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

Meeting Date:
Time:
Date Posted:

March 16, 2020
6:00 PM
March 13, 2020

.

1. CALL TO ORDER/ROLL CALL
A. Pledge of Allegiance
B. Approval of Agenda
C. Approval of Minutes
2. REPORT ON CLOSED SESSION(S)
3. ANNOUNCEMENTS/PRESENTATIONS
4. CITY MANAGER REPORTS
5. PUBLIC COMMENTS ON NON AGENDA ITEMS
This time is set aside to receive comments from the public regarding matters of general interest not
on the agenda, but related to City Council/RSA business. Pursuant to the Brown Act, however, the
City Council cannot consider any issues or take action on any requests during this comment
period. Public comment on non-agenda items is limited to thirty (30) minutes total for all speakers,
with each speaker given no more than three (3) minutes. If there are more than ten (10)
audience/public comment speakers, the Mayor may reduce each speaker’s time from three (3)
minutes so that all speakers have an equal time to speak. At the Mayor’s discretion, the public
comment period may be extended past 30 minutes. Members from the public wishing to speak on a
Consent Agenda item should notify the Mayor during Public Comments.

6. CONSENT CALENDAR
The following items listed on the Consent Calendar are considered routine in nature or have been
previously reviewed by the Council and require little or no further discussion by the Council,
public, or applicant and action will be taken by the City Council by a single motion. A
Councilmember may request that an item be removed from the Consent Calendar and action taken
separately. Consent by a majority of the Councilmembers present will be required in order to
remove the item. In the event an item is removed, the matter will be considered immediately
following the adoption of the Consent Calendar.
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A. Memorandum of Understanding to allow Zero Waste Sonoma to apply for Grant
Funding to establish new Drop-off Recycling Centers
Adopt a Resolution authorizing the City Manager to sign a Memorandum of
Understanding to allow Zero Waste Sonoma to apply for Grant Funding to establish new
Drop-off Recycling Centers on behalf of the City of Healdsburg.
B. 2020 Updated Sewer System Management Plan
Adopt a Resolution certifying the 2020 Updated Sewer System Management Plan and
direct staff to file the updated plan with the North Coast Regional Water Quality Control
Board.
C. 3 North Street Community Pavilion - Farmers' Market Project Resolution of
Commitment
Adopt a resolution directing the City to enter into negotiations with the Foley Family
Foundation to prepare an agreement regarding the terms of the Foley Family Foundation
donation for the 3 North Street Community Pavilion - Farmers’ Market Project; explore
enhancing/ increasing the covered area of the current design; and explore with SMART
relocation of the depot from its current planned location to the 3 North Street site
D. 2019 Housing Element Annual Progress Report
By motion, accept the Housing Element Annual Progress Report for the 2019 calendar
year and direct staff to submit the report to the State of California Department of Housing
and Community Development and the State Office of Planning and Research.
7. PUBLIC HEARINGS
A. North Village Development Agreement DA 2020-01
Introduce for first reading, by title only and waiving reading of the text, an ordinance
approving Development Agreement DA 2020-01 for the North Village Project.
8. OLD BUSINESS – NONE.
9. NEW BUSINESS
A. Urgency Ordinance Amending Healdsburg Municipal Code Section 20.20.030,
correction of drafting errors
Adopt, by a 4/5 vote, an urgency ordinance of the City Council of the City of Healdsburg
amending Section 20.20.030 of the Healdsburg Municipal Code related to Inclusionary
Housing
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B. Ratifying Proclamation of Local Emergency
Adopt a resolution ratifying a Proclamation of Existence of a Local Emergency due to the
spread of Coronavirus (COVID-19).
10. COUNCIL REPORTS ON MATTERS OF INTEREST OCCURRING SINCE
PREVIOUS REGULAR MEETING/EXPENSE REIMBURSEMENT REPORTS
11. WRITTEN COMMUNICATIONS
A. Written Communication from Interim Community Development Director David
Woltering regarding Planning Commission actions taken on March 10, 2020
No action required.
B. Report from Corazón Healdsburg on Outreach and Engagement Efforts
Receive a bi-annual report from Corazón Healdsburg on outreach and engagement efforts
on behalf of the City of Healdsburg.
12. CLOSED SESSIONS
13. ADJOURN CITY COUNCIL / RSA MEETING
14. FUTURE AGENDA ITEMS
1. Future Agenda Items
The future agenda planning sheet is not going to be included with this agenda. Due to the
Sonoma County Public Health Officer’s recommendation to limit non-essential public
gatherings and to prevent the spread of the Coronavirus (COVID-19); City staff will be
evaluating/assessing future agenda items to determine which are the most critical to be
brought forth before the City Council.
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.
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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 Raina
Allan, 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.

6.A

CITY OF HEALDSBURG
CITY COUNCIL AGENDA STAFF REPORT

MEETING DATE: March 16, 2020
SUBJECT:

Memorandum of Understanding to allow Zero Waste Sonoma to apply for
Grant Funding to establish new Drop-off Recycling Centers

PREPARED BY:

Larry Zimmer, Public Works Director

STRATEGIC INITIATIVE(S):
Quality of Life
Effective & Efficient Government

RECOMMENDED ACTION(S):
Adopt a Resolution authorizing the City Manager to sign a Memorandum of Understanding to
allow Zero Waste Sonoma to apply for Grant Funding to establish new Drop-off Recycling
Centers on behalf of the City of Healdsburg.

COMMUNITY ENGAGEMENT/OUTREACH:
This item was included on the agenda for the March 16, 2020 City Council meeting, in
accordance with public noticing requirements.
BACKGROUND:
In 1986, the California Beverage Container Recycling and Litter Reduction Act, also known as
the Bottle Bill, was enacted to encourage recycling and reduce litter. This act enabled the
creation of California Redemption Value (CRV) facilities to reclaim bottles from Californians in
exchange for payout of returned bottle deposits, and established convenience zones, designated
by a supermarket at the center of a half-mile radius within which a state-certified recycling
center must exist. The result of this legislation was the creation of hundreds of recycling centers
throughout the state which allowed for customers to redeem their beverage container deposits.
In 2016, RePlanet, the state’s largest operator of CRV recycling centers, closed 191 facilities,
and closed another 284 centers in 2019. Sonoma County has seen a reduction of CRV recycling
centers from 24 in 2012 to four currently, with none in Healdsburg. The result has been increased
wait times at remaining facilities and customers foregoing their deposits by putting those
containers in curbside recycling or through landfilling of the material. Retailers, mainly grocery
and convenience stores, within CalRecycle-designated convenience zones are required to either
redeem the CRV material from customers or pay a $100 per day non-participation fee.
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In 2019, AB 54 was enacted, allowing the California Department of Resources Recycling and
Recovery (CalRecycle) to expend up to $5 million to support pilot CRV projects.
DISCUSSION/ANALYSIS:
Zero Waste Sonoma, a solid waste-specific joint powers authority of which Healdsburg is a
member, is developing a pilot program with the Petaluma Recycling Center (PRC) to establish
ten new CRV collection facilities to currently unserved areas in Cloverdale, Healdsburg,
Sebastopol, Santa Rosa, Sonoma, and Petaluma. Additionally, they plan to apply for AB 54
funding to support the pilot program. The PRC would manage the regional pilot program,
purchase the necessary equipment, establish and service the drop off locations, sort the material
at the PRC, and issue payments to customers through an online accounting system. If the grant
application is successful, one new CRV recycling center would be established in Healdsburg.
The recycling center would be solar-powered, unmanned, and portable, so it could be moved if
necessary.
Though program details are still under development and locations have not been finalized, Zero
Waste Sonoma is requesting support, in the form of the attached Memorandum of Understanding
(MOU), from city partners to apply for CalRecycle grant funding. Grant funding will be
available after a Notice to Proceed is issued from CalRecycle; the pilot project ends June 30,
2022. CalRecycle requires that the grantee must maintain ownership of the equipment purchased
with grant funds for at least five years.
As grant funding covers two years of operation and there is a requirement to retain ownership of
the equipment for at least five years, PRC has identified a potential funding gap of $9,000 per
recycling center, per year to offset operational expenses. Zero Waste Sonoma and PRC are
seeking commitments from the retailers near the locations where these recycling centers would
be located for the funding gap for at least the three years after grant expiration to continue the
program. As the hosting retailer receives the benefit of avoiding a $100 per day, or $36,500 per
year, fee payable to CalRecycle for not providing a recycling option to their customers, Zero
Waste Sonoma and City staff believe the retailers will have a strong incentive to fund the project
at the $9,000 per year level, while providing their customers with a convenient service.
In the event PRC is unable to secure additional funding from the hosting retailer, Zero Waste
Sonoma and/or the City would be responsible for covering the additional expenses of the
program from July 1, 2022 until at least June 30, 2025. In the event both the Zero Waste Sonoma
and the City choose not to cover the additional funding amount, PRC would remove the kiosk
and the recycling center service would no longer be available at that location.
Staff expects Zero Waste Sonoma to submit a grant application later this month or in early April
but does not have a timeline from CalRecycle regarding their review and approval process.
Applications for this grant are received on a continuous basis until all funds are committed. Staff
will update the Council when CalRecycle has made a funding determination on Zero Waste
Sonoma’s application.
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ENVIRONMENTAL STEWARDSHIP:
The lack of CRV recycling centers decreases recycling options for beverage containers and
increases the likelihood of container litter or landfilling. Use of recycled materials as feedstock
for new products requires less energy than the extraction and refinement of virgin feedstock.
The provision of additional CRV recycling centers increases the likelihood of CRV material
recycling, and therefore the approval of this item would result in a net positive environmental
benefit.
ALTERNATIVES:
Adopting this resolution comes with no commitment currently. Council could decline to support
this grant application.
FISCAL IMPACT:
Grant funding covers all expenses for years one and two of this pilot program. PRC will need to
secure $9,000 per year per recycling center to cover the expenses of administering and operating
this program, which could be provided by the hosting retailer, Zero Waste Sonoma, or the City.
In the event all parties decide not to fund the recycling center beyond year two, PRC may
remove the recycling center and no longer provide service in that location. Adoption of the
attached Resolution authorizing the City Manager to sign the attached MOU does not create a
new financial liability to the City.
ENVIRONMENTAL ANALYSIS:
Passing this resolution is not a “project” pursuant to California Environmental Quality Act
(CEQA) Guidelines 15378(b)(2) because continuing administrative or maintenance activities do
not constitute a Project; therefore, no environmental review is required.
ATTACHMENT(S):
Resolution
MOU for CalRecycle Grant Services
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CITY OF HEALDSBURG

A RESOLUTION OF THE CITY COUNCIL OF THE CITY OF
HEALDSBURG AUTHORIZING THE CITY MANAGER TO
SIGN A MEMORANDUM OF UNDERSTANDING TO ALLOW
ZERO WASTE SONOMA TO APPLY FOR GRANT FUNDING
TO ESTABLISH NEW DROP-OFF RECYCLING CENTERS
WHEREAS, the Agency is a joint powers authority established pursuant to the California
Joint Exercise of Powers Act (Gov’t Code sections 6500 et seq.), and one of the Agency’s core
programs is to provide education regarding recycling, composting and other methods of waste
diversion to the Agency’s members and the public; and
WHEREAS, the City is a member of the Agency, and Agency provides such educational
services to the City and its residents; and
WHEREAS, the State passed SB 458 in 2017 authorizing the Department of Resources
Recycling and Recovery (CalRecycle) to approve up to five California Redemption Value (CRV)
pilot projects to provide convenient beverage container redemption opportunities in both urban
and rural areas; and
WHEREAS, the State passed AB 54 in 2019 authorizing the expenditure of up to
$5,000,000 to support the CRV pilot projects; and
WHEREAS, The CRV pilot projects are intended to provide opportunities for California
local government and recycling center operators to improve redemption opportunities for eligible
beverage containers and increase recycling rates in convenience zones statewide that are not
served by a recycling center that redeems all California Redemption Value (CRV) containers
(“unserved convenience zones”); and
WHEREAS, CalRecycle administers grant funding for the CRV pilot programs and is
offering grant funding of up to $1,000,000 per jurisdiction in furtherance of such programs (the
“CalRecycle Grant” or “Grant”); and
WHEREAS, the Agency desires to apply for funding under the CalRecycle Grant for a
program with United Cerebral Palsy of the North Bay (UCPNB) to design, fabricate, install,
maintain and service stationary; self-operated CRV recycling kiosks to be operated in unserved
convenience zones in the City and other member cities of the Agency; and
WHEREAS, the Agency needs City authorization in order to apply for the CalRecycle
Grant on the City’s behalf, and to administer the grant and implement the Pilot Program within
the City’s jurisdiction if such grant funding is received.
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RESOLUTION NO. __-2020

6.A.a

NOW, THEREFORE, in consideration of the foregoing, the Healdsburg City Council
adopts a Resolution which:
1) Authorizes the City Manager to sign a Memorandum of Understanding to allow Zero
Waste Sonoma to apply for Grant Funding to establish new Drop-off Recycling Centers;
and
2) Authorizes the Agency to submit an application for the CalRecycle Grant on the City’s
behalf, along with other member jurisdictions of Agency, to be used for the
implementation of the Pilot Program more specifically described in the attached MOU.
The City agrees and acknowledges that if the CalRecycle Grant is received, the Agency
will be the grant recipient, and will implement the Pilot Program within the City.
PASSED AND ADOPTED by the City Council of the City of Healdsburg, this 16th day of March
2020, by the following vote:
AYES:

Councilmembers:

NOES:

Councilmembers:

ABSENT:

Councilmembers:

ABSTAINING:

Councilmembers:

SO ORDERED:

ATTEST:

_________________________________
Leah Gold, Mayor

________________________________
Raina Allan, Acting City Clerk
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Memorandum of Understanding
Between the City of Healdsburg and Sonoma County Waste Management Agency
Regarding Application for and Implementation of CRV Pilot Project Grant

This Memorandum of Understanding (“MOU”) is made this __ day of ___________,
2020 by and between the CITY OF HEALDSBURG, a municipal corporation of the State of
California (“City”) and the SONOMA COUNTY WASTE MANAGEMENT AGENCY, a
California joint powers authority (“Agency”) (collectively the “parties”).
RECITALS
WHEREAS, the Agency is a joint powers authority established pursuant to the
California Joint Exercise of Powers Act (Gov’t Code sections 6500 et seq.), and one of the
Agency’s core programs is to provide education regarding recycling, composting and other
methods of waste diversion to the Agency’s members and the public; and
WHEREAS, the City is a member of the Agency, and Agency provides such educational
services to the City and its residents; and
WHEREAS, the State passed SB 458 in 2017 authorizing the Department of Resources
Recycling and Recovery (CalRecycle) to approve up to five California Redemption Value (CRV)
pilot projects to provide convenient beverage container redemption opportunities in both urban
and rural areas; and
WHEREAS, the State passed AB 54 in 2019 authorizing the expenditure of up to
$5,000,000 to support the CRV pilot projects; and
WHEREAS, The CRV pilot projects are intended to provide opportunities for California
local government and recycling center operators to improve redemption opportunities for eligible
beverage containers and increase recycling rates in convenience zones statewide that are not
served by a recycling center that redeems all California Redemption Value (CRV) containers
(“unserved convenience zones”); and
WHEREAS, CalRecycle administers grant funding for the CRV pilot programs and is
offering grant funding of up to $1,000,000 per jurisdiction in furtherance of such programs (the
“CalRecycle Grant” or “Grant”); and
WHEREAS, the Agency desires to apply for funding under the CalRecycle Grant for a
program with United Cerebral Palsy of the North Bay (UCPNB) to design, fabricate, install,
maintain and service stationary; self-operated CRV recycling kiosks to be operated in unserved
convenience zones in the City and other member cities of the Agency (the “Pilot Program”), as
more particularly described in Exhibit A, attached hereto and incorporated herein by this
reference; and
Page 1 of 8
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WHEREAS, the Agency needs City authorization in order to apply for the CalRecycle
Grant on the City’s behalf, and to administer the grant and implement the Pilot Program within
the City’s jurisdiction if such grant funding is received;
NOW, THEREFORE, in consideration of the foregoing, the parties hereby agree as
follows:
AGREEMENT
1.
Authorization to Submit Grant Application on behalf of City. The City
hereby authorizes the Agency to submit an application for the CalRecycle Grant on the City’s
behalf, along with other member jurisdictions of Agency, to be used for the implementation of
the Pilot Program as defined below and as more specifically described in this MOU. The City
agrees and acknowledges that if the CalRecycle Grant is received, the Agency will be the grant
recipient, and will implement the Pilot Program within the City.
2.
Responsibilities of the Agency. Agency will undertake the following actions in
furtherance of application for and implementation of the CalRecycle Grant and the Pilot
Program:
A.
Agency will prepare an application on behalf of the City and certain other
members of the Agency that have unserved convenience zones within their jurisdiction
for funding through the CalRecycle Grant to be used for the Pilot Program.
B.
Following submittal of the application for the CalRecycle Grant, Agency
will serve as the primary contact with the CalRecycle grant manager; will coordinate and
direct Grant activities as outlined in the Grant application; will monitor and adhere to the
Grant schedule, budget, and timeline; will prepare required documentation for the Grant,
when necessary; will obtain approval from CalRecycle grant manager for expenditures;
will complete the required reporting to CalRecycle on behalf of the City; will develop a
database to track monthly results; and will review monthly to determine consistency of
beverage container recycling numbers, and to identify any anomalies in order to address
any issues promptly.
C.
Agency is additionally responsible for implementation of the Pilot
Program and coordination with stakeholders in the City if the grant funding is received,
including meeting with grocery store management in the applicable unserved convenience
zones to gather data and assess best placement of container for the pilot; working with
UCPNB and the Petaluma Recycling Center to implement the Pilot Program; responding
to public questions, comments and concerns, fielded through phone calls and email;
developing messaging related to the pilot program for social media and the Agency’s
website; and creating and distributing outreach materials to notify public of new recycling
facilities.

Page 2 of 8
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3.
Compensation and Expenses. The Agency is applying for and will be the
recipient of the CalRecycle Grant, should it be approved by CalRecycle. Expenses incurred by
Agency in connection with the administration and implementation of the CalRecycle grant may
be paid from grant proceeds to the extent permitted under the terms of the CalRecycle Grant, but
in no event will the City be responsible to pay any amounts, including compensation or
expenses, for the Agency’s activities as described in this MOU or as related to the CalRecycle
Grant, unless expressly agreed to by the City.
4.
Agreements in Furtherance of CalRecycle Grant. In the event City and
Agency need to enter into additional agreements in furtherance of the CalRecycle Grant,
including but not limited to agreements to allow the location of self-operated recycling kiosks on
City property, or agreements for the purchase and ownership of such kiosks, the parties will
work together to negotiate reasonable terms for such agreements.
5.
Indemnification/Hold Harmless. Agency shall indemnify, defend, and hold
harmless the City, its City Council, officials, consultants, agents, and employees from and
against any and all loss, damages, liability, claims, suits, costs and expenses, including
reasonable attorney’s fees, arising from Agency’s performance of this MOU, with the exception
of matters that are based upon the negligent or intentional acts or omissions of the City, its City
Council, officials, consultants, agents and employees.
6.
Term. The term of this MOU shall begin on _______, 2020 and shall remain in
effect for the term of the CalRecycle Grant.
7.
Termination of MOU. This MOU may be terminated by either party at any time
for convenience by giving the other party ninety (90) calendar days advance written notice,
provided however, that once the CalRecycle Grant has been received, the City cannot rescind its
authorization for the Agency to implement the Pilot Program within City’s jurisdiction.
8.
Notice. During the term of this MOU, all notices shall be made in writing and
either served personally, sent by first class mail, or sent by facsimile provided confirmation of
delivery is obtained at the time of facsimile transmission, addressed as follows:
To: Agency

Sonoma County Waste Management Agency
Attention: Executive Director
2300 County Center Drive, Ste. B-100
Santa Rosa, CA 95403
Telephone Number: 707-565-3668

To City:

City of Healdsburg
Attention: City Manager
401 Grove Street
Page 3 of 8
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Healdsburg, CA 95448
Telephone Number: 707--3318

Any party may change the address to which notice is to be given by providing the other
party with written notice of such change at least fifteen (15) calendar days prior to the effective
date of the change.
Service of notices shall be deemed complete on the date of receipt if personally served or
if served using facsimile machines provided confirmation of delivery is obtained at the time of
facsimile transmission. Service of notices sent by first class mail shall be deemed complete on
the fifth (5th) day following deposit in the United States mail.
9.
Governing Law. This MOU shall be deemed to be executed within the State of
California and construed in accordance with and governed by laws of the State of California.
10.
Amendment. Except as otherwise expressly provided in Section 1, above, this
MOU and the exhibits hereto may only be amended in writing signed by both parties, and any
purported amendment shall be of no force or effect. This MOU may be amended to both extend
the term and conditions, as well as to add tasks. Agency will not begin new tasks without
express written permission of the City.
11.
Entire Agreement. This MOU and its exhibits constitute the entire agreement
between the City and Agency and supersedes all prior negotiations, representations, or
agreements, whether written or oral.
[Signatures on following page]
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SIGNATURE PAGE FOR MEMORANDUM OF UNDERSTANDING
Between the City of Healdsburg and Sonoma County Waste Management Agency
Regarding Application for and Implementation of CRV Pilot Project Grant
IN WITNESS WHEREOF, the parties hereto have executed this agreement in
duplicate on the day and year first above written.
CITY OF HEALDSBURG, A Municipal
Corporation of the State of California

By:_______________________________
City Manager
APPROVED AS TO FORM:

__________________________
City Attorney
SONOMA COUNTY WASTE
MANAGEMENT AGENCY, A California
Joint Powers Authority

By: ________________________________
Leslie Lukacs, Executive Director

APPROVED AS TO FORM:

__________________________
Agency Counsel
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EXHIBIT A
Sonoma County CRV Pilot
Background
In 1986, the California Beverage Container Recycling and Litter Reduction Act, also known as
the Bottle Bill, was enacted to encourage recycling and reduce litter, and set a program goal of
achieving an 80% recycling rate. This act enabled the creation of CRV facilities to reclaim
bottles from Californians in exchange for payout of returned bottle deposits, and established
convenience zones, designated by a supermarket at the center of a half-mile radius within which
a state-certified recycling center must exist.
For years, recyclers relied on the State’s handling fees and processing payments made when the
cost of recycling exceeded the value of material, per ton redeemed. In 2016, RePlanet,
California’s largest operator of recycling redemption centers, closed 191 facilities, and then, in
August 2019, they closed their remaining 284 locations. This trend mirrored closures of 40% of
all California redemption centers since 2015. This was driven in large part by increased business
costs, falling prices of glass, aluminum and plastic materials, and the state’s payment structure.
In 2016, Sonoma County had 25 CRV facilities (one center for every 20,000 residents). That
number has dropped to just four remaining facilities in 2020 (one for every 125,000 residents)
located in Petaluma, Santa Rosa, and Windsor. These closures have led to a drop in customer’s
redemption payouts ($.025 per nickel, and $.05 per dime), increase in customer wait time at
existing four facilities, potential loss for the local economy, and an increase in bottles and cans
landfilled.
SB 458 (Wiener) was passed in 2017, authorizing CalRecycle to approve up to five pilot projects
proposed by cities and/or counties working in combination with private businesses to provide
convenient beverage container redemption opportunities in both urban and rural areas. AB 54
(Ting 2019) was passed to allow for the expenditure of up to $5,000,000 to support the pilot
projects. AB 54 also extends the deadline for CalRecycle to approve pilot project applications
until January 1, 2022.
ZWS is interested in partnering with the Petaluma Recycling Center (PRC) to implement a pilot
that would bring ten new CRV collection facilities to currently unserved areas in Cloverdale,
Healdsburg, Sebastopol, Santa Rosa, Sonoma, and Petaluma.
ZWS Partnership with the United Cerebral Palsy of the North Bay
The Petaluma Recycling Center (PRC), an employment program and job training site for
employees with disabilities, and division of the 501(c) (3) United Cerebral Palsy of the North
Bay (UDPNB), emerged as an ideal partner for the CalRecycle Grant. The PRC is a certified
CRV recycler center and CalRecycle requires the certification to apply.
Page 6 of 8
38066.00000\32719457.1

Packet Pg. 15

Attachment: MOU for CalRecycle Grant Services (2739 : Resolution - MOU Zero Waste Sonoma New Drop-off Recycling Centers)

MOU – CRV Pilot Project Grant
City of Healdsburg – Sonoma County Waste Management Agency

6.A.b

UCPNB plans to design, fabricate, install, maintain and service stationary, self-operated CRV
recycling kiosks for the program. Their staff will service the kiosks weekly or more frequently
as needed, based on routes that are set up to maximize service intervals and keep operating costs
to a minimum. Staff providing the collection service will be in uniform and their vehicle will
information decals identifying the collaborative program.
The outdoor, self-service kiosks will be built into new steel shipping containers (20 foot) similar
to the units seen in Oregon. Because of the delays and costs involved in getting these units
permitted and wired for electricity outside of a grocery store, each structure will have solar
powered, battery backup operation. The power will operate the kiosk touch screen, bar code
reader, sensors, security cameras, cellular router, door latch, and a safety light.
Customers will be able to use a mobile-friendly web site to sign up and access their accounts,
and receive support and communications via email. At the drop off site, customers will be
informed of the process by a Windows application running on the self-service kiosk. Customers
will provide basic account information that includes the customer’s name, address, email, phone
contact and desired method of receiving their recycling payments. PRC will link new accounts
to existing CZ store membership programs like the Safeway program. This process would give
customers a way to purchase items from the Convenience Zone (CZ) store with credits received
from the CRV.
Each new customer will be sent a box of 25-labeled bags, each bag containing a unique bar code.
Boxes of bags will be available to purchase in the CZ store, to order on line or at the kiosk itself.
If the customer gets a box of bags from the CZ store they would have to pass by the kiosk to
have the box bar code scanned to register / link the bar codes in that box to their account.
As the customer brings a full bag of CRVs within four feet of the kiosk display, a universal bar
code reader will identify the bag’s owner and display their name on the screen. After the
customer verifies their identity, the display will ask them to enter the number of bags to be
deposited into the container. Once the customer indicates how many bags will be placed inside,
the door will open and the bar code reader will count and track the number of bags inserted.
When finished, the screen will ask them to shut the door and to check on line for the transaction
amount with a disclaimer that the anticipated amount may vary based on downstream processing.
When the customer logs into the portal, they can see the results of our inspection / sorting
process and see how much the balance in their account will be adjusted.
There is a tie in potential either to receive cash through their account, donate to local nonprofits,
or to use the amount of the CRV credit as a voucher in the CZ store (s) plus some added
percentage that the stores may support. This feature is similar to the BottleDrop program found
in the Oregon Redemption Centers. PRC will also add a button to allow the customer to donate
the amount to a group of Sonoma County not for profit organizations and another button for the
customer to request that we contact them by phone or e-mail.
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Because each kiosk has a cellular router built in, each kiosk will update our central database at
the end of each transaction (as the door closes), with the number of bags inserted since the last
service interval and allow us to tie video images to that transaction. Each kiosk will also check
in hourly to update our internal database with real time information on the operational status of
the system. There could be locations that need more than one kiosk due to extremely high
volumes. If this occurs, a second kiosk will be installed or service intervals may be increased
depending on the layout of the parking lot spaces. The kiosk will operate on the Microsoft Kiosk
platform.
CRV material from the kiosks will be collected on a schedule. The collected CRV will be
transported back to the PRC to be inspected, sorted, weighed and recorded into our database
enabling us to reimburse each customer via the software platform we have established. Each bar
coded bag will link that transaction to the customer’s account and each sorting / inspection
process will be filmed on our CCTV system and saved for a minimum of 90 days in order to
resolve any complaints. The video footage of the sorting / inspection process will include a
screen shot from the security camera video showing the person at the kiosk processing the CRV
as a method to double verify the transaction to the correct person / account.
PRC has extensive training in all phases of CRV processing as required by CalRecycle and will
handle any ineligible materials, odd-sized containers, previously baled, or out of state materials
as required by law. All processing and payment posting will be done within two working days
from the date of pick up. Customer complaints or questions will be handled by PRC on their 1800 service line and on-line questions and account balance verification will be available on our
website.
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CITY OF HEALDSBURG
CITY COUNCIL AGENDA STAFF REPORT

MEETING DATE: March 16, 2020
SUBJECT:

2020 Updated Sewer System Management Plan

PREPARED BY:

Patrick Fuss, Water/Wastewater Engineer

STRATEGIC INITIATIVE(S):
Quality of Life
Infrastructure & Facilities

RECOMMENDED ACTION(S):
Adopt a Resolution certifying the 2020 Updated Sewer System Management Plan and direct staff
to file the updated plan with the North Coast Regional Water Quality Control Board.

COMMUNITY ENGAGEMENT/OUTREACH:
The City’s Utility Department maintains a publicly accessible webpage dedicated to Sewer
System Management Plan (SSMP). Should the updated SSMP be approved this page will be
updated with SSMP and new information as needed. Notice of this agenda item was made
through the normal noticing requirements of a regularly scheduled Council meeting.
BACKGROUND:
The City owns, operates, and maintains a sanitary sewer system consisting of approximately 50
miles of gravity main, 4 miles of pressure force main and 10 lift stations. The sewer system is
regulated under the Statewide General Waste Discharge Requirements (“WDRs”) by the State
Water Quality Control Board. The City’s WDRs are administered by Region 1 North Coast
Regional Water Quality Control Board.
As part of a program to reduce sanitary sewer overflows throughout the State, the WDRs under
Water Quality Order No. 2006-003 (“WQ Order”) require that sanitary sewer operators prepare
an SSMP. The SSMP provides information specific to the system for its operation, maintenance,
as well as efforts to assure sufficient capacity to convey flow and to prevent overflows. The WQ
Order requires that the SSMP be updated at least every five years. The City prepared its initial
SSMP in 2009. The most recent update was in February 2014.
DISCUSSION/ANALYSIS:
Over the last few years, the City has experienced a few sanitary sewer overflows. These
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overflows make the City vulnerable to enforcement action from the State and from nongovernmental organizations. To better document that the City is taking appropriate actions in the
operation and maintenance of the sanitary sewer system, a significant update to the SSMP is
warranted.
Staff solicited proposals from qualified civil engineering firms to prepare a SSMP and to update
the City’s current SSMP. On September 24, 2019, six proposals were received with the highest
ranked proposal provided by Water Works Engineers. On November 4, 2019, a professional
services agreement with Water Works Engineers was approved by City Council.
Water Works Engineers has worked with City Staff to document practices and procedures used
for sewer system maintenance and operation, as well as specific language provisions agreed to
with non-governmental organizations.
Water Works Engineers has prepared an update to the City’s SSMP which is consistent with the
WDRs and better documents the City’s practices than the previous SSMP versions. It is a
significant update to the SSMP. The following key six elements of the SSMP have been updated:
1. Goals – Added goal to monitor hydraulic capacity of the sewer system.
2. Organization – Updated legally responsible officials, organizational charts, and chain of
communication for overflow events.
3. Legal Authority – Updated governing ordinance references.
4. Operation and Maintenance Program – Updated maps, operation and maintenance
schedules and procedures, documentation practices, condition assessment practices,
rehabilitation and replacement planning, staff training requirements, and equipment and
spare part tracking.
5. Design and Performance Provisions – No significant changes for this element.
6. Overflow Emergency Response Plan – Included 2019 updated overflow response
procedures, public notification requirements, and water quality monitoring requirements.
The WDR requires that when changes to the SSMP are significant recertification from the
governing board of the enrollee is required.
ENVIRONMENTAL STEWARDSHIP:
The approval and implementation of the updated SSMP will help to avoid spills of untreated
wastewater thus protecting the environment and the water quality of our area.
ALTERNATIVES:
City Council might choose to decline certification of the 2020 update of the SSMP. If Council
declines to certify the SSMP update, Staff will need direction from Council on how Council
wishes to comply with the State requirement to update the SSMP.
FISCAL IMPACT:
There is no fiscal impact related to the proposed action. The SSMP update preparation is
included under a professional services agreement approved and funded by Council on November
4, 2019.
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ENVIRONMENTAL ANALYSIS:
Council’s certification of the updated SSMP is not a “project” pursuant to California
Environmental Quality Act (CEQA) Guidelines 15378(b)(2) because continuing administrative
or maintenance activities do not constitute a Project; therefore, no environmental review is
required.
ATTACHMENT(S):
20200316 SSMP Update Certification Reso
FINAL SSMP Update 2020 w append-red
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CITY OF HEALDSBURG

A RESOLUTION OF THE CITY COUNCIL OF THE CITY OF
HEALDSBURG CERTIFYING THE 2020 UPDATE TO THE
SEWER SYSTEM MANAGEMENT PLAN AND DIRECTING
STAFF TO FILE THE UPDATED SEWER SYSTEM
MANAGEMENT PLAN WITH THE NORTH COAST
REGIONAL WATER QUALITY CONTROL BOARD.
WHEREAS, the City owns, operates, and maintains approximately 50 miles of gravity
sewer and 4 miles of pressure force main; and
WHEREAS, the City also owns, operates, and maintains 10 sewer lift stations with
capacities of 1,000 gallons per day to 8 million gallons per day; and
WHEREAS, the City’s sewer system is regulated under the Statewide General Waste
Discharge Requirements (WDRs) administered by the Region 1 North Coast Regional water
Quality Control Board; and
WHEREAS, the WDRs under Water Quality Order No. 2006-003 requires sewer system
operators to prepare a sewer system management plan (SSMP) and update the SSMP every five
years; and
WHEREAS, the City prepared a SSMP in 2009 with a most recent update in February
2014; therefore the City is required to prepare and submit an update to the SSMP; and
WHEREAS, the City approved a professional services agreement with Water Works
Engineers to prepare a significant update to the SSMP, which has been completed; and
WHEREAS the WDRs require the governing board of the enrollees to certify significant
changes to the SSMP.
NOW, THEREFORE, BE IT RESOLVED, that the City Council of the City of Healdsburg
hereby:
1.

Certifies the 2020 Update to the Sanitary Sewer Management Plan.

2.

Directs staff to submit the certified 2020 Update to the Sanitary Sewer Management Plan to
the Region 1 North Coast Regional Water Quality Control Board.

PASSED, APPROVED AND ADOPTED, this 16th day of March 2020, by the following vote:
AYES: Councilmembers:
NOES: Councilmembers:
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ABSENT: Councilmembers:

SO ORDERED:

ATTEST:

_____________________________
Leah Gold, Mayor

_______________________________
Raina Allan, Acting City Clerk
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ABSTAINING: Councilmembers:
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SEWER SYSTEM
MANAGEMENT PLAN
City of Healdsburg
Prepared by

City of Healdsburg Public Works Department
401 Grove Street
Healdsburg, CA 95448
and

Water Works Engineers, LLC

Adopted July 2009
Revised February 2014
Revised February 2020
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APWA

American Public Works Association

ASCE

American Society of Civil Engineers

BMP

Best Management Practice

CASA

California Association of Sanitation Agencies

CCTV

Closed‐Circuit Television

CIP

Capital Improvement Program

CIWQS

California Integrated Water Quality System

CMMS

Computerized Maintenance Management System

CMOM

Capacity, Management, Operations, and Maintenance

CPC

California Plumbing Code

CWEA

California Water Environment Association

FOG

Fats, Oils, and Grease

FSE

Food Service Establishments

GIS

Geographic Information System

GRD

Grease Removal Device

I/I

Infiltration and Inflow

KPI

Key Performance Indicator

LRO

Legally Responsible Official

MGD

Million Gallons per Day

MOP

Manual of Practice

MS4

Municipal Separate Storm Sewer System

NACWA

National Association of Clean Water Agencies

NASSCO

National Association of Sewer Service Companies

NGO

Non‐Government Organization

NOI

Notice of Intent

NOV

Notice of Violation

O&M

Operations & Maintenance

OERP

Overflow Emergency Response Plan

Attachment: FINAL SSMP Update 2020 w append-red (2747 : SSMP 2020 Update)

List of Acronyms

Page | iv
Packet Pg. 27

6.B.b

OES

Office of Emergency Services, State of California

PACP

Pipeline Assessment & Certification Program

PLSD

Private Lateral Sewer Discharge

PM

Preventive Maintenance

POTW

Publicly Owned Treatment Works

QA/QC

Quality Assurance/Quality Control

R&R

Rehabilitation or Repair/Replacement

RWQCB

Regional Water Quality Control Board

SECAP

System Evaluation and Capacity Assurance Plan

SOPs

Standard Operating Procedures

SSMP

Sewer System Management Plan

SSO

Sanitary Sewer Overflow

SSS

Sanitary Sewer System

SSS WDR

Statewide General WDR for Sanitary Sewer Systems

SWRCB

State Water Resources Control Board

USEPA

United States Environmental Protection Agency

WDR

Waste Discharge Requirements

WWC

Wastewater Collection

WWTP

Waste Water Treatment Plant
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List of Terms
Collection System – Generic term for any system of pipes or sewer lines used to convey wastewater to a
treatment facility.

Lateral (also called Service Lateral) – A segment of pipe that connects a home or building to a sewer
main, which may be located beneath a street or easement. The responsibility for maintaining a lateral
can be solely that of the Enrollee or the private property owner; or it can be shared between the two
parties. Local communities dictate lateral responsibility and the basis for a shared arrangement, if it
applies. See Lower Lateral and Upper Lateral definitions.
Lower Lateral – That portion of a lateral from the property line or easement line to the sewer main. The
lower lateral is owned and maintained by the City of Healdsburg, if there is a cleanout installed on the
lateral.
Miles of Gravity Sewer – Length of gravity sewer lines/pipes in an Enrollee’s sanitary sewer system,
expressed in miles.
Miles of Publicly‐Owned Laterals – Length of laterals in an Enrollee’s sanitary sewer system that the
Enrollee is responsible for maintaining, expressed in miles.
Miles of Pressure Sewer (Miles of Force Main) – Length of pressurized sewer lines/pipes in an Enrollee’s
sanitary sewer system, expressed in miles or portions thereof.
Miles of Private Laterals – Length of private laterals tributary to an Enrollee’s sanitary sewer system
that private property owners are responsible for maintaining, expressed in miles or portions thereof.
Percent Reaching Surface Water – Volume of sewage discharged from a sanitary sewer system or
private lateral or collection system estimated to have reached surface water divided by the total volume
of sewage discharged.
Percent Recovered – Volume of sewage discharged that was captured and disposed of properly, divided
by the total volume of sewage discharged.
Private Lateral – Privately owned sewer service lateral. The City of Healdsburg is not responsible for this
portion of the lateral.
Private Lateral Sewage Discharge (PLSD) – Sewage discharges caused by blockages or other problems
within privately owned laterals, collection systems or other private sewer assets that are tributary to the
reporting Enrollee’s sanitary sewer system. Reports of these events may be submitted by Enrollees on a
voluntary basis except in San Diego Region 9, but are not the Enrollee’s responsibility unless caused by
issues in the main line or because of other Enrollee activity.
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Overflows or releases of untreated or partially treated wastewater that reach waters of the
United States;
Overflows or releases of untreated or partially treated wastewater that do not reach waters of
the United States; and
Wastewater backups into buildings and on private property caused by blockages or flow
conditions within the publicly‐owned portion of a sanitary sewer system.

