
Equation 2, the Phase 1 traffic noise level increase was estimated to be less than 1 dBA Ldn along
all segments included in the study. When comparing the 2024 background plus project volumes to
the 2024 background (no project) volumes using Equation 2, the full project buildout traffic noise
level increase was estimated to be 1 dBA Ldn or less along all segments included in the study.
Therefore, the permanent noise level increase due to this project-generated traffic increase at the
sensitive receptors in project vicinity would be up to 1 dBA Ldn. The proposed project would not
cause a substantial permanent noise level increase at the nearby sensitive receptors. This is a lessthan-significant impact.
Mitigation Measure 4a:
Impact 4b:

None required.

Substantial Permanent Noise Level Increase – Mixed-Use Development. The
proposed project could generate noise in excess of standards established in the
City’s General Plan and Municipal Code at the nearby sensitive receptors. The
implementation of the project-specific noise control features contained in this
acoustic analysis, such as noise barriers and sound-rated windows, as required by
Mitigation Measure NO-1 in the CHAP DEIR, would ensure that the City’s exterior
and interior noise thresholds are achieved. The implementation of these controls in
accordance with CHAP EIR Mitigation Measure NO-1 would result in a less-thansignificant impact.

Mechanical Equipment Noise
The City has established exterior sound level standards to be enforced at residentially-zoned
properties, which would include hotels since occupants would be sleeping within the rooms, of 65
dBA L10 during daytime hours (i.e., between 7:00 a.m. and 8:00 p.m.) or 55 dBA L10 during
nighttime hours (i.e., between 8:00 p.m. and 7:00 a.m.), when the residential or hotel properties
are adjacent to industrial- or office-zoned properties. The City also limits noise received on
commercially- and industrial-zoned properties. According to Table IV.L-5 of the Municipal Code,
noise measured on commercially-zoned properties would need to be below 65 dBA L10 during
daytime hours and below 60 dBA L10 during nighttime hours, and noise measured on industrial42
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zoned properties need to be maintained at or below 75 dBA L10 during daytime hours and at or
below 70 dBA L10 during nighttime hours.
Multi-family residential buildings, hotels, and commercial use buildings typically require various
mechanical equipment, such as air conditioners, exhaust fans, and air handling equipment for
ventilation of the buildings. There are a number of variables inherent in the mechanical equipment
needs of the project (number and types of units, locations, size, housing, specs, etc.), and this
information was not available at the time of this study.
Typical equipment for residences have noise levels of 60 dBA Leq at a distance of eight feet, while
at hotels, noise levels for typical air conditioning units and heat pumps would be 60 dBA Leq at a
distance of 50 feet. Typical noise levels for air conditioning units and heat pumps at commercial
buildings would range from about 63 to 67 dBA Leq at a distance of 50 feet.
The nearest noise-sensitive land use would be a hotel located to the southeast of the project site,
opposite Exchange Avenue. The distance from the hotel property line to the nearest possible
building façade located on the project site, which is labeled as building Q in the site plan and in
Figure 1, is approximately 200 feet. This proposed building would be a residential apartment
building. At a distance of 200 feet, the mechanical equipment noise from the residential building
would be below 40 dBA Leq.
Existing commercial uses are located adjacent to the project site, with the shared property line
approximately 20 feet from the nearest proposed residential building façade where mechanical
equipment could potentially be located; approximately 70 feet to the south of the project site,
opposite Exchange Street; and approximately 80 feet from to the west, opposite Healdsburg
Avenue. At the property line of the adjacent commercial land use, mechanical equipment noise
generated at the nearest residential buildings would be 52 dBA Leq. At the property line of the
commercial use to the south, mechanical equipment noise levels generated from the nearest
residential buildings would be 41 dBA Leq. The nearest proposed project buildings to the
commercial properties to the west, opposite Healdsburg Avenue, would be the commercial retail
buildings. At a distance of 80 feet from the property line of the nearest existing commercial uses,
the mechanical equipment from the proposed commercial retail buildings would be up to 63 dBA
Leq, respectively. There would also be existing industrial uses adjoining the project site to the east.
The nearest proposed project building would be a residential building. The nearest façade where
mechanical equipment could potentially be located would be within 20 feet of the shared property
line. At this distance, mechanical equipment noise generated at the proposed residential buildings
would be 52 dBA Leq.
Based on these findings, noise associated with mechanical equipment is expected to exceed the
City’s nighttime noise standards at the nearest commercial uses located to the west of the project
site, assuming a worst-case scenario with regard to the location of the equipment. Additionally,
the mechanical equipment noise at the future on-site would potentially exceed the City’s daytime
and nighttime noise standards. This would be a significant impact.
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Truck Loading and Unloading
Truck deliveries to the commercial buildings and hotel would have the potential to generate noise.
Based on the expected size of the commercial uses, medium-sized trucks are expected to be used
at these locations. Additionally, garbage truck pickups would be a regular occurrence.
Medium trucks would generate maximum noise levels ranging from 65 to 70 dBA Lmax at a
distance of 50 feet, with backup alarms potentially reaching levels up to 75 dBA Lmax. Delivery
service doors or loading docks were not identified in the site plan, and the frequency of deliveries
or trash pickup was not provided at the time of this study.
Assuming worst-case conditions, deliveries at the commercial buildings would potentially be made
along the access roadway that circles through the site. The two buildings in the site plan and in
Figure 1 that are identified as buildings 2 would both include commercial retail, and the building
labeled as building 9 would have a tavern. The roadway outside of the buildings would be the most
likely location for deliveries. Deliveries at the commercial retail buildings would be approximately
95 feet from the nearest existing commercial use, which is located opposite Healdsburg Avenue to
the west. At this distance, truck loading and unloading activities would range from 59 to 64 dBA
Lmax, with backup alarms up to 69 dBA Lmax. From ambient measurements made at LT-1, existing
maximum noise levels at this existing commercial use would typically range from 75 to 85 dBA
Lmax during daytime hours. The noise levels generated by delivery trucks at the project site would
fall below the range of existing ambient conditions at the nearby existing commercial land uses.
The proposed tavern would be approximately 170 feet from the shared property line of the adjacent
industrial storage uses. At this distance, truck deliveries would result in levels ranging from 54 to
59 dBA Lmax, with backup alarms generating levels up to 64 dBA Lmax. LT-2 was made in the
vicinity of the adjacent industrial use receptor, and maximum instantaneous levels typically ranged
from 65 to 75 dBA Lmax at LT-2. Truck deliveries at the tavern would result in levels below the
range of ambient conditions.
Loading and unloading activities at the proposed hotel could potentially occur in the northernmost
corner of the project site, approximately 95 feet from the nearest existing commercial land use. At
this distance, truck loading and unloading activities would range from 59 to 64 dBA Lmax, with
backup alarms up to 69 dBA Lmax. These levels fall below the range of existing ambient noise
levels measured at LT-1.
Since truck deliveries from the proposed project would not generate levels in excess of the existing
ambient conditions, the proposed project is not expected to result in a significant impact. Further,
Section 9.32.060 of the City’s Municipal Code exempts delivery trucks associated with loading
and unloading activities from the noise standards stated in the Section 9.32.080 of the Municipal
Code. Therefore, this is considered a less-than-significant impact.
Mitigation Measure NO-1: See pertinent text excerpted above under Impact 1.
In accordance with CHAP Mitigation Measure NO-1, this project-specific acoustic analysis was
prepared, and the improvements listed below are recommended in order to reduce the relevant
noise levels to acceptable thresholds. All of these recommended improvements should be imposed
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by the City as conditions of approval as mandated by CHAP Mitigation Measure NO-1. These
recommendations include the requirement of further acoustic analysis to be conducted (and
recommendations implemented) once project specifics have been determined, consistent with the
requirements of CHAP Mitigation Measure NO-1. Compliance with these conditions of approval
will ensure that noise levels at the project will not exceed the applicable thresholds set forth in the
General Plan.

Mechanical Equipment Noise
Prior to issuance of building permits, noise generated by mechanical equipment on the proposed
project site shall be analyzed to ensure the City’s noise standards are met at the on-site and off-site
receptors. As part of this study, mechanical equipment shall be selected and designed to reduce
impacts on surrounding uses to meet the City’s noise level requirements. A qualified acoustical
consultant shall be retained to conduct the study and to review mechanical noise, as these systems
are selected, to determine specific noise reduction measures necessary to reduce noise to comply
with the City’s noise level requirements. Noise reduction measures could include, but are not
limited to, selection of equipment that emits low noise levels and/or the installation of noise
barriers, such as enclosures and parapet walls, to block the line-of-sight between the noise source
and the nearest receptors. Alternate measures may include locating equipment in less noisesensitive areas, such as the rooftop of the buildings away from the buildings’ edges that are nearest
to the adjacent properties, where feasible.
The implementation of the above requirements would ensure that mechanical equipment noise
levels will be reduced to acceptable levels.
Mitigation Measure 4b:

Impact 5:

No further mitigation required.

Cumulative Traffic Noise Increase. The proposed project would not make a
cumulatively considerable contribution to future noise levels at residential land uses
in the vicinity. This is a less-than-significant impact.

A significant cumulative impact would occur if two criteria are met: 1) if the cumulative traffic
noise level increase was 3 dBA Ldn or greater for future levels exceeding 60 dBA Ldn or was 5
dBA Ldn or greater for future levels at or below 60 dBA Ldn; and 2) if the project would make a
“cumulatively considerable” contribution to the overall traffic noise increase. A “cumulatively
considerable” contribution would be defined as an increase of 1 dBA Ldn or more attributable
solely to the proposed project.
The traffic study for the proposed project included future 2030 (no project) and future 2030 plus
project traffic scenarios. Both of these future traffic volumes were compared to existing traffic
volumes to determine the noise level increase under both conditions using a calculation similar to
Equation 2. Equation 3 was used for comparing the future traffic volumes to the existing traffic
volumes:
𝑣

𝑇𝑟𝑎𝑓𝑓𝑖𝑐 𝐼𝑛𝑐𝑟𝑒𝑎𝑠𝑒 = 10𝑙𝑜𝑔 (𝑣 𝑓𝑢𝑡𝑢𝑟𝑒 )
𝑒𝑥𝑖𝑠𝑡𝑖𝑛𝑔
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Where vfuture represents either the future plus project or future (no project) traffic volumes and
vexisting represents traffic volumes for existing scenario.
When comparing both future traffic volumes (with and without the project) to the existing, a
traffic-generated noise level increase of up to 5 dBA Ldn was estimated along Exchange Avenue
east of Healdsburg Avenue, up to 4 dBA Ldn along Front Street north of Healdsburg Avenue, and
up to 2 dBA Ldn along all other roadway segments in the project vicinity. However, the increase
along each roadway segment was the same under both future scenarios. Therefore, the project’s
contribution to the traffic noise increase would be less than 1 dBA Ldn. The project would not make
a cumulatively considerable contribution to increased noise levels. This would be a less-thansignificant impact.
Mitigation Measure 5:
Impact 6:

None required.

Public and Private Airport Noise. The proposed project would be located outside
the airport influence area of the Hayward Executive Airport and the Oakland
International Airport. Excessive noise exposure to noise-sensitive receptors in the
project area would not result. No private airstrips are located within 2 miles of the
project site. No impact would result under this criterion.

The Healdsburg Municipal Airport is a public airport located over 3.1 miles northwest of the
project site. The 2020 Aircraft Noise Contours shown in the Sonoma County General Plan 2020
Air Transportation Element4 for the Healdsburg Municipal Airport indicate that the project site is
outside the 55 dBA CNEL contour. The Charles M. Schulz Sonoma County Airport is a public
airport located over 6.6 miles southeast of the project site. According to the Sonoma County
General Plan 2020 Air Transportation Element, the project site lies outside the 55 dBA CNEL
noise contour for this airport. Noise from aircraft would not substantially increase ambient noise
levels at the project site, and interior noise levels resulting from aircraft would be compatible with
the proposed project.
Mitigation Measure 6:

None required.