Sanitary Sewer System – Any system of pipes, pump stations, sewer lines, or other conveyances,
upstream of a WWTP head works and which is comprised of more than one mile of pipes and sewer
lines, used to collect and convey wastewater to a publicly owned treatment facility.
SSO Category 1 – All discharges of sewage resulting from a failure in an Enrollee’s sanitary sewer system
that results in a discharge to a drainage channel and/or surface water.
SSO Category 2 – All discharges of sewage resulting from a failure in an Enrollee’s sanitary sewer system
of a volume equal to or greater than 1,000 gallons that did not reach surface water.
SSO Category 3 – All discharges of sewage resulting from a failure in an Enrollee’s sanitary sewer system
of a volume less than 1,000 gallons that did not reach surface water.
SSO Database – Online reporting system developed, hosted, and maintained by the SWRCB for
compliance with the Monitoring and Reporting Program contained in SSS WDR.
Storm Drain – For the purposes of complying with the SSS WDR, any pipe that is part of a Municipal
Separate Storm Sewer System (MS4) used for collecting or conveying storm water.
Total # of SSOs per 100 miles of Sewer per Year – Broad metric used to compare the relative
performance of Enrollees and their sanitary sewer systems. This metric expresses the number of SSOs
for which the reporting Enrollee is responsible, for every 100 miles of pipe or sewer lines in an Enrollee’s
sanitary sewer system. Due to the large variation in facility specific characteristics, this metric should
only be viewed as a rough comparison of the operation and maintenance performance of Enrollees and
their sanitary sewer systems. This metric is calculated as described below:
Total # of SSOs per year / 100 miles of pipe =

#

Miles
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Total Volume of SSOs Reaching Surface Water per 100 miles of Sewer – Broad metric used to compare
the relative performance of Enrollees and their sanitary sewer systems. This metric expresses the
volume of SSOs, for which the reporting Enrollee is responsible, that reached surface water for every
100 miles of pipe or sewer lines in an Enrollee’s sanitary sewer system. Because sewage discharges that
reach surface water pose a greater threat to public health and the environment, this metric reflects
some accounting of the threat posed by SSOs. Due to the large variation in facility specific
characteristics, this metric should only be viewed as a rough comparison of the operation and
maintenance performance of Enrollees and their sanitary sewer systems. This metric is calculated as
described below:
Total Annual Volume of SSOs Reaching Surface Waters / 100 miles of pipe =

Total volume of SSOs reaching Surface Waters
100
𝑀𝑖𝑙𝑒𝑠 𝑜𝑓 𝑃𝑟𝑒𝑠𝑠𝑢𝑟𝑒 𝑆𝑒𝑤𝑒𝑟
𝑀𝑖𝑙𝑒𝑠 𝑜𝑓 𝐺𝑟𝑎𝑣𝑖𝑡𝑦 𝑆𝑒𝑤𝑒𝑟

Total Volume Reaching Surface Water – Amount of sewage discharged from a sanitary sewer system,
private lateral, or collection system estimated to have reached surface water.
Total Volume Recovered – Amount of sewage discharged that was captured and disposed of properly.
Upper Lateral – Portion of a lateral usually from the building foundation to the property line or
easement line where it connects to the Lower Lateral. The City does not own and maintain this portion
of lateral since responsibility lies with the owner of the property that the lateral serves.
WDID – Waste Discharge Identification Number assigned as a unique identifier by the SWRCB to each
Enrollee for regulatory recordkeeping and data management purposes.
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On May 2, 2006, the California SWRCB adopted Statewide General Waste Discharge Requirements
(WDR) Order No. 2006‐003, for wastewater collection systems. The WDR requires all enrollees to
develop a Sanitary Sewer Management Plan (SSMP) and make it available to the public, to the SWRCB,
and the RWQCB. The SSMP must be audited at least every two (2) years and updated every five (5) years
from the original adoption date by the Enrollee’s governing board. The original SSMP must have been
approved by the governing board of the enrollee at a public meeting and adopted. All federal and state
agencies, municipalities, counties, districts, and other public entities that own or operate sanitary sewer
systems with piping greater than one mile in length are required to comply with the WDRs. The City
filed a NOI to comply with the terms of the Order on October 25, 2006 and originally certified the SSMP
on July 20, 2009.
The Order includes eleven (11) mandatory elements that must be addressed in the SSMP. The SSMP
elements describe the activities the City will employ to manage, operate, and maintain the wastewater
collection system effectively. Table 1 briefly summarizes the WDR elements. The exact text of each
WDR element is stated at the beginning of each subsequent SSMP element.
Table 1 – SSS WDR D.13 Required Elements
SSMP Element
1. Goals
2. Organization

3. Legal Authority

4. Operations and
Maintenance Program

5. Design and
Performance Provisions

6. Overflow Emergency
Response Plan (OERP)

Requirements
Develop goals for operation and maintenance of SSS
a) Identify the Legally Responsible Official (LRO)
b) SSMP responsibility and staff organization chart
c) Chain of communication for reporting SSOs
a) Prevent illicit discharges into SSS
b) Require proper design and construction of SSS components
c) Ensure access to laterals owned/maintained by City
d) Limit the discharge of FOG or other debris that may cause blockages
e) Enforce violations of sewer ordinance
a) Maintain up‐to‐date collection system maps
b) Schedule, conduct, and document preventive O&M activities
c) Condition assessment, rehabilitation and replacement (R&R) plan
d) Training for SSS O&M staff
e) Maintain adequate equipment and critical replacement part inventory
a) Maintain SSS design and construction specifications
b) Procedures and standards for inspecting and testing new construction and
R&R projects
a) Proper notification procedures for SSOs
b) Program for appropriate SSO response
c) Procedure for prompt notification to regulatory agencies
d) Appropriate staff and contractor training for OERP execution
e) Procedures to address emergency operations during SSOs
f) Procedures to ensure containment of SSOs to prevent discharge to surface
waters including water quality monitoring when required
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8. System Evaluation and
Capacity Assurance
Plan (“SECAP”)
9. Monitoring,
Measurement and
Program Modifications
10. SSMP Program Audits
11. Communications
Program

a) Public education plan to promote proper disposal of FOG
b) FOG disposal plan
c) Legal authority to prohibit discharge of FOG
d) Requirements to install and maintain grease removal devices
e) Authority to inspect and enforce FOG ordinance
f) FOG characterization assessment and hot spot cleaning schedule
g) FOG source control program measures
a) Develop SSS hydraulic model and identify capacity deficiencies
b) Establish SSS hydraulic design criteria
c) Establish short‐ and long‐term CIP for capacity enhancement measures
d) Develop schedule of completion dates for projects
a) Maintain records and information for SSMP activities
b) Measure effectiveness of SSMP elements and programs
c) Assess success of the preventative maintenance program
d) Update SSMP program elements based on performance evaluations
e) Identify and illustrate SSO trends
Conduct periodic SSMP audits
Communicate on a regular basis with the public regarding SSMP
development, implementation, and performance
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System Overview
The City of Healdsburg (City) Department of Public Works and Utility Department operate and maintain
a total of 50.2 miles of collection system gravity main piping, eleven (11) lift stations, and 3.0 miles of
forcemain. The lift stations’ capacities range from under 200 gpm to approximately 8 MGD. The table
below summarizes the distribution of gravity main sizes throughout the collection system as of 2020.

Pipe Size (inch)
<6
6
8
10
12
15
16
18
21
24
33
(Lineal Feet)
(Miles)

Total Length (LF)
178
151,171
58,004
15,107
14,489
5,858
1,617
5,077
5,442
2,281
6,087
265,311
50.2

An overview map of the City’s Sewer Collection System can be found in Appendix 4.1.
Sewage flows by gravity to the Magnolia Lift Station, which pumps all of the City’s flow to the
Wastewater Reclamation Facility (WRF). The northern area of the City is served by the relatively new
North Trunk Sewer, which was constructed in 1995. This trunk sewer was constructed to serve the areas
of the City where nearly all significant new non‐infill growth was expected to occur.
The 33‐inch Magnolia Trunk sewer collects all wastewater within the City near the south end of
Healdsburg Avenue, where it runs under Highway 101 and flows another 4,400 linear feet south to the
Magnolia Lift Station, located near the Foss Creek/Dry Creek confluence. After flowing through a
grinder, flow enters the wetwell at the Magnolia Lift Station and is then pumped approximately 3,500
linear feet through parallel 14‐inch diameter force mains to the WRF. The City is currently replacing the
two sections of 14” force main that run under Dry Creek. The City is installing three (two duty and one
spare) 16‐inch force mains deeper below the stream bed, below projected scour depths.
The other 10 lift stations serve smaller areas within the City, two of which are located in the Corporation
Yard. The Orangewood, Mountain View and Heron Drive lift stations serve the southeastern portion of
the City between South Fitch Mountain Road and the Russian River, and isolated areas north of South
Fitch Mountain Road. All flows from the Orangewood and Mountain View lift stations are directed
through the Heron Drive lift station. Table 3 lists the characteristics of all the City’s lift stations.
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Table 2 – Collection System Gravity Main Size Distribution
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Table 3 – Collection System Lift Stations
Status

Dry Creek* (formerly
Operations Building)

Active

Corporation Yard Lift
Station*

Pumps

Customer Accounts
Non‐ Residential

No.
1

HP
2

Residential

2

2

0

1

1

Active

1

2

0

1

1

Removed

‐

‐

‐

‐

‐

Giorgi Park

Active

1

2

0

1

1

Chablis

Active

0

23

Active

3

1

4

Heron**

Active

586

4

590

Kennedy

Active

124

1

125

Kinley

Active

10
10
2
2
10
10
6.5
6.5
6.5
6.5

23

Hendricks

1
2
1
2
1
2
1
2
1
2

0

9

9

Moore

Removed

‐

‐

‐

‐

‐

Animal Shelter*

1
3.9
118
1
2
3.9
1
6.5
Active
Orchard
173
2
2
6.5
1
60
4,790
460
2
60
Active
(approximate
(approximate
as of
Magnolia
3
60
as of 2020)
2020)
4
56
*Located at the City of Healdsburg Corporation Yard property
**Heron also pumps flow from Orchard, Orangewood and Hidden Acres and Sunset.
Orangewood

Active

Total

119
175

5,250
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Lift Station
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1.0. Goals

The City of Healdsburg recognizes that the sewer collection system is a key component of its sewer
utility and is committed to providing responsible and reliable service to the community through a
comprehensive operation and maintenance program. The City has therefore implemented a sewer
collection system maintenance program, which is intended to accomplish the following:










Protect the environment and public health by minimizing blockages and overflows.
Reduce operating and maintenance costs.
Minimize groundwater and surface water intrusion into the sewer system.
Identify non‐compliant dischargers to the City sewer system and take appropriate corrective
action.
Educate the public to avoid misuse of the wastewater system.
Identify areas of the collection system that need increased maintenance, repair or replacement
though a comprehensive CCTV inspection program.
Identify defective gravity sewer lines located within one hundred fifty (150) feet of surface
waters, including storm drainage channels and creeks, and give them higher priority for repair
and/or replacement.
Monitor and assess the hydraulic capacity of the wastewater collection system to ensure that
adequate capacity is available for peak flows and to accommodate future development within
the City’s service area.
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D.13.(i) Goals: The goal of the SSMP is to provide a plan and schedule to properly manage, operate,
and maintain all parts of the sanitary sewer system. This will help reduce and prevent SSOs, as well
as mitigate any SSOs that do occur.
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2.0. Organization
D.13.(ii) Organization: The SSMP must identify:

(b) The names and telephone numbers for management, administrative, and maintenance positions
responsible for implementing specific measures in the SSMP program. The SSMP must identify lines
of authority through an organization chart or similar document with a narrative explanation; and
(c) The chain of communication for reporting SSOs, from receipt of a complaint or other information,
including the person responsible for reporting SSOs to the State and Regional Water Board and other
agencies if applicable (such as County Health Officer, County Environmental Health Agency, Regional
Water Board, and/or State Office of Emergency Services (Cal OES)).

2.1.

Legally Responsible Official (LRO)

The City’s Legally Responsible Officials (LROs) are authorized to electronically sign and certify SSO
reports in CIWQS. The City’s LROs are:




Water/Wastewater Operations Superintendent
Wastewater Operations Foreman
Utility Director

Following containment and documentation of an SSO event by the Public Works and Utilities Crew, the
SSO workbook (found within the City’s OERP) is delivered to the Water/Wastewater Operations
Superintendent to review and enter data into CIWQS. The Water/Wastewater Operations
Superintendent may contact the Public Works or Utilities Crew for additional information as required.
Reviewing and certifying the SSO report in CIWQS may also be performed by either the Wastewater
Operations Foreman or the Utility Director.

2.2.

Organization Chart

Appendix 2.1 defines the responsible party for each SSMP element, including names and telephone
numbers.

Public Works Department
The Public Works Department is responsible for development and maintenance of the City's
infrastructure. Responsibilities include design and construction of public streets (including sidewalks,
street and traffic signs, and pavement markings), water system distribution, sewer collection, and storm
drain systems. The Department also provides engineering review and inspection of public improvements
for new development projects and for public capital improvement and replacement projects.
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(a) The name of the responsible or authorized representative as described in Section J of this Order
(SSS WDR).
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The Public Works Engineering Division consists of engineers, public works inspectors, engineering
technicians, and an administrative specialist. Responsibilities include implementing the City’s Capital
Improvement Program (CIP) and interacting on behalf of the City with outside agencies and reviewing
land development projects. Other responsibilities include maintaining and updating the City’s standard
plans and specifications; inspections; issuance and administration of permits, licenses and agreements;
flood plain administration; traffic engineering; surveying; and customer service related to public utilities,
property development and public right‐of‐way issues.

Figure 1 – Organization Chart – Public Works 2020
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Figure 1 shows the organization chart for the City of Healdsburg Public Works Department. The Public
Works Maintenance Division (positions shaded grey) is responsible for planning and execution of the
sewer collection system cleaning and CCTV inspection programs. The Maintenance Division is also
responsible for abatement of sidewalk hazards, maintaining streets, traffic signals, signing and striping,
storm drains, water distribution piping, and City buildings.
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Public Works Position Descriptions and SSMP Responsibilities
General descriptions of each position and SSMP‐specific responsibilities are listed below:
Public Works Director: Establishes policies; plans strategy; approves capital improvement projects;
authorizes outside contractors to perform services; and serves as the public information officer.

Public Works Maintenance Superintendent: Responsible for planning and resource allocation for the
sewer collection system cleaning and CCTV inspection programs. Responsible for overseeing execution
of the City’s Overflow Emergency Response Plan and conducting the training program for all Foreman
and Utility Workers.
Public Works Foremen: Executes and documents scheduled preventative maintenance tasks. Responds
to emergency repairs and SSOs; generates work orders for repairs and other services; maintains
data/records; answers service request calls and relays information to the Public Works Maintenance
Superintendent. Performs SSO incident investigation, communications as appropriate; and delivers the
completed SSO report to the Water/Wastewater Operations Superintendent.
Public Works Utility Worker I/II: Executes and documents scheduled preventative maintenance tasks.
Responds to emergency repairs and SSOs. Identifues sewer collection system mapping updates
required.
Public Works Utility Technician: Performs a variety of tasks in ordering, receiving, storing, distributing,
shipping, and issuing equipment, apparatus, materials, and supplies. Maintains spare parts inventory.
Public Works Field Technician: Performs collection system maintenance related traffic control, as well
as marking out utilities.
Principal Engineer – Development: Supervises development projects and systems; reviews and
approves plans for new construction and ensures adherence to the City’s design and construction
standards.
Senior Civil Engineer – Development: Conducts plan review, responsible for keeping the City’s design
and construction standards up to date.
Engineering Technician – Development: Supports work directed by Principal Engineer and Senior Civil
Engineer.
Senior Civil Engineer – Capital Improvements: Develops and updates the City’s overall Capital
Improvement Plan, including budgeting and prioritization of projects. Ensures that sewer collection
system defects identified through the CCTV inspection program are adequately addressed in the Capital
Improvement Plan.
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Administrative Specialist: Performs clerical and organizational tasks, assists with FOG control program
public outreach.
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Public Works Inspectors: Conduct review and inspection of new construction to ensure compliance with
the City’s design and construction standards and approved plans.

Utilities Department
The Utilities Department (Electric, Water & Wastewater) is responsible for safe and reliable delivery of
electricity and water as well as proper conveyance and treatment of wastewater. Responsibilities
include maintenance and improvements of the electric distribution system, maintenance and operation
of the potable water system (including production, treatment, storage and distribution), and operation
of the wastewater system (including pumping stations and the City’s Wastewater Reclamation Facility).
The Utilities Department also provides engineering review and inspection of the utility portion of public
improvements for new development projects and for public capital improvement and replacement
projects.
The Wastewater Utility Division (positions shaded grey) has primary responsibility for operation and
maintenance of the WRF, water quality sampling and analysis, and inspection of commercial and
industrial dischargers to ensure compliance with the City’s sewer ordinance. The Wastewater Utility
Division takes primary responsibility for operation and maintenance of the City’s sewer lift stations,
whereas the Public Works Maintenance Division takes primary responsibility for the gravity sewer
collection system piping. The Wastewater Utility Division shares the responsibility of responding to and
reporting SSOs with the Public Works Maintenance Division.
The Water Utility Division is responsible for the City’s water production, treatment, and storage systems.
This Division operates and maintains the City’s Gauntlett, Dry Creek, and Fitch Treatment Facilities,
fifteen production wells; chemical treatment systems, seven storage reservoirs, the SCADA
communication system, and the cross‐connection control program. Duties include maintaining the well
pumps, reservoirs, and booster pumps. Maintenance of water quality to meet State water quality
standards is a priority.
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Figure 2 shows the organization chart for the City of Healdsburg Utilities Department.
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Figure 2 – Organization Chart – Utilities 2020
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Utilities Position Descriptions and SSMP Responsibilities
General descriptions of each position and SSMP‐specific responsibilities are listed below:

Water/Wastewater Operations Superintendent: Manages the operation and maintenance of the water
treatment and wastewater reclamation facilities. Reviews the SSO event reports and contacts the Public
Works or Utilities Crew for more information. Oversees implementation of the City’s Industrial
Pretreatment Program and FOG Control Program. This position is authorized to electronically sign and
certify SSO reports in CIWQS and complete the chain of custody (LRO).
Wastewater Operations Foreman: Maintains the City’s SSO records and internal database. Responsible
for planning and resource allocation for maintenance and operation of the WRF and wastewater pump
stations; generates work orders for repairs and other services; maintains data/records; and relays
information to the Water/Wastewater Operations Superintendent. Conducts food service establishment
industrial pretreatment inspections and enforces permit requirements. This position is also authorized
to electronically sign and certify SSO reports in CIWQS (LRO).
Utility Operator: Executes and documents scheduled preventative maintenance tasks. Responds to
emergency repairs and SSOs. Conduct industrial pretreatment inspections.
Utility Engineering Manager: Oversees compliance of the City’s utilities programs with regulatory
requirements, including keeping the City’s SSMP up‐to‐date. Provides technical oversight of
improvements to the City’s utilities systems including the WRF, sewer collection system, water
treatment plant, and water distribution system. Primarily responsible for implementing the sewer
collection system evaluation and capacity assurance plan.
Instrumentation Technician: Operates and maintains the City’s SCADA computer monitoring system for
the water and wastewater systems.
Laboratory Technician: Performs water quality sampling and regulatory reporting.
Records Technician/Storekeeper: Performs a variety of tasks in records retention, materials ordering,
receiving, storing, and documenting equipment, apparatus, materials, and supplies. Manages the sewer
lift station spare parts inventory.
Safety Coordinator: Establishes training schedules, and documents training for each employee to
ensure regulatory compliance.
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Utilities Director: Oversees the operation and maintenance of the water treatment and wastewater
reclamation facilities. This position is authorized to electronically sign and certify SSO reports in CIWQS
(LRO).
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Chain of Communication for Reporting SSOs

The Water/Wastewater Operations Superintendent or designee reviews the SSO report/checklist, and
contacts the Public Works Crew and/or Utilities Crew for additional information if necessary. If there is
an SSO backup into a home or a business, the documentation is sent to the City Administrative
Specialist. The Water/Wastewater Operations Superintendent completes the Collection System Failure
Analysis Form, enters SSO data into CIWQS, and will complete the chain of custody.

Related Appendices
Appendix 2.1 – SSMP Element Responsible Personnel
Appendix 6.1 – Sanitary Sewer Overflow Emergency Response Plan (OERP)
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The Public Works Maintenance Division and the Utilities Department Wastewater Division perform SSO
response and document each incident as indicated in the OERP (Appendix 6.1). Upon completion of the
chain of custody, the report is delivered to the Water/Wastewater Operations Superintendent.
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3.0. Legal Authority
D.13.(iii) Legal Authority: Each Enrollee must demonstrate, through sanitary sewer system use
ordinances, service agreements, or other legally binding procedures, that it possesses the necessary
legal authority to:

(b) Require that sewers and connections be properly designed and constructed;
(c) Ensure access for maintenance, inspection, or repairs for portions of the lateral owned or
maintained by the Public Agency;
(d) Limit the discharge of fats, oils, and grease and other debris that may cause blockages, and
(e) Enforce any violation of its sewer ordinances.
The City’s legal authority to control use of the sewer collection system is provided by Ordinance 763,
which has been in effect since 1984. The City’s ordinances, including Ordinance 763, are enforced
through the City’s Code Enforcement Ordinance No. 985. The Chief Building Official is currently the
designated “Enforcement Officer” for purposes of enforcement. The Code Enforcement Ordinance
authorizes enforcement actions for all City ordinances, as well as any applicable state laws and
regulations, and contains provisions for escalating levels of enforcement actions. The ordinance
authorizes administrative actions with accompanying fines and penalties, civil actions for collection of
costs by the City, and prosecution as a misdemeanor criminal offense.
In addition, Ordinance No. 1127 was added to Chapter 13.2 of the Municipal Code to provide
requirements for inspection and replacement of private sewer laterals. A list of all applicable ordinance
codes related to the City’s SSMP is listed in Table 4.
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(a) Prevent illicit discharges into its sanitary sewer system (examples may include infiltration and
inflow (I/I), storm water, chemical dumping, unauthorized debris and cut roots, etc);
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Table 4 – Municipal Code Chapter 13.20 Sewer System Ordinance Codes

Prevent illicit
discharges into the
wastewater collection
system (D.13.iii.a)

Municipal Ordinance
Code
Number
Title 13.2 Sewer System

Section Title

Description
Prohibits the discharge of any
substance that causes the City to
violate any State or Federal regulation
for sewage discharge, any substance
that cannot be treated in the sewage
system, any substance which would
harm or adversely affect the sewer
system.
Prohibits waste discharges from
adversely affecting the sewer system,
the operation of the treatment
facilities, the quality of effluent from
the treatment plant or the quality of
the receiving water.
Holds any dischargers liable to the
City for all damage caused by illegal
discharges.
Requires permits for any connection
to the public sewer and requires
compliance with all adopted
requirements that apply to sewer
connections.
Specifically requires separation of
sewer and storm drain discharges and
prohibits discharge of storm drainage
to the sewer system, and vice‐versa.

13.20.020

Ord. 763 § 2,
1984. Code
1964 § 15‐61.

Prohibited
substances

13.20.030

Ord. 763 § 2,
1984. Code
1964 § 15‐62.

Abatement of
nonconforming
wastewater
discharge

13.20.040

Ord. 763 § 2,
1984. Code
1964 § 15‐63.

Damage to
system

13.20.060

Ord. 763 § 2,
1984. Code
1964 § 15‐65.

Sewer charges
and regulations

13.20.080

Ord. 763 § 2,
1984. Code
1964 § 15‐67.

Separation of
storm drainage
and sewage

13.20.380

Ord. 763 § 2,
1984. Code
1964 § 15‐97.

Industrial
wastewater
discharge
permits

Requires permits for all non‐domestic
sewage discharges to the sewer
system.

Prohibited
wastes

Comprehensive list of prohibited
discharges, including numeric limits
on various toxic substances.

Damage caused
by prohibited
wastewater
discharge

Holds any dischargers liable to the
City for all damage caused by illegal
discharges.

13.20.440

13.20.510

Ord. 763 § 2,
1984. Code
1964 § 15‐
103.
Ord. 763 § 2,
1984. Code
1964 § 15‐
110.
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Require proper design
and construction of
new and rehabilitated
sewers and
connections
(D.13.iii.b)

Municipal Ordinance
Code
Number
Title 13.2 Sewer System
Ord. 763 § 2,
13.20.170 1984. Code
1964 § 15‐76.
Ord. 763 § 2,
13.20.180 1984. Code
1964 § 15‐77.

Section Title

Lateral permits
Public sewer
construction
permits
Plans, profiles
and
specifications
required

13.20.190

Ord. 763 § 2,
1984. Code
1964 § 15‐78.

13.20.200

Ord. 763 § 2,
1984. Code
1964 § 15‐79.

Public sewer
construction

13.20.250

Ord. 763 § 2,
1984. Code
1964 § 15‐84.

Design and
construction
standards

13.20.260

Ord. 763 § 2,
1984. Code
1964 § 15‐85.

Compliance with
local regulations

13.20.310

Ord. 763 § 2,
1984. Code
1964 § 15‐90.

As‐built
drawings

13.20.320

Ord. 763 § 2,
1984. Code
1964 § 15‐91.

Completion of
sewer required

13.20.330

13.20.460

Ord. 763 § 2,
1984. Code
1964 § 15‐92.
Ord. 1127 §
2, 2013; Ord.
763 § 2,
1984. Code
1964 § 15‐
105

All work to be
inspected

General

Description
Requires a permit for constructing a
building sewer, lateral, or connection
to the public sewer.
Requires a permit for using,
construction, extending, or
connecting to the public sewer.
Requires compliant plans, profiles,
and specifications for a permit
application.
Requires developers to enter into a
development agreement covering
cost, type, quality, and standards for
sewer infrastructure.
Requires minimum standards for the
design and construction of sewers
and in accordance with the design
standards of the City, as adopted by
resolution of the City Council.
Requires permits and compliance
with all State, County, or City
regulations pertaining to any
construction within a street.
Requires “As‐built” drawings to be
filed showing the actual location of all
mains, structures, “Tees” and laterals
before final acceptance of public
sewers.
Requires testing of new public sewer
lines for compliance with all City
Standards before any acceptance by
the City.
Requires inspection of all lateral and
main sewer construction work to
ensure compliance.

Establishes design requirements for
private sewer laterals.
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Municipal Ordinance
Code
Number
Title 13.2 Sewer System

13.20.270
Ensure access for
maintenance,
inspection, or repairs
for portions of the
lateral owned or
maintained by the
Public Agency
(D.13.iii.c)

13.20.465

13.20.500

Limit the discharge of
fats, oils, and grease
and other debris that
may cause blockages
(D.13.iii.d)

13.20.440

13.20.450

1.12.010

Enforce any violation
of its sewer
ordinances (D.13.iii.e)

Section Title

Ord. 763 § 2,
1984. Code
1964 § 15‐86.

Easements or
rights‐of‐way

Ord. 1127 §
3, 2013.

Responsibilities
for private sewer
mains and
private sewer
laterals

Ord. 763 § 2,
1984. Code
1964 § 15‐
109.
Ord. 763 § 2,
1984. Code
1964 § 15‐
103.
Ord. 763 § 2,
1984. Code
1964 § 15‐
104.
Ord. 985 § 2,
2002.

13.20.030

Ord. 763 § 2,
1984. Code
1964 § 15‐62.

13.20.400

Ord. 763 § 2,
1984. Code
1964 § 15‐99.

13.20.410

Ord. 763 § 2,
1984. Code
1964 § 15‐
100

13.20.420

Ord. 763 § 2,
1984. Code
1964 § 15‐
101.

Right of entry

Prohibited
wastes

Pretreatment of
wastewaters
Code
enforcement
Abatement of
nonconforming
wastewater
discharge
Suspension of
permit for
industrial
wastewater
discharge
Revocation of
permit for
industrial
wastewater
discharge
Notice

Description
Requires easements or right‐of‐way
for the extension of the public sewers
sufficient to allow the laying,
maintenance and replacement of the
sewer, with widths to be determined
by the City Engineer.
Requires accessible cleanouts for
maintenance, repair, or replacement.
If an accessible cleanout is not
available, the owner shall be
responsible for all aspects of
maintenance, repair or replacement
of the private sewer lateral to its
connection to the public main.
Grants right of entry for the City’s
employee to enter all properties
served by the City for inspection,
sampling, and testing.
Establishes numeric limits for fats,
oils, and grease content of sewage
discharges.
Requires pretreatment systems,
including gravity separation inceptors,
or other devices prior to discharge if
necessary.
Authorizes enforcement actions for
all City ordinances.
Authorizes the City to disconnect a
user if necessary.
Authorize the City engineer to
suspend an industrial waste discharge
permit, for a period not to exceed 45
days when necessary.
Authorize the City Council to revoke
industrial wastewater discharge upon
violation of the regulations.
Describes the procedure to notify any
person found to be in violation of the
regulations.
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Municipal Ordinance
Code
Number
Title 13.2 Sewer System
Ord. 1127 §
2, 2013; Ord.
763 § 2,
13.20.460
1984. Code
1964 § 15‐
105.

Section Title

Description

General

Holds any applicant responsible for
any damage caused to the public
sewer upon connection of a new
service.

Responsibilities
for private sewer
mains and
private sewer
laterals

Holds property owners responsible
for compliance of a private sewer
lateral.

13.20.490

Ord. 763 § 2,
1984. Code
1964 § 15‐
108.

Accidental
discharges

Requires the discharger to furnish the
City engineer within 15 days from the
day of an accidental discharge a
detailed written statement describing
the causes of the accidental discharge
and the measures being taken to
prevent future occurrence.

13.20.510

Ord. 763 § 2,
1984. Code
1964 § 15‐
110.

Damage caused
by prohibited
wastewater
discharge

Holds any industrial discharger liable
for discharging prohibited wastewater
that causes damage to City facilities.

13.20.465

Ord. 1127 §
3, 2013.

Enforce any violation
of its sewer
ordinances (D.13.iii.e)

Municipal Code Chapter 13.20 – Sewer System Link:
https://www.codepublishing.com/CA/Healdsburg/#!/Healdsburg13/Healdsburg1320.html#13.20
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4.0. Operation and Maintenance Program
D.13.(iv) Operation and Maintenance Program. The SSMP must include those elements listed below
that are appropriate and applicable to the Enrollee’s system:

(b) Describe routine preventive operation and maintenance activities by staff and contractors;
including a system for scheduling regular maintenance and cleaning of the sanitary sewer system
with more frequent cleaning and maintenance targeted at known problem areas. The Preventative
Maintenance (PM) program should have a system to document scheduled and conducted activities,
such as work orders;
(c) Develop rehabilitation and replacement plan to identify and prioritize system deficiencies and
implement short‐term and long‐term rehabilitation actions to address each deficiency. The program
should include regular visual and TV inspections of manholes and sewer pipes, and a system for
ranking the condition of sewer pipes and scheduling rehabilitation. Rehabilitation and replacement
should focus on sewer pipes that are at risk of collapse or prone to more frequent blockages due to
pipe defects. Finally, the rehabilitation and replacement plan should include a capital improvement
plan that addresses proper management and protection of the infrastructure assets. The plan shall
include a time schedule for implementing the short and long term plans plus a schedule for
developing the funds needed for the capital improvement plan;
(d) Provide training on a regular basis for staff in sanitary sewer system operations, maintenance,
and require contractors to be appropriately trained; and
(e) Provide equipment and replacement part inventories, including identification of critical
replacement parts.
The Public Works Maintenance Division is responsible for execution of the City’s sewer collection system
preventative maintenance program for the gravity sewer system, and the Wastewater Utility Division is
responsible for execution of the preventative maintenance program for the sewer lift stations.
A list of the sewer collection system O&M programs implemented by the City is summarized in Figure 3.
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(a) Maintain an up‐to‐date map of the sanitary sewer system, showing all gravity line segments and
manholes, pumping facilities, pressure pipes and valves, and applicable storm water conveyance
facilities;

6.B.b

City of Healdsburg

SSMP Section

Program

Frequency

Figure 3 – O&M Program Overview

4.1.

Collection System Mapping

The City of Healdsburg maintains sewer system mapping as Environmental Systems Research Institute
(ESRI) GIS shape files. The files are maintained as a part of a comprehensive GIS program used to
document City infrastructure.
The City maintains electronic and hard copy mapping of the sewer collection system showing all gravity
mains, manholes, cleanouts, lift stations, and force mains. In addition, to assist field personnel in the
event of a sewer overflow, the City’s mapping includes other City utilities including Storm Drain, Water,
and Electric. The City’ GIS sewer mapping includes the information listed in Table 5.
An overview figure showing the City’s sewer collection system and lift station locations can be found in
Appendix 4.1.
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Table 5 – The Sewer System GIS Map Information

Manholes, Cleanouts,
Lift Stations (points)

Gravity Mains (lines)

Map Information
















Feature ID
Rim elevation
Location
Notes
Feature ID
Diameter
Year lined (if applicable)
Upstream and downstream manhole ID
Upstream and downstream invert elevation
Pipe type
Year installed
Length
Reference documentation (construction plan number)
Staff comments
Links to CCTV records (via IT Pipes software)

The sewer system mapping is available to all City personnel in a variety of formats. The GIS can be
accessed from any City computer work station. For use in the field, The Esri ArcGIS maps can be
accessed by the field crew utilizing an Esri Explorer application on their phones. Field staff has also been
provided with hard copy indexed map books carried in their vehicles.
Updates to the sewer collection system mapping come from one of two sources:
1. New asset construction or rehabilitation/replacement of existing assets:
(a) The Public Works Maintenance Superintendent maintains a file of all “as‐built” drawings
that are received from the Engineering Division.
2. Updates/corrections to existing mapping from field staff:
(a) Field staff record “red‐line” markups on the hard copy indexed map books carried in
their vehicles whenever they see something in the field that does not match what is
shown on the system maps. Field staff take photos of the red‐line markups and transmit
to the Public Works Maintenance Superintendent.
In order to keep the system maps up‐to‐date, the Public Works Maintenance Superintendent maintains
a spreadsheet log of all new map updates received from either the Engineering Division or field staff.
On a quarterly basis, the Public Works Maintenance Superintendent meets with a GIS technician who is
capable of making edits to the GIS mapping system, and delivers and reviews the most current map
update needs with the technician. At the beginning of each quarterly meeting, the Public Works
Maintenance Superintendent reviews the map update log and confirms with the technician that all map
updates submitted during the previous meeting have been updated, and then updates the tracking log
to mark those items as complete.
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Preventive Operations and Maintenance Programs

Regular Preventative Basin Cleaning Program
The City has invested over $500,000 in specialized sewer cleaning equipment, the most significant of
which is two combination Jetting/Vactor Trucks.

In addition, the City has a separate truck‐mounted Harben high pressure water jetting unit and four
industrial sewer lateral maintenance tools (augers). The City uses several cleaning techniques for
preventative maintenance and blockage removal. These methods include the following:
 Flushing: Introduces a heavy flow of water into the sewer line at a manhole. This method is
typically used to remove floatable material as well as sand and grit. This method is commonly
used in combination with other cleaning methods, especially mechanical augering.
 Jetting: This is the most commonly utilized form of cleaning. Uses multiple jets of extremely
high‐pressure water directed against pipe walls. This technique is highly effective at removing
debris and grease build‐up, clearing blockages and cutting roots within small diameter pipes.
 Augering: Mechanical rotating blades are used to break up grease deposits, cut roots and loosen
debris. This method also partially removes large deposits of silt, sand, gravel and some types of
solid waste. This is the primary method used for root removal, particularly in laterals. As a
policy, the City of Healdsburg does not employ chemical root control in the sewer collection
system.
The regular preventative basin cleaning program, planned and executed by the Public Works
Maintenance Division, is an ongoing program that is designed to systematically clean all gravity sewer
lines every 3 years. The City currently maintains three spreadsheet‐based lists of all gravity sewer pipes
that are located within the City’s 3 main sewer basins, called the “North”, “Central”, and “South” Basins.
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 GapVax MC1510 combination jetting/vactor: 1,500 gallon water tank and 10 cy debris tank
 GapVax MC 1007 combination jetting/vactor: 1,000 gallon water tank and 7 cy debris tank

6.B.b

Sanitary Sewer Management Plan

City of Healdsburg

During sewer cleaning, a debris basket is typically placed in the flow channel at the downstream end of
the manhole where the sewer cleaning nozzle is inserted to clean the upstream line. The crew attempts
to capture as much debris as possible in the basket to prevent the material from simply being pushed
downstream. Light debris may be collected from the manhole following cleaning using a manual “clam”
extraction tool. Heavy debris is removed using the vaccum function of the combination truck and stored
in the on‐board debris tank.
The crew observes both the number of passes and difficulty of cleaning the line, in combination with the
type and amount of debris removed from the downstream manhole after the cleaning is completed in
order to determine the a “Condition” rating for that line. A condition rating of 0‐2 is assigned per Figure
4 below.

Figure 4 – Sewer Debris Condition Rating Matrix
 Condition 0: No follow‐up action required.
 Condition 1: Results/observations noted to assist with future analysis.
 Condition 2: Triggers automatic CCTV inspection of the line and further analysis of cause for
excessive debris accumulation (identify bellies, protruding taps, FOG, roots, etc)
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Each basin spreadsheet is sub‐divided by street, and all gravity lines on that street are listed by
upstream and downstream manhole ID. The Public Works Maintenance Division plans and schedules to
conduct cleaning of a basin starting at the upper most reaches and working downstream.

6.B.b

Sanitary Sewer Management Plan

City of Healdsburg

The Public Works Maintenance crews highlight completed segments of pipe on a large printed map of
the sewer collection system located at the Corporation Yard, to visually help them tracking the cleaning
progress and identify the next lines to be completed moving downstream. The City is moving toward
implementation of a Computerized Maintenance Management System (CMMS), which will be used to
generate work orders and document work by sewer asset. The CMMS will eventually replace use of the
hard copy highlighted map and basin cleaning documentation spreadsheets which will allow for
automatic report generation on work completed and visualization via GIS which will make the regular
SSMP audit process more streamlined.
See Appendix 4.2 for an example of a current Basin Cleaning schedule spreadsheet.

Enhanced Cleaning Program
The enhanced cleaning program, performed by the Public Works Maintenance Division, involves
cleaning of mainlines or laterals (the publicly‐owner lower lateral) at a higher 6‐month frequency. This
program targets individual assets, unlike the regular basin cleaning program that includes all assets
within a basin. Pipeline assets are added to the enhanced cleaning program based on one of the
following criteria:
1. Asset experiences an SSO due to blockage
2. Asset is a known problem area for FOG or debris accumulation based on O&M experience
3. CCTV inspection shows defects that are known to cause heavy debris accumulation indicating
high risk of future blockage/SSO
When an asset is cleaned, the debris load is noted similar to the regular preventative basin cleaning
program. An asset may be removed from the enhanced cleaning program list at the discretion of the
Public Works Maintenance Superintendent if it is cleaned 4 or more consecutive times and receives a
“0” debris rating, and also if the source/cause of the previously noted heavy debris load is known to
have been eliminated.
Like the regular preventative basin cleaning program, this program is tracked using a spreadsheet, which
is continuously assessed and revised based on the field reports. There are separate spreadsheets to
track gravity mains and laterals. Assets that remain in the enhanced cleaning program for long periods
of time will typically be targeted for rehabilitation or replacement if the reason for debris accumulation
is related to the structural integrity of the line such as bellies, offset joints, protruding taps, and root
intrusion.
See Appendix 4.2 for an example of the Enhanced Cleaning schedule.
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The sewer crew reports the results of all cleaning work to the Public Works Maintenance
Superintendent who updates the basin cleaning tracking spreadsheets including the footage cleaned,
date cleaned, the debris condition ratings, and any comments. At that time the Public Works
Maintenance Superintendent will schedule follow‐up CCTV inspection of any lines with a reported
Condition Rating of 2, and subsequent to the CCTV inspection update the 180‐day enhanced cleaning
schedule as required based on the results.
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Lift Station Maintenance

Each of the lift stations has been equipped with an electrical transfer switch so that they can be readily
powered by stand‐by generators. For the smaller satellite lift stations, portable generators owned and
maintained by the City are used with manual transfer switches. At the Magnolia Lift Station, a
permanently installed dedicated generator is connected through an automatic transfer switch which
starts and operates during a power outage. The City owns a portable trailer‐mounted 6‐inch diesel
engine‐driven pump which is normally parked at the Magnolia Lift Station. This pump can be used for
sewer bypassing at the satellite lift stations or within the collection system for gravity main repair work,
and also as a back‐up to the four permanently mounted pumps at the Magnolia Lift Station.
The City operates an extensive Supervisory Control and Data Acquisition (SCADA) system that closely
monitors all of the City’s water and sewer facilities, including the lift stations. All lift stations are each
monitored by a local programmable logic (PLC) controller, which transmits data to the SCADA system
over a wireless network. Each lift station is monitored for water levels and pump status. A level indicator
is shown on the local lift station display, and also sends a remote reading to the SCADA system. The PLC
controller uses this indication to start and stop the pumps and to generate an alarm when warranted.
For protection, a high‐high level float in each lift station operates as a hard‐wired backup to the level
indicator to start both pumps if the wet well reaches a level above the normal operating range. The
controller also monitors and transmits pump data, number of pump starts, pump runtime and wet well
level for historical data collection. In addition to the alarm call‐outs, the on‐call operator can access the
SCADA system for remote sites via an internet connection and observe the status of all water and sewer
facilities, including the lift stations.
The PLC at each lift station also sends remote alarms for high (or low) level, high‐high level float trigger,
incorrect pump control settings, loss of power, PLC cabinet intrusion, or a communication or pump
failure. These alarms are transmitted back to the SCADA system, where a voice dialer calls the on‐call
operator and describes the location and the specific alarm condition. As a backup to the wireless data
link, a general lift station failure relay (operated by the high‐high float or loss‐of‐power) also sends a
signal by a dedicated phone line to the main sewage lift station (Magnolia), where a cellular dialer will
also notify the on‐call operator. Taken together, these monitoring and alarming systems provide robust
protection against lift station failures that could otherwise cause a spill or overflow.
Each lift station is visited by the Wastewater Utility Division weekly, and any observations or notes are
kept in a logbook located at each station. Typical weekly inspection activities include:





Record pump run hours
Manually run both pumps to trigger and verify operation of low level alarm
Manually test operation of high‐high level float
General visual inspection and level transducer cleaning
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The City’s Wastewater Utility Division operates and maintains 11 lift stations, including the 8 MGD
Magnolia Lift Station and 10 smaller satellite lift stations, which are described in Appendix 4.3. Two of
these stations are located in the City of Healdsburg Corporation Yard.
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Annually, the Public Works Maintenance Division conducts a thorough cleaning of each lift station wet
well, and the Wastewater Utility Division conducts a mechanical inspection of each station. Typical
pump maintenance/inspection activities are listed in Table 6.
Table 6 – Typical Sewer Lift Station Pump Inspection / Maintenance Activities
Action

Change Oil



Pull pump, drain and change oil according to Manufacturer’s O&M Manual.

Cable




If the outer jacket is damaged, replace the cable.
Check that the cables do not have any sharp bends and are not pinched.

Connection to Power



Check that all connections are properly secured.

Impeller





Check impeller clearance vs. Manufacturer’s O&M Manual recommendations.
Adjust the impeller if necessary.
Check condition of wear parts including bearings and mechanical seal.

Stator Housing




Drain liquid, if any.
Check the resistance of the leakage sensor to verify it is working.




Check the resistance between the ground (earth) and phase lead is within
Manufacturer’s O&M Manual recommendations.
Conduct a phase‐to‐phase resistance check per Manufacturer’s O&M Manual.

Junction Box



Check that it is clean, dry, and free from damage.

Lifting Handle




Check the screws and condition of the lifting handle and chain.
Replace if necessary.

O‐rings





Replace the oil plug O‐rings.
Replace the O‐rings at the entrance or junction cover.
Grease the new O‐rings.



Check the running values and compare to past values to identify any degradation
in performance.

Motor Insulation
Resistance

Voltage and
Amperage

Pump overhauls for pumps 3 HP or greater include bearing, mechanical seal, and/or impeller
replacement are conducted as‐needed based on the results of pump inspections, or in some cases the
pumps may simply be replaced if an overhaul is needed. Typically pumps less than 2HP are simply
replaced when they are approaching the end of service life, and are not designed to be overhauled.
The Wastewater Utility Division uses LLUMIN CMMS to create, document, and manage work orders for
the City’s Wastewater Reclamation Facility and sewer lift stations. The larger pumps at the Magnolia Lift
Station have additional inspection and maintenance requirements that differ from the smaller
submersible pumps at the satellite lift stations that are managed in LLUMIN, including:





Coolant level verification and changeout
Functional inspection of safety and control devices (trigger manually for testing purposes)
Vibration monitoring and measurement if warranted
Overhauls if required (bearings, shaft seals, o‐rings, impellers, wear rings, etc.)
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Every 2 years, the City’s Wastewater Utility Division conducts a condition assessment and survey of the
City’s lift stations to identify improvements that may be required in order to maintain the operability
and reliability of the station (refer to 2018 Lift Station Survey in Appendix 4.3). This information is fed
into the City’s Capital Improvement Program. The electronic version of the document includes links to
pump curves and pump operations and maintenance manuals.

Rehabilitation and Replacement (R&R) Program

CCTV Inspection Program
The City’s collection system CCTV inspection program is performed by the Public Works Maintenance
Division. The City conducts CCTV condition assessment using the National Association of Sewer Service
Companies (NASSCO) Pipeline Assessment Certification Program (PACP) coding standard. The NASSCO
PACP method provides quantitative standardized inspection results that allow for straight‐forward
prioritization of system deficiencies.
The City owns one closed‐circuit television (CCTV) truck that is used to conduct internal inspections of
gravity sewer pipes. The CCTV inspection truck was outfitted and provided by RS Technical Services
(RST) and includes CCTV cameras, several different camera transporters (for mobility down the sewer
line), camera remote control equipment, camera cable reel system, power generator, and computer
equipment. The City operates the CCTV truck and equipment according the RST’s latest Manufacturer’s
Operations and Maintenance Manual, which provides guidance and instructions that cover topics
including:











Positioning the truck
Safety zone creation around manhole and truck
Generator startup
Equipment inspection and selection of transporter equipment
Equipment connections, cable grip and tension adjustment
Powering on the equipment and testing operation
Laying out the down‐hole roller set to guide camera cable into manhole and pipe
Launching the equipment into the manhole
Conducting the inspection
Retrieving camera and transporter

The City utilizes ITpipes Pipe Inspection Management Software on the CCTV truck computers to create
CCTV inspection records for each pipe utilizing NASSCO PACP standardized defect coding. The results of
all CCTV inspections are entered into a PACP standard database, and the CCTV video inspection records
are available using the ITpipes software, which links the videos to the pipes in the City’s GIS system. The
ITpipes software also has the ability to create point shapefiles for all identified defects that can be
viewed using the GIS to assist with development of the City’s rehabilitation and replacement program.
The City recently upgraded its ITpipes software, which enhanced the system’s GIS interface capability.
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The City utilizes ITpipe’s software documentation and training materials to guide collection and
management of the City’s CCTV data by City Staff.

After the City has finished the CCTV inspection work shown in Appendix 4.4 , a new schedule that will
facilitate inspection of the entire system on a 10‐year cycle will be developed and implemented.
Sewer manholes are inspected visually during sewer cleaning and/or CCTV, and any significant leaks or
defects are documented on a standard Manhole Observation Form (refer to Appendix 4.5) which is
transmitted to the Public Works Maintenance Superintendent. Manholes with significant defects may
be scheduled for near‐term repairs that are performed internally by the Public Works Department which
has the capability to perform injection grouting to stop infiltration and inflow. Manhole repairs that
cannot be completed internally will be completed by contractors as part of the R&R program.

Condition Assessment Methodology
CCTV inspections conducted using the NASSCO PACP coding interface result in the creation of a
standardized report that documents the locations within the pipe at which observations were made. A
still picture of each observation is taken, and a live video for the entire inspection is also provided.
Every observation made using a PACP code is classified as either a structural defect (i.e. cracks, offsets,
corrosion, etc.), maintenance defect (i.e. debris, grease, roots, etc.), or a miscellaneous observation (i.e.
tap, manhole, end of survey, etc.). Appendix D of the PACP Manual includes a condition grading system
that rates the severity of each defined structural and maintenance defect on a scale from 1‐5. Standard
NASSCO PACP reports can be configured to automatically record the associated “maintenance grade”
and “structural grade” for each observation made during an inspection. As a general guideline, defect
severity levels 1‐5 may cause failure of the asset on a timeline as described below:






Severity 5 – asset has failed or will likely fail within next 5 years (asset requires immediate
attention, very poor condition)
Severity 4 – asset will probably fail in 5 to 10 years (asset is in poor condition)
Severity 3 – asset may fail in 10 to 20 years (asset is in fair condition)
Severity 2 – asset unlikely to fail for at least 20 years (asset is in good condition)
Severity 1 – asset failure unlikely in the foreseeable future (asset is in excellent condition)
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The City has developed a plan and schedule to complete CCTV inspection of all gravity sewer pipelines
that are older than 25 years by January of 2022. The CCTV schedule shown in Appendix 4.4 shows all
lines that have been inspected to date, all lines scheduled to be inspected in 2020 and 2021, and all lines
that are less than 25 years old that will be inspected in 2022 and beyond. CCTV inspection will follow
the City’s regular basin sewer cleaning work.
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NASSCO has developed an overall asset condition rating system, known as the PACP “Quick Rating”. The
Quick Rating is a four‐digit code, with the following characteristics:
First digit is the highest severity observation noted (1‐5)
Second digit is the number of observations of the highest severity
Third digit is the second highest severity observation noted
Fourth digit is the number of observations of the second highest severity

The Quick Rating provides a quantitative assessment of asset condition. A quick rating can be generated
for either structural observations only, maintenance observations only, or for both types of observations
combined. The quick rating system prioritizes assets first by the highest severity observation (the first
digit), and second by the quantity of defects. It only takes one severity 5 defect, which may indicate that
the asset has already failed or is near to failing, to cause an SSO. A single severity 5 defect is considered
more serious than several severity 4 defects.

Rehabilitation and Replacement (R&R) Prioritization
The City’s policy is to repair, rehabilitate, or replace all Severity 5 Structural defects as soon as possible,
but no longer than 5 years from the date of discovery via CCTV and no longer than 2 years if the defect is
within 150’ of a waterway. Severity 5 Maintenance defects that require a physical repair to alleviate the
defect will also be addressed in the same priority. Severity 5 Maintenance defects that do not require
physical repair but can be managed through targeted enhanced O&M techniques will be added to the
City’s enhanced cleaning program.
The City’s policy regarding Severity 4 Structural defects is to also include the necessary repairs in the
City’s overall Capital Improvement Plan. The repair of Severity 4 Structural defects is prioritized and
scheduled based on a Risk of Failure analysis as further described below.
Risk of Failure = Probability of Failure x Consequences of Failure
Probability of Failure = PACP Structural Quick Rating/1000 + PACP Maintenance Quick Rating/1000 + X
Where X = 2 for pipes on the enhanced cleaning schedule due to roots, and; X = 1 for other pipes on the
enhanced cleaning schedule.
Criticality of Failure = Capacity Rating + Location Rating
The Capacity Rating is based on the pipe diameter and is related to the potential spill volume according
to Table 7 below.
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Table 7 – Capacity Ratings
Capacity Rating

8” or less
10”‐12”
14”‐18”
Greater than 18”

1
2
3
4

To determine the Location Rating, a series of buffering evaluations are made in GIS with respect to
waterways and roadways. All assets are given Location Ratings on a 1‐6 scale, with 1 being the lowest
rating and 6 being the highest rating. The following routine is executed in GIS to assign ratings to each
asset. Assignments are made by making buffering selections in GIS and overwriting ratings within the
attribute tables throughout the routine to ensure the highest applicable rating is assigned to each asset.
1.
2.
3.
4.

Assign an initial rating of 1 to all assets.
Assign a rating of 2 to all assets further than 250' from a roadway.
Assign a rating of 4 to all assets within 500' of a waterway of the US.
Assign a rating of 3 to all assets further than 500' from a roadway, or are otherwise considered
extremely difficult to access by City Staff.
5. Assign a rating of 5 to all assets with 250' of a waterway of the U.S.
6. Assign a rating of 6 to all assets with 150' of a waterway of the U.S.

The risk of failure score is the product of the overall criticality of failure and probability of failure scores.
The highest possible risk of failure score is approximately 100. An example of a risk of failure calculation
is provided below:
Given






PACP structural quick rating = 4833
PACP maintenance quick rating = 4131
Asset is on the enhanced cleaning schedule for grit accumulation
Asset is within 150’ of a waterway
Pipe Diameter = 12”

Probability of Failure = 4833/1000 + 4131/1000 + 1 = 9.96
Consequence of Failure = 2 + 6 = 8
Risk of Failure = 9.96 x 8 = 79.7
Table 8 below provides guidance for initial capital improvement project prioritization based on results
from the asset risk analysis:
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Risk of Failure Score

Recommended Action

0‐50
50‐75
75‐90
90‐100

Described in Capital Improvement Plan but may not yet be scheduled
Consider for rehabilitation or replacement within next 10+ years
Consider for rehabilitation or replacement within next 5‐10 years
Consider for rehabilitation or replacement within next 5 years

The City retains sole discretion regarding the prioritization and scheduling of repair for Severity 4
defects. The recommendations shown in Table 8 are to be considered guidelines only. All Severity 4
defects shall be at minimum listed within the City’s CIP including their Risk of Failure score, however the
repair of these defects is likely to be driven by coordination with other City maintenance projects such
as water line repair and street paving. Prioritizing and scheduling the repair of Severity 4 defects will
also take into consideration City budgeting constraints and risk analysis, compared to Severity 5 defects
which trigger an automatic requirement to repair or replace the asset within 5 years.
A flowchart depicting collection system R&R programs in conjunction with the preventative O&M
programs, performed by the Public Works Department, is shown in Figure 5.
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Figure 5 – Collection System O&M and R&R Flowchart
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City Staff (typically Senior Civil Engineer – Capital Improvements) initially review condition assessment
data when new data is available from CCTV field work. Licensed City Staff or contracted civil engineering
consultants will review CCTV inspection videos and reports for assets with Severity 4 and 5 defects and
provide preliminary R/R method recommendation reports including cost estimates. The Senior Civil
Engineer – Capital Improvements and Utility Engineering Manager will then conduct the Risk of Failure
analysis to aid in prioritizing and scheduling future capital improvement projects on a 10‐year horizon.

The Public Works Maintenance Division has the ability to conduct emergency manhole and pipeline
repairs in the case of SSOs caused by asset failures, or severe defects identified during CCTV inspections
that pose in imminent risk of causing an SSO which cannot wait for engineering design and public
bidding to contractors. The Public Works Maintenance Division has two backhoes that can be used to
expose sewer pipe and the parts and equipment necessary to conduct sewer bypassing and pipe
segment replacement.

Capital Improvement Program Development
City Staff group identified sanitary sewer collection system asset R/R activities into capital improvement
project bid packages that are publicly bid for construction. Projects may be bundled by risk, for example
the highest risk assets may be bundled into the first year of the capital improvement plan (CIP). Projects
may also be bundled by geographic proximity, construction methodology, or ease of coordination with
other City public works projects such as water and streets projects. The Senior Civil Engineer – Capital
Improvements updates the CIP at least bi‐annually based on work completed and new CCTV inspection
data received. Projects that are scheduled within the next two years are contracted out for design to
civil engineering consultants, or designed in‐house if practicable. Civil engineering consultants or City
Staff produce construction plans and specifications, which are bid publicly for construction. The City
may also develop an on‐call list for typical sanitary sewer collection system R/R work (i.e. cured‐in‐place‐
pipe lining, manhole sealing, etc.) that can be used to complete work which does not require civil
engineering design. Small R/R projects may also be completed in‐house, if practicable.
The City has invested significantly in the sewer collection system within the CIP. The City currently has
several sewer rehabilitation/replacement projects in its 2018‐2023, 5‐year CIP:








Healdsburg Ave Sewer Replacement: 2,300 LF replacement of failed/problematic sewer line
Orchard LS Reconstruction: Replacement of structure that is at end of its useful life
Westside Road Gravity Sewer: Convert corporation yard force main to gravity sewer and abandon
Hendricks LS
College St. Sewer / Water Main Replacement: Replace 1,800 LF of severely deteriorated water
main, replace older sewer main at the same time
Fitch St. Sewer / Water Replacement: Replace 3,000 LF of deteriorated sewer / water mains.
Piper St. Sewer / Water Replacement: Replace 1,600 LF of deteriorated sewer / water mains.
Heron Lift Station Relocation: Relocate lift station that is prone to FOG buildup.
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The City’s Capital Improvement Plan can be found online:
https://www.cityofhealdsburg.org/589/Planning‐Projects

The City’s sewer collection system is operated as an enterprise fund, meaning that its operations are
financed in a manner similar to private business enterprises, where the costs (expenses, including capital
depreciation) of providing sewer service are financed primarily through user charges. Using a valuation
of all of its sewer facilities and an estimate of design life, the City has identified annual depreciation
amounts in the sewer system. In the City’s sewer collection system, depreciation amounts are estimated
for gravity sewers, manholes, lift stations, and the public portions of sewer laterals and cleanouts.
The goal of the Capital Improvement Program (CIP) is to fully fund this annual depreciation amount,
primarily by setting sewer service rates at a level which generates revenue in excess of operating
expenses, with the additional revenue directed to projects that replace aging and fully depreciated
sewer infrastructure. Where portions of a specific replacement project are attributable to new
development, funding derived from service charge revenue may be augmented by revenue from sewer
capacity (development) fees.
Periodically, the City conducts utility rate studies in order to evaluate revenues versus expenditures to
determine if changes to the rates are necessary in order to provide adequate levels of funding for
operations, maintenance, capital replacement projects, and debt service. The City last conducted a rate
study in 2016 which is included in Appendix 4.6. Another rate study update is planned for 2020. As part
of previous rate studies, the sewer collection system GIS was queried in order to determine the length
and diameter of all sewer lines, and number of manholes. A value per foot of pipe for various pipe
diameters was assigned, as well as a value per manhole and per sewer lateral. A value for each lift
station was estimated. The total value of the collection system was calculated, and the remaining useful
life of the various assets estimated in order to determine annual depreciation value. This annual
depreciation value was then used to estimate the annual capital replacement expenditures that are
expected to maintain the system’s condition over the long‐term. The City’s 2016 Rate Study planned for
$1.5M in capital projects for the wastewater system through FY 20/21 in line with this evaluation.
Within City Rate Studies, the wastewater funding and reserve structure is comprised of:




Operating Fund: The primary fund of each utility. Most of revenues, including rates, flow into
the operating fund and all of the operating and maintenance costs, including debt service
payments are paid out of this fund. The City also has an annual transfer of funds from the
Operating Fund to the Capital Replacement Reserve, to meet the long‐term average capital
improvement needs for the wastewater system.
Capital Replacement Reserve: Serves as a mechanism for funding rehabilitation, replacement,
and upgrade projects contained in the City’s CIP. The reserve is funded with annual transfers of
rate revenue from the Operating Fund. Funds are then transferred from the reserve to the
Capital Projects Fund, where actual CIP expenditures occur.
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Uniform transfers from the Operating Fund (which should closely match the annual system
depreciation value) enables the City to fund capital projects that facilitates rate stability and/or
modest annual rate adjustment. This also helps establish and maintain steady funding of the
ongoing replacement and rehabilitation efforts.
Capital Projects Fund: Used to account for revenues and debt proceeds available for capital
project expenditures. All capital projects are funded with this fund. Funds are moved into the
Capital Projects Fund when the funds are encumbered for specific projects. Debt proceeds
obtained to finance new projects are also placed in the Capital Projects Fund.
Capacity Fund: Used to account for revenues from water and wastewater capacity fees from
new development/connections. Capacity fees are one‐time charges to new developments to pay
for capacity in the wastewater utility. These revenues are used to help pay for development‐
driven CIPs.

Training

The City of Healdsburg conducts weekly 10 to 15 minute tailgate meetings covering a range of topics.
These tailgate safety meetings also are required by Cal/OSHA regulations in Title 8, Sections 8406 and
1509 of the California Code of Regulations; however the City has expanded the tailgate schedule to
include topics of sewer operations & maintenance. The Public Works Maintenance Division and
Wastewater Utility Division are trained annually on the critical topics outlined in Table 9 below.
Table 9 – City of Healdsburg Training Topics
Training Category

Topics

SSMP Review
O&M Training

Review latest updates to the City’s SSMP
Work order scheduling and documentation
Standard operating procedures for vactor/jetting truck
Standard operating procedures for auger equipment
Standard operating procedures for CCTV inspection equipment/software
Lift station inspection and equipment maintenance
Use of portable generator at lift stations
Conducting sewer bypassing at lift stations including use of portable pump
Conducting sewer bypassing and point repair for gravity mains
Review recent changes to the OERP
SSO response procedures, containment, and chain of communication reporting
SSO volume estimation techniques
Impacted surface waters and response/notification procedures, water quality sampling
Private lateral backups and customer service
Excavator use
Confined Space Entry Policy and gas detector use

OERP Training

Safety Training

Public Works Utility Workers that conduct CCTV inspections are re‐trained and recertified in PACP defect
coding at least every 3 years.
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The City also requires all contractors working on sewer collection system assets to review and maintain
a hard copy of the City’s OERP, and to develop a project‐specific OERP that includes specific details
regarding the nature of the work and the worksite. Contractors are required to train their workers on
the contents of the City’s OERP and the project‐specific OERP as part of their pre‐project safety training
and preparation.
When sewer bypass pumping is required for project construction, the City will require the contractor to
develop a detailed bypass pumping plan that includes redundancy for all equipment as well as spill
detection and remote alarming equipment. Review of the sewer bypass pumping plan will be conducted
by the Public Works Maintenance Superintendent and/or the Water/Wastewater Operations
Superintendent.

4.5.

Equipment and Replacement Part Inventories

The Public Works Utility Technician manages the City’s supply of spare parts for gravity sewer repair that
is located at the Corporation Yard. Spare parts include various sizes of pipe, repair couplings, wyes, tees
etc. New parts are ordered as soon as they are used. The Public Works Utility Technician also manages
the tool inventory to track purchase and replacement of tools used to maintain the sewer collection
system including saws, drills, generators, concrete mixers, wrenches, work lights, shovels, spill
containment materials, etc. Tracking of spare parts and tools maintained at the Corporation Yard is
currently done using spreadsheets but will likely transition to CMMS in the future.
The Utilities Records Technician/Storekeeper and Industrial Mechanic maintain inventories of spare
parts for the City’s Lift Stations. All mechanical and electrical components of each individual sewer lift
station are maintained as assets in the LLumin CMMS that is used by the Utilities Department to manage
the WRF and lift stations. An inventory of common critical spare parts is maintained at the WRF that
includes:
1.
2.
3.
4.

One spare for each type of pump in the sewer collection system
Float switches
Motor starters
Level transducers

In the case of a PLC or radio communications equipment failure, the lift station can be operated using
float switches only while the electrical equipment is repaired or replaced.
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In 2020, the City will be implementing a new Safety Coordinator position within the Utilities
Department. The Safety Coordinator will be responsible for planning, scheduling, and documenting the
completion of all required training topics for all Public Works Maintenance Division and Wastewater
Utility Division staff.
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All vehicles used for operations and maintenance of the sewer collection system, including two vactor
trucks and one CCTV truck are maintained by the City’s Administrative Services Department. The Vehicle
and Equipment Services Section schedules, performs, and documents routine maintenance on vehicles
using Mitchell1, which is a web‐based maintenance planning program that can be used to:
Schedule maintenance and create work orders
Manage spare parts inventory and stocking levels
Vendor setup and ordering parts for inventory and daily needs
Create estimates, repair orders, invoices, and reports
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Related Appendices
Appendix 4.1 – Sewer System Map
Appendix 4.2 – Example Preventative Cleaning Documentation Forms
Appendix 4.3 – 2018 Lift Station Survey
Appendix 4.4 – CCTV Inspection Schedule
Appendix 4.5 – Standard Manhole Inspection Form
Appendix 4.6 – 2016 Rate Study
Error! Reference source not found.
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5.0. Design and Performance Provisions
D.13.(v) Design and Performance Provisions:

(b) Procedures and standards for inspecting and testing the installation of new sewers, pumps, and
other appurtenances and for rehabilitation and repair projects.

5.1.

Standards for Installation, Rehabilitation and Repair

Design and performance provisions for work related to the City’s public sanitary sewer system are
detailed in the Public Works Standard Specifications and Details. The current Public Works Standard
Specifications and Details were approved in August 2008, and are routinely updated to reflect new
procedures, materials and other improvements/changes within the industry. Bound versions of the
Public Works Standard Specifications and Details are available for sale in the City office or can be
downloaded from the City’s website.
The Public Works Standard Specifications and Details are composed of four elements:





5.2.

Engineering Design Standards ‐ Provides detailed guidance for design of public sewer system
improvements.
Specific Provisions ‐ Provides guidance to design professionals and construction contractors on
the materials, installation and required testing methods for public sewer system improvements.
Approved Materials list ‐ Provides a list of the approved materials as they relate to the Standard
Details.
Standard Details ‐ provides details for the installation of the public sewer system improvements.

Standards for Inspection and Testing of New and Rehabilitated Sewer

All new construction, rehabilitation and repair projects affecting the City sanitary sewer system are
reviewed and tested by the Public Works Department for conformance with the Public Works Standard
Specifications and Details. The Development Section of Public Works Engineering oversees permitting
and plan review for new development projects. The Capital Improvement Section of Public Works
Engineering performs construction inspection and testing. The City has two full‐time Inspectors and
one Engineering Technician.
Inspection is required for all sewer improvements and other work within the public right‐of‐way, all
public easements, and for any work for which an encroachment permit has been issued. The City
inspects new sewer facilities at all phases of the work in order to ensure complete conformance with the
requirements of the City’s standard specifications. At a minimum, work is inspected at the following
points during the progress of sewer installation:
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(a) Design and construction standards and specifications for the installation of new sanitary sewer
systems, pump stations and other appurtenances; and for the rehabilitation and repair of existing
sanitary sewer systems; and
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Prior to the placement of any fill material.
Immediately after the placement of all pipe and prior to bedding or to backfill.
During all backfill and compaction operations.
Prior to and during the placement and compaction of any aggregate base material.
Form and reinforcement inspections prior to pouring any concrete.
Prior to paving.
During all paving operations.
Prior to requests for payment for any contract items of work.

The City’s Specific Provisions include specific testing procedures for public sewers that include:
 Cleaning and flushing
 Low pressure air testing
 Pipe deflection testing
 CCTV inspection
 Water or vacuum manhole testing
The City has a well‐established inspection scheduling and tracking system. The inspection standards are
enforced for private development projects, as well as City capital improvement projects.
Additionally, the City’s Sewer Lateral Ordinance (No. 1127) was adopted in 2013 which requires the
video inspection and repair of all private sewer laterals under the following circumstances:
1.
2.
3.
4.
5.

A sewer lateral service backup or spill call is reported to the City
Issuance of a building permit with a valuation of $25,000 or more
A change in the use of the structure
Upon replacement or repair of any part of the sewer lateral
Upon significant repair or replacement of the main sewer line to which the lateral is attached

The property owner must submit a video recording of the private sewer main/lateral inspection to the
Department of Public Works for review to verify there are no defects in violation of the Sewer Lateral
Ordinance. If the City Engineer determines that a private sewer main and/or private sewer lateral is in a
defective condition, the City will provide a written notice of violation. The City will review the final
submitted CCTV inspection for compliance following any repairs. When all conditions are met the City
will issue a certificate of private sewer lateral compliance to the property owner. Implementation of the
City’s Sewer Lateral Ordinance has been effective in reducing the frequency of SSOs from sewer laterals
since its adoption in 2013.
Sewer Lateral Ordinance link:
https://ci.healdsburg.ca.us/882/Sewer‐Lateral‐Ordinance
Sanitary Sewer Standard Details and Specifications and permitting link:
https://www.ci.healdsburg.ca.us/306/Documents‐Forms‐Permits
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6.0. Overflow Emergency Response Plan
D.13.(vi) Overflow Emergency Response Plan ‐ Each Enrollee shall develop and implement an
overflow emergency response plan that identifies measures to protect public health and the
environment. At a minimum, this plan must include the following:

(b) A program to ensure appropriate response to all overflows;
(c) Procedures to ensure prompt notification to appropriate regulatory agencies and other
potentially affected entities (e.g. health agencies, regional water boards, water suppliers, etc) of all
SSOs that potentially affect public health or reach the waters of the State in accordance with the
MRP. All SSOs shall be reported in accordance with this MRP, the California Water Code, other State
Law, and other applicable Regional Water Board WDR or NPDES permit requirements. The SSMP
should identify the officials who will receive immediate notification;
(d) Procedures to ensure that appropriate staff and contractor personnel are aware of and follow the
Emergency Response Plan and are appropriately trained;
(e) Procedures to address emergency operations, such as traffic and crowd control and other
necessary response activities; and
(f) A program to ensure that all reasonable steps are taken to contain and prevent the discharge of
untreated and partially treated wastewater to waters of the United States and to minimize or correct
any adverse impact on the environment resulting from the SSOs, including such accelerated or
additional monitoring as may be necessary to determine the nature and impact of the discharge.

Overflow Response: The City has an Overflow Emergency Response Plan (see Appendix 6.1) for
handling service calls and sewer overflows. The plan includes notification procedures for emergency
response, spill recovery, overflow mitigation, cleanup, and restoration of damaged dwellings and
buildings. It also includes provisions for public notification, testing for contamination, and notification to
regulators.
The plan includes procedures for after‐hours and weekend spill events. One Utility Worker II and one
Utility Operator are available on an on‐call basis at all times. These employees can be reached 24‐hours
per day on their City cell phones.
Overflow Reporting Policy: All overflows and backups are investigated to determine the cause and
corrective actions needed to prevent future incidents. Category 1 SSOs greater than or equal to 1,000
gallons are reported to the State Office of Emergency Services (OES) within two (2) hours after the City is
notified of the spill.
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(a) Proper notification procedures so that the primary responders and regulatory agencies are
informed of all SSOs in a timely manner;
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All overflows are reported in the State Water Board’s electronic reporting system (CIWQS). The plan also
includes reporting requirements to other regulatory agencies as may be appropriate. The
Water/Wastewater Operations Superintendent is responsible for reviewing and completion of the SSO
reports and entering the data into CIWQS.

Related Appendices
Attachment: FINAL SSMP Update 2020 w append-red (2747 : SSMP 2020 Update)

Appendix 6.1 – Sanitary Sewer Overflow Emergency Response Plan (OERP)
Appendix 6.2 – Water Quality Monitoring Plan
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D.13.(vii) Fats, Oils, and Grease (FOG) Control Program: Each Enrollee shall evaluate its service area
to determine whether a FOG control program is needed. If an Enrollee determines that a FOG
program is not needed, the Enrollee must provide justification for why it is not needed. If FOG is
found to be a problem, the Enrollee must prepare and implement a FOG source control program to
reduce the amount of these substances discharged to the sanitary sewer system. This plan shall
include the following as appropriate:
(a) An implementation plan and schedule for a public education outreach program that promotes
proper disposal of FOG;
(b) A plan and schedule for the disposal of FOG generated within the sanitary sewer system service
area. This may include a list of acceptable disposal facilities and/or additional facilities needed to
adequately dispose of FOG generated within a sanitary sewer system service area;
(c) The legal authority to prohibit discharges to the system and identify measures to prevent SSOs
and blockages caused by FOG;
(d) Requirements to install grease removal devices (such as traps or interceptors) design standards
for the removal devices, maintenance requirements, BMP requirements, record keeping and
reporting requirements;
(e) Authority to inspect grease producing facilities, enforcement authorities, and whether the
Enrollee has enough staff to inspect and enforce the FOG ordinance;
(f) An identification of sanitary sewer system sections subject to FOG blockages and establish a
cleaning maintenance schedule for each section; and
(g) Development and implementation of source control measures, for all sources of FOG discharged
to the sanitary sewer system, for each section identified in (f) above.

7.1.

Public Education Program

The City’s FOG Disposal Public Outreach Program includes three main components:
1. Outreach to permitted Food Service Establishments (FSEs) as part of regular annual inspections
2. Distribution of information in conjunction with City utility service billing or in FOG problem areas
3. School Outreach
Examples of informational flyers distributed to the public in the past can be found in Appendix 11.1.
The City initiated its school outreach program in late 2004, and visits K through 12 grades in as many as
eight classes each year. City Staff typically sends out letters offering the program to all teachers in the
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Healdsburg Unified School District twice each year, and the level of participation and number of classes
visited depends on teacher response.
The program includes a slide show presentation, a diorama showing the physical aspects of the storm
drain and sewer systems, as well as an activities folder. The City provides teachers with in‐class materials
to prepare the students for the topics presented in the program.

FOG Disposal

The City maintains a list of known licensed grease haulers that service FSEs located within the City’s
collection system based on records obtained from the FSE inspection program. The City contacts grease
haulers to confirm where the hauler is disposing of grease collected from City of Healdsburg customers.
All licensed grease haulers in the service area dispose at either the Santa Rosa or Napa Wastewater
Treatment Plants. The City’s WRF does not accept hauled grease.
If an FSE reports grease interceptor cleaning/hauling by a grease hauler that is not on the City’s list of
known providers, the City will contact the company to confirm they are appropriately licensed and are
disposing of grease at an appropriately licensed acceptance facility.

7.3.

Legal Authority

City Code Section 13.20.440 prohibits “Any water or waste containing floatable grease, oil, fat or ether‐
soluble matter in excess of 50 parts per million, or dispersed nonfloatable grease, oil, fat or ether‐
soluble matter other than soap, in excess of 500 parts per million.”
City Code Section 13.20.450 states “Grease, oil, and sand interceptors shall be provided by the waste
discharger when, in the opinion of the City Engineer, they are necessary for the proper handling of liquid
wastes containing grease in excessive amounts, or any flammable wastes, sand, or other harmful
ingredients. All interceptors shall be of a type and capacity approved by the City Engineer, and shall be
so located as to be readily and easily accessible for cleaning and inspection.”
The City permits and inspects FSEs as part of its mandated Industrial Wastewater Pretreatment
Program. This program is established in City Code Section 13.20.380 which states “No person intending
to discharge anything except domestic sewage shall make a connection to the sewer system without
first applying to and receiving from the office of the City Engineer a permit therefor.”

7.4.

GRD Installation and Maintenance Requirements

To monitor and control grease in the collection system, the City issues waste discharge permits with
grease control provisions to restaurant and FSEs. See Appendix 7.1 for an example of a FOG
Wastewater Discharge Permit. Permits are typically valid for a period of 5 years.

GRD Installation and Design Requirements
The City requires that new Food Service Establishments (FSEs) and existing FSEs being remodeled install
GRDs as part of the building permit review and approval process. The City may require existing FSEs that
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are found to be discharging FOG excessively in violation of City Code Section 13.20.440 to install grease
removal devices. The City of Healdsburg has adopted the California Plumbing Code (CPC), which is
strictly applied to all new or remodeled FSEs. Attachment A of the City’s standard FOG Wastewater
Discharge Permit provides grease interceptor design guidelines that are from Appendix H of the CPC.