Sonoma County Permit and Resource Management Department, “Sonoma County General Plan 2020 Air
Transportation Element,” adopted in September 2008, amended in January 2012.
4
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APPENDIX A: Long-Term Noise Measurement Results
FIGURE A1 Daily Trend in Noise Levels at LT-1, Saturday, November 24, 2012
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FIGURE A2 Daily Trend in Noise Levels at LT-1, Sunday, November 25, 2012
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FIGURE A3 Daily Trend in Noise Levels at LT-1, Monday, November 26, 2012
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FIGURE A4 Daily Trend in Noise Levels at LT-1, Tuesday, November 27, 2012
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FIGURE A5 Daily Trend in Noise Levels at LT-2, Saturday, November 24, 2012

51

Attachment: Attachment 21G - Mill District Environmental Noise and Vibration Assessment -Combined

3.A.ab

Packet Pg. 1148

FIGURE A6 Daily Trend in Noise Levels at LT-2, Sunday, November 25, 2012
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FIGURE A7 Daily Trend in Noise Levels at LT-2, Monday, November 26, 2012
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FIGURE A8 Daily Trend in Noise Levels at LT-2, Tuesday, November 27, 2012
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FIGURE A9 Daily Trend in Noise Levels at LT-3, Saturday, November 24, 2012
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FIGURE A10 Daily Trend in Noise Levels at LT-3, Sunday, November 25, 2012
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FIGURE A11 Daily Trend in Noise Levels at LT-3, Monday, November 26, 2012
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FIGURE A12 Daily Trend in Noise Levels at LT-3, Tuesday, November 27, 2012
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FIGURE A13 Daily Trend in Noise Levels at LT-4, Saturday, November 24, 2012
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FIGURE A14 Daily Trend in Noise Levels at LT-4, Sunday, November 25, 2012
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FIGURE A15 Daily Trend in Noise Levels at LT-4, Monday, November 26, 2012
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FIGURE A16 Daily Trend in Noise Levels at LT-4, Tuesday, November 27, 2012
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APPENDIX B: TNM Inputs
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Memorandum
To: Eric Chan
Replay Destinations
745 Thurlow Street, Ste. 2150
Vancouver, BC, V6E0C5

From: Jonathan Hidalgo
hildalgo@wra-ca.com
510.768.7022

Date: August 6, 2018
Subject: Updated Mill District Tree Survey and Protection Plan

The purpose of this memo is to describe the updates that have been made to the Mill District Tree
Survey and Protection Plan on August 4, 2018.
The Tree Survey and Protection Plan has been updated to reflect the additional seven trees that will
be impacted due to revisions to the development plan which include trees #5914, #5916, #5923,
#5933, #5940, #5940, and #5941.
The report also updates the protection zone of each tree that is existing to remain. The City of
Healdsburg Municipal Code Section 20.24.045 defines the protected zone as: “A specifically defined
area totally encompassing any tree protected under the provisions of this Title within which work
activities are strictly controlled. The protected zone consists of that area extending from the tree
trunk to the drip line and in no case shall the protected zone be less than ten (10) feet from the trunk
of the tree”.
The Mill District Tree Survey and Protection Plan is in compliance with the City of Healdsburg
Municipal Code Chapter 20.24 which identifies Heritage Tree Protection Requirements. The
implementation of the development plan would have no impact relative to the protection of heritage
trees.
Should you have any question please do not hesitate to call or email me.
Jonathan Hidalgo
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Mill District Tree Survey and Protection Plan
City of Healdsburg, Sonoma County, California

Prepared For:
David Hill
Managing Director
Replay Destinations

WRA Contact:
Jonathan Hidalgo, AICP
Hidalgo@wra-ca.com

Date:
August 3, 2018
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1.0 INTRODUCTION
This report summarizes the methods and results of an arborist survey performed on April 11,
2016 at the site of a proposed Project at 164 Healdsburg Avenue, Healdsburg, Sonoma County,
California (Project Area). Figure 1, provides a location map. The survey was conducted by
ISA-Certified Arborist and ISA Qualified Tree Risk Assessor, Scott Yarger (ISA #WE-9300A) for
the purpose of identifying and documenting the presence of “heritage trees”, and non-heritage
trees as defined by Chapter 20.24, Article II, “Heritage Tree Protection” (Tree Ordinance), of the
Healdsburg Municipal Code within the Project Site. An additional, follow-up site visit to confirm
tree conditions, and to identify trees which have since been removed by the City, was
conducted on April 28, 2017. The results of the initial survey, and follow-up survey are provided
in this report.
The Project Area is approximately 10 acres, and consists of four parcels zoned for mixed use.
The proposed Project would redevelop the two properties for mixed use residential and
commercial. The proposed development would include residential housing, retail space, and
hotel accommodations. A tree survey was conducted to identify the presence of protected trees
per the Tree Ordinance, and non-protected trees within the Project Area. This report also
provides an analysis of potential project-related impacts to “heritage trees” based on the most
recent development plans, summarizes potential mitigation requirements per the Tree
Ordinance, and provides recommended tree protection measures for trees selected for
preservation during construction in order to comply with the City of Healdsburg design review
application process.
1.2 Regulatory Background
The City of Healdsburg Municipal code regulates the protection of significantly-sized “heritage
trees” in order to preserve and protect their contribution to the community, improve the quality of
the environment, aid in the control of erosion, and support forms of life that are beneficial to the
community interest. Heritage trees are defined by the Tree Ordinance as “any tree that has a
diameter of thirty (30) inches or more, measured two (2) feet above the level ground,” or any
tree or group of trees identified by City Council resolution as being worthy of heritage tree
protection due to historic or cultural value to the community. A tree permit from the City of
Healdsburg is required for the removal, relocation or for conducting ground disturbance work
within the protected zone (area within the dripline, from the trunk of the tree to the outer extent
of the tree canopy) of any heritage tree as defined above.
The design review application process requires a survey of all “trees”, as defined per the Tree
Ordinance within the Project Area. A tree is defined by the Tree Ordinance as “any woody
perennial plant with a single trunk diameter of six (6) inches or more or a combination of multiple
trunks with a total diameter of twelve (12) inches or more, measured four and one-half (4.5) feet
above the average natural grade.”

3
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2.0 METHODS
2.1 Tree Inventory and Assessment
On April 11, 2016, and April 28, 2017 ISA-Certified Arborist, Scott Yarger, traversed the Project
Area on foot to evaluate, identify and inventory all heritage and non-heritage trees as defined
per the Tree Ordinance. Locations of surveyed trees within and directly adjacent to the Project
Area were recorded using a handheld GPS unit with sub-meter accuracy. Protected driplines of
heritage trees were delineated in GIS using the most recently available aerial imagery. Each
heritage tree was given an aluminum tree tag with unique identification number. Non-heritage
trees were also assigned a number, but not given an aluminum tree tag. Information including
species, size, health, structure, and overall condition ratings were recorded. The diameters of
heritage-sized trees were measured at two feet above ground, as instructed by the Tree
Ordinance whereas non-heritage trees were measured in the industry-standard diameter at
breast height (DBH), 4.5 feet above ground. In cases where an irregular buttress or bulge at
two feet above ground or DBH, measurements were taken above or below the irregular feature
in order to best represent the size of the tree.
General notes on the condition of the protected trees were taken, including health, structure,
and overall condition. Assessment of the health, structure, and overall condition of each tree
was conducted according to the narratives listed in Table 1. Specific notes influencing the
health, structure, and overall condition ratings for each surveyed tree are provided in Appendix
A. Project figures are provided in Appendix B. Representative photographs of surveyed trees
within the Project Area are provided in Appendix C.
Table 1. Condition Rating Descriptions
Health
Good
Fair

Tree is free from symptoms of disease and stress.
Tree shows some symptoms of disease or stress including twig and small branch
dieback, evidence of fungal / parasitic infection, thinning of crown, or poor leaf color.
Tree shows symptoms of severe decline.

Poor
Structure
Good
Tree is free from major structural defects.
Fair
Tree shows some structural defects in branches but overall structure is stable.
Poor
Tree shows structural failure of a major branch or co-dominant trunk.
General Condition
Good
Tree shows condition of foliage, bark, and overall structure characteristic of the
species and lacking obvious defect, or disease.
Fair
Tree shows condition of foliage, bark, and overall structure characteristic of the
species with some evidence of stress, defect, or disease.
Poor
Tree shows condition of foliage, bark, and overall structure uncharacteristic of the
species with obvious evidence of stress, defect, or disease.
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2.2 Tree Impact Analysis and Tree Protection Zone Calculations
Potential impacts to heritage trees were analyzed in GIS. The most recent proposed Project
footprints were overlaid on tree survey data to determine which trees will potentially be impacted
by removal or grading (Appendix B). Potential impacts to heritage trees were assessed by first
defining a Tree Protection Zone (TPZ) for each heritage tree. The TPZ is an area defined by an
arborist around the trunk of a tree selected for preservation where construction-related impacts
could potentially harm the health and stability of the subject tree. Construction activities may
occur within the TPZ of a tree selected for preservation, as long as appropriate tree protection
measures are followed.
The TPZ for each heritage tree selected for preservation was determined based on the trees
dripline, or area between the trunk of the tree and the outer extent of the trees canopy as
defined by the Tree Ordinance.
Any tree directly in the pathway of proposed new roads or within the building footprint of
proposed buildings was presumed to be a potential removal impact. Where proposed building
footprints or new roads intersect with the TPZ of heritage trees, those trees were identified as
potentially impacted by construction activities. In addition to proposed improvements, impacts
from demolition of existing structures was anticipated. Any tree whose trunk is located within
approximately 10 feet of an existing building was presumed to be a potential removal impact,
and any tree’s TPZ that intersects with the demolition footprint of an existing structure was
considered to be a potential impact. Potential tree impacts requiring a permit from the City of
Healdsburg include removal or encroachment into the protected dripline of any heritage tree as
defined by the Tree Ordinance. However, as a conservative measure, in the interest in
preserving the heritage trees on-site, a tree permit will be applied for all heritage trees selected
for preservation. The results of the impacts analysis are shown in Appendix A. A summary of
impacts and recommended tree protection measures is provided below.

5
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3.0 RESULTS
3.1 Tree Inventory and Assessment
A total of 95 trees, including 23 heritage trees, were identified within the Project Area. A
complete list of all trees surveyed is presented in Appendix A. Heritage trees within the Project
Area were composed of five species, including coast redwood (Sequoia sempervirens), Deodar
cedar (Cedrus deodara), silver wattle (Acacia dealbata), Modesto ash (Fraxinus velutina), valley
oak (Quercus lobata), and coast live oak (Q. agrifolia). The Heritage trees range in size from 30
to 96 inches diameter (measured at 2 feet above ground, as per Tree Ordinance guidelines).
Non-heritage trees were composed of an additional 11 species including Chinese flame tree
(Koelreuteria bipinnata), Tree of Heaven (Ailanthus altissima), mulberry (Morus alba), London
plane (Platanus x acerifolia), maidenhair tree (Ginko biloba), Northern California black walnut
(Juglans hindsii), hawthorn (Crataegus sp.), ash (Fraxinus sp.), peach (Prunus persica),
Southern magnolia (Magnolia grandiflora), and Italian buckthorn (Rhamnus alaternus). Present
non-heritage trees ranged in size from 6 inches to 28.2 inches (measured at DBH).
The overall condition, health and structure of trees inventoried during this assessment ranged
from poor to good, with most trees ranking fair in health, structure and general condition. Trees
that ranked poor in condition included several silver wattle, and Tree of Heaven trees, both of
which are fast-growing weedy species which are rated as invasive weeds by the California
Invasive Plant Council (Cal-IPC 2017). These trees are abundant along the southwestern
section of the Study Area, abutting the fence line with the neighboring property. Many of these
trees exhibited poor growth forms, decay and/or dieback, and failure of major limbs or
codominant trunks.
The overall structure of the 23 heritage trees inventoried during this assessment ranged from
fair to poor, while most trees ranked good in health condition and structure. One heritage valley
oak tree (tree #5901) had a major cracked root and exhibited soil uplifting at the base of the
tree. Upon inspection of this tree, it was apparent that it had partially fallen to the north, with the
weight of the tree canopy resting on the roof of an adjacent office building. The roof of the office
building appeared to have buckled under the weight of the tree. This tree was determined to be
a potential hazard. The structural root damage sustained by the tree rendered it so damaged
that it was no longer viable. After alerting the office occupants, a hazard tree assessment report
was submitted to the City of Healdsburg, and tree has since been removed. The remainder of
the heritage trees surveyed were generally in good condition. The coast redwood trees in
particular were predominantly in good condition, exhibiting good health and structure. The
exception being a coast redwood (tree #5913) that ranked fair, as it has a large dead top, which
accounts for approximately one third its canopy.
Other maladies observed affecting trees within the Project Area include small to significant
branch and crown dieback, girdling roots, trunk and scaffold branch rot, poor growth form,
failure of one or more trunks on multi-trunk trees, anthracnose on Modesto ash foliage, and
bleeding or oozing of sap on silver wattle and coast live oak.
An additional site visit conducted on April 28, 2017 confirmed the health and condition of extant
surveyed trees, and also documented nine street trees along Healdsburg Avenue, which were
originally surveyed in 2016, had been removed by the City for their Healdsburg Avenue
Improvements Project.
6
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The observed maladies and considerations of severity, along with species characteristics
guided the assignment of the structural condition, health, and overall condition score for each
tree. The overall condition, structural condition, health of inventoried trees was found to be
generally fair. Specific observations for each surveyed tree, which lead to the subject tree’s
health, structure, and overall condition ratings, are provided in Appendix A, in the comments
column. Table 2 below summarizes the assessment results of all inventoried trees in the Study
Area. Table 3 below summarizes the assessment results for all heritage trees surveyed.
Table 2. Tree Assessment Results Summary
Criteria
Assessed/Rating
Good
Fair
Poor

Condition
25 (26%)
55 (58%)
15 (16%)

Health
30 (31%)
54 (57%)
11 (12%)

Structure
26 (27%)
56 (59%)
13 (14%)

Table 3. Heritage Tree Assessment Results Summary
Criteria
Assessed/Rating
Good
Fair
Poor

Condition
15 (65%)
8 (35%)
0 (0%)

Health
17 (74%)
6 (26%)
0 (0%)

Structure
14 (61%)
7 (30%)
2 (9%)