Typically, newly constructed FSEs will be required to install gravity grease interceptors per CPC Section
1014.3 and Appendix H of the CPC. Where existing or remodeled FSEs are determined to require
additional GRDs, the City may consider the use of smaller distributed hydromechanical grease
interceptors as described in CPC Section 1014.2.

GRD Maintenance Requirements
Part II of the City’s standard FOG Wastewater Discharge Permit requires each permittee to implement
minimum best management practices (BMPs) that include the installation of drain screens, the
segregated disposal of waste cooking oil, prohibitions against discharge of food waste into the drainage
system, dry wiping of greasy pots and pans, and training of employees on FOG disposal methods.
The Permit will specify a minimum GRD cleaning frequency and maximum grease accumulation limit for
the permitted device.

FSE Record Retention Requirements
Part III of the City’s standard FOG Wastewater Discharge Permit requires permittees to maintain records
for a minimum of 2 years for all BMPS implemented and grease disposal activity. Each year, each
permittee is required to submit both a BMP self‐monitoring report (Attachment B of permit) and GRD
Waste Hauling Report (Attachment C of permit) to the City. The required self‐submittal of these reports
ensures that the operator of each facility is complying with the record keeping requirements and helps
the City to target enforcement actions when reports are not received.

7.5.

FSE Inspections

The City’s Utilities Department maintains a spreadsheet database of all permitted FSEs. All permittees
are scheduled for an annual inspection, and the City creates a schedule that distributes the inspections
throughout the year. Some permittees may be inspected semi‐annually and this can be triggered by any
of the following:





Failure to submit the required self‐monitoring reports
Excessive FOG accumulation noted downstream of the facility
Private lateral spill or backup
Poor condition of GRD noted during previous inspection
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Ultimately, Chapter 10 of the CPC serves as the City’s design standard for GRDs. Additional design and
construction guidelines are provided in Attachment A of the standard FOG Wastewater Discharge
Permit.
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A copy of the current inspection schedule is provided in Appendix 7.2 for reference.
When conducting the inspections, the City uses a standard Industrial Discharger Inspection Report that
can be filled out using a mobile device. An example is included in Appendix 7.3.

1. Review any changes to ownership, business operations, or wastewater/drain utilities.
2. Inspect each GRD for solids/grease accumulation and review grease hauling records/receipts.
Determine if current GRD maintenance schedule appears adequate or if changes to the schedule
and permit specifications are warranted.
3. Conduct a non‐stormwater discharge inspection to verify that there are not any illicit discharges
into the local storm drain system.
4. Determine if any liquid wastes (such as used cooking oil) are being stored on‐site and if storage
and spill prevention is adequate to prevent an illicit discharge to the storm drain system.
The City maintains on file all previous Industrial Discharger Inspection Reports for each FSE, and also
keeps a single running note file for each permittee that provides an abbreviated summary of the results
of each FSE inspection that is easier for a City employee to review in order to gain an understanding of
previous inspection results and enforcement actions that have occurred going back as far as 2002.

7.6.

Enhanced Collection System Maintenance for FOG

Sewer lines that have been subject to increased FOG accumulation are moved into the Enhanced 180‐
day Cleaning Program (see Section 4.2). Triggers for identifying lines subject to increased FOG
accumulation include the following:





7.7.

The occurrence of SSOs that are due to FOG based on SSO investigatory CCTV inspection
The occurrence of private lateral spills or backups due to FOG
Observations from the City’s regular CCTV inspection program that show a high level of FOG
accumulation
Observations of material removed from the line during the City’s regular cleaning program

Source Control Measures

FOG problem areas that are included on the Enhanced 180‐day Cleaning Program are typically due to
one of the following sources:
1. Food Service Establishments
2. High Density Residential Areas
The City uses the Industrial Pretreatment Inspection and Permitting Program to control FOG from FSEs
and its Public Education Program to control FOG from high density residential areas.
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Related Appendices
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Appendix 6.2 – Water Quality Monitoring Plan

Page | 45
Packet Pg. 76

6.B.b

Sanitary Sewer Management Plan

City of Healdsburg

Attachment: FINAL SSMP Update 2020 w append-red (2747 : SSMP 2020 Update)

Appendix 7.1 – Industrial Waste Permits
Appendix 7.2 – Industrial Waste Inspection Schedule
Appendix 7.3 – Industrial Waste Inspection Report
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8.0. System Evaluation and Capacity Assurance Plan

(a) Evaluation: Actions needed to evaluate those portions of the sanitary sewer system that are
experiencing or contributing to an SSO discharge caused by hydraulic deficiency. The evaluation
must provide estimates of peak flows (including flows from SSOs that escape from the system)
associated with conditions similar to those causing overflow events, estimates of the capacity of key
system components, hydraulic deficiencies (including components of the system with limiting
capacity) and the major sources that contribute to the peak flows associated with overflow events;
(b) Design Criteria: Where design criteria do not exist or are deficient, undertake the evaluation
identified in “a” above to establish appropriate design criteria; and
(c) Capacity Enhancement Measures: The steps needed to establish a short‐ and long‐term capital
improvement plan (CIP) to address identified hydraulic deficiencies including prioritization,
alternatives analysis, and schedules. The CIP may include increases in pipe size, I/I reduction
programs, increases and redundancy in pumping capacity, and storage facilities. The CIP shall include
an implementation schedule and shall identify sources of funding.
(d) Schedule: The Enrollee shall develop a schedule of completion dates for all portions of the capital
improvement program developed in (a‐c) above. This schedule shall be reviewed and updated
consistent with the SSMP review and update requirements as described in Section D. 14.

8.1.

Hydraulic Capacity Evaluation Process

The City began development of a system‐wide GIS‐based sewer collection system hydraulic model in
2020 that was based on the City’s existing GIS data which was updated and imported into the Innovyze
InfoWorks ICM software platform. The City will be utilizing analysis of the system‐wide hydraulic model
to develop an updated Sewer System Master Plan including identification of capital improvement
projects. An overview of the analysis undertaken using the hydraulic model is provided below. The final
Master Plan is anticipated to be completed in the Fall of 2020 and will be added as Appendix 8.1 when
complete.

Flow Monitoring Data Collection and Analysis
In the Winter/Spring of 2020, the City deployed five temporary flow meters distributed throughout the
sewer collection system in order to measure sewer flows from the delineated sewer basins upstream of
each meter in order to characterize both dry weather and wet weather sewer flows from varying areas
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D.13.(viii) System Evaluation and Capacity Assurance Plan: The Enrollee shall prepare and implement
a capital improvement plan (CIP) that will provide hydraulic capacity of key sanitary sewer system
elements for dry weather peak flow conditions, as well as the appropriate design storm or wet
weather event. At a minimum, the plan must include:
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The temporary flow meter and rain gauge data is then analyzed along with the City’s regularly
monitored and collected flow data at the Magnolia Lift Station and the Water Reclamation Facility’s
permanent rain gauge. An analysis of the temporary wet weather season flow monitoring data is done
in order to quantify rain‐derived infiltration and inflow (RDII) which enters the sewer collection system
during storm events and is a major contributor to peak flows. Figure 6 below illustrates the analysis of
sewer flow meter data which identifies flows from each contributing area during dry weather (i.e. Dry
Weather Flow or DWF) and during periods of rainfall. The difference between flows during rainfall and
average DWF is equal to the RDII.

Figure 6 – Sewer Flow Meter Data Analysis
The analysis of flow metering data is conducted utilizing EPA’s Sanitary Sewer Overflow Analysis and
Planning (SSOAP) Toolbox software to generate I/I hydrographs that can then be scaled up to a specified
design storm. SSOAP utilizes a triangular synthetic hydrograph approach called the “RTK” method. R, T,
and K are determined for each flow metering area through analysis of the field data collected:




“R” is the percentage of rainfall that lands on a given analysis area that makes its way into the
sewer collection system as I/I, and is the total volume under the unit I/I hydrograph curve
“T” is the time of the peak flow of the hydrograph
“K” is the time of the total length of I/I flow generated by a given rainfall amount/duration
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of the City with higher accuracy for the updated hydraulic model. The City also deployed a temporary
rain gauge located in the center of town.
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Figure 7 – RDII Hydrograph
The unit hydrograph approach is then used to generate “synthetic” RDII flow curves related to the
selected design storm for each monitored area of the system, and the “synthetic” RDII is added to the
base DWF in the hydraulic model to simulate conditions during peak wet weather flow (PWWF).

Existing Conditions Hydraulic Model Scenario
Within the Innovyze InfoWorks ICM hydraulic model, multiple “scenarios” are developed. The Existing
Conditions Scenario simulates both dry (DWF) and peak wet weather flow (PWWF) in the sewer
collection system under the current level of development within the City and is calibrated so that the
results of the model closely match flow data that was actually observed as part of the flow monitoring
effort.
To load sewer flows into the hydraulic model, the City’s parcel maps are used to develop a database of
developed parcels, and sewer flows from each parcel are calculated based on a combination of the City’s
design standards for sewer flows as well as analysis of the most recently available flow metering data.
A GIS shape file is developed based on the parcel map that creates a point at the centroid of each parcel
that contains the calculated sewer flow from that parcel. The GIS‐based model is then used to load that
sewer flow into the closest manhole in the collection system to that parcel. To calibrate the DWF in the
Existing Conditions Scenario, that calculations used to determine flow from each parcel are adjusted
until the results of the model best match recorded flow data. To calibrate the PWWF in the Existing
Conditions Scenario, the synthetic hydrographs developed using SSOAP are also loaded into the model
individually for each area that is flow‐monitored, and adjusted until the results of the model are best
calibrated with the flow metering data that was collected in the field.
The purpose of the Existing Conditions Scenario is to identify hydraulic capacity deficiencies that may
exist currently at PWWF that may require capital improvement projects to ensure that capacity‐related
SSOs do not occur in the event of a design storm.
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Future Conditions Hydraulic Model Scenario

When considering additional sewer flows due to future infill, the City’s current General Plan is analyzed
to determine the allowable density of housing units per acre for each City‐defined land use designation.
All parcels within the sewer collection system service area are assumed to be “developed” (i.e. none are
vacant). The housing density for each land use designation is adjusted using engineering judgment as it
is not realistic to assume that every parcel would develop to the maximum allowable density. The shape
file used to load sewer flows into the hydraulic model is updated and the impact of the additional sewer
flow can be seen in the hydraulic model results.
Regarding future developments, for the City’s 2020 hydraulic model update the following new
development areas are being considered, as listed in Table 10.
Table 10 – Future Development Areas for 2020 Hydraulic Model Update
Project

MONTAGE

NORTH
VILLAGE
(COMSTOCK)

General Plan Land
Use Designation
VLR ‐ Very low
density (0‐1 units
per acre)

New Development
Area

Development Project Description

204.36

 130 room resort
 70 units (single family)

PQP ‐ Public/Quasi
Public

37.51

 Park (36.15 acres)
 Fire Substation (0.85 acres)
 Pump Station (0.51 acres)

MHR ‐ Medium
High Density
Residential (6‐10
units per acre)

14.16

 up to 150 units (SFR or MFR)

32.18

 301 residential units (MFR and senior
housing)
 108 room hotel
 12,000 SF retail/commercial + ancillary uses

MU‐ Mixed
Use (10‐16 units
per acre)

The purpose of the Future Conditions Scenario is to identify hydraulic capacity deficiencies that are
triggered by the addition of future development that do not occur under the current level of
development. Capital improvement projects that are required to provide additional hydraulic capacity
for future development are planned to be constructed in conjunction with those projects and are to be
funded by the developers of those projects.

8.2.

Hydraulic Capacity Design Criteria

The City’s Public Works Standard Specifications provide design requirements for new sanitary sewer
collection system piping. The standards generally include the following:
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Future Conditions Scenarios are designed to simulate both dry (DWF) and peak wet weather flow
(PWWF) in the sewer collection system taking into consideration additional development that will occur
in the future such as infill (densification of existing developed areas) and the construction of newly
developed areas.
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Base sewer flow factors are provided for residential, commercial, and industrial developments
Peak sewer flow factors are provided for residential, commercial, and industrial developments
Infiltration and Inflow (I/I) is required to be added to peak sewer flow, and an I/I rate is provided
for both new and existing sewer lines
Manning’s Equation is required to be used to determine pipe capacity, minimum Manning’s “n”
value of 0.013 shall be used
Minimum public sewer main size is 8” and cannot be designed to flow surcharged

The City’s Public Works Standard Specifications do not include hydraulic design/performance criteria
specific to system‐wide collection system hydraulic modeling and the identification of hydraulic capacity
deficiencies for the purposes of capital improvement planning. The City’s design/performance criteria
for hydraulic model evaluation of the existing collection system infrastructure are defined below:
1. For the City’s Existing Conditions hydraulic model, sewer loads from currently developed parcels
are based on the analysis of flow monitoring data, not based on application of the City Standard
flows.
2. For the City’s Existing Conditions hydraulic model, I/I loads from currently developed parcels are
based on the analysis of flow monitoring data and the development of synthetic hydrographs for
the Design Storm, not based on application of the City Standard flows.
3. For the City’s Future Conditions hydraulic model, additional flows from new and infill
development shall be determined based on the City Standard flow factors.
4. The City’s Design Storm is the 10‐year, 24‐hour return period event of 6.47” per NOAA Atlas 14,
Volume 6, Version 2. The temporal distribution of the storm is developed per the applicable Soil
Conservation Service (SCS) standard distribution.
5. A hydraulic capacity deficiency for the gravity sewer system is defined as any location where the
calculated hydraulic grade line at peak wet weather flow associated with the Design Storm is
less than 3’‐0” below the rim of a manhole.
6. A hydraulic capacity deficiency for a sewer lift station is defined as any lift station where there is
not a redundant standby pump available to pump the calculated peak wet weather flow
associated with the Design Storm.

8.3.

Capacity Enhancement Measures

The City’s Sewer System Master Plan (refer to Appendix 8.1) summarizes the results of the flow
monitoring and hydraulic model analysis. The Master Plan identifies all hydraulic deficiencies (for both
Existing Conditions and Future Conditions) and develops planning level capital improvement project
descriptions and cost estimates to address each deficiency.
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A recommended completion date for each capital improvement project is provided in the Master Plan
based on consideration of the following factors:
Severity of the deficiency and potential volume of an SSO caused by this deficiency
Proximity of the deficiency to waterways
Coordination with other City Publics Works projects
Anticipated pace of development for deficiencies triggered by future growth

Infiltration and Inflow Reduction
Updates to the Sewer System Master Plan may include the collection and analysis of additional
temporary flow monitoring conducted at locations strategically selected to identify potential sources of
increased infiltration and inflow. The City’s Sewer System Master Plan will describe the City’s efforts to
monitor I/I occurring during storm events and take steps to identify sources of excess I/I that could
potentially be eliminated to make additional collection system hydraulic capacity available. I/I reduction
strategies that may be employed by the City as defined in the Sewer System Master Plan may include:






8.4.

Conducting CCTV during storm events in suspected problem areas to pinpoint I/I sources
Conducting smoke testing to identify illicit storm drain connections to the SSS
Performing replacement or lining of pipes identified through CCTV to have excessive I/I through
cracks, offset joints, break‐in lateral connections, etc.
Lining of manholes with observed I/I leakage through joints
Replacement of sewer laterals found to be defective

Schedule

The City’s Sewer System Master Plan will be updated every 5 years coincident with the required 5‐year
SSMP update and recertification. Whenever an update to the Sewer System Master Plan is completed,
the City’s 5‐year Overall Capital Improvement Program will be updated to include projects identified in
the Sewer System Master Plan.
https://www.ci.healdsburg.ca.us/DocumentCenter/View/9134/COH‐FY18‐23‐Capital‐Improvement‐
Program

Related Appendices
Appendix 8.1 – Sewer System Master Plan
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9.0. Monitoring, Measurement, and Program Modifications
D.13.(ix) Monitoring, Measurement, and Program Modifications: The Enrollee shall:

(b) Monitor the implementation and, where appropriate, measure the effectiveness of each element
of the SSMP;
(c) Assess the success of the preventative maintenance program;
(d) Update program elements, as appropriate, based on monitoring or performance evaluations; and
(e) Identify and illustrate SSO trends, including: frequency, location, and volume.

9.1.

Maintain Relevant Information

Relevant and accurate data is important for the assessment of performance against goals established by
the SSMP and for the formulation of program modifications when necessary. The City maintains a
variety of documented information that is used to develop or modify SSMP activities. A summary of the
documentation maintained for applicable SSMP elements is provided below:







Section 4(a) – Mapping:
o Map Update Log – to document and verify completion of requested GIS map updates
Section 4(b) – O&M Program:
o Spreadsheet Based, Transitioning to CMMS ‐ Documentation of all sewer cleaning
activities by year and by pipe segment
o Spreadsheet Based, Transitioning to CMMS ‐ Continuous update of Enhanced 180‐day
sewer main cleaning schedule for high FOG, root, or debris areas
o Spreadsheet Based, Transitioning to CMMS ‐ Continuous update of Enhanced 180‐day
auger list for problematic sewer laterals
o Spreadsheet Based, Transitioning to CMMS ‐ Documentation of lift station cleaning
o CMMS (LLumin) – Documentation and scheduling of lift station maintenance work
orders.
Section 4(c) – R&R Program:
o IT Pipes ‐ CCTV inspection historical database
o Spreadsheet Based, Transitioning to CMMS – tracking of sewer collection system
replacement value and annual spending on rehabilitation and replacement projects
o 5‐year City Capital Improvement Program – Updated with any new identified sanitary
sewer collection system rehabilitation projects identified via CCTV
Section 4(d) – Training Program:
o Employee Training Documentation

Page | 53
Packet Pg. 84

Attachment: FINAL SSMP Update 2020 w append-red (2747 : SSMP 2020 Update)

(a) Maintain relevant information that can be used to establish and prioritize appropriate SSMP
activities;

6.B.b










9.2.

City of Healdsburg

Section 4(e) – Replacement Parts Inventory:
o Spreadsheet Based – Gravity Sewer Spare Parts and Tool Inventory
o CMMS (LLumin) – Lift Station Spare Parts Inventory
o Mitchell1 – Fleet Maintenance Tracking Software
Section 5 – Design and Performance Provisions:
o Plan Review and Public Works Inspection records for new construction
Section 6 – Overflow Emergency Response Plan
o SSO Reports Submitted via CIWQS
o Internal City Sanitary Sewer Overflow Field Reports (OERP Appendix C)
o SSO Collection System Failure Analysis Report (OERP Appendix F)
Section 7 – FOG Control Program
o Public outreach materials used or developed
o List of known licensed grease haulers
o FSE permit inspection schedule
o FSE inspection Industrial Discharger Inspection Reports
o FSE self‐monitoring BMP implementation and GRD maintenance reports
Section 8 – System Evaluation and Capacity Assurance
o Magnolia Lift Station flow data
o Wastewater Reclamation Facility rain gauge data
o Temporary sewer flow monitoring data
o Temporary rain gauge data
o GIS‐based sewer collection system hydraulic model results
o Sewer System Master Plan

Measure SSMP Element Effectiveness

The City has established performance indicators relative to specific SSMP activities that can be
quantitatively measured. Performance indicators are developed to provide the City a means by which to
monitor its performance in effectively executing SSMP programs. Each key performance indicator (KPI)
is tracked by a responsible person who documents specific statistics and ensures that adequate data is
being collected to evaluate performance. The responsible person is an employee that is naturally
involved with the collection or use of the data required to track the performance indicator to ensure
effective and accurate data collection and tracking.
The City’s KPI tracking summary is shown in Appendix 9.1.
Each responsible person will collect the necessary information and enter the calculated KPI value into
the overall tracking sheet during each SSMP audit. The Key Performance Indicator Tracking Sheet will be
collected by one of the LROs and reviewed to assist in the completion of the mandatory internal audit.
SSMP activities will be evaluated during the audit and revisions to the SSMP will be made at that time.
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PM Program Assessment

The success of the preventative maintenance program is based on the completion of established
numerical goals for regular and enhanced (180‐day) preventative sewer cleaning and CCTV inspection. If
the City falls short of the established goals in any given year, the City will determine if additional staffing
is required in order to ensure completion of the goals for the following year.

Update SSMP Program Elements

As part of the biennial SSMP Audit, all KPIs are reviewed, and specific recommendations are made by
one of the City’s LROs to address poor performance compared to established numerical goals. It is
during the auditing process that potential updates to program elements are identified and documented
in the audit. Physical changes to the SSMP text will be made at a minimum of every 5 years which may
include but is not limited to the following:







Detailed efforts to increase funding or staffing
Changes to the cleaning, CCTV inspection, or FOG programs (i.e. procedural changes, changes to
work production levels, modifications to documentation methods, etc.)
Updates to CIP prioritization and funding processes
Changes to OERP protocols
Additions or modifications to the Ordinance Code or Improvement Standards
Changes in hydraulic modeling methods or priorities, etc.

Any major changes to SSMP elements or programs will be presented to the Board of Supervisors, and
approval gained for budgetary or staffing impacts resulting from program modifications. The City also
maintains a record of any SSMP updates made between SSMP recertifications, found in Appendix 9.2.

9.5.

SSO Analysis

As a required part of each SSMP Audit, SSO events are analyzed in detail to identify key information such
as frequency, location, cause, and volume. These trends are illustrated in order to determine causation
that may be addressed through adjustment of the preventative maintenance program. The City’s FY
2015‐2019 Audit provides a defined template for future SSMP Audits.

Related Appendices
Appendix 9.1 – Key Performance Indicators (KPI)
Appendix 9.2 – SSMP Change Log
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D.13.(x) SSMP Program Audits ‐ As part of the SSMP, the Enrollee shall conduct periodic internal
audits, appropriate to the size of the system and the number of SSOs. At a minimum, these audits
must occur every two years and a report must be prepared and kept on file. This audit shall focus on
evaluating the effectiveness of the SSMP and the Enrollee’s compliance with the SSMP requirements
identified in this subsection (D.13.), including identification of any deficiencies in the SSMP and steps
to correct them.
Evaluation of established key performance indicators (KPIs), described in SSMP Section 9, forms the
basis for the audit process. The KPIs are used to determine if programs are being implemented as
planned. The KPI tracking and evaluation process can be used to determine if the necessary resources
are in place for successful execution of key programs and activities. The KPI tracking results are
reviewed by the City’s LROs as described in SSMP Section 9. The results are intended to be used to
guide decision making regarding modifications and updates to SSMP programs that are deemed
necessary.
During each SSMP audit, it will be determined if all recommendations from the previous audit have been
implemented, and if not, a course of action will be identified to ensure implementation over the next
audit period.
The City’s FY 2015‐2019 Audit (found in Appendix 10.1) provides a defined template for future SSMP
Audits.

Related Appendices
Appendix 10.1 – SSMP Audit FY 15/16 – FY 18/19
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11.0. Communication Program

The Enrollee shall also create a plan of communication with systems that are tributary and/or
satellite to the Enrollee’s sanitary sewer system.

11.1. Communication with the Public
The City maintains a web page specific to the SSMP:
https://ci.healdsburg.ca.us/446/Sewer‐System‐Management‐Plan
The SSMP webpage allows the public to download the entire contents of the most recent version of the
City’s SSSMP, and also includes an email link that can be used by the public to submit comments on the
SSMP to the City.
The City’s SSMP webpage includes a link from the City's website to the State Water Resources Control
Board CIWQS SSO Public Reports website and the City will be publicizing the updating of the City’s SSMP
and the City’s SSMP webpage to members of the public through a City billing insert notification in 2020.
Additionally, the City’s SSMP webpage includes contact information for the City’s Utility Trouble Hotline
which is used for the public to report SSOs which is available 24‐hours, 7 days per week.

11.2. Communication with Tributary Systems
The City does not have any tributary or satellite systems to the City’s main sewer collection system.

Related Appendices
Appendix 11.1 – Public Awareness Program Materials
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public on the development, implementation, and performance of its SSMP. The communication
system shall provide the public the opportunity to provide input to the Enrollee as the program is
developed and implemented.
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SSMP Element

Sub‐section

1 – Goals

Responsible Party (Position)

Responsible Party
(Name)

Phone Number

Utility Engineering Manager

Patrick Fuss

(707) 271‐3218

2 – Organization

a,b,c

Utility Engineering Manager

Patrick Fuss

(707) 271‐3218

3 – Legal Authority

a,b,c,d,e

Public Works Director

Larry Zimmer

(707) 431‐3346

a‐Mapping

Public Works Maintenance Superintendent

Jarrod Dericco

(707) 431‐3346

b‐PM

Public Works Maintenance Superintendent
Water/Wastewater Ops Superintendent

Jarod Dericco
Rob Scates

(707) 431‐3346
(707) 431‐3369

c‐CCTV

Public Works Maintenance Superintendent

Jarod Dericco

(707) 431‐3346

c‐CIP

Senior Civil Engineer – Capital Improvements

Clay Thistle

(707) 431‐3346

d‐Training

Safety Coordinator

e–Inventory

Utility Technician
Records Technician / Storekeeper

New Position
2020
Tyler Kettmann
Rosa Gutierrez

New Position
2020
(707) 431‐3342
(707) 431‐3330

a–standards

Senior Civil Engineer – Development

Curt Bates

(707) 431‐3346

b‐inspection

Senior Public Works Inspector

Selena Dixon

(707) 431‐3346

Water/Wastewater Ops Superintendent
Wastewater Operations Foreman
Wastewater Operations Foreman
Public Works Maintenance Superintendent
Water/Wastewater Ops Superintendent
Wastewater Operations Foreman
Wastewater Operations Foreman
Public Works Maintenance Superintendent
Wastewater Operations Foreman
Public Works Maintenance Superintendent

Rob Scates
David Hambly
David Hambly
Jarrod Dericco
Rob Scates
David Hambly
David Hambly
Jarrod Dericco
David Hambly
Jarrod Dericco

(707) 431‐3369
(707) 473‐4479
(707) 473‐4479
(707) 431‐3346
(707) 431‐3369
(707) 473‐4479
(707) 473‐4479
(707) 431‐3346
(707) 473‐4479
(707) 431‐3346

Water/Wastewater Ops Superintendent

Rob Scates

(707) 431‐3369

Administrative Specialist

Kelly Casey

(707) 431‐3493

Administrative Specialist

Kelly Casey

(707) 431‐3493

Public Works Director

Larry Zimmer

(707) 431‐3346

d‐permits

Water/Wastewater Ops Superintendent

Rob Scates

(707) 431‐3369

e‐inspections

Wastewater Operations Foreman

David Hambly

(707) 473‐4479

f‐hot spots

Public Works Maintenance Superintendent

Jarod Dericco

(707) 431‐3346

Administrative Specialist

Kelly Casey

(707) 431‐3493

Utility Engineering Manager

Patrick Fuss

(707) 271‐3218

Utility Engineering Manager

Patrick Fuss

(707) 271‐3218

c‐CIPs

Senior Civil Engineer – Capital Improvements

Clay Thistle

(707) 431‐3346

d‐schedule

Senior Civil Engineer – Capital Improvements

Clay Thistle

(707) 431‐3346

4 – O&M Program

5 – Design & Performance
Provisions

a‐notification
b‐response
6 – Overflow Emergency
Response Program

c‐reporting
d‐training
e‐emergency
ops
f‐water
quality
a‐public
education
b‐FOG
disposal
c‐legal
authority

7 – FOG Control Program

8 – System Evaluation
and Capacity Assurance

g‐source
control
a‐hydraulic
model
b‐hydraulic
criteria
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9 – Monitoring,
Measurement, and
Program Modifications
10 – SSMP Program
Audits
11 – Communication

a,b,c,d,e

Utility Engineering Manager

Patrick Fuss

(707) 271‐3218

Utility Engineering Manager

Patrick Fuss

(707) 271‐3218

Administrative Specialist

Kelly Casey

(707) 431‐3493
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Appendix 4.2 – Example Preventative Cleaning Documentation Forms
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Sunnyvale
Sewer Maintenance - Ongoing 3yr Cleaning
Field Evaluation
Manhole to Manhole

Feet

F,R,O,G

Grit

Roots

Date

Initials

243 Pheasant

536 to CO

201

0

1

0

03/27/18

AE/VH

Rosewood @ Pheasant

591 to 536

410

0

1

0

03/27/18

AE/VH

Rosewood @ Pheasant

591 to CO

212

0

0

0

03/27/18

AE/VH

222 Solar

577 to CO

206

0

0

0

03/27/18

AE/VH

Solar @ Rosewood (N)

586 to 591

266

1

0

0

03/27/18

AE/VH

Solar @ Rosewood (E)

586 to 577

63

0

0

0

03/27/18

AE/VH

201 Solar

608 to 586

193

0

1

0

03/27/18

AE/VH

303 Sunnyvale

528 to CO

171

0

0

0

03/27/18

AE/VH

Sunnyvale @ Lupine

531 to CO

197

0

0

0

03/27/18

AE/VH

Sunnyvale @ Lupine

531 to 528

93

0

0

1

03/27/18

AE/VH

222 Sunnyvale

572 to 531

314

0

0

0

03/27/18

AE/VH

Sunnyvale @ Spruce (N)

610 to 608

299

0

0

0

03/27/18

AE/VH

Sunnyvale @ Spruce (E)

610 to 572

309

0

0

0

03/27/18

AE/VH

Sunnyvale @ Alley 6

625 to 610

168

1

0

0

03/27/18

AE/SN

Sunnyvale @ Alley 6

625 to CO

215

0

0

0

04/02/18

AE/SN

Alley 6

948 to 625

278

0

0

0

08/31/18

CW/BM

Terrace to Alley 6

626 to 948

280

0

1

0

08/31/18

CW/BM

Terrace @ Alley 6

626 to 609

165

0

1

0

08/31/18

CW/BM

111 Terrace

1076 to 626

15

0

0

0

08/31/18

CW/BM

111 Terrace

1075 to 1076

10

0

0

0

08/31/18

CW/BM

Total

4,065

Condition Rating
0 good conditions, small amounts of debris
1 medium amounts of debris
2 heavy debris, impending blockage

Comments
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Main Location

Additional Notes
Red Indicates Drop Inlet
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180 Day Enhanced Cleaning Sewer Maintenance
Manhole to Manhole
378 to co1252
378 to co1419
339 to co1395
339 to 378
357 to 339
356 to 357
260 to 356
210 to 290
210 to 172
230 to co1224
230 to 210
343 to 230
486 to 454
821 to CO
818 to 821
251 to co1240
251 to co1246
252 to co1002
252 to 251
253 to 252
255 to co1243
255 to 253
393 to 255
258 to 393
225 to co1229
810 to 808
966 to 935

Footage

Nozzle

F,R,O,G

Grit

Roots

Date

Initials

Comments
Remove Cap @

Attachment: FINAL SSMP Update 2020 w append-red (2747 : SSMP 2020 Update)

Location
Center @ Matheson
Center @ Matheson
Center @ Matheson
Center @ Matheson
238 Center (PD)
222 Center
Center @ Mill
HBG @ S University
HBG @ S University
Healdsburg @ Palm
Healdsburg @ Palm
Healdsburg @ Ward
Fitch @ Piper
434 Center
434 Center
East @ Tucker
East @ Tucker
East @ Matheson
East @ Matheson
308 East
East @ Plaza
East @ Plaza
340 East
East @ North
University @ Mason
611 Alta Vista (Rear)
Mash Dr

Total
Condition Rating
0 = Good condition
1 = Medium amounts of debris
2 = Heavy debris

Additional Notes
Contact Jill @ Barn Diva before cleaning 799-1537

Packet Pg. 96

6.B.b

180 day Sewer Lateral Auger Maintenance
Issue/Problem

522 Johnson St

Roots to main

716 Johnson St

Roots/Belly

555 Matheson St

Roots

717 Brown St.

Roots/Grease

433A Healsdburg Ave

Roots/Belly

435 Healdsburg Ave

Offset/Belly

426 Fitch St.

Roots

555 Manor Ct

Roots

754 Rose Ln

Roots

761 Rose Ln

Roots

215 Center St

Roots/Belly

406 Grant St

Roots/Belly

410 Grant St

Roots

219 Piper St

Roots/Belly

406 Piper St

Roots/Belly

401 Grove St

Belly

743 Johnson St

Roots

304 North St

Roots

Grease

Grit

Roots

Auger/Jet

Date

Initials

Attachment: FINAL SSMP Update 2020 w append-red (2747 : SSMP 2020 Update)

Main Location

Condition Rating
0 No Debris
1 good conditions, small amounts of debris
2 medium amounts of debris
3 heavy debris, impending blockage
Auger/HydroJet (Y or N)
Additional Notes
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July
Lift Station Maintenance
Manhole to Manhole

Feet

Chablis

Wet well to 785
Wet Well

11
30 Deep

Kinley

354 to Wet Well
Wet Well

43
20 Deep

Corp Yard O&M

Wet Well

9 Deep

Corp Yard Wash Rack

Wet Well

6 Deep

Hendricks

Wet Well to CO
Wet Well to CO

171
6 Deep

Grease

Grit

Roots

Date

Initials

Attachment: FINAL SSMP Update 2020 w append-red (2747 : SSMP 2020 Update)

Main Location

Condition Rating
0 good conditions, small amounts of debris
1 medium amounts of debris
2 heavy debris, impending blockage
Comments
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Appendix 4.3 – 2018 Lift Station Survey
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Satellite Lift Stations
Survey
2018
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Prepared in compliance with Sanitary Sewer Management Plan audit and update
Rob Scates, Water & Wastewater Operations Superintendent
Patrick Fuss, Water & Wastewater Principal Engineer
David Hambly, Wastewater Operations Foreman
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Introduction
In 2018, the Wastewater Division of the Municipal Utilities Department completed an
overall survey of the wastewater collection system satellite lift stations. The following is
a current assessment of each lift station, condition, equipment identification, and
recommended maintenance for each site.
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Project Description
This report includes current information including the following:
•

Overview schematic of lift station zones

•

photos of each lift station

•

documentation of wet wells

•

pumps

•

additional equipment pertinent to the function of each site
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Overall Lift Station Map
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Lift Stations
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Heron Lift Station

Control Panel: C-Moore Micro Operator Interface. Direct Logic DL-06 Programmable
Logic Controller
Power: 3 phase, with connection for mobile generator in the event of a utility power
outage
Lid: aluminum and in good condition
Pumps: #1 - Flygt 3127, 10 HP, 230V, 3~, 1750 RPM, 488 impeller
#2 - Flygt 3127, 10 HP, 230V, 3~, 1750 RPM, 488 impeller
Spare pumps: 2, shared with Chablis, stored in Pump Shop at the WRF
Page 3
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Bypass: 3” pump capability with cam-lock fittings
Chains: stainless steel and in good condition
Guide Bars: galvanized and in good condition
Safety Grate: aluminum and in good condition

Floats: redundant with transducer; pump start, pump stop, and high level alarm
Pumping Levels: high 6.5’, low 0.5’
Transducer: PTX 1290 Series (GE) 0-15 psi
Communications: Radio to SCADA via Substation, Sunset Tank, and WRF
•

High and low level alarms

•

Utility power failure alarm

•

Communication failure alarm

Maximum Capacity: 6,388 gallons
Wet well capacity: diameter 8.0’ x depth 17.0’
Customer connections: 212 residential units, 1 other (non-residential) unit
Note: Heron Lift Station collects wastewater from other lift stations and residential units
as noted on the overall lift station map.
•

Orchard Lift Station 173 residential units, 2 other (non-residential) units

•

Orangewood Lift Station 118 residential units, 1 other (non-residential) unit

•

Hidden Acres region 18 residential units

•

Sunset region 65 residential units
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Hooks: stainless steel and in good condition

Total of 586 residential units and 4 other (non-residential) units
Records: Annual logbook, weekly rounds sheets, ER Portal equipment maintenance
software, As-builts
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Orchard Lift Station

Control Panel: C-Moore Micro Operator Interface. Direct Logic DL-06 Programmable
Logic Controller. Schneider Electric Phase Converter Variable Frequency Drives
Power: 1 phase, with connection for mobile generator in the event of a utility power
outage
Lid: iron and in good condition
Pumps: #1 - Flygt 3102, 5 HP, 230V, 3~, 3450 RPM, 434 impeller
#2 - Flygt 3102, 5 HP, 230V, 3~, 3450 RPM, 434 impeller
Spare pumps: 2, shared with Kinley & Kennedy, stored in Pump Shop at the WRF
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Bypass: 3” pump capability with cam-lock fittings
Chains: stainless steel and in good condition
Guide Bars: galvanized and in good condition
Safety Grate: aluminum and in good condition
Hooks: stainless steel and in good condition
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Floats: high level pump start and high-high level alarm
Pumping Levels: high 4.5’, low 0.7’
Transducer: PTX 1290 Series (GE) 0-15 psi
Communications: Radio to SCADA via Sunset Tank and WRF
•

High and low level alarms

•

Utility power failure alarm

•

Communication failure alarm

Maximum Capacity: 2,202 gallons
Wet well capacity: diameter 5.0’ x depth 15.0’
Customer connections: 173 residential units, 2 other (non-residential) units
Records: Annual logbook, weekly rounds sheets, ER Portal equipment maintenance
software, As-builts
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Orangewood Lift Station

Control Panel: C-Moore Micro Operator Interface. Direct Logic DL-06 Programmable
Logic Controller
Power: 1 phase, with connection for mobile generator in the event of a utility power
outage
Lid: aluminum and in good condition
Pumps: #1 - Flygt 3102, 3.9 HP, 230V, 1~, 1750 RPM, 434 impeller
#2 - Flygt 3102, 3.9 HP, 230V, 1~, 1750 RPM, 434 impeller
Spare pumps: 2, stored in Pump Shop at the WRF
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Bypass: 3” pump capability with cam-lock fittings
Chains: stainless steel and in good condition
Guide Bars: galvanized and in good condition
Safety Grate: epoxy coated steel and in good condition
Hooks: stainless and in good condition
Attachment: FINAL SSMP Update 2020 w append-red (2747 : SSMP 2020 Update)

Floats: high level pump start and high-high level alarm
Pumping Levels: high 5.5’, low 0.5’
Transducer: PTX 1290 Series (GE) 0-15 psi
Communications: Radio to SCADA via Sunset Tank and WRF
•

High and low level alarms

•

Utility power failure alarm

•

Communication failure alarm

Maximum Capacity: 1,908 gallons
Wet well capacity: diameter 5.0’ x depth 13.0’
Customer connections: 118 residential units, 1 other (non-residential) unit
Records: Annual logbook, weekly rounds sheets, ER Portal equipment maintenance
software, As-builts
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Kennedy Lift Station

Control Panel: C-Moore Micro Operator Interface. Direct Logic DL-06 Programmable
Logic Controller
Power: 3 phase, with connection for mobile generator in the event of a utility power
outage
Lid: aluminum and in good condition
Pumps: #1 - Flygt 3102, 5 HP, 230V, 3~, 3450 RPM, 434 impeller
#2 - Flygt 3102, 5 HP, 230V, 3~, 3450 RPM, 434 impeller
Spare pumps: 2, shared with Kinley & Orchard, stored in Pump Shop at the WRF
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Bypass: 3” pump capability with cam-lock fittings
Chains: stainless steel and in good condition
Guide Bars: galvanized and in good condition
Safety Grate: aluminum and in good condition
Hooks: stainless steel and in good condition
Attachment: FINAL SSMP Update 2020 w append-red (2747 : SSMP 2020 Update)

Floats: high level pump start and high-high level alarm
Pumping Levels: high 7.0’, low 1.0’
Transducer: WIKA SL 0-15 psi
Communications: Radio to SCADA via Sunset Tank and WRF
•

High and low level alarms

•

Utility power failure alarm

•

Communication failure alarm

Maximum Capacity: 5,285 gallons
Wet well capacity: diameter 6.0’ x depth 25.0’
Customer connections: 124 residential units, 1 other (non-residential) unit
Records: Annual logbook, weekly rounds sheets, ER Portal equipment maintenance
software, As-builts
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Kinley Lift Station

Control Panel: C-Moore Micro Operator Interface. Direct Logic DL-06 Programmable
Logic Controller
Power: 3 phase, with connection for mobile generator in the event of a utility power
outage
Lid: aluminum and in good condition
Pumps: #1 - Flygt 3102, 5 HP, 230V, 3~, 3450 RPM, 434 impeller
#2 - Flygt 3102, 5 HP, 230V, 3~, 3450 RPM, 434 impeller
Spare pumps: 2, shared with Kennedy & Orchard, stored in Pump Shop at the WRF
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Bypass: 3” pump capability with cam-lock fittings
Chains: stainless steel and in good condition
Guide Bars: galvanized and in good condition
Safety Grate: epoxy coated steel and in good condition

Floats: high level pump start and high-high level alarm
Pumping Levels: high 5.5’, low 0.5’
Transducer: PTX 1290 Series (GE) 0-15 psi
Communications: Radio to SCADA via Corporation Yard and WRF
•

High and low level alarms

•

Utility power failure alarm

•

Communication failure alarm

Maximum Capacity: 2,936 gallons
Wet well capacity: diameter 5.0’ x depth 20.0’
Customer connections: 0 residential units, 9 other (non-residential) units
Note: Kinley Lift Station collects wastewater from Hendricks Lift Station and the City of
Healdsburg Corporation Yard.
Records: Annual logbook, weekly rounds sheets, ER Portal equipment maintenance
software, As-builts
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Hooks: stainless steel and in good condition
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Chablis Lift Station

Control Panel: C-Moore Micro Operator Interface. Direct Logic DL-06 Programmable
Logic Controller
Power: 3 phase, with connection for mobile generator in the event of a utility power
outage
Lid: iron and in good condition
Pumps: #1 - Flygt 3127, 10 HP, 230V, 3~, 1750 RPM, 488 impeller
#2 - Flygt 3127, 10 HP, 230V, 3~, 1750 RPM, 488 impeller
Spare pumps: 2, shared with Heron, stored in Pump Shop at the WRF
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Bypass: 3” pump capability with cam-lock fittings
Chains: stainless steel and in good condition
Guide Bars: galvanized and in good condition
Safety Grate: aluminum and in good condition

Floats: pump start, pump stop, and high level alarm
Pumping Levels: high 5’, low .5’
Transducer: removed
Communications: Radio to SCADA via Gauntlett Reservoir, Corporation Yard, and WRF
•

High and low level alarms

•

Utility power failure alarm

•

Communication failure alarm

Maximum Capacity: 4,862 gallons
Wet well capacity: diameter 6.0’ x depth 23.0’
Customer connections: 23 residential units, 0 other (non-residential) units
Records: Annual logbook, weekly rounds sheets, ER Portal equipment maintenance
software, As-builts

Attachment: FINAL SSMP Update 2020 w append-red (2747 : SSMP 2020 Update)

Hooks: stainless steel and in good condition
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Moore Lift Station

History:
Moore Lift Station has been abandoned with the installation of 735’ of new
8” PVC gravity sewer main connected to the North St. sewer trunk.
Records: Annual logbook, weekly rounds sheets, ER Portal equipment maintenance
software, As-builts

Page 28
Packet Pg. 129

6.B.b

Attachment: FINAL SSMP Update 2020 w append-red (2747 : SSMP 2020 Update)

Hendricks Lift Station

Control Panel: Internally designed and fabricated. Direct Logic DL-05 Programmable
Logic Controller
Power: 1 phase, with connection for mobile generator in the event of a utility power
outage. This station is connected to PG&E, not City Electric.
Lid: Cast iron manhole cover and in good condition
Pumps: #1 - Goulds 2 HP, 230V, 1~, HS2012BHF
#2 - Peabody Barnes 3/4 Hp, 1~
Spare pumps: 1, shared with Dry Creek, Corporation Yard, & Giorgi Park, stored in
Pump Shop at the WRF
Bypass: None
Chains: None (universal coupling connection)
Page 29
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Guide Bars: None (universal coupling connection)
Safety Grate: None (manhole cover)
Hooks: None
Floats: pump start, pump stop, and high level alarm
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Pumping Levels: high 5.5’, low 1.0’
Transducer: None
Communications: Radio to SCADA via Corporation Yard and WRF
•

High and low level alarms

•

Utility power failure alarm

•

Communication failure alarm

Maximum Capacity: 544 gallons
Wet well capacity: wide 3.0’ x depth 8.0’
Customer connections: 3 residential units, 1 other (non-residential) units
Records: Annual logbook, weekly rounds sheets, ER Portal equipment maintenance
software, As-builts
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The following lift stations are all located at the City of Healdsburg
Corporation Yard property:
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▪ Dry Creek Lift Station (formerly Operations Building)
▪ Corporation Yard Lift Station
▪ Animal Shelter Lift Station (abandoned)
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Dry Creek Lift Station (formerly PW O&M Building)

Control Panel: Sunbelt Power Controls
Power: 3 phase, connected to permanently installed back-up generator at Dry Creek
Drinking Water Production Facility in the event of a utility power outage
Lid: iron and in good condition
Pumps: unknown
Spare pumps: 1, shared with Hendricks, Corporation Yard, & Giorgi Park, stored in
Pump Shop at the WRF
Bypass: None
Chains: steel and in decent condition
Guide Bars: galvanized and in decent condition
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Safety Grate: None
Hooks: None
Floats: pump start, pump stop, and high level alarm
Pumping Levels: high 4.0’, low 1.0’
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Transducer: none
Communications: Hardwired to SCADA via Dry Creek Wellfield, then radio to WRF
•

High and low level alarms

•

Utility power failure alarm

•

Communication failure alarm

Maximum Capacity: 752 gallons
Wet well capacity: diameter 4.0’ x depth 8.0’
Customer connections: 0 residential units, 1 other (non-residential) unit
Records: Annual logbook, weekly rounds sheets, ER Portal equipment maintenance
software, As-builts
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Corporation Yard Lift Station

Control Panel: Peabody Barnes
Power: 1 phase, connected to permanently installed back-up generator at Corporation
Yard in the event of a utility power outage
Lid: cast iron manhole cover
Pump: Goulds 2 HP, 230V, 1~, HS2012BHF
Spare pumps: 1, shared with Dry Creek, Hendricks, & Giorgi Park, stored in Pump Shop
at the WRF
Bypass: None
Chain: new stainless steel
Guide Bars: none
Safety Grate: none
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Hooks: none
Float: pump start, pump stop, and high level alarm
Pumping Levels: high 4.5’, low 3.0’
Transducer: none

•

High and low level alarms

•

Utility power failure alarm

•

Communication failure alarm
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Communications: Hardwired to SCADA via Corporation Yard, then radio to WRF

Maximum Capacity: 881 gallons
Wet well capacity: diameter 5.0’ x depth 6.0’
Customer connections: 0 residential units, 1 other (non-residential) unit
Records: Annual logbook, weekly rounds sheets, ER Portal equipment maintenance
software, As-builts
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Animal Shelter Lift Station

History: Abandoned with demolition of old Animal Shelter.
Records: Annual logbook, weekly rounds sheets, ER Portal equipment maintenance
software, As-builts
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Giorgi Park Lift Station

Control Panel: Orenco
Power: 1 phase, no connection for mobile generator
Lid: fiberglass, and in good condition
Pump: Goulds 2 HP, 230V, 1~, HS2012BHF
Spare pumps: 1, shared with Dry Creek, Hendricks, & Corporation Yard, stored in Pump
Shop at the WRF
Bypass: None
Chain: new stainless steel
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Guide Bars: none
Safety Grate: none
Hooks: none
Float: pump start, pump stop, and high level alarm
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Pumping Levels: high 4.5’, low 3.0’
Transducer: none
Communications: Radio to SCADA via Gauntlett Reservoir and WRF
•

High and low level alarms

•

Communication failure alarm

Maximum Capacity: 220 gallons
Wet well capacity: diameter 2.5’ x depth 6.0’
Customer connections: 0 residential units, 1 other (non-residential) unit
Records: Annual logbook, weekly rounds sheets, ER Portal equipment maintenance
software, As-builts
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Magnolia Lift Station
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Pumps: #1 - Fairbanks Morse B5414, 60 HP, 460V, 3~, 1200 RPM, 15.25 impeller
#2 - Fairbanks Morse B5414, 60 HP, 460V, 3~, 1200 RPM, 15.25 impeller
#3 - Pentair Fairbanks D5434WD, 60 HP, 460V, 3~, 1200 RPM
#4 - Wilo Emu FA20.54E, 56 HP, 460V, 3~, 1200 RPM
Chains: none required
Guide Bars: none required
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Safety Grate: aluminum throughout the wet well and in poor condition
Hooks: none required
Float: high level alarm
Transducer: PTX 1290 Series (GE) 0-15 psi
Pumping Levels: lead pump set point – 7’, lag start 7.5’, lag-2 start 8’, lag-3 start 8.5’
Communications: Radio to SCADA via WRF
Customer connections: All City of Healdsburg wastewater flows through this station;
WRF influent pump station
Records: Annual logbook, weekly rounds sheets, ER Portal equipment maintenance
software, As-builts
Flows at 60 Hz (maximum speed) and 7’ NPSH:
•

pump #1: 1950 GPM

•

pump #2: 1970 GPM

•

pump #3: 2050 GPM

•

pump #4: 1950 GPM

•

all 4 pumps running simultaneously: 5300 GPM
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Peterson Power Systems / CAT
Model # SR4
Serial # 6DA01962
3 Phase
500 kva
603 hp
1800 rpm
1,000 gallon fuel tank (will run approximately 40 hours/tank)
60 hz

Communications: Radio to SCADA via WRF

Auxiliary 6” Pump:

Power Prime Pump
Perkins diesel engine
Model # DV150
Serial # 453019
38 hp
2,250 gpm
160 gallon fuel tank (will run approximately 24 hours/tank)

Communications: none
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Summary and Recommendations
Heron Lift Station – Usable condition, recently replaced force mains, recommend

Orchard Lift Station – Good condition, recently replaced pumps controlled by new
VFDs, recommend rehabilitation of very heavy traffic-rated wet well lid.

Orangewood Lift Station - Good condition, no recommendations at this time.
Kennedy Lift Station – Good condition, no recommendations at this time.
Kinley Lift Station - Good condition, no recommendations at this time.
Chablis Lift Station - Good condition, no recommendations at this time.
Hendricks Lift Station – Poor condition, recommend rehabilitation or abandonment
in favor of gravity main solution.

Dry Creek Lift Station (formerly Operations Building) - Good condition,
recommend replacement of uni-strut and pipe anchorage hardware due to heavy
deterioration.

Corporation Yard Lift Station – Very poor condition, only one installed pump,
heavy wetwell and piping deterioration, recommend complete station rehabilitation.

Giorgi Park Lift Station - Good condition, no recommendations at this time.
Magnolia Lift Station – Good condition, recently completed replacement of pump #3

and ventilation system, recommend replacement of deteriorated & unstable safety grating
in wet well.
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rehabilitation to eliminate massive root intrusion, or potential future station relocation to
Badger Park.
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Sanitary Sewer Management Plan

City of Healdsburg
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Appendix 4.4 – CCTV Inspection Schedule
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Pipe CCTV Status
2020 CCTV Inspection Year
2021 CCTV Inspection Year
CCTV Inspection Completed
CCTV Inspection Not Required
0

1,500

3,000
Feet
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Figure 1A - CCTV Inspection Schedule
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Legend

Pipe CCTV Status
2020 CCTV Inspection Year
Magnolia Lift Station

Figure 1B - CCTV Inspection Schedule
Southern Portion of City

±

2021 CCTV Inspection Year
CCTV Inspection Completed
CCTV Inspection Not Required
0

1,500

3,000
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CCTV Category
Diameter Not Required Completed 2020 2021
[inches]
[LF]
[LF]
[LF]
[LF]
UNK
167
18
1,279 257
4
0
0
0
213
6
15,604
39,344
51,891 43,941
8
31,700
4,901
6,486 15,332
10
2,809
3,904
7,495 875
12
5,435
1,879
2,029 5,146
15
3,960
0
0
1,899
16
0
0
0
1,617
18
3,972
0
51
1,054
21
5,442
0
0
0
24
2,937
0
0
2,281
30
202
0
0
0
33
6,087
0
0
0
36
918
0
0
0
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Sanitary Sewer Management Plan

City of Healdsburg
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Appendix 4.5 – Standard Manhole Inspection Form
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Manhole Observation Form
City of Healdsburg
Public Works Department

CDC #
Electronically Filed

GIS

Date:

Employee Name:

/

/

MH ID # (See Zone Map):

Intersection or Nearest Address:
Nearest Cross Street:

SSMH / SDMH

Manhole Structure:

Concrete Cone?

Y

Y

N

Rim & Cover Fit?

N

Y

N

Rim & Cover Secured?

Concrete Barrel Section?

Is base configured correctly for flow?

Y

N

Y

N

Concrete Base?

Y
Y

N
N

If structure is not concrete then what material? __________________

Manhole Conditions:
Roots Present?

Y

N

Visible Ground Water Infiltration?

Y

N

Grease build up?

Y

N

Solids build up?

Y

N

Please add any comments here or on reverse side.

Please send completed form to Joshua Damron

Manhole Observation Form
City of Healdsburg
Public Works Department

CDC #
Electronically Filed

GIS

/

Date:

Employee Name:

MH ID # (See Zone Map):

/

Intersection or Nearest Address:
Nearest Cross Street:

SSMH / SDMH

Manhole Structure:
Vent Holes in Lid/Cover?
Concrete Cone?

Y

Y

N

Rim & Cover Fit?

N

Y

N

Concrete Barrel Section?

Is base configured correctly for flow?

Y

N

Rim & Cover Secured?
Y

N

Concrete Base?

Y
Y

N
N
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Vent Holes in Lid/Cover?

If structure is not concrete then what material? __________________

Manhole Conditions:
Roots Present?

Y

N

Visible Ground Water Infiltration?

Y

N

Grease build up?

Y

N

Solids build up?

Y

N

Please add any comments here or on reverse side.

Please send completed form to Joshua Damron

Updated 4/2011

Tommy\users\public works\Shared\Forms and Templates\Manhole Observation Form 2011.pdf
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Sanitary Sewer Management Plan

City of Healdsburg
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Appendix 4.6 – 2016 Rate Study
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CITY OF HEALDSBURG

RESOLUTION OF THE CITY COUNCIL OF THE CITY OF
HEALDSBURG DETERMINING THAT THERE WAS NO
MAJORITY PROTEST OF THE PROPOSED WATER AND
WASTEWATER SERVICES RATE INCREASE AND
ADOPTING UPDATED WATER AND WASTEWATER
SERVICES RATES AND SUPERSEDING THE EXISTING
RATES ESTABLISHED BY RESOLUTION NO. 49-2012
RECITALS
WHEREAS, the City of Healdsburg (“City”) operates and maintains potable water and
wastewater systems for the benefit of residents and businesses in the City, and also for certain
customers outside the boundaries of the City; and
WHEREAS, the City water and wastewater systems are operated as self-supporting
utility enterprises; and
WHEREAS, revenue from water and wastewater services rates and other sources fund
the ongoing operating and capital needs of City water and wastewater systems, including
providing for normal facility operations and maintenance, replacement and repair of equipment
and facilities, improvements required to meet state and federal regulatory requirements, inflation
and other costs; and
WHEREAS, the water and wastewater services rates currently applied to City customers
were last updated by Resolution No. 49-2012 adopted by City Council on May 21, 2012; and
WHEREAS, on May 4, 2015 Council adopted a resolution approving a professional
services agreement with The Reed Group, Inc. (“Reed Group”) to update the City’s water and
wastewater financial plans and to recommend rates based on the financial plans; and
WHEREAS, on October 5, 2015, the Council approved changing the method of
calculating the Seasonal Sewer Average to allow the highest monthly water use during the 4month Seasonal Sewer Average period to be excluded from the calculation of the winter average;
and
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WHEREAS, Reed Group has prepared a report dated March 9, 2016 entitled “Water and
Wastewater Financial Plans and Rate Study – Final Report” (“Report”); and
WHEREAS, the Report presents a five-year financial plan for each utility that reflects the
City’s FY 2015-16 budget and financial conditions as of the beginning of the current fiscal year,
as well as obtaining funds to meet the City’s debt service obligations and capital improvement
projects to maintain service with existing service areas during the five-year planning period
extending through FY 2020-21; and
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WHEREAS, recommendations in the Report concerning wastewater services rates
includes a 2 percent decrease in July 2016; and
WHEREAS, the Report demonstrated that the recommended rates do not exceed the
reasonable cost of providing water and wastewater services and, as such, the proposed rates are
not levied for general revenue purposes; and
WHEREAS, the proposed rates reflect the cost of providing service to all customers and
customer classes through the apportionment of costs based on customer, capacity, and demand
characteristics; and
WHEREAS, on March 7, 2016, the Council accepted the Water and Wastewater
Financial Plans and Rate Study report as basis for proposing multi-year rate increases for the
City’s Water Funds; and directed staff to prepare and mail, as required by law, a notice of public
hearing on the proposed water and wastewater rates; and
WHEREAS, in accordance with Government Code Section 50076, fees that do not
exceed the reasonable cost of providing the service or regulatory activity for which the fees are
charged and which are not levied for general revenue purposes are not special taxes; and
WHEREAS, at least forty-five days in advance of the public hearing at which this
Resolution was considered, notice of the public hearing, and notice of oral and written protest
procedures against the proposed rates increases, were mailed to all property owners and
customers in compliance with California Constitution Article XIII D, Section 6; and
WHEREAS, notice of the public hearing was also published in a local newspaper in
accordance with applicable laws; and
WHEREAS, at the conclusion of the public hearing, the City Clerk tabulated the number
of written and oral protests received and reported that there was not a majority protest of the
proposed water services rate increase or of the proposed wastewater services rate increase by
owners or authorized representatives of identified parcels receiving such services.
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WHEREAS, recommendations in the Report concerning water services rates include
applying 6 percent, 4 percent, 4 percent, 3 percent and 3 percent overall annual rate increases in
the first part of each of the next five fiscal years, and charging certain fixed monthly charges
regardless of the amount of water actually used; and

FINDINGS
WHEREAS, based on the information presented, including the staff report and comments
made by members of the public, the City Council of the City of Healdsburg finds as follows:
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A. The purposes of the updated water and wastewater services rates established pursuant
to this Resolution are to (1) recover the reasonable estimated cost of the services for which the
rates are charged; (2) provide that such costs are allocated among City customers so as to bear a
fair and reasonable relationship to customers’ burdens on and benefits from City water and
wastewater services; (3) secure the financial stability of the water and wastewater systems; (4)
ensure high quality services; and (5) provide a sound financial plan that meets existing debt
service obligations, which will assist in funding capital improvement projects.
B. The updated water and wastewater services rates established pursuant to this resolution
are not levied for general revenue purposes.
C. The rates set forth in this Resolution are intended to meet operating expenses, meet
financial reserve needs and requirements, secure funding for capital improvement projects to
maintain service with existing service areas, and recover costs necessary to maintain the current
level of City water and wastewater services. As such, adoption of the rates proposed in the
Report, as they relate to provision of water and wastewater services to City customers, is not a
“project” within the meaning of the California Environmental Quality Act or C.E.Q.A. (Public
Resources Code § 21080(b)(8)(A, C, and D)).
D. In adopting the rates set forth in this Resolution, the City Council of the City of
Healdsburg is exercising its powers under Article XI, Section 7 of the California Constitution.
E. The record of proceedings (“Record”) establishes that the costs listed in the Report as
those incurred by the City in providing water and wastewater services to City customers are
reasonable estimates of the cost of providing such services, and that the revisions recommended
in the Report for existing water and wastewater service rates are necessary to recover the
reasonable, estimated cost of providing such services for which the rates are charged, to allocate
such costs among City customers so that they bear a fair and reasonable relationship to
customers, and to secure the financial stability of City water and wastewater systems in
accordance with the analyses contained in the Report.
F. The procedures followed and the rates adopted are in compliance with California
Constitution Article XIII D.
G. There is not a protest of the proposed water services rate increases or of the
proposed wastewater services rate increases by a majority of owners, or authorized
representatives, of identified parcels receiving such services.
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ADOPTION OF RATES
NOW, THEREFORE, THE CITY COUNCIL OF THE CITY OF HEALDSBURG
DOES HEREBY RESOLVE AS FOLLOWS:
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Section 1. Definitions.
a. “City Customer’ shall mean any person, corporation, or other entity that
receives City water and/or wastewater services, regardless of whether City water and/or
wastewater services are provided to property within the City, or property outside the boundaries
of the City.
b. “Rates” shall mean the charge or charges imposed on City Customers to
recover the costs incurred by the City in providing water and wastewater services.
Section 2. Water and Wastewater Services Rates Imposed. The Rates set forth in Exhibit
“A”, attached, are hereby approved adopted and said Rates shall supersede and replace the rates
set forth in City Council Resolution 49-2012. Rates shall apply to and be paid by City
Customers at the times, and in the amounts, and otherwise apply and be administered as
prescribed in this Resolution, said Rates to become effective as of July 1 of each fiscal year,
through and including July 1, 2020.
Section 3. Time for Payment of Rates. City Customers shall pay the Rates as prescribed
in bills issued to City Customers in accordance with Section 13.12.190 of the City’s Municipal
Code, subject to all applicable regulation, requirements and penalties for non-compliance
pursuant to the Municipal Code and other applicable law.
Section 4. Rate Amounts. The Rate amounts shall be as specified in the rate schedule
attached as Exhibit “A” to this Resolution, which schedule is hereby incorporated into this
Resolution.
Section 5. Use of Rate Revenue. The revenues raised by payment of the Rates shall be
used to fund the estimated reasonable cost of providing the services for which the Rates are
charged, and the Rate revenues shall not be used for general revenues purposes.
Section 6. Subsequent Analysis and Revision of the Rates. The Rates set herein are
adopted and implemented by the City Council in reliance on the Record identified above. The
City may continue to conduct further study and analyses to determine whether the Rates should
be revised. When additional information is available, the City Council may review the rates to
determine that the Rate amounts do not exceed the estimated reasonable cost of providing the
services for which the Rates are charged.
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Section 7. Effective Date. This Resolution will become effective immediately upon
adoption.
Section 8. Severability. The Rates and all portions of this Resolution are severable.
Should any of the Rates or any portion of this Resolution be adjudged to be invalid and
unenforceable by a body of competent jurisdiction, then the remaining Rates and/or Resolution
portions shall be and continue in full force and effect, except as to those Rates and/or Resolution
that have been adjudged invalid.
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C ITY OF H EALDSBURG

SECTION I. EXECUTIVE SUMMARY

In May 2015, the City of Healdsburg retained The Reed Group, Inc. to review the
financial condition of the City’s water and wastewater utilities and to propose adjustments
to the water and wastewater rates. The purpose of the study was to ensure that each utility
is meeting financial obligations for ongoing operation and maintenance, debt service, and
capital improvements while maintaining prudent reserves. The study also provides the
cost of service analyses to support the water and wastewater rate structures, which helps
ensure that the City’s water and wastewater rates meet legal standards for the
proportionate distribution of costs to rate payers.
Both utilities, though the water utility in particular, have been affected by droughtrelated water use restrictions. State-mandated water use restrictions have resulted in a
significant reduction in water rate revenues. The combination of ongoing operation and
maintenance costs, debt service obligations, and capital program needs are requiring an
immediate water rate increase, as well as modest annual increases in future years. The
wastewater utility, on the other hand, is in a healthy financial condition, and a modest
wastewater rate decrease is warranted. In addition, both water and wastewater rate
schedules should be adjusted to reflect an updated cost of service analysis, consistent with
legal standards.
To help address the financial impacts of drought conditions and water use restrictions,
this study also includes a water shortage financial analysis and development of a multiprong financial strategy for dealing with the financial deficit created by reduced water
sales. The multi-pronged strategy includes (1) dipping into available financial reserves, (2)
supplementing water rate revenue with temporary water shortage charges, and (3) if
necessary in more severe conditions, reducing the financial support for the capital
improvement program.
The recommendations presented in this report are intended to help ensure that the
City’s water and wastewater utilities continue to provide essential services to the City in a
cost effective and financial prudent and responsible manner.
The scope of services for the water and wastewater financial planning study included
the following:
 Review financial goals and policy objectives
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 Review current budgets, existing debt obligations, and capital improvement plans
 Prepare a five-year financial plan and determine annual revenue requirements for
each utility
 Perform cost of service analyses for both water and wastewater utilities in order to
proportionately allocate costs to each customer class, commensurate for system
demands and capacity requirements
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 Recommend water and wastewater rate structure changes consistent with the cost
of service analyses, annual revenue needs, and other objectives
 Prepare rate schedules for implementation beginning in July 2016
 Prepare a water and wastewater rate study report (this report) to document the
analyses performed during the study

 Assist the City in preparing a public notice of proposed water and wastewater rate
increases
 Present final water and wastewater rate recommendations during a public hearing
to adopt new rates
The purpose of this report is to summarize our findings and recommendations
regarding the financial needs of the water and wastewater utilities and to present rate
recommendations for each utility.
FINANCIAL PLANS AND REVENUE NEEDS

Financial plan findings and recommendations are summarized below for both the
water and wastewater utilities. Details of the financial plans are contained in Section II of
this report.

Water Utility
Until recently, the water utility has been able to meet financial and service obligations,
including debt service payments, through current rates and other revenues. However,
while still coving operating and maintenance costs, as a result drought conditions and
reduced water sales, the water utility may not meet debt service coverage requirements in
FY 15-16. Debt covenants require the City to maintain water rates and other revenues such
that total revenues less operating and maintenance costs are at least 1.20 times annual debt
service payments. Proposed increases in water rates are driven primarily by the need to
meet this debt security obligation.
At present, the financial condition of the City’s water utility is characterized with some
basic statistics. The water utility has:
•

Estimated current annual operating and maintenance costs, including debt
service obligations, totaling nearly $5.05 million,

•

Current annual Operating Fund revenues and transfers in from other funds of
about $5.06 million, including about $4.3 million in water rate revenues,

•

Insufficient current revenues to meet debt service coverage requirements,
creating a need for an immediate water rate increase,

•

Sufficient cash in the Operating Fund to maintain the Contingency Reserve and
Debt Service Reserve, as well as provide funds for limited transfers to the
Capital Replacement Reserve, but insufficient to meet the full needs of the 5year capital improvement program,

THE REED GROUP, INC.
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 Present draft recommendations to the City Council to review the assumptions,
conclusions, and recommendations from the financial plan and rate analyses
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With moderate annual adjustments to water rates, an ability to meet the needs
of the 5-year capital improvement program, as well as to begin to fund the Rate
Stabilization Fund.

July 2016
July 2017
July 2018
July 2019
July 2020

6%
4%
4%
3%
3%

It is recommended that the City follow the process necessary to adopt new water rate
schedules to be implemented beginning in July 2016 and covering a five-year period. The
new rates are intended to provide the revenue necessary to support ongoing operation and
maintenance, pay annual debt service and meet debt service coverage obligations, support
the utility’s 5-year capital improvement program without the need for additional longterm debt, and begin the funding of a Rate Stabilization Fund for the water utility. The
financial plan analyses include a reasonable estimate for a partial rebound in water
demand during the five-year planning period. With this rebound and the proposed water
rate adjustments, annual water rate revenue is estimated to increase from the current $4.3
million per year to $5.95 million over this period, based on the assumed rebound in water
demands. Actual revenues will depend on actual customer demand characteristics in
upcoming years.

Wastewater Utility
The wastewater utility is currently able to cover all current and estimated future
operating and maintenance costs, debt service payments, and capital program needs, as
well as maintain a Contingency Reserve and begin funding a Rate Stabilization Fund, with
current rates and other revenues. Because of its strong financial condition, it appears
possible to slightly reduce wastewater rates at this time.
At present, the financial condition of the City’s wastewater utility is characterized with
some basic statistics. The wastewater utility has:
•

Estimated current annual operating and maintenance costs, including debt
service obligations, totaling about $8.22 million, with an additional nearly $1.5
million transferred to the Capital Replacement Reserve,

•

Current annual Operating Fund revenues of about $8.36 million, including
about $7.05 million in wastewater rate revenues,

•

Sufficient revenues to meet debt service coverage requirements, and also begin
the funding of the Rate Stabilization Fund,

•

Sufficient cash in the Operating Fund to maintain the Contingency Reserve,
provide for transfers to the Capital Replacement Reserve, and begin the funding
of the Rate Stabilization Fund, and

THE REED GROUP, INC.
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As a result of the forgoing, it is recommended that the City of Healdsburg increase the
overall level of water rates as indicated below:
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An apparent ability to meet the financial and service obligations of the
wastewater utility, and meet the needs of the 5-year capital improvement plan
with a decrease in wastewater rates.

As a result of the financial condition of the wastewater utility, it is possible to decrease
the overall level of wastewater rates at this time, and, depending on changes in customer
demands, it may not be necessary increase them for the duration of the planning period. A
2 percent decrease in the overall level of the wastewater rates is proposed for July 2016,
with no changes anticipated for the remainder of the planning period. The rate decrease
for July 2016 would coincide with a change in the manner in which the seasonal sewer
average (SSA) is calculated for residential customers and applied to the determination of
residential wastewater bills, as described in Section IV of this report.
It is recommended that the City decrease its wastewater rates as proposed herein to be
effective in July 2016. The reduced wastewater rates are expected to continue to provide
the revenue necessary to support ongoing operation and maintenance, pay annual debt
service and meet debt service coverage obligations, and support the utility’s 5-year capital
improvement program without the need for long-term debt. Annual wastewater rate
revenue would decrease from the current $7.05 million per year to $6.52 million in FY 1617, and then grow to about $6.97 million over the planning period as water demands
rebound. These revenue estimates incorporate changes in the calculation of the SSA, as
approved by the City Council in October 2015.
PROPOSED WATER AND WASTEWATER RATES

The City’s water and wastewater rates must meet the constitutional requirements that
they reflect the cost of providing service, and costs are allocated to customers in proportion
to service requirements. The scope of this water and wastewater rate study included
updating the cost of service analyses consistent with current legal standards. Proposed
water and wastewater rate schedules reflect the revenue needs of the utilities, as
determined with the financial planning models, as well as the updated cost of service
analyses. No major rate structure changes are proposed at this time.
Proposed water and wastewater rate schedules are summarized below. Details of the
water and wastewater rate calculations are presented in Sections III and IV of the report,
respectively.

Water Utility
Exhibit I-1 presents current and proposed water rate schedules to be implemented
beginning in July 2016. The proposed water rates reflect the cost of providing service to all
customers and customer classes through the apportionment of costs based on customer,
capacity, and demand characteristics.
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Attachment: FINAL SSMP Update 2020 w append-red (2747 : SSMP 2020 Update)

•

W ATER AND W ASTEWATER
F INANCIAL P LANS AND R ATE S TUDY

PAGE 4

Packet Pg. 164

6.B.b

W ATER AND W ASTEWATER
F INANCIAL P LANS AND R ATE S TUDY

Wastewater Utility
Exhibit I-2 presents current and proposed wastewater rate schedule to be implemented
beginning in July 2016. No additional changes are proposed beyond July 2016 at this time.
The proposed wastewater rates reflect the cost of providing service to all customers and
customer classes through the apportionment of costs based on customer, capacity, demand,
and loading characteristics.
IMPACT OF PROPOSED RATES ON REPRESENTATIVE CUSTOMER BILLS

Exhibit I-3 summarizes how combined water and wastewater bills for a variety of
representative customers may change as a result of the water and wastewater rate
recommendations for July 2016. The proposed water rates each July for 2017, 2018, 2019,
and 2020 do not include rate structure changes and bill impacts would be uniform with
those rate adjustments. The wastewater rate changes proposed for July 2016 are the only
changes proposed for wastewater rates during the 5-year planning period.
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Because of the proposed reduction in wastewater rates, some customers will benefit
from lower combined water and wastewater utility bills. The exact change will depend on
each customer’s unique demand and service characteristics. The comparison of utility bills
between the current and proposed water and wastewater rates is complicated by the fact
that the method of determining residential seasonal sewer average (SSA) is changing. For
many residential customers the SSA used to determine the monthly wastewater bill will be
lower under the proposed method, relative to the current method. Separate water bill
impact summaries and wastewater bill impact summaries are presented at the end of
Sections III and IV of this report, respectively. In all cases, the proposed water and
wastewater rates are believed to be more equitable than the current rates in that costs have
been apportioned between customers and customer classes in a reasonable manner,
consistent with cost of service requirements. Details on the water rate calculations are
presented in Section III of this report. Details of the wastewater rate calculations, including
the change in calculating the SSA, are presented in Section IV of this report.
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Exhibit I-4 graphically shows how a typical monthly water and wastewater bill for
single family home in Healdsburg would compare with utility bills in neighboring
communities. The calculation is based on a typical monthly water usage of 8 HCF, and
typical wastewater usage (SSA) of 4 HCF. Several of the communities shown are currently
undergoing their own rate review processes and/or have adopted multi-year rate plans.
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SECTION II. WATER AND WASTEWATER FINANCIAL PLANS

FUND STRUCTURE AND CASH FLOWS

The financial plan is an annual cash flow model. As a cash flow model, it differs from
standard accounting income statements, and balance sheets. The financial plan models
sources and uses of funds into, out of, and between the various funds and reserves of the
water and wastewater utilities.
The financial plan model is based on the fund, reserve, and account structures
currently used by the City. These structures include recent modifications to improve
efficient funding of the capital improvement program. Exhibit II-1 is a schematic diagram
of the funds/reserves and major cash flows associated with the financial plan models.
An understanding of the fund/reserve structure is helpful in understanding the
financial plan exhibits that model annual cash flows through the water and wastewater
utilities from one year to the next. The fund/reserve structure is comprised of:

THE REED GROUP, INC.
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This section of the report describes the financial plans for the City’s water and
wastewater utilities. The five-year financial plans are used to determine annual water and
wastewater rate revenue requirements. The annual rate revenue requirements are the
amount of revenue needed from water and wastewater rates to cover planned operating,
maintenance, debt service, and capital program costs with consideration of other revenues
and financial reserves.
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•

Operating Fund – The Operating Fund is the primary fund within each utility.
Most of each utility system’s revenues, including rate revenues, flow into the
Operating Fund and all operating and maintenance costs, including debt service
payments, are paid out of this fund. Funds are also transferred from the
Operating Fund to the Capital Replacement Reserve to provide funds for capital
projects intended to rehabilitate and upgrade facilities.
The City is
implementing procedures for annually transferring funds from the Operating
Fund to the Capital Replacement Reserve sufficient to meet the long-term
average capital improvement needs of the water and wastewater systems.
o

Contingency Reserve – The City currently has a policy to maintain
Contingency Reserves within the Operating Fund equal to 25 percent of
annual water or wastewater system operating revenues. The purpose of
the Contingency Reserve is to provide working capital and funds for
unplanned operating and maintenance expenditures. The balances in
the Operating Funds are currently above the target Contingency Reserve
for both utilities.

o

Debt Service Reserve (restricted) – The water utility also includes a Debt
Service Reserve within the Water Operating Fund. The Debt Service
Reserve is a restricted reserve required by debt agreements as security
against debt repayment obligations, and is not available for general
operating purposes.

o

Rate Stabilization Fund – Debt obligations of the water and wastewater
utilities allow for establishing and maintaining a Rate Stabilization
Fund. The fund can be used to help meet debt service coverage
obligations. Money taken from the rate stabilization fund can be
counted as revenue from debt service coverage purposes. Placing
money into the fund reduces the amount of revenue in the coverage
calculation. City staff has expressed an interest in beginning to fund the
Rate Stabilization Funds in each utility. Financial plan models include
funding the wastewater Rate Stabilization Fund in FY 15-16. However,
due to limited current water rate revenue, and the need to meet debt
service coverage requirements, funding of the water Rate Stabilization
Fund does not begin until FY 17-18.

o

Available Reserves – The balance in the Operating Fund in excess of the
target amount for the Contingency Reserves, as well as the Debt Service
Reserve (water utility) and the Rate Stabilization Funds, are shown in
the financial plans as Available Reserve. After all other obligations are
met this amount is available to offset rate increases, and the financial
plan model generally seeks to reduce this over time, and use it to
smooth the annual rate adjustments, to the extent possible.
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Capital Replacement Reserve – The Capital Replacement Reserve is intended to
serve as a mechanism for funding rehabilitation, replacement, and upgrade
projects contained in the capital improvement program. The reserve is funded
with annual transfers of rate revenue from the Operating Fund. Funds are then
used for capital project expenditures. By establishing uniform transfers (or
gently increasing transfers) of available funds from the Operating Fund the City
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•

Capacity Fund – The Capacity Fund is used to account for revenues from water
and wastewater system capacity fees. Capacity fees are one-time charges to
new development to pay for capacity in the utility systems. The City’s capacity
fees are based on a system buy-in methodology. As such, capacity fee revenues
reimburse the utilities for prior investment in water and wastewater system
capacity. The financial plan models use available capacity fee revenues to help
pay for planned capital improvement projects. At present, due to the current
state of the economy, capacity fee revenues are lower than normal. The
calculation or detailed analysis of the City’s water and wastewater system
capacity fees is beyond the scope of this study, which focuses on rate revenue
needs.