3.2 Tree Impact Assessment
A total of 67 trees are anticipated to be removed by the Project, including seven heritage trees,
and 60 non-heritage trees. The majority of trees proposed for removal (47 trees or 70 percent
of the total) are non-native, invasive silver wattle and Tree of Heaven trees. The project
proponent will apply for a Tree Permit from the City of Healdsburg for all heritage trees,
including the seven proposed for removal, and the additional 16 heritage trees which have been
selected for preservation. A Tree Permit is not required for the removal of non-heritage trees.
Of the eight heritage trees potentially impacted by the Project, seven trees are anticipated to be
removed (trees #5906, #5907, #5914, #5916, #5922, #5923, and #5924), including two native
coast live oak (#5924 and #5923), three native valley oak (#5922, #5914, and #5916), and two
non-native ornamental species silver wattle (#5906), and Modesto ash (#5907). Both of the
non-native heritage trees exhibited significant defects, including poor structure on the silver
wattle from repeated topping for overhead power lines, and leaf anthracnose on the Modesto
ash. Permit requirements for the removal of heritage trees are described below.
The preliminary site plan shows potential impacts including existing building demolition and
pavement removal, proposed building footprints, roads, sidewalks, above ground and
underground parking improvements, and underground utilities. Specific construction impacts to
heritage trees selected are assessed in Appendix A, Table 2, and recommended tree protection
measures to minimize impacts to trees during the construction phase of the project are provided
below.
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4.0 TREE PROTECTION PLAN
4.1 Tree Removal Permit Requirements
A Tree Permit from the City of Healdsburg shall be required for the removal or encroachment
into the dripline of any heritage tree. As a conservative measure, the applicant will apply for a
Tree Permit for all heritage trees within the Project Area. Conditions of approval, potential
mitigation, and required tree protection measures are defined by Sections 20.24.070, 20.24.075,
and 20.24.080 of the City of Healdsburg Municipal Code. The Project shall follow conditions of
approval, tree replacement requirements, and tree protection guidelines of the tree removal
permit for the Project as summarized/excerpted below.
4.2 Tree Replacement Requirements
The following tree replacement requirements are excerpted from Section 20.24.075 of the City
Code:
When heritage trees are to be removed, they shall be replaced at a ratio of three (3) new trees
for every heritage tree removed. Replacement trees proposed to be planted within a public rightof-way shall be approved by the City Arborist.
If the Planning and Building Director determines it would be infeasible to plant replacement
trees on the same site or within immediately adjacent rights-of-way, an in-lieu equivalent fee
may be paid based on a schedule of in-lieu fees established by the City Council. In-lieu fees
collected shall be placed in a "Tree Planting and Maintenance Fund" to be used for the purpose
of planting and maintaining trees throughout the city.
4.3 City Tree Protection Guidelines
In order to avoid and minimize damage to existing trees which are designated for preservation
and not proposed for direct impact by project activities, the Project shall follow all tree protection
guidelines outlined in Section 20.24.080 of the City Code as excerpted below:
A. Development proposals shall protect and preserve heritage trees to the fullest extent
possible. Care shall be exercised by all individuals, builders, contractors and others
working near protected trees so that no damage occurs to such trees.
B. The following measures shall be used to preserve and protect the health of trees to
remain, relocated trees and new trees planted to replace those removed.
• All trees to be saved shall be enclosed by a construction barrier placed around
the protected zone of the tree, including but not limited to chain link fencing or
other material acceptable to the Planning and Building Director and City Arborist,
prior to the issuance of any grading or building permit and prior to the
commencement of work. Barriers are to remain intact until construction is
complete and may not be removed without the written consent of the Planning
and Building Director.
• When proposed development or other site work is to encroach into the protected
zone of a tree, special measures shall be incorporated to allow for safe and
healthy conditions for protected trees.
• Any excavation, cutting, filling, paving or construction of the existing ground
surface within the protected zone of a tree shall be minimized. No adverse
8
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•
•

•

•

significant change in existing ground level shall occur within the drip line of a
protected tree.
Development proposals shall be configured to retain as many heritage and
significant trees as possible.
Construction equipment and material shall not be stored within tree protection
areas. No oil, gas, chemicals or other substances that may be harmful to trees
shall be stored or dumped within the protected zone or any other location on the
site from which such substances might enter the protected zone.
Trenching within the protected zone of trees shall be avoided wherever possible.
Trenching for utilities shall avoid major roots and, if avoidance is impractical,
tunnels shall be made below roots. Trenching is to be consolidated to serve as
many units as possible. Trenching within the protected zone shall be done by
hand to minimize impacts.
Additional measures may be imposed by the Planning and Building Director to
protect and preserve the health of the trees to remain, relocated trees and new
trees planted to replace those removed.

In addition to the tree protection measures described above, any trees that require trimming
and/or root pruning to accommodate construction shall be pruned to American National
Standards Institute (ANSI) A300 standards for tree care practices. An ISA-Certified Arborist or
tree specialist shall be retained to perform any necessary pruning of heritage trees during
construction activity. The qualified Arborist shall supervise all pruning, relocation and trimming
of heritage and significant trees and shall monitor construction activities where feasible to
ensure protection of heritage trees during construction.
Additional conditions of approval may apply, including: a five (5) year minimum maintenance
and preservation program, secured by a cash surety; and development of appropriate
conditions, covenants and restrictions, landscape easements, special assessment districts and
other measures to protect significant and heritage trees.
4.4 Recommended Tree Protection Measures
In order to avoid and minimize damage to existing trees which are designated for preservation
and not proposed for direct impact by project activities, the following measures are
recommended, in addition to those required by City Code Section 20.24.080, during
construction.
4.4.1 Tree Protection Zone
All construction activity (grading, filling, paving, trenching, building demolition, landscaping etc.)
shall respect the TPZ around all trees within the vicinity of the Project Area that are selected for
preservation to the maximum extent feasible. All TPZ buffers are shown in Appendix B, Figure
2.
Exceptions to this standard could be considered on a case-by-case basis, provided that a tree
permit is obtained, and it is demonstrated that an encroachment into the TPZ would not critically
damage the root system or the health of the tree.

9
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4.4.2 Arborist Supervision and Pruning Specifications
All necessary tree work should be performed by an ISA-Certified Arborist or comparable tree
specialist. Improper pruning can be harmful to health and structure of trees. No tree pruning
will be permitted unless approved by the City and a Certified Arborist. Any pruning of existing
trees shall be performed by a licensed tree care professional and shall comply with the ANSI
A300 standards and International Society of Arboriculture (ISA) Best Management Practices for
Tree Pruning. All tree pruning tools must be cleaned prior to and after use. All branches being
removed shall be cut to, but not beyond, the branch collar. All pruning shall be done in a way
that maintains the balance and structure of the tree. Tree #5913, a coast redwood in fair
condition, has a dead top that should be removed for safety. Additional specific pruning
prescriptions may be recommended prior to construction, as determined by a Certified Arborist,
and approved by the City.
4.4.3 Tree Protection Fencing
Temporary protective fencing shall be installed around the TPZ of each designated for
preservation prior to commencement of any construction activity conducted within 25' of the
TPZ, of a tree designated for preservation. The fence shall be placed around the TPZ or the
edge of the construction zone if the construction zone encroaches into the TPZ. The fence shall
be clearly marked to prevent inadvertent encroachment by heavy machinery. Signage installed
on the fencing should clearly indicate that no heavy equipment use, excavation, fill, grading,
trenching, material storage, vehicle parking, disposal, drainage changes or other soil
disturbance should occur within the TPZ.
Access within the fenced area shall be restricted, and fencing shall remain in place until all site
work is completed. If temporary access is necessary within a fenced area, a six-inch layer of
clean bark should be placed in all areas requiring access. If equipment access is required, it
should shall be approved by a Certified Arborist, the mulch should be overlaid with metal plates
to distribute compressive forces evenly and to minimize soil compaction.
If grading or construction activities are required within a TPZ, trunk protection planks consisting
of 2x4 wood planks shall be installed around the trunk of the tree, underlain by foam sheeting,
and fastened in place with straps.
4.4.4 Tree and Brush Removal/Site Clearing
A Certified Arborist and/or City representative should review any tree removal work within 25feet of a TPZ. All trees requiring removal shall be felled away from preserved trees. Tree
removals occurring within the TPZ of a tree selected for preservation (e.g. Tree #5926) may
require root pruning with approved root cutting equipment (e.g. Dosko or Vermeer Root Pruner)
prior to felling, when roots are intertwined with preserved tree root structures.
All brush removal within the TPZ should be performed with hand equipment (e.g. weed-whacker
or chainsaw). Brush and wood chips generated from tree removals may be used on-site, and
placed within TPZs to a maximum depth of six inches. However, brush and wood chips
generated from silver wattle, and Tree of Heaven removals should not be used on-site due to
concerns with spreading these invasive species, and potential negative allelopathic effects.
10
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4.4.5 Grading and Trenching within TPZs
Excavation, grading, or soil disturbance proposed within the TPZ of a tree selected for
preservation must be approved by the City and a Certified Arborist. Where required and
allowed, all grading cuts or trenching within the TPZ will be completed using hand- or lightexcavation (i.e. pneumatic excavation) methods. Trenches may be dug manually using an air
spade or approved root pruning equipment. If encountered, all roots over one (1) inch in
diameter should be cleanly cut perpendicular to the axis using a sharp handsaw. Never rip or
tear roots - clean cuts will encourage root regeneration.
Underground utilities should be routed outside of TPZs wherever possible. If utilities must cross
the TPZ, they should be bored (tunneled) under the root(s) using an auger or drill, rather than
trenched, to avoid root disturbance.
Retaining walls or “tree islands” may be necessary and recommended to maintain current grade
around preserved trees, and to minimize excessive cuts and fills within the root zone of
preserved trees. If deep grading fills are necessary within the TPZ, installation of aeration
systems may be necessary and recommended to prevent smothering of roots.
4.4.6 Drainage and Irrigation
Site drainage should be designed to create positive drainage away from the trunk of preserved
trees, and to prevent ponding within the TPZ. Supplemental irrigation of 1 to 2 inches monthly,
may be necessary within the TPZ of preserved trees during construction within the dry season.
4.4.7 Monitoring and Tree Damage Mitigation
Periodic tree health monitoring before, during and after construction is a useful method of
documenting tree response to construction. Monitoring before construction begins ensures that
baseline tree health conditions are recorded. Recent monitoring of the trees selected for
preservation indicated that the preserved trees are in fair to good condition. Weekly or biweekly monitoring during construction will ensure that tree protection guidelines are followed by
construction crews. Seasonal or annual post-construction monitoring will document any
changes in tree health and inform decisions for remedial actions, if necessary. Monitoring
should be carried out by an ISA-Certified Arborist with experience in tree health assessment
and remediation.
Any trees damaged during construction shall be evaluated by the Certified Arborist and/or City
designated representative. Mitigation may be required for damage to preserved trees, in
compliance with the Tree Ordinance.
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ID
5901
5902
5903
5904
5905
5906
5907
5908
5909
5910
5911
5912
5913
5914
5915
5916
5917
5918
5919
5920
5921
5922
5923
5924
5925
5926
5927
5928
5929
5930
5931
5932
5933
5934
5935
5936
5937
5938
5939
5940
5941
5942
5943
5944
5945
5946
5947
5948
5949
5950
5951
5952
5953
5954
5955
5956
5957
5958
5959
5960
5961
5962
5963
5964
5965
5966

Species
Quercus lobata
Sequoia sempervirens
Sequoia sempervirens
Sequoia sempervirens
Sequoia sempervirens
Acacia dealbata
Fraxinus velutina
Sequoia sempervirens
Sequoia sempervirens
Sequoia sempervirens
Sequoia sempervirens
Sequoia sempervirens
Sequoia sempervirens
Quercus lobata
Sequoia sempervirens
Quercus lobata
Sequoia sempervirens
Sequoia sempervirens
Cedrus deodara
Sequoia sempervirens
Cedrus deodara
Quercus lobata
Quercus agrifolia
Quercus agrifolia
Sequoia sempervirens
Fraxinus sp.
Magnolia grandiflora
Acacia dealbata
Acacia dealbata
Acacia dealbata
Quercus agrifolia
Rhamnus alaternus
Acacia dealbata
Acacia dealbata
Acacia dealbata
Acacia dealbata
Quercus lobata
Koelreuteria bipinnata
Crataegus sp.
Acacia dealbata
Acacia dealbata
Ailanthus altissima
Ailanthus altissima
Ailanthus altissima
Ailanthus altissima
Ailanthus altissima
Ailanthus altissima
Ailanthus altissima
Acacia dealbata
Ailanthus altissima
Acacia dealbata
Ailanthus altissima
Ailanthus altissima
Ailanthus altissima
Ailanthus altissima
Acacia dealbata
Acacia dealbata
Acacia dealbata
Acacia dealbata
Acacia dealbata
Acacia dealbata
Acacia dealbata
Acacia dealbata
Acacia dealbata
Acacia dealbata
Acacia dealbata

Common Name
Valley oak
Coast redwood
Coast redwood
Coast redwood
Coast redwood
Silver wattle
Modesto ash
Coast redwood
Coast redwood
Coast redwood
Coast redwood
Coast redwood
Coast redwood
Valley oak
Coast redwood
Valley oak
Coast redwood
Coast redwood
Deodar cedar
Coast redwood
Deodar cedar
Valley oak
Coast live oak
Coast live oak
Coast redwood
Ash
Southern magnolia
Silver wattle
Silver wattle
Silver wattle
Coast live oak
Italian buckthorn
Silver wattle
Silver wattle
Silver wattle
Silver wattle
Valley oak
Chinese flame tree
Hawthorn
Silver wattle
Silver wattle
Tree of Heaven
Tree of Heaven
Tree of Heaven
Tree of Heaven
Tree of Heaven
Tree of Heaven
Tree of Heaven
Silver wattle
Tree of Heaven
Silver wattle
Tree of Heaven
Tree of Heaven
Tree of Heaven
Tree of Heaven
Silver wattle
Silver wattle
Silver wattle
Silver wattle
Silver wattle
Silver wattle
Silver wattle
Silver wattle
Silver wattle
Silver wattle
Silver wattle

MultiDBH_2 DBH_# DBH_4 DBH_5
stem DBH_1
No
30.5
0.0
0.0
0.0
0.0
No
51.0
0.0
0.0
0.0
0.0
Yes
48.5
22.0
0.0
0.0
0.0
No
52.1
0.0
0.0
0.0
0.0
Yes
42.0
54.0
0.0
0.0
0.0
Yes
25.0
14.2
0.0
0.0
0.0
No
30.3
0.0
0.0
0.0
0.0
No
42.4
0.0
0.0
0.0
0.0
Yes
54.0
14.0
0.0
0.0
0.0
No
43.0
0.0
0.0
0.0
0.0
No
46.5
0.0
0.0
0.0
0.0
Yes
42.5
39.2
0.0
0.0
0.0
No
52.0
0.0
0.0
0.0
0.0
No
34.0
0.0
0.0
0.0
0.0
No
39.2
0.0
0.0
0.0
0.0
No
30.0
0.0
0.0
0.0
0.0
No
39.3
0.0
0.0
0.0
0.0
No
54.1
0.0
0.0
0.0
0.0
No
31.6
0.0
0.0
0.0
0.0
No
58.2
0.0
0.0
0.0
0.0
No
35.1
0.0
0.0
0.0
0.0
No
30.0
0.0
0.0
0.0
0.0
Yes
30.0
30.0
0.0
0.0
0.0
No
32.0
0.0
0.0
0.0
0.0
No
28.0
0.0
0.0
0.0
0.0
Yes
14.9
12.8
0.0
0.0
0.0
No
22.5
0.0
0.0
0.0
0.0
No
21.5
0.0
0.0
0.0
0.0
Yes
14.5
9.5
0.0
0.0
0.0
No
23.6
0.0
0.0
0.0
0.0
No
10.2
0.0
0.0
0.0
0.0
No
7.5
0.0
0.0
0.0
0.0
No
21.5
0.0
0.0
0.0
0.0
No
16.9
0.0
0.0
0.0
0.0
No
8.5
0.0
0.0
0.0
0.0
No
6.0
0.0
0.0
0.0
0.0
No
16.0
0.0
0.0
0.0
0.0
No
11.5
0.0
0.0
0.0
0.0
No
7.2
0.0
0.0
0.0
0.0
Yes
14.5
13.1
0.0
0.0
0.0
No
16.0
0.0
0.0
0.0
0.0
No
25.0
0.0
0.0
0.0
0.0
Yes
3.4
3.9
2.9
2.6
0.0
Yes
6.5
3.0
0.0
0.0
0.0
Yes
11.5
7.0
0.0
0.0
0.0
No
7.5
0.0
0.0
0.0
0.0
Yes
6.0
6.1
3.8
5.3
3.0
No
9.0
0.0
0.0
0.0
0.0
No
18.8
0.0
0.0
0.0
0.0
No
6.9
0.0
0.0
0.0
0.0
No
9.7
0.0
0.0
0.0
0.0
No
6.9
0.0
0.0
0.0
0.0
Yes
5.5
4.0
3.0
4.0
0.0
No
6.5
0.0
0.0
0.0
0.0
No
6.5
0.0
0.0
0.0
0.0
No
11.8
0.0
0.0
0.0
0.0
10.1
6.0
0.0
0.0
0.0
Yes
No
7.1
0.0
0.0
0.0
0.0
Yes
10.0
10.2
8.0
0.0
0.0
No
12.8
0.0
0.0
0.0
0.0
No
13.2
0.0
0.0
0.0
0.0
No
10.1
0.0
0.0
0.0
0.0
No
9.3
0.0
0.0
0.0
0.0
0.0
0.0
0.0
0.0
No
7.8
Yes
7.5
6.0
0.0
0.0
0.0
0.0
0.0
Yes
8.0
9.0
5.0

Total
Diameter Stem Area
(inches)
Totals
30.5
730.2
51.0
2041.8
70.5
2226.5
52.1
2130.8
96.0
3673.8
39.2
648.9
30.3
720.7
42.4
1411.2
68.0
2442.9
43.0
1451.5
46.5
1697.4
81.7
2624.2
52.0
2122.6
34.0
907.5
39.2
1206.3
30.0
706.5
39.3
1212.4
54.1
2297.5
31.6
783.9
58.2
2659.0
35.1
967.1
30.0
706.5
60.0
1413.0
32.0
803.8
28.0
615.4
27.7
302.9
22.5
397.4
21.5
362.9
24.0
235.9
23.6
437.2
10.2
81.7
7.5
44.2
21.5
362.9
16.9
224.2
8.5
56.7
6.0
28.3
16.0
201.0
11.5
103.8
7.2
40.7
27.6
299.8
16.0
201.0
25.0
490.6
12.8
32.9
9.5
40.2
18.5
142.3
7.5
44.2
24.2
97.9
9.0
63.6
18.8
277.5
6.9
37.4
9.7
73.9
6.9
37.4
16.5
55.9
6.5
33.2
6.5
33.2
11.8
109.3
16.1
108.3
7.1
39.6
28.2
210.4
12.8
128.6
13.2
136.8
10.1
80.1
9.3
67.9
7.8
47.8
13.5
72.4
22.0
133.5

Equivalent
Trunk
Heritage
Tree to be Preserved or
Diameter
Tree?
(inches) (Yes/No)
Removed
30.5
Yes
Removed in 2016
51.0
Yes
Preserved
53.3
Yes
Preserved
52.1
Yes
Preserved
68.4
Yes
Preserved
28.8
Yes
Removal
30.3
Yes
Removal
42.4
Yes
Preserved
55.8
Yes
Preserved
43.0
Yes
Preserved
46.5
Yes
Preserved
57.8
Yes
Preserved
52.0
Yes
Preserved
34.0
Yes
Removal
39.2
Yes
Preserved
30.0
Yes
Removal
39.3
Yes
Preserved
54.1
Yes
Preserved
31.6
Yes
Preserved
58.2
Yes
Preserved
35.1
Yes
Preserved
30.0
Yes
Removal
42.4
Yes
Removal
32.0
Yes
Removal
28.0
No
Preserved
19.6
No
Removal
22.5
No
Removal
21.5
No
Removal
17.3
No
Removal
23.6
No
Removal
10.2
No
Preserved
7.5
No
Removal
21.5
No
Removal
16.9
No
Removal
8.5
No
Removal
6.0
No
Removal
16.0
No
Removal
11.5
No
Removal
7.2
No
Removal
19.5
No
Removal
16.0
No
Removal
25.0
No
To Be Removed at a Later Date
6.5
No
To Be Removed at a Later Date
7.2
No
To Be Removed at a Later Date
13.5
No
To Be Removed at a Later Date
7.5
No
To Be Removed at a Later Date
11.2
No
To Be Removed at a Later Date
9.0
No
To Be Removed at a Later Date
18.8
No
To Be Removed at a Later Date
6.9
No
To Be Removed at a Later Date
9.7
No
To Be Removed at a Later Date
6.9
No
To Be Removed at a Later Date
8.4
No
To Be Removed at a Later Date
6.5
No
To Be Removed at a Later Date
6.5
No
To Be Removed at a Later Date
11.8
No
To Be Removed at a Later Date
11.7
No
To Be Removed at a Later Date
7.1
No
To Be Removed at a Later Date
16.4
No
To Be Removed at a Later Date
12.8
No
To Be Removed at a Later Date
13.2
No
To Be Removed at a Later Date
10.1
No
To Be Removed at a Later Date
9.3
No
To Be Removed at a Later Date
7.8
No
To Be Removed at a Later Date
9.6
No
To Be Removed at a Later Date
13.0
No
To Be Removed at a Later Date

Permit Applied
For (Yes/No)
N/A
Yes
Yes
Yes
Yes
Yes
Yes
Yes
Yes
Yes
Yes
Yes
Yes
Yes
Yes
Yes
Yes
Yes
Yes
Yes
Yes
Yes
Yes
Yes
No
No
No
No
No
No
No
No
No
No
No
No
No
No
No
No
No
No
No
No
No
No
No
No
No
No
No
No
No
No
No
No
No
No
No
No
No
No
No
No
No
No

Condition
Poor
Good
Good
Good
Good
Fair
Fair
Good
Good
Fair
Good
Good
Fair
Good
Good
Good
Good
Good
Fair
Good
Good
Fair
Fair
Fair
Good
Poor
Good
Fair
Poor
Poor
Fair
Poor
Poor
Poor
Poor
Poor
Fair
Fair
Good
Poor
Fair
Fair
Fair
Fair
Fair
Poor
Fair
Poor
Fair
Fair
Fair
Fair
Fair
Fair
Fair
Fair
Fair
Fair
Fair
Fair
Fair
Fair
Fair
Fair
Fair
Fair

Health
Fair
Good
Good
Good
Good
Fair
Fair
Good
Good
Good
Good
Good
Fair
Good
Good
Good
Good
Good
Fair
Good
Good
Fair
Fair
Good
Good
Fair
Good
Poor
Fair
Fair
Good
Fair
Good
Fair
Poor
Poor
Fair
Poor
Good
Poor
Fair
Fair
Fair
Fair
Fair
Poor
Poor
Fair
Poor
Fair
Fair
Fair
Fair
Fair
Fair
Fair
Fair
Fair
Good
Fair
Fair
Poor
Fair
Fair
Poor
Fair

Structure
Poor
Good
Good
Good
Good
Poor
Fair
Good
Good
Fair
Good
Good
Fair
Good
Good
Fair
Good
Good
Fair
Good
Good
Poor
Fair
Fair
Good
Fair
Good
Fair
Poor
Fair
Good
Poor
Poor
Fair
Poor
Poor
Fair
Fair
Good
Fair
Fair
Fair
Fair
Fair
Fair
Fair
Fair
Poor
Fair
Fair
Fair
Fair
Fair
Fair
Fair
Fair
Fair
Fair
Fair
Fair
Fair
Fair
Fair
Fair
Fair
Fair

Comment
Root failure - hazard tree. Removed
Good vigor and health. Some epicormic growth at base.
Good vigor and health. One subordinate trunk.
Good vigor and health. Dominant tree.
Four trunk clump. Two-trunks at heritage tree diameter height (2-feet)
Severely topped for overhead power lines. Undesirable species.
Significant lateral branch dieback. Leaf disorder and insect damage.
Good vigor and health. Dominant tree.
One subordinate trunk.
Moderate health and vigor. One-sided tree.
Good health and vigor.
Good vigor and health. Two codominant trunks.
Tree has a dead top. Top should be removed for safety.
Dominant tree. Good health and structure.
Good health and vigor.
Good health and vigor, but subordinate tree with corrected lean.
Good health and vigor.
Good health and vigor.
Previous branch failure. Moderate health and vigor.
Good health and vigor. Dominant tree.
Good health, vigor, structure. Dominant tree.
Poor position. Growing at retaining wall.
Growing in fence. Estimated diameter.
Poor growth form/lean. Estimated diameter.
Good health and vigor.
Poorly pruned n- topped for overhead power lines.
Ivy infestation. Poor position, growing at building foundation
Previously topped. Dieback.
Bleeding trunk. Girdling roots. Failure of one major trunk.
Major internal heart rot.
Suppressed.
Suppressed.
Invasive/undesirable species. Codominant trunks. Poor growth form.
Poor growth form/lean. Heart rot.
Heart rot. Suppressed.
Four trunk, with three dead stumps.
Fair health.
Dieback, low vigor, defioliated.
Good health and vigor
Codominant trunks. one trunk dying.
Invasive/undesirable species.
Invasive/undesirable species.
Invasive/undesirable species.
Invasive/undesirable species. Suppressed.
Invasive/undesirable species. Heart rot
Invasive/undesirable species. Heart rot
Invasive/undesirable species. Heart rot
Invasive/undesirable species. Poorly pruned.
Invasive/undesirable species. Dying top.
Invasive/undesirable species.
Invasive/undesirable species.
Invasive/undesirable species.
Invasive/undesirable species.
Invasive/undesirable species.
Invasive/undesirable species.
Invasive/undesirable species.
Invasive/undesirable species.
Invasive/undesirable species.
Invasive/undesirable species.
Invasive/undesirable species.
Invasive/undesirable species.
Invasive/undesirable species. Dying top.
Invasive/undesirable species.
Invasive/undesirable species.
Invasive/undesirable species.
Invasive/undesirable species.
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ID
5967
5968
5969
5970
5971
5972
5973
5974
5975
5976
5977
5978
5979
5980
5981
5982
5983
5984
5985
5986
5987
5988
5989
5990
5991
5992
5994
5995
5996

Species
Acacia dealbata
Acacia dealbata
Acacia dealbata
Acacia dealbata
Acacia dealbata
Ailanthus altissima
Acacia dealbata
Acacia dealbata
Acacia dealbata
Acacia dealbata
Platanus x acerifolia
Platanus x acerifolia
Morus alba
Koelreuteria bipinnata
Koelreuteria bipinnata
Koelreuteria bipinnata
Koelreuteria bipinnata
Koelreuteria bipinnata
Juglans hindsii
Ginko biloba
Juglans hindsii
Ginko biloba
Quercus lobata
Ailanthus altissima
Ailanthus altissima
Prunus persica
Crataegus sp.
Quercus lobata
Quercus lobata

Common Name
Silver wattle
Silver wattle
Silver wattle
Silver wattle
Silver wattle
Tree of Heaven
Silver wattle
Silver wattle
Silver wattle
Silver wattle
London plane
London plane
Mulberry
Chinese flame tree
Chinese flame tree
Chinese flame tree
Chinese flame tree
Chinese flame tree
Northern California black walnu
Maidenhair tree
Northern California black walnu
Maidenhair tree
Valley oak
Tree of Heaven
Tree of Heaven
Peach
Hawthorn
Valley oak
Valley oak

MultiDBH_2 DBH_# DBH_4 DBH_5
stem DBH_1
No
6.1
0.0
0.0
0.0
0.0
No
6.1
0.0
0.0
0.0
0.0
No
7.1
0.0
0.0
0.0
0.0
No
11.9
0.0
0.0
0.0
0.0
No
11.3
0.0
0.0
0.0
0.0
Yes
11.1
3.5
0.0
0.0
0.0
Yes
5.5
4.1
4.1
2.0
2.0
No
14.0
0.0
0.0
0.0
0.0
Yes
7.7
5.3
0.0
0.0
0.0
Yes
11.5
9.5
4.0
0.0
0.0
No
8.0
0.0
0.0
0.0
0.0
No
9.8
0.0
0.0
0.0
0.0
No
16.0
0.0
0.0
0.0
0.0
No
13.3
0.0
0.0
0.0
0.0
No
12.5
0.0
0.0
0.0
0.0
No
10.9
0.0
0.0
0.0
0.0
No
13.1
0.0
0.0
0.0
0.0
No
14.2
0.0
0.0
0.0
0.0
No
14.2
0.0
0.0
0.0
0.0
No
8.9
0.0
0.0
0.0
0.0
No
14.1
0.0
0.0
0.0
0.0
Yes
5.5
5.5
5.2
0.0
0.0
No
8.0
0.0
0.0
0.0
0.0
No
7.0
0.0
0.0
0.0
0.0
No
6.1
0.0
0.0
0.0
0.0
No
6.0
0.0
0.0
0.0
0.0
No
8.2
0.0
0.0
0.0
0.0
13.3
10.6
0.0
0.0
0.0
Yes
No
18.0
0.0
0.0
0.0
0.0