FINANCIAL PLAN ASSUMPTIONS

The financial plan was created to reflect the FY 15-16 budget and financial conditions as
of the beginning of the current fiscal year. The financial plan also reflects the City’s debt
service obligations and capital improvement program, as identified by City staff, during
the five-year planning period extending through FY 20-21.
The process used to develop the financial plans involved estimating future revenues
and expenditures based on inflation and interest rates, water supply and demand
projections, anticipated capital improvement needs, and other information. The City does
not have formal estimates of future operating and maintenance costs, and capital
improvement needs are defined at a planning level. The financial plan is based on the best
available information and assumptions are believed to be reasonable; however, no
assurance can be provided as to the accuracy and completeness of the estimates.
Primary assumptions reflected in financial plan analyses are shown in Exhibit II-2 and
summarized below.
•

Interest Earnings – Interest earned on fund/reserve balances is estimated to be
0.25 percent in FY 15-16 and FY 16-17, then increasing to 0.5 percent for the
remainder of the planning period. Interest calculations are based on beginning
of year balances. Interest accrues to each of the funds/reserves. The City also
pays interest on outstanding long-term debt obligations at rates specified within
each debt agreement.

•

Inflation Rates – Three separate annual inflation rates are included in the
financial plan analysis. General inflation, affecting most operating costs, is
assumed to be 2.0 percent per year, based on recent history. Energy and
chemical costs are assumed to increase at 4.0 percent annually, due to more
variable conditions in the energy, utility, and petroleum sectors. Construction
costs, as estimated in the City’s 5-year capital improvement program are
assumed to increase by 3.5 percent per year.
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is able to fund capital projects in a manner that facilitates rate stability and/or
modest annual rate adjustments. This reserve also helps to establish and
maintain steady funding of the ongoing replacement and rehabilitation efforts
of the utility system, which many utilities neglect as part of the financial
obligations of long-term sustainability of service.
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•

Growth Projections – The City of Healdsburg anticipates limited new growth and
development due to the current economic climate. The financial plan model
presented herein includes 0.5 percent annual growth in the customer base. This
is a conservative assumption from a financial perspective, and believed
reasonable considering current economic trends.

•

Operation and Maintenance Costs – The financial plan model is based on current
operating and maintenance costs as reflected in the FY 15-16 operating budget.
Most costs are assumed to increase at the rate of general inflation, however,
utility and chemical costs are assumed to escalate at a higher inflation rate, as
previously identified. In addition, in recent years the City reduced or deferred
certain utility costs due to economic and water supply conditions. Staff
indicated the need to return certain costs to pre-drought and pre-recession
levels. As a result, the financial plan reflects a normalization of operating and
maintenance costs. Staff also anticipates increased wastewater costs associated
with NPDES permit requirements. Wastewater operating costs have been
increased by $100,000 annually to address this need.

•

Capital Improvement Program – The water and wastewater utilities’ capital
improvement plans includes a number of projects totaling about $5.4 million
and $10.3 million (future dollars), respectively, over a five-year period. Planned
projects for both utilities are predominately required to rehabilitate and replace
existing infrastructure, and are not intended to provide new capacity. All
capital projects costs are supported from rate revenues, with no new debt
reflected in the financial plans. Exhibit II-3 summarizes the water and
wastewater capital improvement plans reflected in the financial plans.
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•

Debt Obligations – The water and wastewater utilities have several different
long-term debt obligations outstanding. Outstanding debt on the water system
at the end of FY 15-16 will be about $9.4 million, and about $25.5 million on the
wastewater system. Annual debt service for the water and wastewater utilities
is currently about $950,000 and $1,800,000, respectively. Exhibit II-4
summarizes the annual debt service payments for the two utilities, over the
planning period.

•

Debt Service Coverage – In addition to making annual principal and interest
payments on long-term debt, the City is obligated to set rates and charges in
order to meet debt service coverage requirements. For the water utility, net
water system revenues (defined as gross water system revenues minus
operating and maintenance costs) must be at least 1.20 times annual debt
service. For the wastewater utility, net wastewater system revenues must be at
least 1.15 times annual debt service.
At present, due to drought-related water use reductions, it appears that the
water utility will not meet the debt service coverage requirement in the current
fiscal year. The proposed level of water rate increase is dictated by the amount
needed to meet this obligation in FY 16-17. The wastewater revenue
requirement is not currently affected by the debt service coverage obligation.
The extra revenues (above and beyond operating, maintenance, and debt
service costs) generated by rates that meet the coverage obligation are available
for capital program expenditures.

•

Water and Wastewater Capacity Fees – The current water capacity fee for a single
family dwelling is $5,834 and the wastewater capacity fee for a single family
dwelling is $9,676. For purposes of this study these fees are assumed adjusted
annually by the rate of construction inflation. Annual capacity fee revenue has
been estimated based on the previously described growth assumption and the
capacity fee amounts. Capacity fee revenues accrue to the Capacity Fund of
each utility, and can then be used to pay for any capital improvement projects.
None of the capacity fee revenue is applied to current or future debt service.

FINANCIAL PLAN FINDINGS AND CONCLUSIONS

The preceding portion of this section describes the basic framework and assumptions
underlying the financial analyses for the City’s water and wastewater utilities. The
financial plan models were used to show how financial obligations can be met through use
of revenues and reserves. In particular, the financial plans are used to identify the annual
water and wastewater rate revenue requirements during the planning period. One
objective of the analysis was to attempt to minimize the magnitude of required rate
increases. Specific findings and recommendations pertaining to the water and wastewater
utilities are presented below, beginning with a description of the current situation.

THE REED GROUP, INC.

Attachment: FINAL SSMP Update 2020 w append-red (2747 : SSMP 2020 Update)

C ITY OF H EALDSBURG

P A G E 13

Packet Pg. 173

THE REED GROUP, INC.

C ITY OF H EALDSBURG

P A G E 14

W ATER AND W ASTEWATER
F INANCIAL P LANS AND R ATE S TUDY

Attachment: FINAL SSMP Update 2020 w append-red (2747 : SSMP 2020 Update)
6.B.b

Packet Pg. 174

6.B.b

C ITY OF H EALDSBURG

W ATER AND W ASTEWATER
F INANCIAL P LANS AND R ATE S TUDY

Water Utility

•

Estimated current annual operating and maintenance costs, including debt
service obligations, totaling nearly $5.05 million,

•

Current annual Operating Fund revenues and transfers in from other funds of
about $5.06 million, including about $4.3 million in water rate revenues,

•

Insufficient current revenues to meet debt service coverage requirements,
creating a need for an immediate water rate increase,

•

Sufficient cash in the Operating Fund to maintain the Contingency Reserve and
Debt Service Reserve, as well as provide funds for limited transfers to the
Capital Replacement Reserve, but insufficient to meet the full needs of the 5year capital improvement program,

•

With moderate annual adjustments to water rates, an ability to meet the needs
of the 5-year capital improvement program, as well as to begin to fund the Rate
Stabilization Fund.

As a result of the forgoing, it is recommended that the City of Healdsburg increase the
overall level of water rates as indicated below:
July 2016
July 2017
July 2018
July 2019
July 2020

6%
4%
4%
3%
3%

Exhibit II-5 graphically summarizes the revenues, expenses, year-end fund balance,
and estimated annual rate increases for the water system Operating Fund. Exhibit II-6
provides the details of the financial plan model for the City’s water utility.
Two important issues drive the need for the proposed water rate increases. The first is
the City’s existing obligations to maintain rates and other revenues at levels sufficient to
maintain a debt service coverage ratio of 1.20. Due to current drought-related water use
reductions, the current level of revenue does not meet this requirement, and the City risks
a default condition if the situation is not rectified. The proposed rate increase for July 2016
of 6 percent is expected to correct this deficiency.
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At present, the financial condition of the City’s water utility is characterized with some
basic statistics. The water utility has:

Second, the City’s water rates should contribute to the ongoing replacement and
upgrade of the water system. The capital improvement program is not sufficiently
supported by water rates to fund annual replacement and upgrade needs on a pay-as-yougo basis. However, with moderate annual rate increases over the next few years it may be
possible to provide a stable level of funding for capital program needs. This would help to
avoid the need for future long-term debt and the interest costs associated with debt.
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The financial plan model reflects assumptions and estimates that are believed
reasonable at the present time. However, conditions change. It is recommended that the
City review the financial condition of the water utility annually as part of the budget
process, and perform a more comprehensive financial plan and water rate update study
every 3 to 5 years, unless otherwise needed sooner.
Specific recommendations related to the water rate structure and rate schedules for the
next four years are described in Section III of this report.
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Wastewater Utility

•

Estimated current annual operating and maintenance costs, including debt
service obligations, totaling about $8.22 million, with an additional nearly $1.5
million transferred to the Capital Replacement Reserve,

•

Current annual Operating Fund revenues of about $8.36 million, including
about $7.05 million in wastewater rate revenues,

•

Sufficient revenues to meet debt service coverage requirements, and also begin
the funding of the Rate Stabilization Fund,

•

Sufficient cash in the Operating Fund to maintain the Contingency Reserve,
provide for transfers to the Capital Replacement Reserve, and begin the funding
of the Rate Stabilization Fund, and

•

An apparent ability to meet the financial and service obligations of the
wastewater utility, and meet the needs of the 5-year capital improvement plan
with a decrease in wastewater rates.

As a result of the financial condition of the wastewater utility, it is possible to decrease
the overall level of wastewater rates at this time, and, depending on changes in customer
demands, it may not be necessary increase them for the duration of the planning period. A
2 percent decrease in the overall level of the wastewater rates is proposed for July 2016,
with no changes anticipated for the remainder of the planning period. The rate decrease
for July 2016 would coincide with a change in the manner in which the seasonal sewer
average (SSA) is calculated for residential customers and applied to the determination of
residential wastewater bills, as described in Section IV of this report.
Exhibit II-7 graphically summarizes the revenues, expenses, and year-end fund
balance with the proposed decrease in wastewater rates for the wastewater system
Operating Fund. Exhibit II-8 provides the details of the financial plan model for the City’s
wastewater utility.
In addition to meeting all the financial obligations of the wastewater utility, the
financial plan includes initially establishing the wastewater Rate Stabilization Fund with
$500,000 in FY 15-16, and then adding $250,000 annually fund until it reaches 25 percent of
annual revenue.
The financial plan model reflects assumptions and estimates that are believed
reasonable at the present time. However, conditions change. It is recommended that the
City review the financial condition of the wastewater utility annually as part of the budget
process, and perform a more comprehensive financial plan and wastewater rate update
study every 3 to 5 years, unless otherwise needed sooner.
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At present, the financial condition of the City’s wastewater utility is characterized with
some basic statistics. The wastewater utility has:

Specific recommendations related to the wastewater rate structure and the proposed
rate schedule for July 2016 is described in Section IV of this report.
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SECTION III. WATER RATES

An overall water rate increase of 6 percent is proposed for July 2016, followed by
increases of 4 percent per year in FY 17-18 and FY 18-19 and 3 percent in FY 19-20 and FY
20-21. The water rates and rate schedules presented in this section are intended to result in
an overall increase in revenues, relative to the current rates, of 6 percent consistent with the
requirements for July 2016. Subsequent rate adjustment would not involve rate structure
changes. It should be noted that cost of service refinements to the rate structure, even in a
revenue neutral situation, can cause some customer bills to increase while others decrease.
These changes are in the interest of legal compliance, improved equity and improved rate
structure performance in relation to rate setting policy objectives.
EXISTING WATER RATES

Exhibit III-1, on the following page, presents the City’s current water rates, which
became effective in July 2015. Single family and multi-family residential customers are
subject to a monthly service charge for each dwelling unit, as well as a uniform water
usage rate applicable to all units of water consumption. Commercial, institutional,
industrial, and irrigation accounts are subject to monthly service charges based on meter
size, and a uniform water usage rate for all water usage.
FY 14-15 water demands, which reflects drought conditions and reduced water sales,
result in approximately 67 percent of water rate revenue is generated from water usage
charge and about 33 percent from fixed service charges. The water conservation best
management practice for water rates (BMP 1.4), as promulgated by the California Urban
Water Conservation Council (CUWCC), suggest that at least 70 percent of revenue to be
generated by usage charges. As water demands return to normal levels the revenue mix is
likely to meet BMP target revenue mix.
Based upon a review of the current water rate structure no changes to the rate structure
are recommended at this time. However, water rate calculations do reflect an updated cost
of service analysis in order to continue to meet legal requirements.
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This section of the report describes and presents recommendations for updating water
rates to provide sufficient revenues for the water utility’s ongoing operations, debt service
obligations, and capital improvement needs. Proposed water rates also reflect an updated
cost of service analysis to help ensure that the water rates meet legal requirements, and
maintain equity across the City’s water customers.

RATE SETTING OBJECTIVES

The development of water rate recommendations was also guided by several ratesetting objectives. These objectives were reviewed with City staff and include:
•

Rates should generate sufficient revenues to meet the utility’s financial
obligations related to operations, debt service, capital improvement needs, and
maintenance of prudent reserves
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•

Rates should reflect a proportionate allocation of the costs of providing service
to each customer class based on service demands and capacity requirements

•

Rates should continue to encourage water conservation and efficient water use

These objectives guided the review of and recommendations on water rates and rate
structures.
CUSTOMER ACCOUNT DATA AND WATER USE ESTIMATES

Water rate calculations are based on a number of factors related to the City’s customer
base. Factors include the number of customers, customer classes, number of dwelling
units, meter size, and actual water usage. The City provides water service through about
4,600 customer accounts. Single family customers comprise about 84 percent of the
customers and nearly 59 percent of the water usage. Multi-family dwelling units make up
2 percent of the customers and 9 percent of the water usage. The 87 multi-family water
service connections serve about 854 dwelling units. Non-residential and dedicated
irrigation accounts comprise 14 percent of the accounts and about 33 percent of the water
usage.
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While there are extremes on both the low and high ends, average single family water
usage is currently about 8.0 HCF per month (one HCF = 100 cubic feet = 748 gallons).
Single family customers also exhibit a wide variation in demand throughout the year.
Winter water usage for single family homes currently averages about 4.1 HCF per month,
while summer usage varies dramatically depending on landscape irrigation and other
factors. Average water usage for multi-family dwellings is about 5.6 HCF per month.
Multi-family water demands are lower than single family for a variety of reasons including
THE REED GROUP, INC.
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Customers of different meter sizes can place different demands on the water system.
Much more water can be delivered through a 4” water meter than through a 1” meter. To
relate the potential demands on the water system from customers with different sized
water meters, hydraulic capacity factors are used to determine the number of equivalent
meters represented by the total customer base with variable meter sizes. For purposes of
rate analysis, each single family accounts is assign a meter equivalency factor of 1.0. Each
multi-family dwelling is assigned a factor of 0.66 (based on the relationship of average
single family demand to multi-family demand). The ratios of instantaneous flow capacities
of the various meter sizes to the capacity of a 1” meter are used to determine the meter
equivalencies for non-residential accounts. This capacity relationship across meter sizes is
generally used to allocate capacity-related costs to various customers.
The foregoing customer account and water use data have been used in water rate
analysis that is presented in the remainder of this section.
WATER RATE CALCULATIONS

There are three steps to determining water rates. These are:


Determine annual water rate revenue requirements



Analyze the cost of providing service to each customer class



Design water rates to recover costs from each customer class.

Water Rate Revenue Requirements
The 5-year financial plan was used to identify the water rate revenue required to meet
financial obligations for each fiscal year of the five-year planning period. Water rate
calculations presented herein are based on the revenue to be generated in FY 16-17. The
revenue requirement for FY 16-17 is $4,542,000, as presented in Section II of this report.
This is the annual water rate revenue requirement used for water rate calculation purposes
for FY 16-17 represents an overall increase in the level of water rate revenues of 6 percent
over the current water rates, with consideration stable water demand in FY 16-17 and
growth in the customer base.

Cost of Service Analysis
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fewer people per household and limited landscape irrigation (or irrigation that is
separately metered). Non-residential water usage can vary dramatically, and nonresidential customers are served by meters of varying sizes to accommodate the differences
in water demand.

Once the annual water rate revenue requirement has been determined using the
financial plan model, the next step in the rate setting process is to evaluate the cost of
providing service. Water rate calculations contained herein are intended to generate the
level of revenue commensurate with the revenue requirement from the City’s water service
customers. The manner in which each customer is responsible for the water utility’s costs
is the determining factor in the cost of service analysis.
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The cost allocation methodology used herein begins by assigning all costs to one of
three categories. The cost allocation process is performed with data available in the City’s
budget and accounting documents. The three categories include:
•

Customer costs, such as meter reading and billing, are fixed costs that tend to
vary as a function of the number of customers being served. Customer costs are
allocated to customers based on the number of accounts. That is, every
customer will pay an equal share of customer-related costs.

•

Capacity costs are also fixed costs; however, these tend to vary in relation to the
capacity of the water system. Customers that place greater or lesser burdens on
the capacity of the water system should bear greater or lesser shares of these
costs. The sizing of the water system is based on the potential demand that
each customer could place on the water system. Capacity costs are allocated to
customers on a dwelling unit basis (residential) or based on the hydraulic
capacity of the water meter (non-residential). The hydraulic capacity reflects
the potential demand that a customer could place on the water system at any
given time. A customer with a large meter size will be assigned a large share of
fixed capacity-related costs than one with a smaller meter. Capacity costs
include costs associated with the water system’s capacity including
contributions to the capital program, debt service, maintenance costs, etc.

•

Commodity costs are variable costs that vary with the amount of actual water
use. Water treatment costs and energy costs are two primary examples.
However, in an effort to encourage water conservation, a portion of fixed costs
is frequently included in commodity components such that a majority of costs
are recovered on the basis of usage. Even though some commodity costs are
fixed, rather than variable, it is reasonable to allocate these costs to customers
on the basis of usage, rather than the capacity relationship expressed by meter
size. A significant portion of the water utility’s fixed costs is recovered through
water usage charges.
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The water utility incurs certain types of costs associated with making water service
available to customers. Other costs are incurred as a direct result of customer water usage.
A cost of service analysis is intended to allocate the costs of providing water service to
customers in proportion to the extent to which each customer causes the costs to be
incurred. There are many approaches to cost of service analysis; some are more complex
than others. The approach used herein is commensurate with the data available, the
distinctions currently made between various types of customers, and the requirement to
fairly and reasonably reflect differences in service provisions to differently situated
customers.

The water conservation best management practice for retail water rates (BMP 1.4), as
promulgated by the CUWCC, specifies that at least 70 percent of water rate revenue be
generated through usage charges. The City’s current water rates generate about 67 percent
of revenue from usage (commodity) charges. However, this is due to reduced water usage
that has resulted from drought conditions and state-mandated water use restrictions. It is
anticipated that the revenue mix will return to 70 percent from usage charges as water
demands return to normal. Maintaining the City’s policy objective of encouraging water
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conservation, recognizing the standard established by the CUWCC, and recognizing
current state-mandated water use reductions, the allocation of costs presented herein
maintains this relationship with 67 percent of the revenue requirement allocated to the
commodity component.

Water Rate Design
The third step in the rate setting process is the design of water rates to recover costs
from each customer class and generate the revenue needed for the utility. The City’s water
rates include both fixed monthly service charges and water usage rates. Exhibit III-2
presents the calculation of service charges and water usage charges for the water rates
proposed for FY 16-17. The calculation of each of these is described below.
Service Charges
Service charges are intended to recover the customer and capacity costs identified
through the cost of service analysis. Service charges apply to all customer water bills,
regardless of the amount of water actually used. Customers that use no water during a
month should still be required to pay the monthly service charge. In calculating service
charges customer costs are allocated equally to all customers and capacity costs are
allocated based on meter size in relation to the hydraulic capacity associated with the
various meter sizes.
The proposed monthly service charge for a single family home is $20.21 and $14.05 for
a multi-family dwelling unit. The proposed service charge for a single family home is
$0.25 per month higher than the current charge. The proposed charge for a multi-family
dwelling is $1.17 per month higher than the current charge. These changes are due to the
relative demand characteristics between single family homes and multi-family dwelling
units, and reflect the proportionality requirement embodied in the State constitution.
Proposed non-residential service charges vary from $32.33 to $303.69, depending on meter
size. These are 1.7 to 2.2 percent higher than current service charges, and reflect the
capacity relationship across meter sizes. The variation of service charges through meter
sizes reflects the fact that a small portion of water system costs are directly related to the
number of customers served. A majority of fixed costs are allocated on a capacity basis as
reflected by the meter size. The changes to the service charges across the range of meter
sizes better reflects the cost of providing service to customers of varying meter sizes.
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Based on a review of the FY 15-16 budget for the water utility, customer service costs
are estimated to be about 3 percent of the annual water rate revenue requirement. This
leaves 30 percent of the revenue requirement allocated to capacity costs. In summary, the
cost allocation resulted in a distribution of costs to customer, capacity, and commodity
categories at about 3 percent, 30 percent, and 67 percent, respectively.

Water Usage Rates
The proposed water usage rates continue a uniform rate applicable to both residential
and non-residential customers. Dividing the commodity costs identified in the cost of
service analysis by total water sales results in a uniform water usage rate of $4.80 per HCF.
This is 6.9 percent higher than the current $4.49 per HCF.
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•

Riverview Homeowner Association – The water rates applicable to the Riverview
Homeowner Association (HOA) is determined based on the Order of
Condemnation from 1997. This order specifies that the City charge the
Riverview HOA an initial $0.33 per HCF for untreated well water for irrigation
purposes. This initial rate can be adjusted based on changes to the City’s rate
for domestic water. This results in a water usage rate for FY 16-17 of $1.26 per
HCF.

•

Hydrant Water Sales – The City provides water through fire hydrants for
construction, dust control, or other purposes. The current rate is $8.98 per HCF.
It is recommended that the City continue to maintain a rate for hydrant water
sales equal to two times the uniform water rate for water service. This would
be a rate of $9.60 per HCF for FY 16-17. Deposits and connection fees may also
apply, as determined by the City. The higher rate is intended to reflect the extra
administrative cost associated with this type of service.

•

County Service Area 41 – The City provides water to County Service Area (CSA)
41 (previously CSA 24) under terms of an agreement from 1992. Current water
usage rate for CSA 41 is 80 percent of the general water usage rate, and monthly
service charges for the 3” and 4” connections are the same as that paid by other
non-residential accounts with those meter sizes. City staff is currently working
to update the water rates applicable to CSA 41, and these rates were not
addressed by this report.

The proposed water rates reflect the cost of providing water service to customers, as
well as the requirement that costs be proportionately allocated to customers based on
capacity requirements and service demands.
PROPOSED WATER RATE SCHEDULES

Exhibit III-3 summarizes proposed water rate schedules for rates to become effective
beginning in July 2016 and then each July from 2017 through 2020. The proposed water
rates for July 2016 reflect an overall 6 percent increase in revenue relative to the current
water rates, as well as the cost of service adjustments previously described. Water rate
schedules for July 2017 and July 2018 each include a 4 percent rate increase, and the
schedules for July 2019 and July 2020 represent rate increases of 3 percent each year, in
accordance with revenue needs identified with the financial plan presented in Section II.
No rate structure changes are proposed in these four later years, and all service charges
and water usage rates are to change by the same percentage.
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Special Rates
The City currently has a number of special rates applicable to certain situations.
Recommendations related to each of these are as follows:
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Impact of Proposed Rates on Representative Customer Bills
Exhibit III-4 summarizes the impact of the proposed water rates for July 2016 relative
to the current water rates for a variety of typical customers. Any cost of service adjustment
can result in changes in customer bills, even when applied in a revenue neutral situation.
The specific impact to any individual customer will depend on the customer class, number
of dwelling units, meter size, and actual water usage.
Monthly water bills for single family customers will generally increase between 3 and 6
percent, depending on the amount of water used. Multi-family dwelling units will have
larger bill increases, ranging from about 7 to 9 percent depending on water use, due to the
cost of service adjustments. Monthly water bills for non-residential customers and
dedicated irrigation accounts will generally increase between 2 and 7 percent depending
on individual circumstances with respect to meter size and water usage.
In all cases, the bills under the proposed water rates are intended to reflect the overall
cost of providing water service, as well as to reflect the proportionate allocation of costs
across customers.

THE REED GROUP, INC.
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SECTION IV. WASTEWATER RATES

The annual wastewater rate revenue requirement was presented in Section II as a result
of the development of the 5-year financial plan. The annual wastewater rate revenue
requirement for FY 16-17 is used to perform rate analyses and to develop wastewater rate
schedules presented herein. This revenue requirement reflects a 2 percent decrease in the
overall level of the wastewater rates relative to the current wastewater rates.
EXISTING WASTEWATER RATES

Exhibit IV-1, on the following page, summarizes the current wastewater rates for the
City’s wastewater utility. Wastewater rates were last adjusted in July 2015.
Single family and multi-family residential customers are subject to fixed monthly
service charges plus a usage charge based on winter water usage. Residential monthly
service charges differ between single family and multi-family residential dwellings due to
differences in demand characteristics. Each year, the City monitors water usage during
low-use winter months (bills rendered in January through April) and then determines the
average winter usage for each residential customer (seasonal sewer average or SSA).
Winter water usage is primarily indoor water usage. In May of each year, the City
calculates a new wastewater bill amount for each residential customer based on the prior
winter water use. When the winter average is not available the average for all residential
accounts is used. In some cases, adjustments are made to the winter average based on
special circumstances.
In October 2015, the City Council considered and accepted a recommendation from
City staff and The Reed Group, Inc. to modify the calculation of the SSA. Rather than
using the 4-month average (bills rendered in January through April) of winter water usage,
the new approach will be to exclude the highest value during the 4-month period, and use
the average from the remaining three months for the SSA. This change is expected to be
more equitable for customers because, occasionally, a dry month can lead to irrigation
usage during the winter period. The proposed new approach would reduce the adverse
affect of this irrigation usage affecting wastewater bills.
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This section of the report describes and presents recommendations for updating
wastewater rates to provide sufficient revenues for the wastewater utility’s ongoing
operations, debt service obligations, and capital improvement needs. An update of the cost
of service analysis is presented to ensure that wastewater rates reflect the costs of
providing service among the City’s wastewater customers.

Non-residential customers are subject to a low, medium, or high strength usage rate
based on actual water usage within each monthly billing cycle. Non-residential
wastewater bills also include a fixed service charge based on the size of the water meter.
At present, approximately 39 percent of wastewater rate revenue is derived from the
monthly service charges and minimum charges. Approximately 61 percent of wastewater
rate revenue is related to water usage and estimated wastewater flows.
THE REED GROUP, INC.
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Upon review of the current wastewater rate structure no rate structure changes
recommended, however, the rate calculation reflects an updated cost of service analysis to
help ensure the wastewater rates meet legal requirements.
RATE SETTING OBJECTIVES

The development of wastewater rate recommendations has been guided by several
rate-setting objectives. These objectives were reviewed with City staff and include:
•

Rates should generate sufficient revenues to meet the utility’s financial
obligations related to operations, debt service, capital improvement needs, and
maintenance of prudent reserves

•

Rates should reflect a proportionate allocation of the costs of providing service
to each customer class based on service demands and capacity requirements

•

Rates should continue to encourage water conservation and efficient water use
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These objectives guided the review of and recommendations on wastewater rates and
rate structures.
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CUSTOMER ACCOUNT DATA AND WASTEWATER FLOW AND LOADING ESTIMATES

Residential wastewater flows are estimated based on average water usage during
winter months. A review of residential water usage data indicated that about 52 percent of
annual water usage returns to the wastewater system (based on average winter water
usage). For multi-family customers, about 69 percent of annual water usage is estimated to
return to the wastewater system. For multi-family customers irrigation water usage tends
to be either minimal or separately metered. Non-residential wastewater flows are based on
actual water usage, as most non-residential irrigation is separately metered. However, in
wastewater rate calculations a 90 percent rate of return to the wastewater system is
assumed to reflect minor irrigation usage.
The wastewater utility serves nearly 3,650 single family homes, about 1,090 multifamily dwellings, and nearly 450 non-residential customers. On average, single family
wastewater flows (based on winter water usage) is about 4.1 HCF per month. For multifamily dwellings, the average wastewater flow is about 3.7 HCF per month (based on the
proposed new SSA calculation). Non-residential wastewater flows vary based on customer
characteristics.
Wastewater rate analyses consider the strength (loading) characteristics of wastewater
entering treatment facilities. Strength factors for biochemical oxygen demand (BOD) and
total suspended solids (TSS) are considered, as these factors play a key role in treatment
plant operations. Residential customers are assigned standard residential strength factors
of 240 mg/l for BOD and 200 mg/l for TSS. While actual strength characteristics of
individual customers can vary (and generally exist within a range), low, medium, and high
non-residential strength categories have been defined with strength factors as indicated
below:


Low strength:

240 mg/l for BOD

200 mg/l for TSS



Medium strength:

500 mg/l for BOD

400 mg/l for TSS



High strength:

1,000 mg/l for BOD

600 mg/l for TSS

Applying residential and non-residential strength factors to estimates of annual
wastewater flows results in an estimated annual wastewater volume and loading that is
commensurate to actual treatment plant inflows. Strength factors assigned to each
category of customer are based on guidelines published by the California State Water
Resources Control Board (SWRCB) and other sources. Customers that exhibit unique or
unusually high strength characteristics should be billed in accordance with special
provisions, described later in this section.

THE REED GROUP, INC.
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Wastewater rate calculations are based on a number of factors related to the City’s
customers. Factors include the number of customers, customer classes, water usage and
wastewater flows, and strength characteristics of wastewater as determined by BOD and
TSS. Exhibit IV-2 summarizes customer account and water usage data obtained from the
City’s utility billing system, as well as estimates of resulting wastewater flow and loading
characteristics.
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WASTEWATER RATE CALCULATIONS

There are three steps to determining wastewater rates. These are:


Determine annual wastewater rate revenue requirements



Analyze the cost of providing service to each customer class



Design wastewater rates to recover costs from each customer class.

The 5-year financial plan was used to identify the wastewater rate revenue
requirements for each fiscal year of the five-year planning period. Wastewater rate
calculations presented herein are based on the revenue to be generated in FY 16-17 and
reflects an overall 2 percent rate decrease relative to the current wastewater rates. The
revenue needed to meet financial obligations for FY 16-17 is estimated to be $6,517,000.
This is the annual wastewater rate revenue requirement used for wastewater rate
calculation purposes for July 2016, and also incorporates the affects of the new SSA
calculation.

Cost of Service Analysis
Once the annual wastewater rate revenue requirement has been determined, the next
step in the rate setting process is to evaluate the cost of providing service. Wastewater rate
calculations contained herein are intended to generate the level of revenue commensurate
with the revenue requirement from the City’s wastewater service customers. The manner
in which each customer is responsible for the wastewater utility’s costs is the determining
factor in the cost of service analysis.
To develop equitable wastewater rates, the revenue requirement is allocated to various
customer classifications according to the services provided and the demands placed on the
wastewater system. The City recovers a majority of wastewater costs on the basis of water
usage (wastewater flows), BOD, and TSS, resulting in usage charges generating about 60
percent of wastewater rate revenues. Fixed service charges account for about 40 percent of
wastewater revenues. This revenue mix is consistent with the City’s water conservation
objective.
Exhibit IV-3 summarizes how the FY 16-17 wastewater rate revenue requirement is
allocated to fixed charges as well as to flow, BOD, and TSS components, which comprise
the usage charges. Once total costs are allocated, unit costs were determined by dividing
the total cost for each component by the number of units identified in Exhibit IV-2. These
unit costs become the basis for then assigning costs to customer classes.

THE REED GROUP, INC.
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Wastewater Rate Revenue Requirements
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The City’s budget structure does not lend itself to the segregation of costs into
collection and treatment components, or to the allocation of treatment costs to flow, BOD
and TSS parameters. We have relied on the information that is available for allocating
costs to the various categories, as well as relied upon professional judgment and standard
estimating practices used in rate setting to allocate costs across flow, BOD, and TSS
parameters. The wastewater revenue requirement has been allocated 40 percent to fixed
service charges, 15 percent to the collection system, and 45 percent to treatment.
Wastewater treatment costs have been allocated 34 percent to flow, 33 percent to BOD, and
33 percent to TSS. We believe these allocations are reasonable, and are within the ranges
found in other wastewater rate analyses.
Unit costs are applied to the annual wastewater flows, as well as BOD and TSS
loadings associated with each customer class to arrive at the allocation of total costs to each
customer class. Exhibit IV-4 presents the allocation of costs to each user class.
Exhibit IV-5 presents the final wastewater user rates and charges recommended for
each customer class. Rates for residential customers include a fixed service charge for each
dwelling unit, plus a usage charge to be applied to winter water usage. Unmetered (sewer
only) residential accounts will have a flat monthly wastewater charge based on estimated
average winter water usage. Non-residential (low, medium, and high) customers are
subject to a monthly service charge based on meter size and wastewater usage rates
applied to actual monthly water usage. Usage charges vary for each strength category.
The usage charges have also been adjusted for an estimated 90 percent rate of return to the
wastewater system. That is, it is estimated that 10 percent of non-residential water use
(exclusive of dedicated irrigation meters) does not return to the wastewater system

Wastewater Rate Design
No changes in the wastewater rate structure is proposed at this time, although the
proposed rate schedule for July 2016 reflects the updated cost of service analysis, as
presented herein. This update results in slightly different changes to each of the rate
components, as well as incorporating the new SSA calculation into the residential
wastewater bill determination.
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The cost of service analysis for wastewater is more complicated than water rate
analysis in that treatment costs are separated from collection system costs. Collection
system costs are allocated entirely on the basis of flow, whereas treatment costs are
allocated on the basis of flow, BOD, and TSS.

Special Rates
The City currently has a few special rates applicable in certain circumstances.
Recommendations related to these special circumstances are as follows:
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Residential Flat Rates – Residential customers receiving wastewater service, but
not water service, from the City should continue to be charged for service based
on a flat monthly service charge. The sewer-only residential wastewater rate for
single family customers was determined to be $99.79 per month based on the
monthly service charge for single family customers, plus a usage charge based
on the average winter water use among single family customers.



Non-Residential Flat Rates – The City maintains a small number of nonresidential flat rate customers. The City should continue to charge these
customers for wastewater service based on customer characteristics and
estimated service demands for each account. The non-residential wastewater
rate for these customers is determined based on a monthly service charge, plus
a usage charge based on estimated flow and strength characteristics.



Wastewater Usage Rate for Special Situations – In limited situations, the City may
provide wastewater service to customers with unique and/or significant
wastewater discharge characteristics.
Examples may include wineries,
breweries, or food processors with non-standard strength characteristics, or
with wastewater flow that does not correlate with water usage like other nonresidential accounts. In these situations, the City may determine it is reasonable
and appropriate to calculate a special wastewater usage rate based on the
specific wastewater flow characteristics of each special case customer.
The cost of service calculations described in the preceding pages resulted in unit
costs for the volumetric portion of wastewater collection and treatment in terms
of flow volume, pounds of BOD, and pounds of TSS. These unit costs for
collection and treatment are the building blocks for wastewater usage rates.
Flow volume
BOD
TSS

$5.86 per HCF
$1.46 per pound
$1.89 per pound

An example calculation for developing a customer-specific wastewater usage
rate for a special situation (a large winery) is shown below. The calculation
relies on the unit costs identified above. The customized wastewater usage rate
would be used in place of a standard (low, medium, or high) wastewater usage
rate.
Sample Special Wastewater Usage Rate Calculation
Wastewater strength characteristics are estimated or determined through
sampling. For this sample calculation, BOD is assumed to be 2,500 mg/l and
TSS is assumed to be 1,000 mg/l.
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Wastewater Usage Rate = $5.86 + [ BOD x $1.46 + TSS x $1.89 ] x 8.34 /
1,000,000 x 748

THE REED GROUP, INC.

=

$5.86 + [ 2,500 x $1.46 + 1,000 x $1.89 ] x 8.34 /
1,000,000 x 748

=

$40.46 per HCF of wastewater flow
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This customized wastewater usage rate would apply to the wastewater flow
volume. To apply the wastewater usage rate to metered water usage a rate of
return factor should be applied. For example, if it is determined that 80
percent of the water usage returns to the sewer system as wastewater then
the appropriate wastewater usage rate, applied to metered water usage,
would be $32.37/HCF of water usage ($40.46 x 80%). A fixed service charge,
based on meter size, would also be part of the wastewater bill.

PROPOSED WASTEWATER RATE SCHEDULES

Exhibit IV-6 summarizes the proposed wastewater rate schedule for July 2016, which
reflects an overall 2 percent decrease from the current wastewater rates. No further
changes to the wastewater rates are proposed at this time through FY 20-21.

Impact of Proposed Rates on Representative Customer Bills
Exhibit IV-7 summarizes the impact of the proposed wastewater rates relative to
current rates for a variety of typical customers. The proposed wastewater rates reflect the
cost of providing wastewater service, improve the equity between customer classes, and
provide an updated distribution of costs across customers and customer classes.

THE REED GROUP, INC.
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The unit costs used in the sample calculation above should be adjusted
commensurate with any future wastewater rate changes.
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Examples shown in Exhibit IV-7 do not reflect the potential savings to residential
wastewater customers stemming from the change in the SSA calculation methodology. A
reduction in the SSA of 0.5 HCF would result in a reducing the wastewater bill by $5.05 per
month, based on the proposed wastewater rates and the change in the SSA methodology.
Exhibit IV-8 illustrates how the SSA is calculated under the current method, as well as
under the new method approved by the City Council in October 2015.
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Appendix 6.1 – Sanitary Sewer Overflow Emergency Response Plan (OERP)
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Sanitary Sewer Overflow Emergency Response Plan
1.

Purpose

2.