Total
Diameter Stem Area
(inches)
Totals
6.1
29.2
6.1
29.2
7.1
39.6
11.9
111.2
11.3
100.2
14.6
106.3
17.7
56.4
14.0
153.9
13.0
68.6
25.0
187.2
8.0
50.2
9.8
75.4
16.0
201.0
13.3
138.9
12.5
122.7
10.9
93.3
13.1
134.7
14.2
158.3
14.2
158.3
8.9
62.2
14.1
156.1
16.2
68.7
8.0
50.2
7.0
38.5
6.1
29.2
6.0
28.3
8.2
52.8
23.9
227.1
18.0
254.3

Equivalent
Trunk
Heritage
Tree to be Preserved or
Diameter
Tree?
(inches) (Yes/No)
Removed
6.1
No
To Be Removed at a Later Date
6.1
No
To Be Removed at a Later Date
7.1
No
To Be Removed at a Later Date
11.9
No
To Be Removed at a Later Date
11.3
No
To Be Removed at a Later Date
11.6
No
To Be Removed at a Later Date
8.5
No
Removal
14.0
No
Removal
9.3
No
Removal
15.4
No
Removal
8.0
No
Removal
9.8
No
Removal
16.0
No
Removal
13.3
No
Removed by City in 2017
12.5
No
Removed by City in 2017
10.9
No
Removed by City in 2017
13.1
No
Removed by City in 2017
14.2
No
Removed by City in 2017
14.2
No
Removed by City in 2017
8.9
No
Removed by City in 2017
14.1
No
Removed by City in 2017
9.4
No
Removed by City in 2017
8.0
No
Removal
7.0
No
To Be Removed at a Later Date
6.1
No
To Be Removed at a Later Date
6.0
No
Removal
8.2
No
Removal
17.0
No
Removal
18.0
No
Removal

Permit Applied
For (Yes/No)
No
No
No
No
No
No
No
No
No
No
No
No
No
No
No
No
No
No
No
No
No
No
No
No
No
No
No
No
No

Condition
Poor
Poor
Fair
Fair
Fair
Fair
Fair
Fair
Fair
Fair
Good
Good
Good
Fair
Fair
Fair
Fair
Good
Fair
Good
Good
Good
Fair
Fair
Fair
Poor
Fair
Fair
Fair

Health
Fair
Fair
Fair
Fair
Fair
Fair
Fair
Fair
Fair
Fair
Good
Good
Good
Good
Fair
Fair
Fair
Fair
Fair
Good
Good
Good
Fair
Fair
Fair
Poor
Fair
Fair
Fair

Structure
Poor
Poor
Fair
Fair
Fair
Fair
Fair
Fair
Fair
Fair
Good
Good
Good
Fair
Fair
Fair
Fair
Good
Good
Fair
Good
Good
Poor
Fair
Fair
Poor
Good
Fair
Fair

Comment
Invasive/undesirable species. Poor growth form/lean
Invasive/undesirable species. Poor growth form/lean
Invasive/undesirable species. Poor growth form/lean
Invasive/undesirable species.
Invasive/undesirable species. Irregular bulge.
Invasive/undesirable species. Measured below bulge.
Invasive/undesirable species.
Invasive/undesirable species.
Invasive/undesirable species.
Invasive/undesirable species.
Good health and vigor.
Good health and vigor.
Pollarded. Measured below laterals.
Removed by City.
Removed by City.
Removed by City.
Removed by City.
Removed by City.
Removed by City.
Removed by City.
Removed by City.
Removed by City.
Poor growth form/lean.
Invasive/undesirable species.
Invasive/undesirable species.
Poor growth form. Leaf curl.
Fair health and vigor.
Fair health and vigor. Poor position - growing at fence.
Fair health and vigor. Poor position - growing at fence.
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Appendix A, Table 2. Heritage Tree Impacts, Mill District Project, Healdsburg, California
April 2016 (Updated August 2017)
Aggregate
Trunk
Diameter
(at 2 feet Heritage
Tree?
above
ID
Species
Common Name
Multi-Trunk grade)
(Yes/No)

Tree to be Preserved or Removed

5902

Sequoia sempervirens

Coast redwood

No

51.0

Yes

Preserved

5903

Sequoia sempervirens

Coast redwood

Yes

70.5

Yes

Preserved

5904

Sequoia sempervirens

Coast redwood

No

52.1

Yes

Preserved

5905

Sequoia sempervirens

Coast redwood

Yes

96.0

Yes

Preserved

5906

Acacia dealbata

Silver wattle

Yes

39.2

Yes

Removal

5907

Fraxinus velutina

Modesto ash

No

30.3

Yes

Removal

5908

Sequoia sempervirens

Coast redwood

No

42.4

Yes

Preserved

5909

Sequoia sempervirens

Coast redwood

Yes

68.0

Yes

Preserved

5910

Sequoia sempervirens

Coast redwood

No

43.0

Yes

Preserved

5911

Sequoia sempervirens

Coast redwood

No

46.5

Yes

Preserved

5912

Sequoia sempervirens

Coast redwood

Yes

81.7

Yes

Preserved

5913

Sequoia sempervirens

Coast redwood

No

52.0

Yes

Preserved

5914

Quercus lobata

Valley oak

No

34.0

Yes

Removal

5915

Sequoia sempervirens

Coast redwood

No

39.2

Yes

Preserved

5916

Quercus lobata

Valley oak

No

30.0

Yes

Removal

5917

Sequoia sempervirens

Coast redwood

No

39.3

Yes

Preserved

5918

Sequoia sempervirens

Coast redwood

No

54.1

Yes

Preserved

5919

Cedrus deodara

Deodar cedar

No

31.6

Yes

Preserved

5920

Sequoia sempervirens

Coast redwood

No

58.2

Yes

Preserved

5921

Cedrus deodara

Deodar cedar

No

35.1

Yes

Preserved

5922

Quercus lobata

Valley oak

No

30.0

Yes

Removal

5923

Quercus agrifolia

Coast live oak

Yes

60.0

Yes

Removal

5924

Quercus agrifolia

Coast live oak

No

32.0

Yes

Removal

Nature of Impact
Tree Protect Zone Encroachment: Building
Demolition & Placement of Project
Improvements
Tree Protect Zone Encroachment: Building
Demolition
Tree Protect Zone Encroachment: Building
Demolition
Tree Protect Zone Encroachment: Building
Construction & Demolition
Removal: Placement of Project
Improvements. Poor structure - severely
topped for existing overhead powerlines.
Removal: Placement of Project
Improvements . Significant lateral branch
dieback. Leaf disorder - ash anthracnose.
Tree Protect Zone Encroachment: Placement
of Project Improvements
Tree Protect Zone Encroachment: Building
Demolition & Placement of Project
Improvements
Tree Protect Zone Encroachment: Placement
of Project Improvements
Tree Protect Zone Enccroachment:
Placement of Project Improvements
Tree Protect Zone Encroachment: Building
Demolition
Tree Protect Zone Encroachment: Placement
of Project Improvements
Removal: Placement of Project
Improvements.
Tree Protect Zone Encroachment: Placement
of Project Improvements
Removal: Placement of Project
Improvements.
Tree Protect Zone Encroachment: Placement
of Project Improvements
Tree Protect Zone Encroachment: Placement
of Project Improvements
Tree Protect Zone Encroachment: Placement
of Project Improvements
Tree Protect Zone Encroachment: Building
Demolition & Placement of Project
Improvements
Tree Protect Zone Encroachment: Placement
of Project Improvements
Removal: Placement of Project
Improvements. Poor position. Growing at
retaining wall.
Removal: Placement of Project
Improvements.
Removal: Placement of Project
Improvements. Poor growthform/lean.
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APPENDIX B
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Study Area

This map may contain data from publicly available
sources including, but not limited to, parcel boundaries.
These data sources may be inaccurate. They are
intended for reference purposes only and do not
represent legal boundaries or absolute locations.

Figure 1. Study Area Location Map

Mill District Project
Sonoma County, California
Path: L:\Acad 2000 Files\26000\26095\GIS\ArcMap\Fig1_LocMap_20160420.mxd
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Photograph 1. Photograph depicting heritage trees #5902, #5904, #5903, and #5912, coast redwoods.
Trees are in good condition, displaying good vigor and health.

Appendix C. Site Photographs

1

Attachment: Attachment 21H - Arborist Report Memo and Revised Report (2305 : Mill District Tentative Map and Development Agreement)

3.A.ac

Packet Pg. 1194

Photograph 2. Photograph depicting heritage tree #5906, a heritage silver wattle, proposed for
removal. The tree exhibited multiple defects, including codominant trunks with included bark, and
girdling roots (pictured). The tree has also been repeatedly topped for overhead power lines.
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Photograph 3. Photograph depicting heritage tree #5907,, a heritage Modesto ash proposed for
removal. The tree exhibited significant lateral limb dieback, and foliar disease (likely ash anthracnose).
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Photograph 4. Photograph depicting heritage coast redwood (tree #5913), in fair condition. The tree
has a large dead top, which should be removed for safety.
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Photograph 5. Photograph depicting heritage valley oak (tree #5914), in good condition, exhibiting
good health and structure.
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Photograph 6. Photograph depicting heritage valley oak (tree #5924), proposed for removal. The tree
is in fair condition, but is overtopped by surrounding dominant coast redwood trees, and has developed
a leaning structure.
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Photograph 7. Photograph depicting, non-protected fencerow of non-native invasive silver wattle
trees. These trees are especially crowded, messy, undesirable species. Many individual trees
exhibited heart rot, and major limb failure.
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Photograph 8. Photograph depicting street trees along Healdsburg Avenue which have since been
removed by the City.
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Photograph 9. Photograph depicting heritage valley oak (tree #5922) proposed for removal. The tree
is poorly positioned, growing within a fence, at the edge of the property.
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To:

Diane Henderson, Planner

From:

Mark Themig, Community Services Director

Date:

November 5, 2018

Subject:

Mill District – Tentative Map Review and Comments

I am writing to provide comments on the review of the Mill District Tentative Map submittal.
Issues
1. Public Access to Private Open Space
The project description Section 8.6 Open Space Amenities states that “Public Access will be
provided consistent with conditions of approval outlined by the City.” The applicant and the
City should meet to discuss and develop the extent of public access proposed for the
development, types of public use, and policies governing public use.
2. Designation of “Hotel Plaza”
Section 8.6 designates the areas on both sides of Mill District as a “plaza”. This designation
could lead to confusion with Plaza Park. This area should be designated something other than
plaza to avoid confusion.
Conditions of Approval
1. Park and Recreational Land Requirements
The project is subject to requirements for park and recreational land as set forth in Chapter
17.04 (Subdivisions), Article VIII (Park and Recreational Land) of the Healdsburg Municipal
Code. This project shall meet the requirements by paying an in‐lieu fee.
Other Considerations
1. Incorporation of Public Art
The applicant should consider incorporating public art into the project during the design
stage. This consideration should include identifying location(s) for public art, a process for
funding and acquiring public art, and long‐term responsibility for maintaining and/or
replacing public art over time.
CC: Jaime Licea, Parks Superintendent
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November 1, 2018
To:

Public Works

Police

Building Division

Electric

Fire
Housing
From

Diane Henderson

Application

Submittal 10/12/2018

Project Description

Mill District – TM, CUP, Density Bonus

Location

146 and 164 Healdsburg Ave.

APN

002-261-023, 002-261-024, 002-303-013

Applicant

Replay Healdsburg, LLC

Fire Comments:
1. Issues:

2. Conditions of Approval:

All buildings will be subject to fire code requirements.
3. Information:
The following will be building permit requirements.
1. Aerial Apparatus: Buildings or portions of buildings or facilities exceeding 30 feet (9144
mm) in height above the lowest level of fire department vehicle access to the eave or
intersection of roof to the exterior wall shall be provided with approved fire apparatus access
roads capable of accommodating fire department aerial apparatus. Overhead utility and
power lines shall not be located within the aerial fire apparatus access roadway. CFC
D105.1
2. Width: Aerial fire apparatus access roads shall have a minimum unobstructed width of 26
ft., exclusive of shoulders, in the immediate vicinity of the building or portion thereof. D105.2
3. Proximity to Building: At least one of the required access routes meeting the minimum

Attachment: Attachment 22 -Department Comments (2305 : Mill District Tentative Map and Development Agreement)

Planning & Building Department
Request for Review and Comments

unobstructed width shall be located within a minimum 15 ft and a maximum of 30 ft from the
building and shall be parallel to one entire side of the building.
4. Fire Hydrant: Where a portion of the facility or building hereafter constructed or moved into
HFD 146 Mill Street 11/5/2018
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5. Access Roads Width with a Fire Hydrant: Where a fire hydrant is located on a fire apparatus
access road, the minimum road width shall be 26 ft. exclusive of shoulders. CFC D103.1
Figure D103.1
6. FDC Location: With respect to hydrants, driveways, buildings and landscaping, fire
department connections shall be so located that fire apparatus and hose connected to
supply the system will not obstruct access to the buildings for other fire apparatus. The
location of the fire department connections shall be within 100 feet of a fire hydrant or
approved by the fire code official (Also see Section 507.5.1.1). City Ordinance 1157, CFC
912.2
7. Buildings and Facilities: The fire apparatus access road shall comply with the requirements

of this section and shall extend to within 150 feet (45 720 mm) of all portions of the facility,
except when the building is equipped throughout with an approved automatic sprinkler
system. CFC 503.1.1

HFD 146 Mill Street 11/5/2018
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or within the jurisdiction is more than 250 feet from a hydrant on a fire apparatus access
road, as measured by the approved route around the exterior of the facility or building, onsite fire hydrants and fire mains shall be provided where required by the Fire Code Official.
City Ordinance 1157, 507.5.1
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CITY OF HEALDSBURG COMMUNITY DEVELOPMENT CENTER

MEMORANDUM
DATE:

November 21, 2018

TO:

Diane Henderson, Contract Planner

FROM:

Curt Bates, Principal Engineer

SUBJECT:

Mill District Tentative Map Application – TM 2017-01
146 Healdsburg Avenue – Plans Dated September 9, 2018

Draft Tentative Map Conditions of Approval:
Fees
‐
‐
‐

Public Works engineering and inspection fees for Improvement Plan and Final Map review shall
be due and payable at the time of making the first submittal.
Public Works development impact fees shall be due and payable at the time of issuance of
building permit(s) unless otherwise authorized by the City of Healdsburg.
The applicant is responsible for complying with all terms and conditions as outlined in the final
approved project development agreement with the City of Healdsburg.

Final Map
‐

‐

‐

‐
‐

Prior to Final Map Approval, the Developer shall execute with the City an agreement for
subdivision improvements and furnish the required improvement securities and insurance
coverages.
The final map shall be prepared in accordance with the State Subdivision Map Act, the City’s
Subdivision Ordinance and City’s Public Works Standard Specifications and Details. All parcel or
lot boundary dimensions and bearings shall be shown on the final map with all parcel or lot
corners denoted by durable monument.
The project is responsible for dedicating all necessary right of way and public easements either
on the final map, or via separate easement deed documents, as determined by the City
Engineer. The applicant is responsible for preparing all dedication documents.
Vacate any unnecessary easements on the final map, as determined by the City Engineer and/or
Utilities Director.
The street name “Mill Circle” is not allowed because it is similar to the existing Mill Street. The
street name shall be revised by the applicant and resubmitted for review and approval as part of
the final map process.
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Prior to approval, the final map requires technical review and approval by the City’s contract
land surveyor.

Drainage and Low Impact Development/SWPP
‐

‐

‐
‐

‐

Prior to final map approval, the existing 36‐inch storm drain outfall from Exchange Avenue into
Foss Creek shall be evaluated by the Public Works Department as to adequacy consistent with
Sonoma County Water Agency standards. Should the City determine improvements are
necessary, the applicant shall be responsible for upgrading the outfall to current Sonoma County
Water Agency standards prior to acceptance of the subdivision improvements.
The existing storm drain system at the intersection of Healdsburg Avenue and South Street is
not sufficient to accommodate new storm water runoff from the proposed project. The existing
system may be used to accommodate existing, pre‐project runoff for the City’s standard design
storms. New, post‐project storm water runoff from this area shall be discharged to either the
existing 36‐inch storm drain in Exchange Avenue or to the proposed storm drain at the
intersection of Healdsburg Avenue at Mill Circle.
The project shall be designed and constructed in accordance with the City’s low impact
development regulations.
Prior to acceptance of the subdivision improvements, the project may be required to install a
trash capture device at proposed storm drain manhole number one in the intersection of
Exchange Avenue and Mill Circle, as determined by the City Engineer.
The project shall submit final, construction level hydrology and storm water quality/low impact
development calculations with the submittal of subdivision improvement plans and building
permits. The final hydrology calculations shall comply with the City’s storm drain collection
system design standards and shall be prepared in accordance with the Sonoma County Water
Agency Flood Control Design Criteria Manual.

Frontage Improvements
‐

‐

‐

‐

City standard frontage improvements including but not limited to sidewalk, curb, gutter,
utilities, landscaping and streetlights shall installed along Healdsburg Avenue from the end of
the existing roundabout improvements, to the southern project frontage. All improvements
shall be consistent with the adopted Central Healdsburg Avenue Plan.
A full width Caltrans standard micro‐surface and re‐striping shall be constructed on Healdsburg
Avenue in any newly excavated areas as part of the Mill District project, that were recently
paved as part of the roundabout project, the exact limits of which shall be subject to review and
approval by the City Engineer.
Existing pavement along the Healdsburg Avenue project frontage outside of the recent
Healdsburg Avenue Roundabout improvement area, shall be evaluated and reconstructed or
grind/overlaid on the full street, as appropriate, based on existing condition and amount of
utility cuts required by the project, subject to City Engineer approval.
Frontage improvements along Exchange Avenue shall include but not be limited to, removing
and replacing the existing asphalt berm and pathway with City standard sidewalk, curb and
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‐

‐

‐

gutter with connections on both sides to existing sidewalk, pedestrian ramps, new street
intersection, streetlights and utilities. A 2‐inch grind and overlay shall be constructed on
Exchange Avenue in the area of the new intersection with Mill Circle.
Landscaping and signage at the new intersections on Healdsburg Avenue shall be designed to
preserve required sight distances. Sight distance calculations per State standards shall be
required with the subdivision improvement plans.
The applicant shall work with the City Engineer, prior to submittal of the subdivision
improvement plans, to develop a plan for on‐street parking restrictions such as limited time
parking, fire staging/red curb no parking areas and clear zones as well as truck/vehicle loading
zones. These areas shall be appropriately signed.
All pavement saw cut and conform locations and grades shall be subject to the approval of the
City Engineer.

Interior Streets
‐

‐

‐
‐

The interior street cross sections shall be designed and constructed in accordance with the
adopted Central Healdsburg Area Plan, unless otherwise approved by the Planning Commission
and City Council to match the reduced cross section proposal shown on the approved tentative
map.
The applicant shall dedicate the proposed 49‐foot right of way between lots two and three as
shown on the approved tentative map, to the City for acceptance on the project final map. The
applicant shall also dedicate an additional 5‐foot wide irrevocable offer of dedication for a
potential future public utility easement area of the remaining future roadway sections between
proposed lots two and three. The exact location of the irrevocable offer is subject to approval by
the City Engineer and Utilities Director. The irrevocable offer shall be rejected at this time on the
final map, but remain in perpetuity for future acceptance upon redevelopment of adjacent
properties to the east and public street connectivity to existing streets.
A vehicular back‐up/turnaround space shall be constructed at the end of the proposed public
street between lots two and three.
Centerline street monuments shall be installed per City standards.

Utilities:
‐

‐

All storm drain utilities shall be installed or upgraded in accordance with the Central Healdsburg
Area Plan and shall be designed to serve the project and all other tributary areas outside the
project boundaries, at full buildout.
Improvement plans shall include the design and installation of a new 12‐inch water main in
Healdsburg Avenue from a connection to the newly completed water improvements as part of
the 5‐way Roundabout Project at the north along the full project frontage to the south. The new
water main shall be installed outside of the two way left turn lane, to avoid conflict with a
potential future landscaped median. Abandon the existing water main, services, hydrant(s) and
re‐connect existing services and fire hydrant(s) to the proposed 12‐inch main. The applicant is
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‐

‐
‐

‐
‐

‐

encouraged to work with affected businesses to consider installation of new services to the
existing businesses.
Extend and stub, public storm, water, sewer and dry public utilities to the end of the proposed
road between lots two and three. A mainline clean out shall be installed at the end of the sewer
main and a blow off shall be installed at the end of the water main.
The recycled water line shall be installed to the end of the proposed road, between lots two and
three.
Locations of all utilities, including joint trench lines, shall be coordinated with the proposed
landscaped plan. Landscaping over utility lines shall be limited to low lying shrubs and ground
cover. Additional street pavement restoration will be required in joint trench areas, subject to
the approval of the City Engineer.
Draft joint trench plans shall be submitted concurrently with the subdivision improvement
plans.
Landscaping and irrigation shall be designed and constructed in accordance with the City’s water
efficiency requirements. The applicant shall submit Water Efficiency Landscape Ordinance
calculations with the landscape plans submitted as part of the subdivision improvements and
construction drawings submitted with building permits.
All existing unused utility services shall be removed and abandoned at the main, in accordance
with City standards.

Miscellaneous:
‐
‐

‐
‐

An encroachment permit from the Public Works Department shall be required for any work
done within the public right‐of‐way, public easement, or on public utility.
Improvement plans shall be prepared in accordance with the current edition of City Public
Works Standard Specifications & Details, State Department of Health Standards and applicable
Caltrans and State of California Manual on Uniform Traffic Control Devices criteria, or as
approved by the City Engineer. The improvement plans shall be prepared by a California
registered civil engineer(s).
All public sidewalks, driveway approaches and pedestrian ramps shall be designed and
constructed to meet accessibility guidelines.
Install a new benchmark on or near the project site within a public right of way or property, on
NAVD 1988 datum, 3rd order or better, subject to City Engineer approval.
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City of Healdsburg, Electric Department
Phone: 707/431-3346

December 3, 2018
To
From
Application
Project Description
Location
APN
Applicant

Diane Henderson
Ann Amman, Electrical Engineering Technician
Submittal 10/12/2018
TM 2017-01, CUP 2017-02, HT 2017-02, MISC 2017-01
146 & 164 Healdsburg Ave.
002-261-023, 002-261-024, 002-303-013
Replay

1. Issues:
No major issues for this application.
2. Conditions of Approval:
Public utility easements (PUE) are required along the street frontages and at various
locations within the development. At a minimum, the developer will plan for and provide a 5foot public utility easement back of sidewalk on the south and west sides of the planned
interior streets. Additional public utility easements will be required for necessary electrical
equipment.
Frontage improvements and construction of all utilities must be in compliance with the City’s
General Plan and Central Healdsburg Ave Area Plan. This includes, but may not be limited
to, the requirement of new utilities being underground and the use of streetlights specified by
the area plan. The City is working with the developer to complete an active underground
utility district along Healdsburg and Exchange Ave.
3. Information:
The City’s General Plan requires the undergrounding of utilities as new development occurs,
especially within the downtown area and four entries into Healdsburg. It is the policy of the
City that all electric services be underground. Therefore, at the time of development all
remaining aerial facilities along the frontage of Healdsburg and Exchange Avenues will need
to be undergrounded. All new utility infrastructure necessary of this development, whether
interior or exterior to the development, will be installed underground.
Public utility easements (PUE) should include 5 feet back of sidewalk. The back two feet of
the sidewalk may be used for the dry-utility joint trench but additional space is needed behind
sidewalk, outside of the normal pedestrian and ADA path, for utility boxes and fixtures.
Placing utility boxes in the sidewalk should be avoided.

Attachment: Attachment 22 -Department Comments (2305 : Mill District Tentative Map and Development Agreement)

401 Grove Street, Healdsburg CA 95448

This notice only provides Electric Department Conditions of Approval for this project; there may be
additional comments from other departments.
Page Packet
1 of 2 Pg. 1210

The PUE for streetlights (poles, conduits, and boxes) on both sides of the street may be
required. For the interior streets, streetlights will typically be placed in the landscape strip
between the face of curb and sidewalk. If landscape strips do not exist in the design,
streetlights will be placed to comply with ADA path of travel requirements (48 inch clear
sidewalk). This may require wider sidewalks, bump-outs, or placing the streetlights behind
sidewalk.
As described in the City’s Electric Service Requirements manual, a portion of the work will be
completed by the applicant and a portion will be completed by the City’s Electric Department
at the applicant’s expense. The applicant’s portion of work includes procuring and installing
all substructures (including digging, trenching, conduit, boxes, vaults, etc.) and all service
panels. The Electric Department is responsible, at the applicant’s expense, for the inspection
and approval of contractor's substructure work, installing conductors required of the
development and electric services, all electrical connections of City’s facilities, and setting the
electric meters.
All work must be done in accordance with the City Electric Service Requirements. The City
Electric Department will work with the contractor throughout the project to determine
locations of electrical equipment.

Attachment: Attachment 22 -Department Comments (2305 : Mill District Tentative Map and Development Agreement)

3.A.ad

This notice only provides Electric Department Conditions of Approval for this project; there may be
additional comments from other departments.
Page Packet
2 of 2 Pg. 1211

Attachment: Attachment 23 - Planning Commmisson Minutes April 24, 2018 (2305 : Mill District Tentative Map and Development Agreement)

3.A.ae

Packet Pg. 1212

Attachment: Attachment 23 - Planning Commmisson Minutes April 24, 2018 (2305 : Mill District Tentative Map and Development Agreement)

3.A.ae

Packet Pg. 1213

Attachment: Attachment 23 - Planning Commmisson Minutes April 24, 2018 (2305 : Mill District Tentative Map and Development Agreement)

3.A.ae

Packet Pg. 1214

Attachment: Attachment 23 - Planning Commmisson Minutes April 24, 2018 (2305 : Mill District Tentative Map and Development Agreement)

3.A.ae

Packet Pg. 1215

Attachment: Attachment 23 - Planning Commmisson Minutes April 24, 2018 (2305 : Mill District Tentative Map and Development Agreement)

3.A.ae

Packet Pg. 1216

Attachment: Attachment 23 - Planning Commmisson Minutes April 24, 2018 (2305 : Mill District Tentative Map and Development Agreement)

3.A.ae

Packet Pg. 1217

Attachment: Attachment 23 - Planning Commmisson Minutes April 24, 2018 (2305 : Mill District Tentative Map and Development Agreement)

3.A.ae

Packet Pg. 1218

Attachment: Attachment 23 - Planning Commmisson Minutes April 24, 2018 (2305 : Mill District Tentative Map and Development Agreement)

3.A.ae

Packet Pg. 1219

Attachment: Attachment 23 - Planning Commmisson Minutes April 24, 2018 (2305 : Mill District Tentative Map and Development Agreement)

3.A.ae

Packet Pg. 1220

Attachment: Attachment 23 - Planning Commmisson Minutes April 24, 2018 (2305 : Mill District Tentative Map and Development Agreement)

3.A.ae

Packet Pg. 1221

Attachment: Attachment 23 - Planning Commmisson Minutes April 24, 2018 (2305 : Mill District Tentative Map and Development Agreement)

3.A.ae

Packet Pg. 1222

Attachment: Attachment 23 - Planning Commmisson Minutes April 24, 2018 (2305 : Mill District Tentative Map and Development Agreement)