Policy

The City’s employees are required to report all sanitary sewer overflows found and to take the appropriate
action to secure the sanitary sewer overflow area, properly report to the appropriate regulatory agencies,
relieve the cause of the overflow, and ensure that the affected area is cleaned as soon as possible to minimize
health hazards to the public and protect the environment. The City’s goal is to respond to sewer system
overflows as soon as possible following notification. The City will follow reporting procedures in regards to
sewer spills as set forth by the North Coast Regional Water Quality Control Board (NCRWQCB) and the
California State Water Resources Control Board (SWRCB).

3.

Definitions as Used in This OERP

CALIFORNIA INTEGRATED WATER QUALITY SYSTEM (CIWQS): Refers to the State Water Resources
Control Board online electronic reporting system that is used to report SSOs, certify completion of the SSMP,
and provide information on the sanitary sewer system.
FOG – Fats, Oils, and Grease: Refers to fats, oils, and grease typically associated with food preparation and
cooking activities that can cause blockages in the sanitary sewer system.
LEGALLY RESPONSIBLE OFFICIAL (LRO): Refers to an individual who has the authority to certify reports
and other actions that are submitted through CIWQS.
MAINLINE SEWER: Refers to City wastewater collection system piping that is not a private lateral connection
to a user.
MAINTENANCE HOLE OR MANHOLE: Refers to an engineered structure that is intended to provide access
to a sanitary sewer for maintenance and inspection.
NOTIFICATION OF AN SSO: Refers to the time at which the City becomes aware of an SSO event through
observation or notification by the public or other source.
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The purpose of the City of Healdsburg’s Overflow Emergency Response Plan (OERP) is to support an orderly
and effective response to Sanitary Sewer Overflows (SSOs). The OERP provides guidelines for City personnel
to follow in responding to, cleaning up, and reporting SSOs that may occur within the City’s service area. This
OERP satisfies the SWRCB Statewide General Waste Discharge Requirements (GWDR), which require
wastewater collection agencies to have an Overflow Emergency Response Plan.

NUISANCE - California Water Code section 13050, subdivision (m), defines nuisance as anything that meets
all of the following requirements:
a. Is injurious to health, or is indecent or offensive to the senses, or an obstruction to the free use of
property, so as to interfere with the comfortable enjoyment of life or property.
b. Affects at the same time an entire community or neighborhood, or any considerable number of persons,
although the extent of the annoyance or damage inflicted upon individuals may be unequal.
c. Occurs during, or as a result of, the treatment or disposal of wastes.
© 2004-2019 DKF Solutions Group, LLC. All rights reserved.
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PREVENTATIVE MAINTENANCE: Refers to maintenance activities intended to prevent failures of the
wastewater collection system facilities (e.g. cleaning, CCTV, inspection).
PRIVATE LATERAL SEWAGE DISCHARGES – Sewage overflow discharges that are caused by blockages
or other problems within a privately-owned lateral.
SANITARY SEWER OVERFLOW (SSO) - Any overflow, spill, release, discharge or diversion of untreated or
partially treated wastewater from a sanitary sewer system. SSOs include:

(ii) Overflows or releases of untreated or partially treated wastewater that do not reach waters of the
United States; and
(iii) Wastewater backups into buildings and on private property that are caused by blockages or flow
conditions within the publicly owned portion of a sanitary sewer system.
SSOs that include multiple appearance points resulting from a single cause will be considered one SSO for
documentation and reporting purposes in CIWQS.
NOTE: Wastewater backups into buildings caused by a blockage or other malfunction of a building lateral that
is privately owned are not SSOs.
SSO Categories:
Category 1: Discharges of untreated or partially treated wastewater of any volume resulting from an
enrollee’s sanitary sewer system failure or flow condition that:
• Reach surface water and/or reach a drainage channel tributary to a surface
water; or
• Reach a Municipal Separate Storm Sewer System (MS4) and are not fully captured
and returned to the sanitary sewer system or not otherwise captured and disposed of
properly. Any volume of wastewater not recovered from the MS4 is considered to
have reached surface water unless the storm drain system discharges to a dedicated
storm water or groundwater infiltration basin (e.g., infiltration pit, percolation pond).
Category 2:

Category 3:

Discharge of untreated or partially treated wastewater greater than or equal to 1,000 gallons
resulting from a sanitary sewer system failure or flow condition that either:
•

Does not reach surface water, a drainage channel, or an MS4, or

•

The entire SSO discharged to the storm drain system was fully recovered and
disposed of properly.
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(i) Overflows or releases of untreated or partially treated wastewater that reach waters of the United
States;

All other discharges of untreated or partially treated wastewater resulting from a sanitary
sewer system failure or flow condition.

SANITARY SEWER SYSTEM: Any publicly-owned system of pipes, pump stations, sewer lines, or other
conveyances, upstream of a wastewater treatment plant headworks used to collect and convey wastewater to
the publicly owned treatment facility. Temporary storage and conveyance facilities (such as vaults, temporary
piping, construction trenches, wet wells, impoundments, tanks, etc.) are considered to be part of the sanitary
sewer system, and discharges into these temporary storage facilities are not considered to be SSOs.
SENSITIVE AREA: Refers to areas where an SSO could result in a fish kill or pose an imminent or substantial
danger to human health (e.g. parks, aquatic habitats, etc.)
© 2004-2019 DKF Solutions Group, LLC. All rights reserved.
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SEWER SERVICE LATERAL: Refers to the piping that conveys sewage from the building to the City’s
wastewater collection system.
UNTREATED OR PARTIALLY TREATED WASTEWATER: Any volume of waste discharged from the
sanitary sewer system upstream of a wastewater treatment plant headworks.

4.

State Regulatory Requirements for Element 6, Overflow Emergency
Response Plan

GWDR Requirement
The collection system agency shall develop and implement an overflow emergency response plan that
identifies measures to protect public health and the environment. At a minimum, this plan must include the
following:
(a) Proper notification procedures so that the primary responders and regulatory agencies are informed of
all SSOs in a timely manner;
(b) A program to ensure appropriate response to all overflows;
(c) Procedures to ensure prompt notification to appropriate regulatory agencies and other potentially
affected entities (e.g. health agencies, regional water boards, water suppliers, etc.) of all SSOs that
potentially affect public health or reach the waters of the State in accordance with the Monitoring and
Reporting Program (MRP). All SSOs shall be reported in accordance with this MRP, the California
Water Code, other State Law, and other applicable Regional Water Board Waste Discharge
Requirements or National Pollutant Discharge Elimination System (NPDES) permit requirements. The
Sewer System Management Plan should identify the officials who will receive immediate notification;
(d) Procedures to ensure that appropriate staff and contractor personnel are aware of and follow the
Overflow Emergency Response Plan and are appropriately trained;
(e) Procedures to address emergency operations, such as traffic and crowd control and other necessary
response activities; and
(f) A program to ensure that all reasonable steps are taken to contain untreated wastewater and prevent
discharge of untreated wastewater to Waters of the State and minimize or correct any adverse impact
on the environment resulting from the SSOs, including such accelerated or additional monitoring as
may be necessary to determine the nature and impact of the discharge.
The Sewer System Management Plan and critical supporting documents are available to the public at
www.ci.healdsburg.ca.us.

5.

Goals
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WATERS OF THE STATE: Waters of the State (or Waters of the United States) means any surface water,
including saline waters, within the boundaries of California. In case of a sewage spill, storm drains are
considered to be waters of the State unless the sewage is completely contained and returned to the
wastewater collection system and that portion of the storm drain is cleaned.

The City’s goals with respect to responding to SSOs are:
• Work safely;
• Respond quickly to minimize the volume of the SSO;
• Eliminate the cause of the SSO;
• Prevent sewage system overflows or leaks from entering the storm drain system or receiving waters to
the maximum extent practicable;
• Contain the spilled wastewater to the extent feasible;
• Minimize public contact with the spilled wastewater;
• Mitigate the impact of the SSO;
• Meet the regulatory reporting requirements;
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•
•

6.

Evaluate the causes of failure related to certain SSOs; and
Revise response procedures resulting from the debrief and failure analysis of certain SSOs.

SSO Detection and Notification
ref. SWRCB Order No. 2006-0003-DWQ D.13vi(a)

The City operates 11 wastewater lift stations. In the event of any pump failure, the high-level sensor activates
the SCADA alarm system and the City is contacted. To prevent overflow, wastewater from the wet well can
either be pumped into a vacuum truck for disposal to a nearby sanitary sewer manhole, or bypassed around
the station into the sanitary sewer system.
6.1 PUBLIC OBSERVATION
Public observation is the most common way that the City is notified of blockages and spills. Contact
numbers and information for reporting sewer spills and backups are in the phone book and on the City’s
website: www.ci.healdsburg.ca.us. The City’s telephone number for reporting sewer problems is (707)
431-7000.
Normal Work Hours
When a report of a sewer spill or backup is made during normal work hours, Dispatch answers
the call. Dispatch contacts the Utility Maintenance Superintendent or designee, who will
dispatch a Public Works Crew.
After Hours
After hours service calls are answered by Dispatch, which will notify the On-Call Employee.
When calls are received, either during normal work hours or after hours, dispatch will collect the
following information:
• Time and date of call
• Specific location of potential problem
• Nature of call
• In case of SSO, estimated start time of overflow
• Caller’s name and telephone number
• Caller’s observation (e.g., odor, duration, location on property, known impacts, indication if
surface water impacted, appearance at cleanout or manhole)
• Other relevant information
If the overflow/backup is not in the service area the customer is given the contact information for the
responsible agency and the agency is notified.
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The processes that are employed to notify the City of the occurrence of an SSO include: observation by the
public, receipt of an alarm, or observation by City staff during the normal course of their work.

If the overflow/backup is in the City’s service area, a Public Works Crew is dispatched and instructed to
complete the Sanitary Sewer Overflow/Backup Response Workbook.
6.2

CITY STAFF OBSERVATION

City staff conducts periodic inspections of its sewer system facilities as part of their routine activities.
Any problems noted with the sewer system facilities are reported to appropriate City staff that, in turn,
responds to emergency situations. Work orders are issued to correct non-emergency conditions.
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6.3 CONTRACTOR OBSERVATION
The following procedures are to be followed in the event that a contractor/plumber causes or witnesses
a Sanitary Sewer Overflow. If the contractor/plumber causes or witnesses an SSO they should:
1. Immediately notify the City.
2. Protect storm drains.

4. Provide Information to the City Public Works Crew such as start time, appearance point,
suspected cause, weather conditions, etc.
5. Direct ALL media and public relations requests to the City Public Information Officer.
6.4 NO OBSERVATION
If there are no witnesses or no call was received for an SSO, the Public Works Crew will contact nearby
residences or business owners in the vicinity of the SSO, in an attempt to obtain information that
brackets a given start time that the SSO began. This information will be collected and placed with
records for the specific SSO.

7.

SSO Response Procedures
ref. SWRCB Order No. 2006-0003-DWQ D.13vi(b)
7.1

Sewer Overflow/Backup Response Summary

The City will respond to SSOs as soon as feasible following notification of an overflow/backup or
unauthorized discharge.
If it is not possible that the overflow/backup is due to a failure in the City-owned/maintained sewer lines
the Public Works Crew performs the following:
•

Follows the instructions in the Sanitary Sewer Overflow/Backup Response Workbook.

•

If the customer is not home the Public Works Crew completes the Door Hanger and leaves it on
the customer’s door.

•

If the customer is home the Public Works Crew:
o

Explains that the blockage is in the customer’s lateral and the City does not have legal
authority to maintain or perform work on privately owned laterals.

o

Recommends to the customer that they hire a contractor to clear their line.

o

Gives the customer the Sewer Spill Reference Guide pamphlet.
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3. Protect the public.

If it is possible that the overflow/backup is due to a failure in the City-owned/maintained sewer lines the
Collections Crew and Utilities Crew:
•

Follow the instructions in the Sanitary Sewer Overflow/Backup Workbook.
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•

Notify Water/Wastewater Operations Superintendent of the incident.

•

Relieves blockage and clean impacted areas.

•

Forwards the completed Sanitary Sewer Overflow Workbook to the Water/Wastewater
Operations Superintendent.

The Water/Wastewater Operations Superintendent performs required regulatory reporting in
accordance with the Sanitary Sewer Overflow/Backup Workbook’s Regulatory Reporting section.

•

Follows the instructions in the Sanitary Sewer Overflow/Backup Workbook.

•

Provides the customer with forms and information as indicated in the Sanitary Sewer
Overflow/Backup Workbook.

•

Forwards the completed Sanitary Sewer Overflow/Backup Workbook to the Utility Maintenance
Superintendent.

The Utility Maintenance Superintendent:

7.2

•

Reviews incident reports, claim form and other incident information and forwards, as
appropriate, to:
George Hills Co / REMIF
Attention: Chris Carmona, Liability Claims Administrator
Address: PO Box 885
Sonoma CA 95476
Mobile:
(530) 524-2626
Office:
(707) 938-2388, ext. 100 (Administrative Assistant)
Fax:
(707) 938-0374
Email:
liabilityadmin@remif.com

•

Communicates with claimant as appropriate.

•

Communicates with George Hills Co / REMIF to adjust and administer the claim to closure.

First Responder Priorities

The first responder’s priorities support the City’s goals when responding to SSOs including:
• To follow safe work practices.
• To respond promptly with the appropriate and necessary equipment.
• To contain the spill wherever feasible.
• To restore the flow as soon as practicable.
• To minimize public access to and/or contact with the spilled sewage.
• To promptly notify the Water/Wastewater Operations Superintendent in event of any SSO.
• To return the recovered sewage to the sewer system or transport to treatment plant.
• To restore the area to its original condition (or as close as possible).

7.3
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If the overflow has impacted private property, the Public Works Crew:

Safety

The first responder is responsible for following safety procedures at all times. Special safety
precautions must be observed when performing sewer work. There may be times when City personnel
responding to a sewer system event are not familiar with potential safety hazards peculiar to sewer
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work. In such cases it is appropriate to take the time to discuss safety issues, consider the order of
work, and check safety equipment before starting the job.
7.4

Initial Response

The first responder must respond to the reporting party/problem site and visually check for potential
sewer stoppages or overflows.

•

Note arrival time at the site of the overflow/backup.

•

Verify the existence of a public sewer system spill or backup.

•

Take photos of overflowing manhole(s)/cleanout(s).

•

Determine if the overflow or blockage is from a public or private sewer.

•

Identify and assess the affected area and extent of spill.

•

Estimate volume of spill

•

Contact caller if time permits.

•

If the spill is large or in a sensitive area, document conditions upon arrival with photographs.
Decide whether to proceed with clearing the blockage to restore the flow or to initiate
containment measures. The guidance for this decision is:

7.5

o

Small spills (i.e., spills that are easily contained) – proceed with clearing the blockage.

o

Moderate or large spill where containment is anticipated to be simple – proceed with the
containment measures.

o

Moderate or large spills where containment is anticipated to be difficult – proceed with
clearing the blockage; however, whenever deemed necessary, call for additional
assistance and implement containment measures.

Equipment

This section provides a list of specialized equipment that is required to support this Overflow
Emergency Response Plan.
•

Closed Circuit Television (CCTV) Inspection Unit – A CCTV Inspection Unit is required to
determine the cause for all SSOs from gravity sewers.

•

Camera -- A digital or disposable camera is required to record the conditions upon arrival, during
clean up, and upon departure.

•

Emergency Response Trucks -- A utility body pickup truck, or open bed is required to store and
transport the equipment needed to effectively respond to sewer emergencies. The equipment
and tools will include containment and clean up materials.

•

Portable Generators, Portable Pumps, Piping, and Hoses – Equipment used to bypass pump,
divert, or power equipment to mitigate an SSO.

•

Combination Sewer Cleaning Trucks -- Combination high velocity sewer cleaning trucks with
vacuum tanks are required to clear blockages in gravity sewers, vacuum spilled sewage, and
wash down the impacted area following the SSO event.

•

Air plugs, sandbags and plastic mats

•

SSO Sampling Kits
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•

Portable Lights

Standard operating procedures for equipment that may be necessary in the event of a sanitary sewer
overflow or backup can be found in the Corp Yard.

Initiate Spill Containment Measures

The first responder will attempt to contain as much of the spilled sewage as possible using the following
steps:
• Determine the immediate destination of the overflowing sewage.
• Plug storm drains using air plugs, sandbags, and/or plastic mats to contain the spill, whenever
appropriate. If spilled sewage has made contact with the storm drainage system, attempt to
contain the spilled sewage by plugging downstream storm drainage facilities.
• Contain/direct the spilled sewage using dike/dam or sandbags.
• Pump around the blockage/pipe failure.
For procedures refer to the Sanitary Sewer Overflow/Backup Response Workbook.
7.7

Restore Flow

Using the appropriate cleaning equipment, set up downstream of the blockage and hydro-clean
upstream from a clear manhole. Attempt to remove the blockage from the system and observe the
flows to ensure that the blockage does not reoccur downstream. If the blockage cannot be cleared
within a reasonable time from arrival, or sewer requires construction repairs to restore flow, then initiate
containment and/or bypass pumping. If other assistance is required, immediately contact the
Water/Wastewater Operations Superintendent. For procedures refer to the Sanitary Sewer
Overflow/Backup Response Workbook.

8.

Recovery and Cleanup
ref. SWRCB Order No. 2006-0003-DWQ D.13vi(e)

The recovery and cleanup phase begins immediately after the flow has been restored and the spilled sewage
has been contained to the extent possible. The SSO recovery and cleanup procedures are:
8.1

Estimate the Flow and Volume of Spilled Sewage

To estimate the flow rate, crew members will use the SSCSC Manhole Overflow Gauge if the same
style of manhole cover is observed overflowing. A variety of approaches exist for estimating the volume
of a sanitary sewer spill. Crew members should use the method most appropriate to the sewer overflow
in question and reference the Sanitary Sewer Overflow/Backup Response Workbook which provides
three (3) methods:
•

Eyeball Estimation Method

•

Duration and Flow Rate Calculation Method

•

Area/Volume Method
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7.6

In addition, wherever and whenever possible, document the estimate using photos and/or video of the
SSO site before and during the recovery operation.
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8.2

Recovery of Spilled Sewage

Vacuum up and/or pump the spilled sewage and rinse water and discharge it back into the sanitary
sewer system.
8.3

Clean-up and Disinfection

Private Property
City crews are responsible for the cleanup when the property damage is minor in nature and is
outside of private building dwellings, such as in front, side and backyards, easements, etc. In all
other cases, affected property owners can call a water damage restoration contractor to
complete the cleanup and restoration. If the overflow into property is the definite cause of City
system failure, the property owner can call out a water damage restoration contractor to
complete the cleanup and restoration. In both cases, property owners may pick up City claim
forms from the City Clerk's office.
Hard Surface Areas
Collect all signs of sewage solids and sewage-related material either by protected hand or with
the use of rakes and brooms. Wash down the affected area with clean water and/or deozyme
or similar non-toxic biodegradable surface disinfectant until the water runs clear. The flushing
volume will be approximately three times the estimated volume of the spill. Take reasonable
steps to contain and vacuum up the wastewater. Allow area to dry. Repeat the process if
additional cleaning is required.
Landscaped and Unimproved Natural Vegetation
Collect all signs of sewage solids and sewage-related material either by protected hand or with
the use of rakes and brooms. Wash down the affected area with clean water until the water runs
clear. The flushing volume will be approximately three times the estimated volume of the spill.
Either contain or vacuum up the wash water so that none is released. Allow the area to dry.
Repeat the process if additional cleaning is required.
Natural Waterways
The Department of Fish and Wildlife will be notified by CalOES for SSOs greater than or equal
to 1,000 gallons.
Wet Weather Modifications
Omit flushing and sampling during heavy storm events (i.e., sheet of rainwater across paved
surfaces) with heavy runoff where flushing is not required and sampling would not provide
meaningful results.
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Clean up and disinfection procedures will be implemented to reduce the potential for human health
issues and adverse environmental impacts that are associated with an SSO event. The procedures
described are for dry weather conditions and will be modified as required for wet weather conditions.
Where cleanup is beyond the capabilities of City staff, a cleanup contractor will be used.

In the event that an overflow occurs at night, the location will be inspected first thing the following day.
The field crew will look for any signs of sewage solids and sewage-related material that may warrant
additional cleanup activities.
8.4

Public Notification

Signs will be posted and barricades put in place to keep vehicles and pedestrians away from contact
with spilled sewage. County Environmental Health instructions and directions regarding placement and
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language of public warnings will be followed. Additionally, the Water/Wastewater Operations
Superintendent will use their best judgment regarding supplemental sign placement in order to protect
the public and local environment. Signs will not be removed until directed by County Environmental
Health, the Water/Wastewater Operations Superintendent or designee.
Creeks, streams and beaches that have been contaminated as a result of an SSO will be posted at
visible access locations until the risk of contamination has subsided to acceptable background bacteria
levels. The area and warning signs, once posted, will be checked every day to ensure that they are still
in place. Photographs of sign placement will be taken.

9.

Water Quality
ref. SWRCB Order No. 2006-0003-DWQ D.13vi(f)
9.1

Waters of the State

The following Waters of the State are in the City of Healdsburg’s service area:
• Russian River
• Foss Creek
• Dry Creek
• West Slough
• Norton Slough
9.2

Water Quality Sampling and Testing

Water quality sampling and testing will be performed for Category 1 SSOs of 50,000 gallons or greater
to determine the extent and impact of the SSO. The water quality sampling procedures must be
implemented within 48 hours and include the following:

9.3

•

The first responders will collect samples as soon as possible after the discovery and mitigation
of the SSO event.

•

The water quality samples will be collected from upstream of the spill, from the spill area, and
downstream of the spill in flowing water (e.g. creeks). The water quality samples will be
collected near the point of entry of the spilled sewage.

•

The samples shall then be brought to the Water Reclamation Facility.
Water Quality Monitoring Plan
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When contact with the local media is deemed necessary by regulating agencies, the Public Information
Officer or their designee will provide the media with all revelvant information.

The State SSO Monitoring and Reporting Program will be implemented immediately upon discovery of
any Category 1 SSO of 50,000 gallons or greater in order to assess impacts from SSOs to surface
waters. The SSO Water Quality Monitoring Program will:
1. Contain protocols for water quality monitoring.
2. Account for spill travel time in the surface water and scenarios where monitoring may not be
possible (e.g. safety, legal right to access, etc.)
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3. Require water quality analyses for ammonia and bacterial indicators to be performed by an
accredited or certified laboratory.
4. Require monitoring instruments and devices used to implement the SSO Water Quality
Monitoring Program to be properly maintained and calibrated, including any records to
document maintenance and calibration, as necessary, to ensure their continued accuracy.
5. Within 48 hours of the City becoming aware of the SSO, require water quality sampling for fecal
coliform, E. Coli, and ammonia.

7. If the City’s current standard operating procedures (SOP’s) cannot fully mitigate an SSO and if it
is determined that the SSO may pose an imminent and substantial endangerment to public
health or the environment, the City shall consult a qualified biologist, health care specialist or
equivalent professional to assist.
9.4

SSO Technical Report

The City will submit an SSO Technical Report to the CIWQS Online SSO Database within 45 calendar
days of the SSO end date for any Category 1 SSO of 50,000 gallons or greater. The Water/Wastewater
Operations Superintendent will supervise the preparation of this report and will certify this report. This
report, which does not preclude the Water Boards from requiring more detailed analyses if requested,
shall include at a minimum, the following:
Causes and Circumstances of the SSO:
• Complete and detailed explanation of how and when the SSO was discovered.
• Diagram showing the SSO failure point, appearance point(s), and final destination(s).
• Detailed description of the methodology employed and available data used to calculate the
volume of the SSO and, if applicable, the SSO volume recovered.
• Detailed description of the cause(s) of the SSO.
• Copies of original field crew records used to document the SSO.
• Historical maintenance records for the failure location.
City’s Response to SSO:
• Chronological narrative description of all actions taken by the City to terminate the spill.
• Explanation of how the SSMP Overflow Emergency Response Plan was implemented to
respond to and mitigate the SSO.
• Final corrective action(s) completed and/or planned to be completed, including a schedule for
actions not yet completed.
Water Quality Monitoring:
• Description of all water quality sampling activities conducted including analytical results and
evaluation of the results.
• Detailed location map illustrating all water quality sampling points.

10.
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6. Observe proper chain of custody procedures.

Sewer Backup Into/Onto Private Property Claims Handling Policy

It is the policy of the City that a claims form shall be offered to anyone wishing to file a claim. The following
procedures will be observed for all sewer overflows/backups into/onto private property:
•

City staff will offer a City claim form irrespective of fault whenever it is possible that the sanitary sewer
backup may have resulted from an apparent blockage in the City-owned sewer lines or whenever a City
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customer requests a claim form. The claim may later be rejected if subsequent investigations into the
cause of the loss indicate the City was not at fault.
•

It is the responsibility of the Utilities Crew to gather information regarding the incident and notify the
Water/Wastewater Operations Superintendent or his/her designee.

•

It is the responsibility of the City Clerk or his/her designee to review all claims and to oversee the
adjustment and administration of the claim to closure.

11.

Notification, Reporting, Monitoring and Recordkeeping Requirements

In accordance with the Statewide General Waste Discharge Requirements for Sanitary Sewer Systems (SSS
GWDRs), the City of Healdsburg maintains records for each sanitary sewer overflow. Records include:
• Documentation of response steps and/or remedial actions
• Photographic evidence to document the extent of the SSO, field crew response operations, and site
conditions after field crew SSO response operations have been completed. The date, time, location,
and direction of photographs taken will be documented.
• Documentation of how any estimations of the volume of discharged and/or recovered volumes were
calculated including all assumptions made.
• Regulator required notifications are outlined in Section 11.1 on the following page.
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Regulator Required Notifications

ELEMENT

REQUIREMENT

NOTIFICATION

Within two hours of becoming aware of any
Category 1 SSO greater than or equal to 1,000
gallons discharged to surface water or spilled in a
location where it probably will be discharged to
surface water, the City will notify the California
Office of Emergency Services (CalOES) and obtain
a notification control number.
• Category 1 SSO: The City will submit draft
report within three business days of becoming
aware of the SSO and certify within 15 calendar
days of SSO end date.

REPORTING

• Category 2 SSO: The City will submit draft
report within 3 business days of becoming
aware of the SSO and certify within 15 calendar
days of the SSO end date.
• Category 3 SSO: The City will submit certified
report within 30 calendar days of the end of
month in which SSO the occurred.
• SSO Technical Report: The City will submit
within 45 calendar days after the end date of
any Category 1 SSO in which 50,000 gallons or
greater are spilled to surface waters.
• “No Spill” Certification: The City will certify that
no SSOs occurred within 30 calendar days of
the end of the month or, if reporting quarterly,
the quarter in which no SSOs occurred.
• Collection System Questionnaire: The City will
update and certify every 12 months
WATER
QUALITY
MONITORING

The City will conduct water quality sampling within
48 hours after initial SSO notification for Category 1
SSOs in which 50,000 gallons or greater are spilled
to surface waters.

RECORD
KEEPING

The City will maintain the following records:
• SSO event records.
• Records documenting Sanitary Sewer
Management Plan (SSMP) implementation and
changes/updates to the SSMP.
• Records to document Water Quality Monitoring
for SSOs of 50,000 gallons or greater spilled to
surface waters.
• Collection system telemetry records if relied
upon to document and/or estimate SSO Volume.

METHOD
Call Cal OES at:
(800) 852-7550

Enter data into the CIWQS Online
SSO Database1
(http://ciwqs.waterboards.ca.gov/)
certified by the Legally
Responsible Official(s) 2.
All information required by
CIWQS will be captured in the
Sanitary Sewer Overflow Report.
Certified SSO reports may be
updated by amending the report
or adding an attachment to the
SSO report within 120 calendar
days after the SSO end date.
After 120 days, the State SSO
Program Manager must be
contacted to request to amend an
SSO report along with a
justification for why the additional
information was not available prior
to the end of the 120 days.

Water quality results will be
uploaded into CIWQS for
Category 1 SSOs in which 50,000
gallons or greater are spilled to
surface waters.
Self-maintained records shall be
available during inspections or
upon request.
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11.1

1

In the event that the CIWQS online SSO database is not available, the Water/Wastewater Operations Superintendent will notify
SWRCB by phone and will fax or e-mail all required information to the RWQCB office at (510) 622-2460 in accordance with the time
schedules identified above. In such an event, the City will submit the appropriate reports using the CIWQS online SSO database
when the database becomes available. A copy of all documents that certify the submittal in fulfillment of this section shall be retained
in the SSO file.
2
The City always has at least one LRO. Any change in the LRO(s) including deactivation or a change to contact information, will be
submitted to the SWRCB within 30 days of the change by calling (866) 792-4977 or emailing help@ciwqs.waterboards.ca.gov.
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For reporting purposes, if one SSO event of whatever category results in multiple appearance points in
a sewer system, a single SSO report is required in CIWQS that includes the GPS coordinates for the
location of the SSO appearance point closest to the failure point, blockage or location of the flow
condition that cause the SSO, and descriptions of the locations of all other discharge points associated
with the single SSO event.
11.2

Complaint Records

•

Date, time, and method of notification

•

Date and time the complainant or informant first noticed the SSO or occurrence related to the call

•

Narrative description describing the complaint

•

A statement from the complainant or informant, if they know, of whether or not the potential SSO
may have reached waters of the state

•

Name, address, and contact telephone number of the complainant or informant reporting the
potential SSO (if not reported anonymously)

•

Follow-up return contact information for each complaint received (if not reported anonymously)

•

Final resolution of the complaint with the original complainant

•

Work service request information used to document all feasible and remedial actions taken

All complaint records will be maintained for a minimum of five years whether or not they result in an
SSO. SSO records are maintained in the Collections System office.

12.

Post SSO Event Debriefing
ref. SWRCB Order No. 2006-0003-DWQ D.13vi(d)

Every SSO event is an opportunity to evaluate the City response and reporting procedures. Each overflow
event is unique, with its own elements and challenges including volume, cause, location, terrain, climate, and
other parameters.
As soon as possible after Category 1 and Category 2 SSO events all of the participants, from the person who
received the call to the last person to leave the site, will meet to review the procedures used and to discuss
what worked and where improvements could be made in preventing or responding to and mitigating future
SSO events. The results of the debriefing will be documented and tracked to ensure the action items are
completed as scheduled.

13.
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The City maintains records of all complaints received whether or not they result in sanitary sewer
overflows. These complaint records include:

Failure Analysis Investigation
ref. SWRCB Order No. 2006-0003-DWQ D.13vi(d)

The objective of the failure analysis investigation is to determine the “cause” of the SSO and to identify
corrective action(s) needed that will reduce or eliminate future potential for the SSO to recur or for other SSOs
to occur.
The investigation will include reviewing all relevant data to determine appropriate corrective action(s) for the
line segment. The investigation will include:
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•
•
•
•
•
•
•
•
•
•
•
•

Reviewing and completing the Sanitary Sewer Overflow Report and any other documents related to the
incident
Reviewing the incident timeline and other documentation regarding the incident
Reviewing communications with the reporting party and witness
Reviewing volume estimate, volume recovered estimate, volume estimation assumptions and
associated drawings
Reviewing available photographs
Interviewing staff that responded to the spill
Reviewing past maintenance records
Reviewing past CCTV records,
Conducting a CCTV inspection to determine the condition of all line segments immediately following the
SSO and reviewing the video and logs,
Reviewing any Fats, Oils, Roots and Grease (FROG) related information or results
Post SSO debrief records
Interviews with the public at the SSO location

The product of the failure analysis investigation will be the determination of the root cause and the identification
and scheduling of the corrective actions. The Collection System Failure Analysis Form (in Sanitary Sewer
Overflow/Backup Response Workbook) will be used to document the investigation.

14.

SSO Response Training
ref. SWRCB Order No. 2006-0003-DWQ D.13vi(d)

This section provides information on the training that is required to support this Overflow Emergency Response
Plan.
14.1

Initial and Annual Refresher Training

All City personnel who may have a role in responding to, reporting, and/or mitigating a sewer system
overflow will receive training on the contents of this OERP. All new employees will receive training
before they are placed in a position where they may have to respond. Current employees will receive
annual refresher training on this plan and the procedures to be followed. The City will document all
training.
Affected employees will receive annual training on the following topics by knowledgeable trainers:
• The City’s Overflow Emergency Response Plan and Sanitary Sewer Management Plan
• Sanitary Sewer Overflow Volume Estimation Techniques
• Researching and documenting Sanitary Sewer Overflow Start Times
• Impacted Surface Waters: Response Procedures
• State Water Resources Control Board Employee Knowledge Expectations
• Employee Core Competency Evaluations on Sanitary Sewer Operations
• Water Quality Sampling Plan
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The City will verify that annual safety training requirements are current for each employee, and that
employees are competent in the performance of all core competencies. This will be verified through
electronic testing, interviews and observations. The City will address, through additional
training/instruction, any identified gaps in required core competencies.
Through SWRCB Employee Knowledge Expectations training the employee will be able to answer the
following:
1.

Please briefly describe your name and job title.
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Please describe for us approximately when you started in this field and how long you have
worked for your agency.
3. Please expand on your current position duties and role in responding in the field to any SSO
complaints.
4. Please describe your SOPs used to respond/mitigate SSOs when they occur.
5. Describe any training your agency provides or sends you to for conducting spill volume
estimates.
6. We are interested in learning more about how your historical SSO response activities have
worked in the field. We understand from discussions with management earlier that you use the
OERP from the SSMP. Please elaborate on how you implement and utilize the procedures in
the plan.
7. Historically, before any recent changes, can you please walk us through how you would
typically receive and respond to any SSO complaints in the field?
8. Can you tell us who is responsible for estimating SSO volumes discharged? If it is you, please
describe how you go about estimating the SSO volume that you record on the work
order/service request forms?
9. What other information do you collect or record other than what is written on the work order
form?
10. Describe if and when you ever talk with people that call in SSOs (either onsite or via telephone)
to further check out when the SSO might have occurred based on what they or others know? If
you do this, can you tell us where this information is recorded?
11. We understand you may be instructed to take pictures of some sewer spills/backups into
structures. Other than these SSOs, when else would you typically take any pictures of an
SSO?
12. Please walk us through anything else you’d like to add to help us better understand how your
field crews respond and mitigate SSO complaints.
14.2 SSO Response Drills
Periodic training drills or field exercises will be held to ensure that employees are up to date on these
procedures, equipment is in working order, and the required materials are readily available. The
training drills will cover scenarios typically observed during sewer related emergencies (e.g. mainline
blockage, mainline failure, and lateral blockage). The results and the observations during the drills
will be recorded and action items will be tracked to ensure completion.
14.3 SSO Training Record Keeping
Records will be kept of all training that is provided in support of this plan. The records for all
scheduled training courses and for each overflow emergency response training event and will include
date, time, place, content, name of trainer(s), and names and titles of attendees.
14.4 Contractors Working On City Sewer Facilities
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2.

All construction contractors working on City sewer facilities will be required to develop a projectspecific OERP, will provide project personnel with training regarding the content of the contractor’s
OERP and their role in the event of an SSO, and to follow that OERP in the event that they cause or
observe an SSO. Emergency response procedures shall be discussed at project pre-construction
meetings, regular project meetings and after any contractor involved incidents.
All service contractors will be provided, and required to observe contractor procedures.
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16.

Authority

17.
•
•
•

Appendices
Appendix A: Sewer Spill Reference Guide Pamphlet: Your Responsibilities as a Private Property Owner
Appendix B: Door Hanger
Appendix C: Sanitary Sewer Overflow/Backup Response Workbook
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This OERP is written in accordance with the following:
• Current City of Healdsburg Sewer Lateral Ordinance
• Health & Safety Code Sections 5410-5416
• CA Water Code Section 13271
• Fish & Wildlife Code Sections 5650-5656
• State Water Resources Control Board Order No. 2006-0003-DWQ
• State Water Resources Control Board Order No. WQ 2013-0058-EXEC effective September 9, 2013
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Appendix A:

Attachment: FINAL SSMP Update 2020 w append-red (2747 : SSMP 2020 Update)

Sewer Spill Reference Guide Pamphlet: Your Responsibilities as a Private Property Owner

Packet Pg. 225

6.B.b

A property owner's sewer pipes are called
service laterals and are connected to larger
local main and regional trunk lines.
Service laterals run from the connection at the
home to the connection with the public sewer.
These laterals are the responsibility of the
property owner and must be maintained by the
property owner.

If you have a sewage spill from your private
sewer line that impacts storm drains,
waterways or public property, contact:
City of Healdsburg
(707) 431-7000
Discharge of untreated or partially treated
sewage is prohibited by law. If you would like
more information on this prohibition, please
contact any of the following:
Sonoma County Environmental Health
(707) 565-6565
California Health and Safety Code, Sections 5410-5416
requires:

Sewer Spill
Reference Guide

• No person shall discharge raw or treated sewage or
other waste in a manner that results in
contamination, pollution, or a nuisance.
• Any person who causes or permits a sewage
discharge to any state waters:

Is my home required to have a
backflow prevention device?
Section 710.1 of the Uniform Plumbing Code
(U.P.C.) states: “Drainage piping serving fixtures
which have flood level rims located below the
elevation of the next upstream manhole cover or
private sewer serving such drainage piping shall
be protected from backflow of sewage by
installing an approved type of backwater valve.”
The intent of Section 710.1 is to protect the
building interior from mainline sewer overflows
or surcharges.
Additionally, U.P.C. 710.6 states: “Backwater
valves shall be located where they will be
accessible for inspection and repair at all times
and, unless continuously exposed, shall be
enclosed in a masonry pit fitted with an
adequately sized removable cover.”

o Must immediately notify the local health agency of
the discharge.
o Shall reimburse the local health agency for services
that protect the public’s health and safety.
o Who fails to provide the required notice to the
local health agency is guilty of a misdemeanor and
shall be punished by a fine (between $500–$1,000)
and/or imprisonment for less than one year.

North Coast Regional Water Quality Control
Board: (707) 576-2220
Requires the prevention, mitigation, response to, and
reporting of sewage spills.

California Governor’s Office of Emergency
Services (CalOES): (800) 852-7550
California Water Code, Article 4, Chapter 4, Sections
13268-13271 & California Code of Regulations, Title 23,
Division 3, Chapter 9.2, Article 2, Sections 2250-2260
require:

Your Responsibilities as a
Private Property Owner
City of Healdsburg
550 Westside Road
Healdsburg CA 95448
(707) 431-7000

• Any person who causes or permits sewage in excess
of 1,000 gallons to be discharged to state waters shall
immediately notify the Office of Emergency Services.
• Any person who fails to provide the notice required
by this section is guilty of a misdemeanor and shall be
punished by a fine (less than $20,000) and/or
imprisonment for not more than one year.
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How do sewage spills happen?