3.A.ae

Packet Pg. 1223

Attachment: Attachment 23 - Planning Commmisson Minutes April 24, 2018 (2305 : Mill District Tentative Map and Development Agreement)

3.A.ae

Packet Pg. 1224

Attachment: Attachment 23 - Planning Commmisson Minutes April 24, 2018 (2305 : Mill District Tentative Map and Development Agreement)

3.A.ae

Packet Pg. 1225

Attachment: Attachment 23 - Planning Commmisson Minutes April 24, 2018 (2305 : Mill District Tentative Map and Development Agreement)

3.A.ae

Packet Pg. 1226

Attachment: Attachment 23 - Planning Commmisson Minutes April 24, 2018 (2305 : Mill District Tentative Map and Development Agreement)

3.A.ae

Packet Pg. 1227

Attachment: Attachment 23 - Planning Commmisson Minutes April 24, 2018 (2305 : Mill District Tentative Map and Development Agreement)

3.A.ae

Packet Pg. 1228

Attachment: Attachment 23 - Planning Commmisson Minutes April 24, 2018 (2305 : Mill District Tentative Map and Development Agreement)

3.A.ae

Packet Pg. 1229

Mill District
Staff Summary of Comments
Planning Commission Workshop 6/12/18

Comment Areas by Topic
1. General
Good revisions; great progress.
Project should not be another downtown.
Would like to see street level rendering.
Applicant has met with housing interest groups and individuals; will provide more
information for next workshop. Applicant will provide a summary of their meeting for
the next workshop.
Applicant needs to identify unit mix and percentage of affordable units because of
Density Bonus and Conditional Use Permit applications.
2. Circulation Framework
Need a clear path from this project to downtown.
Supportive of new street to SMART station.
Applicant needs to meet with SMART to confirm where they want access from the
project site.
The SMART connection in the CHAP gives the City control.
This project might be the only opportunity for the City to get a crossing near the SMART
platform.
3. Road Design
On‐street parking is provided only on one side of streets (as opposed to CHAP design
which shows it on both sides) to add to the land available for structures.
Support CHAP street sections for new streets, including spacing of trees.
Keep trees out of area for parking spaces.
Supportive of tree wells and of parking on one side of the street.
How can people turn around on the stub street to the SMART station?
With regard to studying left turns in or out of project, the study should look at how
people coming from the north will get in to the project site.
4. On‐street Parking
Back‐in diagonal parking is beneficial to cyclists.
Back‐in parking in Windsor is a disaster.
Back‐in diagonal parking is difficult.
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CHAP does not include a bike lane on Healdsburg Avenue.
The Bicycle and Pedestrian Master Plan does not include a bike lane on Healdsburg
Avenue.
There is no bike lane planned for Healdsburg Avenue due to the nearby multi‐use path
and surface streets.
Opposed to back‐in parking on Healdsburg Avenue.
Where are parking demands for various uses? Applicants need to provide parcel by
parcel break down of proposed uses and how much parking is proposed on each
corresponding parcel, to make sure that there is adequate parking on each parcel.
5. Land Use and Open Space
Protection of redwood grove is good.
Would support removing 2 or 3 redwoods if necessary.
Why isn’t the park maintenance in an assessment district?
14’ tree height should be reviewed; perhaps the proposed spacing of trees should be
changed.
Would like to see amphitheater; opportunity for vibrant space.
Would like to see community gardens.
Opposed to affordable housing location.
Need to look at how to locate structures on Parcel 7.
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Mill District, Planning Workshop #2
Meeting Minutes
Tuesday, June 26, 2018
Present: Commissioners Civian, Luks, Eddinger, and Engler. City Consultant Diane Henderson, Planning Director
DeRosa, Public Works Director Larry Zimmer, City consulting Attorney, Debbie Kartiganer.
Staff did not go through the staff report but turned it over to Vice Chair Civian who lead the meeting and he asked
Replay to make their presentation.

Introduction
-

David Hill with Replay clarified that Replay supports the full use of the roundabout and believes that no left
turns should be allowed out of Street A and Street B. Cars looking to go southbound on Healdsburg Avenue
can use the roundabout.

-

David Hill clarified that there is a designated southbound left turn lane into Mill District that is designed as
part of the roundabout. Replay’s traffic engineer will analyze the stacking.

-

David Hill stated that there has been lots of effort in trying to setup a meeting with SMART since the June 12
workshop but it had been unsuccessful to date.

-

Will look at parking on Healdsburg Avenue.

1. Shared Parking Analysis

Zack Matley from W-Trans presented on the shared parking analysis and the overall demand and supply generated
by the project. He indicated that the Zoning Code requires 509 parking spaces, the shared analysis indicated 412
parking spaces. W-Trans concluded that the proposed supply of parking would satisfy all demand generated by the
project.

Questions from Commissioners and Answers:
-

Jerry Eddinger asked if Healdsburg Avenue parking was limited to 2 or 3 hours would that impact the shared
parking analysis. Zack Matley (W-Trans) suggested that it would be appropriate to have 2 to 3 hour limits
enforced since those spaces have close proximity to the commercial along Healdsburg Avenue and that it
would not affect the analysis. These spaces would experience higher turn-over.

-

Kathi Engler asked if the parking study took into consideration SMART and the issue of SMART users
occupying public parking stalls at the Mill District. Her experience is that customers will look for free parking
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in adjacent areas and use up all the parking. Zack Matley said that the study did not account for SMART but
if it did, the overall parking demand should decrease since some residents would use the transit. W-Trans
used a more conservative analysis and excluded public transit use. The question of SMART users occupying
public parking stalls has been an issue with Petaluma and Santa Rosa Stations and those communities are
rectifying the issue with residential parking permits. That solution could be used here as well. Matley
indicated that the shared parking study included the new spaces on Healdsburg Avenue.

David Hill presented the overall parking plan by parcel and the shared parking demand generated by each use and
the proposed supply. Moving Street B south due to the new road alignment would gain parking spaces along
Healdsburg Avenue. An additional 22 spaces would be created if the parking were angled versus parallel (18 spaces
parallel vs 40 spaces angled), further creating more stalls for public use. David Hill concluded that due to the phasing
of the project, 58 on-street public spaces would be constructed as part of the infrastructure prior to any residential or
commercial development.

Jeff Civian asked if there was a graphic showing each parcel, the proposed use on the parcel, the Code requirement
for parking on that parcel, the shared parking demand and the proposed parking on that parcel. David Hill responded
that there is not a lot by lot comparison.

2. On-Site Parking / Street Sections

Alan Cohen made a presentation on the evolution of street sections in Healdsburg. He highlighted the fact that the
CHAP new local street diagram showed parking on both sides of the street whereas the text said parking could be
on either side (not both) of the street. Alan Cohen presented that the proposed Mill District street section has the
exact same standards as the CHAP with a 11’ travel lane, 7’ parking stall, and 6’ sidewalk and that the only
difference in section is that the trees were moved into bulb outs in the parking lane in order to visually narrow the
street and to create a tree canopy.

Alan Cohen stated that the City spent a lot of money approximately 5 years ago in tree bulb outs on Center Street
and North Street to slow down traffic and make it a more pedestrian friendly environment. Landscape strips such as
the ones in downtown Healdsburg are designed to be bioswales in order to treat stormwater effectively. These
landscape strips, which include the street trees, do not make sense when they are adjacent to parking spaces due to
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the hazard of stepping out into them from your car. The bioswales make sense when there is no parking where it
would act as a buffer for the pedestrian from the moving travel lane.

Alan Cohen presented a photograph summary of the residential neighborhood of Parkland Farms and described how
the CHAP new local street section calls for the same street section (36’ curb to curb with street trees behind curbs).
He suggested that this is an inappropriate street section for a residential neighborhood such as Parkland Farms and
should not be considered as part of the CHAP area since it is more urban. Alan Cohen described that street design
has evolved since Parkland Farms and that there should be a better solution for a street section than what is shown
in the CHAP. Alan noted that Commissioner Civian had asked if the bulb outs could be spread out adding more
parked cars. Alan noted that he had taken a look and by spreading the bulb outs from every two to every three cars
would save 7 parking spaces.

Questions from Commissioners and Answers:
-

Phil Luks asked how many spots would be gained if tree bulb outs were removed. Alan Cohen suggested
there would be an additional 22-24 stalls approximately if all tree bulb outs were removed and parking was
on both sides of all internal streets (Note: actual number is approximately 16 as provided by Vita and
Associates).

-

Jerry Eddinger asked if the trees around the plaza were in bump outs or just in the sidewalk. Cohen
responded they were in the sidewalk with tree grates. Jerry Eddinger asked why Mill District couldn’t do that.
Cohen responded that trees in grates were provided at the commercial area with a 12’ overall sidewalk
which was appropriate at commercial frontage but not residential. Jerry Eddinger thought the street section
we were showing was Healdsburg Avenue. Cohen noted, no, it is the residential area.

3. Affordable Housing

David Hill presented the initial affordable housing plan of 27 low/moderate units consolidated on one site and then 15
missing middle units scattered through the project. After Measure R, missing middle was no longer feasible and so a
revised affordable housing project of 48 studio units was proposed. Since then, the public and Planning Commission
have expressed a desire for a mix of bedroom sizes.
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David Hill presented the rationale of consolidating the affordable housing units in one location at the Mill District in
order to help the City meet their regional housing needs assessment which had a shortage of 16 very low income
units. Consolidating the units will allow the project to build more than the requirement, build all units at the start of the
development, and at a deeper affordability. Spreading the affordable housing units throughout the site will prevent
the project from targeting very low and low income units due to expensive HOA costs and due to the nature of multifamily buildings. Locating the affordable housing off of Exchange Avenue would not encumber the affordable
housing project with shared maintenance costs and will avoid having a major surface parking lot in the middle of the
site. Replay has worked hard to remove the car from the site where possible and the introduction of a surface lot in
the middle of the site is counter to all design efforts related to podium parking or underground parking.

David Hill introduced of the project architect, Michael Pyatok, who has been an architect on over 40,000 affordable
housing units across the US and abroad and introduced the affordable housing partner, Andrea Osgood with Eden
Housing, who has significant practical experience throughout California and Healdsburg with Foss Creek Court.

Michael Pyatok explained that he was excited to be approached about working on an affordable housing project so
close to downtown Healdsburg. He explained the affordable housing project would be integrated within the rest of
the site and there will not be any isolation since it is adjacent to future residential and will be connected with the rest
of the project.

Andrea Osgood stated that Eden Housing manages Foss Creek Court which is a project they had partnered with the
City of Healdsburg. She is available for questions.

Questions from Commissioners and Answers:
-

Phil Luks asked Andrea Osgood what other projects have they built and managed that were 500 square foot
studios and what the make-up of tenants were. Andrea explained that Eden Housing recently completed a
project in Mountain View where a 49 unit studio project has seen great success. Approximately 1/3 of the
tenants are seniors, 1/3 are working individuals, and 1/3 are young families which included a couple with a
child.

Open Public Comment
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1. Richard Burg
a. The City is committed to complete streets. Biking Healdsburg Avenue needs to be designed with
cyclists in mind.
b. No need for a dedicated bike lane but perhaps a sharrow or wide shoulder.
2. Speaker #2 - Mike
a. City should encourage bike lanes.
b. There is a problem putting all low-income people together.
3. Colleen Carmichael
a. Reach for Home manages 7 studio units and have 45 families per year that utilize the studio units.
They support the concept of studio units at Mill District.
b. Happy that developer has included Reach for Home as part of the affordable housing discussion.
c.

Reach for Home has case managers for all of their clients who are in housing.

4. Ari Rosen
a. Need to understand specific profile of Healdsburg to help identify the target for affordable housing.
b. Met with Replay and is an advocate for family and transitional housing. Need to look at 4-person
households.
c.

Would like Eden Housing and Replay to show 4-5 different options that can be financially feasible.

d. Is not pushing for a solution now or later but need to understand who the vulnerable population is
that we want to target.
e. City should not grant tentative map unless until solution is secured.
5. Hildy Williams
a. Lives in River’s Bend Senior Community and is an advocate for senior housing.
b. Has learned about Mill District affordable housing and believes the smaller units would be great for
seniors since it is close to downtown.
c.

She noted many seniors feel isolated out at River’s Bend and for those that lose the ability to drive
being in town where they could walk to services could be very beneficial.

d. When someone moves into a studio, it could well open up a single family home for those concerned
about family housing.
6. Mona Haines
a. Volunteer with Reach for Home and said 500sf may be small but is sufficient and can work,
especially for those who don’t have much, including individuals who live in their cars.
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b. Asked if Eden can provide waitlist data for Foss Creek Court.
c.

Asked what size units applicants are requesting.

7. Ariel Kelly
a. Clarified that in order to qualify for affordable housing, the application process would take into
consideration all assets including home ownership elsewhere in Healdsburg
b. Foss Creek Court has 64 families, and tenants hardly move out. So while there is the highest
demand for 1-bedroom units it’s because there is a limited number of 1-bedrooms units available.
c.

Huge decline in families in Healdsburg.

d. Supports consolidating the affordable housing if its rental and built upfront. Would not prefer it to be
for-sale affordable housing.
e. Believes most important is < 80% AMI and wants to understand the mixture of affordable housing
units at the Mill District.
f.

Commended Reach for Home but noted they were transitional housing, not long term. She stated
she felt studios were not appropriate long term housing solutions for any size family.

g. Called other Eden Housing studio projects and asked if a parent and 3 additional kids could be
accommodated. Representative from Eden Housing said yes they could live there but would urge
applicant to apply for a bigger unit and not a studio.
8. Ted Calvert
a. Healdsburg is a bike friendly city and we should keep it that way.
b. Wants a sharrow along Healdsburg Avenue.
c.

Commissioner Civian asked if he avoids the Foss Creek Trail and Calvert said yes.

9. Peter
a. Supports mix of sizes in affordable housing.
b. Part of Seniors Advisory Committee.
c.

Has not seen consolidated data on family size and housing need in the city.

d. Asked why the affordable housing cannot have a small number of clustered buildings rather than
one large building.
e. Disconnect between RHNA data and reality as there are way more than 16 very low income units
required.
f.

Current data given from Replay suggests a lot of people on the waitlist for every affordable housing
project.
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g. Believes affordable housing should be integrated into neighborhood. As proposed, it is cut off from
other residential.
h. Believes the affordable housing site should be on the north side of the project to make it closer to
downtown
10. Richard Peacock (Chair of Transportation Committee however speaking for himself)
a. Discouraged by last workshop when Commission wanted to discourage bicycles on Healdsburg
Avenue.
b. Common recreational riders in groups travel around 18-20 mph and mixed-use pathways have a
max speed of 15 mph. Suggested the mixed use pathway is not safe for cyclists due to dog walkers
with retractable leashes, runners and walkers with ear buds not paying attention and it is not striped
for bike/ pedestrian separation.
c.

Currently there are many cyclists that head southbound on Healdsburg Avenue and turn left onto
Exchange Avenue.

d. A 5’ separation between bikes and vehicles will result in cyclists taking the center of the lane.
e. Thinks that section of Healdsburg should be slowed down.
f.

Met with Larry Zimmer Public Works Director to discuss opportunities to accommodate for cyclists
along Healdsburg Avenue.

g. CHAP has various references for Healdsburg Avenue to be made more comfortable and safer for
bicycles.
11. Gail Jonas
a. Section of Healdsburg Avenue needs to be slowed down due to cars coming off Highway 101.
b. Clarified that Eden Housing has previously confirmed that a studio unit can accommodate 3
individuals including two parents with a child.
c.

Believes mix of affordability needs to be determined for density bonus application which is what
Replay has done and that a mix of product types can be decided later.

d. Not all seniors have expensive homes that they downsize from. She wants to understand the
segment of seniors that could qualify.
e. Young single adults are important as well and can live in the affordable housing project.
f.

Homeless people are important and right now there is no mainstream housing for Reach for Home
clients that want to move out of transitional housing and these studios can help.

g. Work force needs housing.
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12. Whitney Hopkins
a. Appreciated Alan Cohen’s presentation on street sections and the trees.
b. Urge the project to maximize the number of trees and not parking spaces – don’t spread the tree
bulb outs.
c.

Maximize parking spaces along Healdsburg Avenue.

13. Molly
a. Applauds shared parking approach and believes it needs to be followed through to the execution of
it.
b. Use Hotel Healdsburg parking data to help inform the parking counts for hotel.
c.

Need to clarify whether the hotel parking are valet spaces.

d. Asked whether the street widths need to be 13’ to meet CalFire standards.
e. Excited to see Andrea Osgood and Eden Housing part of the project since they are experts and
wondered if there can be some pooled waitlists or synergies between Foss Creek Court and this
project.
f.

Asked if Eden Housing can opine on whether there was enough parking supplied for the project

g. Asked whether the affordable housing is adequately parked.
h. Asked for clarification regarding family size vs unit sizes.
i.

Asked about other sources for funding housing.

j.

Affordable housing public financing is often very competitive and wants to understand what Replay’s
obligation is; to provide the land, to contribute money, or to build the units.

14. Jerry Harrison
a. Can’t tell if there are deep rooted trees and shrubs and would want to make sure there is permeable
paving.
b. Asked if there is any lawn.
c.

Should include car charging stations.

d. Should include opportunities for groundwater recharge.
15. Tim Unger
a. Need to understand affordable housing musts vs wants.
b. Needs data analysis.
c.

Citrine apartments have more of a demand for 1 – 2BR but Citrine is 80-120% AMI.

d. Advocate for balanced outcome and mix of housing.

Attachment: Attachment 25 - Planning Commission Workshop notes- June 26, 2018 (2305 : Mill District Tentative Map and Development

631 Center Street, Healdsburg CA
95448
707.314.0087
milldistricthealdsburg.com
info@milldistricthealdsburg.com

PAGE 8 OF 12

Packet Pg. 1239

3.A.ag

e. Mill District won’t solve the whole City’s affordable housing issue and so the City needs to look at
other alternatives. Look at City-owned land next to Montage for affordable housing. Have Replay
bring back three alternatives that work for them.
16. Debbie Mason
a. Chair of the Community Housing Committee but speaking for herself.
b. Commends Replay on their outreach.
c.

Believes in diversity of housing.

d. Was presented data from Replay on affordable housing community waitlist information.
e. Believes in community input balanced with what is reasonable.

Close Public Comment

Larry Zimmer (Public Works Director)
-

Nothing currently prohibiting cyclists on Healdsburg Avenue, but there is room for improvement.

-

Current design along Healdsburg Avenue is not too far off from what cyclists want.

-

Would like to help improve recreational riders with wayfinding signs.

-

Can accommodate for a buffer space along Mill District frontage for bicyclists.

-

Would not recommend bike lane nor sharrows along Healdsburg Avenue. Neither CHAP nor the Bicycle and
Pedestrian Master Plan show a bike lane there.

-

Lots going on along Mill District frontage including a bus pull out, merging lanes and suggests cyclists would
have to take the whole travel lane at some point.

-

Working with Transportation Advisory Committee on wayfinding sign.

-

Reducing speed limit on Healdsburg Avenue will be subject to a study. Currently 30 mph; could possibly go
to 25 mph.

Question from Planning Commission to Debbie Kartiganer, City Land Use Attorney
-

Asked if density bonus application and conditional use permit required the mix of affordable housing

-

Debbie Kartiganer responded that the Mixed Use zoning requires a CUP for the density bonus and that the
City could include a condition of approval that deals with the unit mix. The density bonus application would
require a description of the percentage and level of affordability of units at this time.
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Planning Commission Comments and Questions
Jeff Civian
-

Needs to know now what percentage of units will be affordable.

-

Comfortable with affordable housing as a stand alone site because getting it sooner than later is better

-

Affordable housing needs to have same standard and appearance as the rest of the site.

-

Wants to know the land use code parking requirements for each parcel.

-

Would like to consider more narrow streets compared to the CHAP street section.

-

There is Planning Commission consensus on having parallel parking on Healdsburg Avenue.

-

Stated that consensus was that the streets should match the CHAP standard.

Phil Luks
-

Comfortable with postponing affordable housing unit mix specifics until later because it can be solved
through different mechanisms including a development agreement. It is a complex issue. What kind of mix
do we want?

-

Comfortable with concentrating affordable housing together but Replay should consider moving it north.

-

Mix does not have to be decided at the tentative map stage.

-

Does not believe affordable housing data will give you any new information other than there are lots of
applicants for affordable housing.

-

Does not believe Mill District will solve the affordable housing issue of the City but will help incrementally and
there will be more opportunity with Saggio Hills.

-

Planning Commission has not been involved with any affordable housing mix with other projects, but there
should be a mix.

-

City should be involved in future discussions on affordable housing and since Housing Director Karen
Massey has gone the City seems to lack effective leadership on housing issues.

-

Taking the time to decide on mix will end up with a better decision.

-

Agrees that shared parking should be used but need to understand the management of it.

-

He supports using the shared parking study approach; however, by counting on-street parking we are using
up what in other locations is a safety reserve, so this makes him nervous and we are very close to just
providing what is needed.

-

If on-street parking is satisfying demand, should consider more of it.

Attachment: Attachment 25 - Planning Commission Workshop notes- June 26, 2018 (2305 : Mill District Tentative Map and Development

631 Center Street, Healdsburg CA
95448
707.314.0087
milldistricthealdsburg.com
info@milldistricthealdsburg.com

PAGE 10 OF 12

Packet Pg. 1241

3.A.ag

-

Is open to moving away from CHAP for the internal street sections and supports the additional trees in the
roadway areas.

-

Did not want to discourage bicycles on Healdsburg Avenue just wanted to make sure they were safe.

Jerry Eddinger
-

GMO has limited the amount of housing in this town.

-

Would be comfortable with the affordable housing units on a consolidated site but need to consider a
different location.

-

Believes units should be more than 500 square feet and should have units for families.

-

Important that the affordable housing be designed to look like the market rate housing.

-

Not sure if affordable housing will help seniors.

-

Agrees with shared parking study and he personally does not have a problem with parking because he uses
parking in several locations around downtown and can always park but he thinks people believe it is a big
issue.

-

May be creating a problem with parking. Need to figure out parking better.

-

While there is a lot of talk about the declining use of cars in the future the reality is that cars are around
today and the project needs to accommodate for the car.

-

Needs to understand the shared parking study more.

Kathi Engler
-

Understands there are a lot of complicated parts to decisions on affordable housing due to lenders,
financing, Bureau of Real Estate and therefore does not belong in multi-family buildings

-

Understands the issues of distribution of affordable housing units throughout the site due to HOA burdens
and from a practical standpoint you can’t scatter rental housing.

-

Supports consolidation but need a mixture of 1-3 BR, believes 500 sf studios are too small and won’t help
with the housing issue.

-

Design needs to look cohesive with the rest of the project.

-

Doesn’t believe there’s enough room on Healdsburg Avenue for a bicycle and shouldn’t put bike lane there
but has no issues with cyclists riding on Healdsburg Avenue.

Jeff Civian asked staff for some direction. What do they think is next. Director DeRosa said Replay could put more
information together on the affordable housing and provide more information as requested on the parking including a
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breakdown of parking by lot, with code requirement for each lot, and return to another workshop. Civian said there
was a lot of new information, lots of input on affordable housing and too much to digest and make any decisions this
evening. He agreed there should be another workshop. He asked if the Applicant would like any further direction
from the Commission on what to bring back.

Luks suggested while he previously wanted to stick with the CHAP standard, he was open to looking more closely at
the tree bulb outs and the street sections. Jeff Civian also said he would consider them and said he likes having
trees and landscape bulb outs.

Luks indicated that he understands the need to locate the affordable housing in one place but objectives to the
proposed location on Lot 6, between McDonalds and the storage facility. He believes the affordable housing complex
should be moved north (and east or west); that will take away the stigmatizing of people who live there. He supports
the concept of shared parking in general, but on-street parking should be for overflow. He is not sure about street
widths. Finally he is worried about bike safety on Healdsburg Avenue.

David Hill
-

Appreciated all the public feedback and Planning Commission feedback.

-

Hears that there is a consensus for consolidating the affordable housing and not sure if the location can be
solved or not.

-

Agrees to another workshop and presses upon Planning Commission the importance of keeping momentum
since everybody has spent a ton of time and effort in understanding the project.
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February 28, 2018
Mayor Hagele and City Council
401 Grove Street
Healdsburg, CA 95448
Re: Mill District – Tentative Map TM2017-01
As we approach our March 11, 2019 hearing on the Mill District project, we write to request that you
consider a revision to one of the Conditions of Approval on our Tentative Map application in order to
provide a tree planting plan and landscape design that best suits the City's goals and our project.
Background
The submitted Tentative Map interior street cross section has the same drive lanes and parking widths
as called for in the Central Healdsburg Area Plan (CHAP), but rather than placing the street trees in a
continuous planter as envisioned in the CHAP, the submitted Tentative Map uses tree bulb-outs in the
parking aisle with a tree planted between every two parking spaces. The spacing of the trees along the
street is 52’ off center (oc). The CHAP illustrates a 6’ sidewalk and rather than placed behind the planter,
the submitted tentative map placed the sidewalk behind the curb. This resulted in a reduced overall
right of way width (49’ vs. 60’), while maintaining drive lanes and parking widths.
In the Tentative Map Conditions of Approval recommended to you for approval by the Planning
Commission, Public Works Condition 6(c) reads:
“The interior street cross sections shall be designed and constructed in accordance with the
adopted Central Healdsburg Area Plan, unless otherwise approved by the Planning Commission
and the City Council to match the reduced cross section proposal shown on the approved
tentative map.”
At their January 8, 2019 meeting, the Planning Commission provided feedback and wanted the trees
closer together along the street to provide a more continuous shade canopy. They also wanted
additional parking, which would be provided by removal of the tree bulb-outs. Therefore, the Planning
Commission's recommendation was to maintain the interior street section as shown in the CHAP.
Proposed Further Modifications
Our principal reservation with the proposed CHAP section is that having a continuous planter between
the parked car and the sidewalk means passengers will have to step into a depressed rain garden, which
we believe is both a liability for the City as well as awkward to navigate for pedestrians getting out of
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and into the car. We also believe it is out of character with what we believe is a more ‘downtown’ urban
setting.
Although we still prefer the section contained in the Tentative Map submittal, we have submitted an
alternate proposal (see Exhibit A) to address the principal concern of the Planning Commission. It utilizes
the Street Tree treatment used by the City in its North St. & Center St. Streetscape Project from several
years ago which locates the trees in a well with a tree grate. We believe this is a more appropriate urban
treatment and eliminates the problems associated with a continuous planter/ depressed rain garden.
The alternate proposal tightens up the tree spacing from 52’ oc to 30’ oc. The sidewalk would be 9.5’
from face of curb to back of walk. There would be 5’ clear space behind the grate. Tree bulb-outs would
be located at the corners as recommended in the CHAP and as included in the initial proposal. The tree
wells would be connected with LID storm water treatment. The street tree species will be proposed by
the applicant and reviewed/approved by a Planning Commission subcommittee that will include Public
Works and the City Arborist to insure an appropriate tree is selected. A comparison between all three
designs (Tentative Map Submittal, CHAP section, and alternate proposal) are attached as Exhibit B.
For each of the above reasons, we request that the City Council modify Public Works Condition 6(c) to
permit an alternative interior street cross section that is designed and constructed in accordance with
the attached Exhibit A.
In conclusion, the revised proposal addresses Planning Commission feedback regarding the street
section shown on the Tentative Map by providing a more continuous shade canopy and increasing street
parking, and it is consistent with the City’s Streetscape Project to create a more urban setting.

Thank you for your consideration.
David Hill
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