Sewage spills occur when the wastewater in underground
pipes overflows through a manhole, cleanout, or broken
pipe. Most spills are relatively small and can be stopped
and cleaned up quickly, but left unattended they can cause
health hazards, damage to homes and businesses, and
threaten the environment, local waterways, and beaches.

CAUTION!
When trying to locate a sewer problem,
never open manholes or other public
sewer structures. Only our crews are
allowed to open & inspect these structures.
Call for assistance: (707) 431-7000
Common causes of sewage spills
•
•
•
•
•

Grease build-up
Tree roots
Broken/cracked pipes
Missing or broken cleanout caps
Undersized sewers
• Groundwater/rainwater entering the sewer system
through pipe defects and illegal connections

Prevent most sewage backups with a Backflow
Prevention Device

This type of device can help prevent sewage backups into
homes and businesses. If you don’t already have a
Backflow Prevention Device, contact a professional
plumber or contractor to install one as soon as possible.

The following are indicators of a possible obstruction in
your sewer line:
• Water comes up in floor drains, showers or toilets.
• Toilets, showers or floor drains below ground level drain
very slowly.

What to do if there is a spill:

Immediately notify the City of Healdsburg. Our crews
locate the blockage and determine if it is in the public
sewer; if it is the crew removes the blockage and arranges
for cleanup.
If the backup is in your private internal plumbing or in the
private service laterals, you are required to immediately:
• Control and minimize the spill by shutting off or not
using the water
• Keep sewage out of the storm drain system using
sandbags, dirt and/or plastic sheeting
• Call a plumbing professional to clear blockages and make
repairs as needed. Look in the yellow pages under
“Plumbing Drain & Sewer Cleaning” or “Sewer
Contractors.”
• Always notify your sewer/public works department or
public sewer district of sewage spills.

Spill cleanup inside the home:

For large clean ups, a professional cleaning firm should be
contacted to clean up impacted areas. If you hire a
contractor, it is recommended to get estimates from more
than one company. Sometimes, homeowner’s insurance
will pay for the necessary cleaning due to sewer backups.
Not all policies have this coverage, so check with your
agent.

Protect the environment!

If you decide to clean up a small spill inside your home,
protect yourself from contamination by observing the
following safety measures. Those persons whose
resistance to infection is compromised should not attempt
this type of clean up.

What to look for:

Other Tips:

If you let sewage from your property discharge to a gutter
or storm drain, you may be subject to penalties and/or outof-pocket costs for clean-up and enforcement efforts. A
property owner may be charged for costs incurred by
agencies responding to spills from private properties.

Sewage spills can be a very noticeable gushing of water
from a manhole or a slow water leak that may take time to
be noticed. Don’t dismiss unaccounted-for wet areas. Look
for:
• Drain backups inside the building.
• Wet ground and/or water leaking around manhole lids
onto your street.
• Leaking water from cleanouts or outside drains
• Unusual odorous wet areas: sidewalks, external walls,
ground/landscape around a building.

• Keep children and pets out of the affected area until
cleanup has been completed.
• Turn off heating/air conditioning systems
• Wear rubber boots, rubber gloves, and goggles during
cleanup of the affected area.
• Discard items that cannot be washed and disinfected
(such as: mattresses, rugs, cosmetics, baby toys, etc.)
• Remove and discard drywall and insulation that has
been contaminated with sewage or flood waters.

• Thoroughly clean all hard surfaces (such as flooring,
concrete, molding, wood and metal furniture,
countertops, appliances, sinks and other plumbing
fixtures) with hot water and laundry or dish detergent.
• Help the drying process with fans, air conditioning units,
and dehumidifiers.
• After completing cleanup, wash your hands with soap
and water. Use water that has been boiled for 1 minute
(allow the water to cool before washing your hands) OR
use water that has been disinfected (solution of 1/8
teaspoon of household bleach per 1 gallon of water). Let
it stand for 30 min. If water is cloudy, use ¼ teaspoon of
household bleach per 1 gallon of water.
• Wash clothes worn during cleanup in hot water and
detergent (wash apart from uncontaminated clothes).
• Wash clothes contaminated with sewage in hot water
and detergent. Consider using a Laundromat until your
onsite wastewater system has been professionally
inspected and serviced.
• Seek immediate attention if you become injured or ill.

Spill cleanup outside the home:
• Keep children and pets out of the affected area until
cleanup has been completed.
• Wear rubber boots, rubber gloves, and goggles during
cleanup of affected area.
• Clean up sewage solids (fecal material) and place in
properly functioning toilet or double bag and place in
garbage container.
• On hard surfaces areas such as asphalt or concrete, it is
safe to use a 2% bleach solution, or ½ cup of bleach to 5
gallons of water, but don’t allow it to reach a storm drain
as the bleach can harm the environment.
• After cleanup, wash hands with soap and water. Use
water that has been boiled for 1 minute (allow to cool
before washing your hands) OR use water that has been
disinfected (solution of 1/8 teaspoon of household
bleach per 1 gallon of water). Let it stand for 30 min. If
water is cloudy, use ¼ teaspoon of household bleach per
1 gallon of water.
• Wash clothes worn during cleanup in hot water and
detergent (wash apart from uncontaminated clothes).
• Wash clothes contaminated with sewage in hot water
and detergent. Consider using a Laundromat until your
onsite wastewater system has been professionally
inspected and serviced.
• Seek immediate attention if you become injured/ill.
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City of Healdsburg

City of Healdsburg
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On (date) ____________________, at (location)
_______________________________________ ,
we responded to a reported blockage of the
sanitary sewer service to your property.

On (date) ____________________, at (location)
_______________________________________ ,
we responded to a reported blockage of the
sanitary sewer service to your property.

We discovered a blockage in:

We discovered a blockage in:

o The sanitary sewer main and cleared the line

o The sanitary sewer main and cleared the line

o Your sanitary sewer lateral, which is your

o Your sanitary sewer lateral, which is your

responsibility to maintain.

responsibility to maintain.

If you require assistance to clear your portion of
the lateral you can search for “Sewer Contractors”
or “Plumbing Drains & Sewer Cleaning”. If you
plan to hire a contractor, we recommend getting
estimates from more than one company.

If you require assistance to clear your portion of
the lateral you can search for “Sewer Contractors”
or “Plumbing Drains & Sewer Cleaning”. If you
plan to hire a contractor, we recommend getting
estimates from more than one company.

City representative notes:

City representative notes:

City representative:

City representative:

For questions or comments, please call

For questions or comments, please call

City of Healdsburg

City of Healdsburg

(707) 431-7000

(707) 431-7000
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City of Healdsburg Overflow Emergency Response Plan

Sanitary Sewer Overflow/Backup Response Workbook
q If this is a Category 1 SSO greater than or equal to 1,000 gallons, immediately
contact CALOES at (800) 852-7550 within 2 hours.
q Refer to the Regulatory Reporting Guide for additional reporting requirements.

q For Restoration/Remediation contact one of the following if instructed to do so by
George Hills Co./REMIF: Redwood Restoration at (707) 376-9557 or
Servpro at (707) 537-6635
q For Documentation/Reporting:
Water/Wastewater Operations Superintendent
or designee (707) 431-3369

Don’t forget to
take photos!

q To have water samples analyzed:
Water Reclamation Facility Laboratory, 340 Foreman Lane, Healdsburg
q For any media inquiries/requests: Public Information Officer (707) 431-3317
Public Works Crew and Utilities Crew:

Print Name:

q Follow the instructions on the Overflow/Backup Response
Flowchart and complete forms in this workbook as indicated.
Note: refer to the color code key on the first page of the
flowchart to determine the actions to be taken by each crew.

Initial:

q Complete the chain of custody record (to the right) and deliver
this workbook to the Water/Wastewater Operations
Superintendent.
Water/Wastewater Operations Superintendent or designee:
q Review the SSO Event Checklist and the forms in this
booklet. Contact the Public Works Crew and/or Utilities
Crew for additional information if necessary.
q If there is a backup into a home or business, send
documentation to City Clerk
q Complete the Collection System Failure Analysis Form.

Date:
Time:

Print Name:
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q If there is a backup into a residence or business contact Chris Carmona at George
Hills Co./REMIF: (530) 524-2626 or (707) 938-2388 ext. 100

Initial:
Date:
Time:

q Enter data into CIWQS.
q Complete the Chain of Custody record (right) and file this
booklet
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City of Healdsburg Overflow Emergency Response Plan

Date of SSO:

SSO Location/Name:

CIWQS Event ID #:

Category? £ 1 £ 2 £3 OES#:

Property Damage? £ Yes £ No

Service Request #:

o

Effort made to contain and return a portion/all to
the sanitary sewer

o
o
o
o
o

Pictures/video taken of overflow
Pictures taken of affected/unaffected area
If property damage, start that process
Pictures taken of containment efforts
If Cat 1 > 1000 gals:
OES Control #

o

Review CIWQS, SSO Report, Worksheets, CMMS,
and any other documentation to ensure data is
consistent (e.g. dates, times, volumes, cause,
follow-up action, etc.

o
o

Attach photos, forms etc. to CIWQS

o

Print CIWQS Ready to Certify and email

o
o

Hand folder to LRO

Submit Ready to Certify in CIWQS (with sufficient
time for LRO review)

o
o
o

Impacted waters identified?

SSO Report Form Complete (includes fields for
all required fields in CIWQS, and a sketch of
SSO)

o

Certify in CIWQS (within 15 calendar days for
Categories 1 & 2, 30 days after the month for
Category 3)

o
o
o

Volume Estimation Worksheet(s) done

o

Print Certified CIWQS and email

Start Time Determination Form done

o

Any changes? Change in CIWQS and hard copies
and explain changes, print our current version

o
o

Move completed folder to SSO Binder

o
o

o
o
o

No impacted waters?

Initial review of forms is complete (ensure
consistency with dates, times, volumes, and
other data)
Review of photos and videos (label/date)
Start Folder for all documentation for this SSO
event. Put everything in it (SR, Field Reports,
Worksheets/Forms, follow-up work orders, notes,
pics, drawings, etc. CIWQS print outs and
emails)
Failure Analysis
o TV to determine cause
o Review Asset History
Determine next steps to prevent recurrence
Document findings and next steps on SSO
Report

o

Submit Draft in CIWQS w/in 3 business days (for
Categories 1 and 2 only)

o

Print CIWQS Draft hard copy and email

LRO review folder and CIWQS verify accurate and
consistent data

For 50, 000 gallons or larger
□

Follow Water Quality Monitoring and
Sampling procedures

□

Map of where samples were taken

□

Sampling results

□

Write Technical Report

□

Attach to CIWQS

□

Add to SSO Folder/Binder

□

If any changes are made to SSMP

□

Update SSMP and link on CIWQS to SSMP

□

Add change to SSMP Change Log

□

If change is substantive, re-certify SSMP
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INSERT TAB:
Regulatory Reporting
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City of Healdsburg Overflow Emergency Response Plan

A-1

Category 1 SSO

Deadline
2 hours after
awareness of SSO

As soon as possible

• If the spill is greater than or equal
to 1,000 gallons, call CalOES.
• Notify downstream agencies as
appropriate:
o Town of Windsor
o Sonoma Water

If 50,000 gal or more were not
recovered, begin water quality
sampling.

3 Business Days after
awareness of SSO

Submit Draft Spill Report in the
CIWQS database.

30 Days after end of
calendar month in
which SSO occurred
45 days after SSO end
date

Category 3 SSO

-

-

If SSO impacts private property that may be a failure of the sewer main and/or if a claim
for damages may be submitted against the city, notify the Claims Office.

48 Hours after
awareness of SSO

15 Days after
response conclusion

Category 2 SSO

Certify Spill Report in CIWQS.
Update as needed until 120 days
after SSO end date.

If 50,000 gal or more were not
recovered, submit SSO Technical
Report in CIWQS.

Submit Draft Spill Report
in the CIWQS database.
Certify Spill Report in the
CIWQS database.
Update as needed until
120 days after SSO end
time.
-

-

-

Certify Spill Report in
CIWQS. Update as
needed until 120 days
after SSO end date.
-

Note: For reporting purposes, if one SSO event results in multiple appearance points, complete one SSO report in the CIWQS
SSO Online Database, and report the location of the SSO failure point, blockage or location of the flow condition that caused
the SSO, including all the discharge points associated with the SSO event.

Category

1

2

3
Private
Lateral
Sewage
Discharge
(PLSD)

Definition
Discharges of untreated or partially treated wastewater of any volume resulting from an enrollee’s
sanitary sewer system failure or flow condition that:
• Reach surface water and/or reach a drainage channel tributary to a surface water; or
• Reach a Municipal Separate Storm Sewer System (MS4) and are not fully captured and returned
to the sanitary sewer system or not otherwise captured and disposed of properly. Any volume of
wastewater not recovered from the MS4 is considered to have reached surface water unless the
storm drain system discharges to a dedicated storm water or groundwater infiltration basin (e.g.,
infiltration pit, percolation pond).
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Discharges of untreated or partially treated wastewater of 1,000 gallons or greater
resulting from an enrollee’s sanitary sewer system failure or flow condition that do not
reach surface water, a drainage channel, or a MS4 unless the entire SSO discharged to the storm
drain system is fully recovered and disposed of properly.
All other discharges of untreated or partially treated wastewater resulting from an enrollee’s sanitary
sewer system failure or flow condition.
Discharges of untreated or partially treated wastewater resulting from blockages or other problems
within a privately-owned sewer lateral connected to the enrollee’s sanitary sewer system or from
other private sewer assets. PLSDs that the enrollee becomes aware of may be voluntarily reported to
the California Integrated Water Quality System (CIWQS) Online SSO Database.
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City of Healdsburg Overflow Emergency Response Plan

Regulatory Reporting Contacts and Authorization

A-2

Authorized Personnel:
The following are authorized to perform regulatory reporting of SSOs:
•

Public Works Crew

•

Utilities Crew

Title

Contact

Water/Wastewater Operations Superintendent

(707) 431-3369

Wastewater Operations Foreman

(707) 431-3346

Utility Director

(707) 431-3340

Reporting Contacts:
Contact

Telephone/Email

CAL OES

(800) 852-7550

City Clerk

(707) 431-3317

North Coast Regional Water Quality Control Board

(707) 576-2220

Town of Windsor, Water Operations

(707) 838-5309

Sonoma Water, Operations Hotline

(707) 523-1070

State Water Resources Control Board Armando Martinez

916) 341-5586
Armando.Martinez@waterboards.ca.gov
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The City’s Legally Responsible Officials (LROs) are authorized to electronically sign and certify SSO
reports in CIWQS. The LROs are:
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City of Healdsburg Overflow Emergency Response Plan

Regulatory Reporting Checklist

A-3

NOTIFICATIONS
CAL OES (800) 852-7550

Name of Who You Spoke To:
OES Control Number:
Town of Windsor (707) 838-5309
Notification Date/Time:
Name of Who You Spoke To:
Left Message:

¨

Sonoma Water (707) 523-1070
Notification Date/Time:
Name of Who You Spoke To:
Left Message:

¨

City Clerk (707) 431-3317
Notification Date/Time:
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Notification Date/Time:

Name of Who You Spoke To:
Left Message:

¨

© 2004-2019 DKF Solutions Group, LLC. All rights reserved.

Packet Pg. 236

6.B.b

Attachment: FINAL SSMP Update 2020 w append-red (2747 : SSMP 2020 Update)

INSERT TAB:
Flowchart

© 2004-2019 DKF Solutions Group All rights reserved.

Packet Pg. 237

6.B.b

City of Healdsburg Overflow Emergency Response Plan

Overflow/Backup Response Flowchart

This is a Private Lateral Sewage Discharge (PLSD)

Start Here

1. Notify the property owner that the blockage is in their lateral and
that the City does not have legal authority to maintain or perform
work on privately-owned laterals.
2. Give customer the “Your Responsibilities as a Private Property
Owner” pages.
3. Recommend to customer they hire a contractor to clear their line.
NO

4. If customer is not home:
• Complete Door Hanger and leave on customer’s door.
• Leave a message on the customer’s voicemail.

YES

1. Contact Utilities Crew for reporting assistance.
2. Document arrival time.
3. Consider the need to call out additional staff,
contractor or mutual aid assistance.
4. If it is possible that this is a Category 1 SSO
greater than or equal to 1,000 gallons,
immediately make the 2-hour notification to
CalOES.

5. If the property owner is unable or unwilling to address the cause
of the overflow, immediately contact your supervisor and discuss
whether Code Enforcement, the County Department of
Environmental Health or Regional Water Quality Control Board
should be notified.
6. If you are directed to to break the stoppage and clean up the
PLSD, Be sure to document City staff time and equipment used
for potential billing purposes, and take pictures.

1. Document the service call according to City procedures.
2. STOP. Do not continue to PAGE 2

BEGIN DIVERSION AND CONTAINMENT, AS NECESSARY
1. DIVERT AWAY FROM SENSITIVE AREAS:
a. Cover unplugged storm drains w/mats, or use dirt/other material to divert sewage away
from sensitive areas (e.g., schools, playgrounds, intersections, etc.)
b. ENSURE PUBLIC CONTACT DOES NOT OCCUR. Use cones/barricades to isolate area.
2. CONTAIN SSO & RETURN TO SYSTEM, IF POSSIBLE:
a. Plug storm drain catch basins or use rubber mats to cover basin inlet and divert flow to
catch basin
b. Build/excavate a berm to channel flow to downstream sanitary sewer manhole (barricade
manhole if left open)

Color Code
Key
Public
Works Crew
Utilities
Crew

c. Use bypass pumps to pump around blockage until it can be removed
d. Divert to low area of ground where it can be collected later
3. PHOTOGRAPH HOW THE SSO WAS DIVERTED/CONTAINED, AS APPROPRIATE
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Does the
SSO/backup appear
to be due to a problem
in the Cityowned/maintained
sewer line?

B-1: Page 1

ADDRESS CAUSE OF SSO/BACKUP ASAP
1. For pump station related SSO/Backups refer to that station’s Emergency Response Plan.
2. For SSO/Backups not related to a pump station, relieve the stoppage. Note the distance from the
manhole and catch/remove debris that could cause another stoppage. After flow has returned to
normal, clean the pipe thoroughly.

Go to
PAGE 2

3. Photograph staff activities while clearing the blockage, as appropriate.
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City of Healdsburg Overflow Emergency Response Plan

Overflow/Backup Response Flowchart
Continue from
PAGE 1

1. Consider the need to sample surface waters the SSO may have reached:

YES

•

If preliminary volume estimates of the SSO are 50,000 gallons or
greater, begin collecting as soon as possible but no later than 48
hours after becoming aware of the SSO.

•

If people are fishing or swimming in the waters, collect samples
regardless of the volume of the SSO.

2. Refer to and follow the sampling standard operating procedure (SOP).

NO

NO

Is it
feasible/practical to
contain/recover any of
the SSO from the surface
waters?
YES

Contain/recover/clean up as much of the SSO in the waters and shoreline as
possible. Contact the Utility Technician to request outside assistance, as
appropriate.

STORM DRAIN CLEANING SOP
1. Seal or berm the storm drain immediately downstream of point the SSO reached
2. Photograph impacted storm drain catch basins before cleaning
Were
storm drains
impacted?
NO

YES

3. Vacuum any visible sewage – Record the volume of sewage recovered
4. Using dechlorinated water, flush impacted sections of storm drain with 3X amount of
SSO, if possible – Record volume of flush water
5. Ensure all visible signs of sewage have been removed
6. Return flush water to sanitary sewer – Record volume of flush water recovered
7. Photograph storm drain catch basins after cleaning is completed

IMPACTED AREA CLEANUP, AS NECESSARY
1. Assign staff to begin cleanup. If you might use the are measured volume method to estimate
the volume, draw a sketch of the SSO footprint and capture dimensions before washing it down.

Go to
PAGE 3

2. Remove all signs of gross pollution with a shovel, broom, and bucket.
(toilet paper, solids, grease, etc.)
3. Flush area w/dechlorinated water – Unless raining.
(3X amount of SSO, if possible)
a. Setup berm/other means to contain all water so it can be returned to sewer
b. Don’t use disinfectants if they may enter storm drain system and not be fully recovered or
if they may enter a water body
4. Address saturated soil with removal and/or in-place treatment, depending on the extent of the
contamination, the location, and land use. Take measures to prevent accidental contact by the
public. NOTE: addressing saturated soil may involve returning to the site one or more days after
the SSO event.
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Has the SSO
reached surface
waters?

B-1: Page 2

Color Code
Key
Public
Works Crew
Utilities
Crew

5. Photograph the area when cleanup operations are complete
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Overflow/Backup Response Flowchart

B-1: Page 3
Color Code Key

Continue from
PAGE 2

Utilities
Crew

DOCUMENTATION AND VOLUME ESTIMATION
NO

1. Complete the SSO Report
2. In the Start Time Determination section for the SSO Report
remember that the SSO was probably occurring for a period of
time before it was reported.

YES

3. Estimate and document SSO volume using two or more of the
worksheets provided in the SSO/Backup Response Workbook.

1. Complete the First Responder Form.
2. Contact George Hills Co./REMIF
Chris Carmona
Liability Claims Administrator
Mobile:
(530) 524-2626
Office:
(707) 938-2388, ext. 100

Does the
customer want
cleaning service?

REGULATORY REPORTING:
Make notifications indicated in the Regulatory Guide.

1.

Follow the routing instructions indicated on the front of
this workbook.

2.

Include any photos and/or notes related to this event.

3.

Document the service call according to City procedures

YES

NO
1. Complete the Cleaning Declination form.
2. Ask for permission to photograph the affected area,
or ask the customer to take photos. If they decline,
note on the First Responder form.
3. Take a photo of the form to document what was given
to the customer.
4. Give the form to the Customer.

1.

George Hills Co./REMIF will contact a
restoration/remediation firm. If you are instructed to
do so, contact one of the firms on the front cover of
this workbook.

2. Wait for restoration team to arrive, if possible.
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Did this
SSO cause a
sewer backup impacting
private property?

Public
Works Crew

3. Clean/disinfect any overflow outside of the building.
Note: DO NOT allow any disinfectants to escape to
storm drains.

1. If the Livability Assessment on the First Responder form indicates a need for temporary
relocation George Hills Co./REMIF and/or the restoration/remediation firm will make the
arrangements.
2. If the resident declines to temporarily relocate, note that on the First Responder Form.
3. Give the Information for the Customer letter to the customer.

Photograph the
backwater prevention
device or cleanout if
you can locate one on
the affected building
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INSERT TAB:
SSO Report

© 2004-2019 DKF Solutions Group All rights reserved.

Packet Pg. 241

6.B.b

City of Healdsburg Overflow Emergency Response Plan

Sanitary Sewer Overflow Field Report

C-1: Page 1

PHYSICAL LOCATION DETAILS
Spill location name
Latitude of spill location

County
Regional Water Quality Control Board
VOLUMES BY DESTINATION

Volume Spilled
(Gallons)

Volume
Recovered
(Gallons)

Volume Spilled

Volume
Recovered

2.a/2.b Estimated spill volume that reached a
separate storm drain that flows to a surface body of
water? (If not all recovered, this is a Category 1)
2.c/2d Estimated spill volume that directly reached
a drainage channel that flows to a surface water
body?
(Any volume spilled is a Category 1)
2.e/2.f Estimated spill volume discharged directly to
a surface water body? (Any volume spilled is a
Category 1)
2.g/2.h Estimated spill volume discharged to land?
(Includes discharges directly to land, and
discharges to a storm drain system or drainage
channel that flows to a storm water
infiltration/retention structure, field, or other nonsurface water location. Also, includes backups to
building structures).
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Longitude of spill location

Total Volume Spilled
(Verify this matches the table in between
2.h and 3 in CIWQS)
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Sanitary Sewer Overflow Field Report

C-1: Page 2

DATE/TIME DETERMINATIONS
DATE

TIME

Start of SSO (Use Start Time Determination/Notes
Below)
Collection System Operator Dispatched
Collection System Operator Arrived
End of SSO
End of Spill Response
Start Time Determination/Notes

Don’t forget to
take photos!

Caller Interview: Where did you see sewage spill from?
c Manhole

c Inside Building

c Vent/Clean Out

c Catch Basin

c Wet Well/Lift Station

c Other:
Comments:

Last Time Caller Observed NO Spill occurring: _____________ AM / PM Date _______ /________ /________
Comments:

If the volume of the SSO and rate of flow are known, divide volume by rate of flow to get duration of SSO event.
____________Gallons ÷ ____________GPM = Minutes (SSO Duration).
Subtract the Duration from the SSO End Date/Time to establish the SSO Start Date/Time.
Other Efforts to Determine Start Time:
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Agency Notified

Other Comments Regarding Spill Start Time:

Estimated SSO Start Time:

________________ AM / PM

Date: ________ / ________ / ________

SSO End Time:

________________ AM / PM

Date: ________ / ________ / ________
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Sanitary Sewer Overflow Field Report

C-1: Page 3

SSO FIELD REPORT

Number of appearance points:
Spill appearance points: (Circle all that apply)
Force Main

Gravity Mainline

Lower Lateral (Private / Public)

Backflow Prevention Device

Inside Building/Structure
Manhole Pump Station

Lateral Clean Out (Private / Public)
Upper Lateral (Private / Public)

Other Sewer System Structure
Spill appearance point explanation. (Enter information here if “Other” or multiple appearance
points were selected):

Final spill destination: (Circle all that apply) Final spill destination. (Circle all that apply).
Beach Building/Structure Combined Storm Drain
Drainage Channel
Other (Specify Below)
Paved Surface Separate Storm Drain Street/Curb and Gutter
Surface Water
Unpaved Surface
Explanation of final spill destination. (Enter information if “Other” was selected.
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Spill location description:
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Sanitary Sewer Overflow Field Report

C-1: Page 4

SSO FIELD REPORT

Air Relief Valve (ARV)/Blow Off Valve (BOV) Failure
Construction Diversion Failure
CS Maintenance Caused Spill/Damage
Damage by Others Not Related to CS Construction/Maintenance (Specify Below)
Debris from Construction
Debris from Lateral
Debris-General
Debris-Rags
Debris Wipes/Non-Dispersible
Flow Exceeded Capacity (Separate CS Only)
Grease Deposition (FOG)
Inappropriate Discharge to CS
Natural Disaster
Operator Error
Other (Specify Below)
Pipe Structural Problem/Failure
Pipe Structural Problem/Failure – Installation
Pump Station Failure – Controls
Pump Station Failure – Mechanical
Pump Station Failure – Power
Rainfall Exceeded Design, I and I (Separate CS Only)
Root Intrusion
Siphon Failure
Surcharged Pipe (Combined CS Only)
Vandalism
Spill cause explanation: (Required if Spill Cause is “Other”)
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Spill cause: (Circle One)
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Sanitary Sewer Overflow Field Report

C-1: Page 5

SSO FIELD REPORT
Where did failure occur?

Explanation of where failure occurred: (Required if Where Failure Occurred is “Other”)

Was spill associated with a storm event?

YES

NO

Diameter of sewer pipe at the point of blockage or failure:

inches

Material of sewer pipe at the point of blockage or failure:
Estimated age of sewer asset at the point of blockage or failure (if
applicable):

years

Spill Response Activities. (Circle all that apply) Cleaned-Up Mitigated Effects of Spill
Contained All or Portion of Spill Other (Specify Below) Restored Flow
Returned All Spoil to Sanitary Sewer System
Property Owner Notified
Other Enforcement Agency Notified
Explanation of spill response activities: (Required if spill response activities is “Other”):
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Air Relief Valve (ARV)/Blow Off Valve (BOV) Failure
Force Main
Gravity Mainline
Lower Lateral (Public)
Manhole
Other (Specify Below)
Pump Station Failure – Controls
Pump Station Failure – Mechanical
Pump Station Failure – Power
Siphon
Upper Lateral (Public)
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Sanitary Sewer Overflow Field Report

C-1: Page 6

SSO FIELD REPORT

Added Sewer to Preventive Maintenance Program
Adjusted Schedule/Method of Preventive Maintenance
Enforcement Action Against FOG Source
Inspected Sewer Using CCTV to Determine Cause
Other (Specify Below)
Plan Rehabilitation or Replacement of Sewer
Repaired Facilities or Replaced Defect
Explanation of corrective action taken: (Required if spill corrective action is “Other”)

Is there an ongoing investigation?

YES

NO

Health warnings posted?

YES

NO

Did spill result in beach closure?

YES

NO

Name of Impacted Beach(es): (Enter N/A if none)
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Spill corrective action taken: (Circle all that apply)

Name of impacted surface waters:
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Sanitary Sewer Overflow Field Report

C-1: Page 7

SSO FIELD REPORT

Biological Indicator(s) – Specify Below
Other Chemical Indicators(s) – Specify Below
No Water Quality Samples Taken
Not Applicable to the Spill
Other (Specify Below)
Explanation of water quality samples analyzed for: (Required if water quality samples analyzed
for is "Other chemical indicator(s)", "Biological indicator(s)", or "Other")

Water quality sample results reported to: (Circle all that apply)
County Health Agency Regional Water Quality Control Board
No Water Quality Samples Taken Not Applicable to this Spill

Other (Specify below)

Explanation of water quality sample results reported to: (Required if water quality sample results
reported to is “Other”)

Method and explanation of volume estimation methods used: (Circle all that apply)
Eyeball Estimate Measured Volume Duration and Flow Rate
Other (Explain):
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Water quality samples analyzed for: (Circle all that apply)
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INSERT TAB:
Volume Estimation
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D-1: Page 1

Miscellaneous Computations & Examples
To convert inches to feet

Divide the inches by 12 or use the chart on the right.

(NOTE: for the purposes
of this worksheet, the
unit of measurement will
be in feet for formula
examples)

Example 1: 27" ÷ 12 = 2.25'

Volume of one cubic foot

7.48 gallons of liquid

Area:
Two-dimensional
measurement
represented in square
feet (SQ/FT or ft2)

Square/rectangle:

Example 2: 1¾" = ?'

Area = Length x Width

Circle:

Area = π x r2
(where π ≈ 3.14 and r = radius = ½ diameter)

Triangle:

Area = ½ (Base x Height)

Volume:

Rectangle/square footprint: Volume = Length x Width x Depth

Three-dimensional
measurement
represented in cubic feet
(CU/FT or ft3)

Circle footprint (cylinder):

Volume = π x r2 x Depth
(where π ≈ 3.14 and r = radius = ½ diameter)

Triangle footprint:

Volume = ½ (Base x Height) x Depth

Depth:
Wet Stain on Concrete or
asphalt surface

If the depth is not measurable because it is only a wet stain, use the following
estimated depths: Depth of a wet stain on concrete surface: 0.0026' (1/32")
Depth of a wet stain on asphalt surface: 0.0013' (1/64")
These were determined to be a reasonable depth to use on the respective
surfaces through a process of trial and error. One gallon of water was poured
onto both asphalt and concrete surfaces. Once the area was determined as
accurately as possible, different depths were used to determine the volume of
the wetted footprint until the formula produced a result that (closely) matched
the one gallon spilled. This process was repeated several times.

Depth:
Contained or “Ponded”
sewage
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1" (0.08') + ¾" (0.06') = 0.14'

Measure actual depth of standing sewage whenever
possible. When depth varies, measure several representative sample points
and determine the average. Use that number in your formula to determine
volume.
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Volume Estimation Computations & Examples

D-1: Page 2

Miscellaneous Computations & Examples (continued)
Area/Volume of a Rectangle or Square
Formula: Length x Width x Depth = Volume in cubic feet

Depth = 1 ¾"
25'

25'
X
12'
Length
Width

X

0.14'
Depth

=

42 Cubic Feet
Volume

Multiply the volume by 7.48 gallons to determine the volume in gallons:
42 ft3. X
Volume

7.48 =
gal/ft3

314.16 gallons
Volume

Area/Volume of a Right Triangle
Formula: Base x Height x Depth = Volume in cubic feet

For isosceles triangles
(two sides are equal lengths),
break it down into two right triangles
and compute area as you would for
the right triangle.

10'
Depth = 5/8"
45'

45'
Base

X

10'
X 0.5 X 0.05'
Height
Depth

x

7.48
gal/ft3

=

84.15 gallons
Volume
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12'

Area/Volume of a Circle
Formula: π x r2 x 0.785 x Depth = Volume in cubic feet
The diameter is a straight line passing from side to side through the center of a circle.

13.5'
Radius

X

13.5' X 3.14 X 0.03' x 7.48 = 128.42 gallons
Radius
Depth
gal/ft3
Volume
π

Radius = 13.5'

Depth = ¾” (0.03’)
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Volume Estimation: Eyeball Estimation Method (for ≤100 gallons)

D-2

STEP 1: Position yourself so that you have a vantage point where you can see the entire SSO.

STEP 3: Estimate how many of each size bucket or barrel it would take to make an equivalent spill. Enter
those numbers in Column A of the row in the table below that corresponds to the bucket/barrel
sizes you are using as a frame of reference.
STEP 4: Multiply the number in Column A by the multiplier in Column B. Enter the result in Column C.

Size of bucket(s) or
barrel(s)

A

B

C

How many
of this size?

Multiplier

Estimated SSO
Volume (gallons)

1 gallon water jug

x 1 gallons

5 gallon bucket

x 5 gallons

32 gallon trash can

x 32 gallons

55 gallon drum

x 55 gallons

Other: ______ gallons

x _____ gallons
Estimated Total SSO Volume:

STEP 5: Is rainfall a factor in the SSO? ☐ Yes ☐ No
If yes, what volume of the observed spill volume do you estimate is rainfall?
If yes, describe how you determined the amount of rainfall in the observed spill?

gallons

STEP 6: Calculate the estimated SSO volume by subtracting the rainfall from the SSO volume:
gallons −
Estimated SSO Volume

gallons =
Rainfall
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STEP 2: Imagine one or more buckets or barrels of water tipped over. Depending on the size of the SSO,
select a bucket or barrel size as a frame of reference. It may be necessary to use more than one
bucket/barrel size.

gallons

Total Estimated SSO Volume
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D-3

Compare the SSO to reference images below to estimate flow rate of the current overflow. NOTE: If the
manhole cover in your picture has vent holes or more than one pry hole, do not use these pictures
for comparison.

5 gpm

25 gpm

50 gpm

100 gpm

150 gpm

200 gpm

300 gpm

400 gpm

Near View

Far View

Near View

Far View

SSCSC Manhole Overflow Gauge: CWEA Southern Section Collections Systems Committee
Overflow Simulation courtesy of Eastern Municipal Water District

Flow Rate Based on Photo Comparison:

Start Date and Time

1.

End Date and Time

2.

SSO Event Total Time Elapsed

3.

gallons per minute (gpm)
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Describe which reference photo(s) were used and any additional factors that influenced applying the
reference photo data to the actual SSO:

(subtract Line 1 from Line 2. Show in minutes.)

Average Flow Rate GPM

4.

(Account for diurnal flow pattern)

Total Volume Estimated Using Duration
and Flow Method (Line 3 x Line 4)

5.
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Volume Estimation: Area/Volume Method
SSO Date:

D-4: Page 1

Location:

STEP 1: Describe spill area surface: c Asphalt
Building

c Concrete

c Dirt

c Landscape

c Inside

STEP 2: Draw/sketch the outline (footprint) of the spill. Then break the footprint down into recognizable
shapes. See example below.

1. Sketch the outline of the spill (black line)

2"

2. Break the sketch down into recognizable shapes (circles, squares, etc.) as well as you can.
3. Determine the volume of each shape. (note: in this example, after the volume of the cirle is
determined, multiply it by approximately 65% so that the overlap area won’t be counted
twice.
4. If the spill is of varying depths, take several measurements at different depths and find the
average. If the spill affects a dry unimproved area such as a field or dirt parking lot,
determine the aread of the wetted ground in the same manner as you would on a hard
surface. Using a round-point shovel, dig down into the soil until you find dry soil. Do this in
several locations within the wetted area and measure the depth of the wet soil. Average the
measurement/thicknes of the wet soil and determine the average depth of the wet soil.
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c Other:

1.5"
1.25"
3"
5"
1.25"

Example (right): 2" + 1.5" + 1.25" + 3" + 5" + 1.25" = 14.0”
14.0" ÷ 6 measurements = 2.33"
Average Depth = 2.33" (0.194’)
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Volume Estimation: Area/Volume Method

D-4: Page 2

STEP 3: Calculate the area of the footprint by completing the table below for each shape in Step 2.
If two shapes overlap, select one of the two shapes and estimate the percentage of that shape that does
not overlap. Enter that percentage in the % Not Overlapping column. This will ensure that the overlap
area is only counted once. Refer to the example on the previous page.

Triangles

Length

Base

Circles

X

Width

X

=

% Not Overlapping*

Area

ft

X

ft

X

% =

ft2

ft

X

ft

X

% =

ft2

ft

X

ft

X

% =

ft2

X

Height

Multiplier

X

% Not Overlapping*

=

Area

ft

X

ft

÷2

X

%

=

ft2

ft

X

ft

÷2

X

%

=

ft2

ft

X

ft

÷2

X

%

=

ft2

Radius

X

% Not Overlapping*

=

π

X

3.14

X

ft

X

ft

X

% =

ft2

3.14

X

ft

X

ft

X

% =

ft2

3.14

X

ft

X

ft

X

% =

ft2

Radius

X

Total Spill Area (sum of all three tables above):

Area

ft2

STEP 4: Measure the depth of the spill.
If spill is of varying depths, take several measurements at different depths and find the average.
inches ÷
sum of measurements

STEP 5:

=
# of measurements

inches ÷ 12 =
average depth in inches

feet
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Rectangles

average depth in feet of
ponded sewage

Calculate spill volume of ponded sewage in cubic feet by multiplying the Total Spill Area in Step
3 by the average depth calculated in Step 4.
Convert from cubic feet to gallons by multiplying by 7.48.
ft2 x
spill area (Step 3)

ft =
average depth (Step 4)

ft3 x 7.48 gal =
gallons
spill volume in feet
Total estimated volume
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D-5

Attachment: FINAL SSMP Update 2020 w append-red (2747 : SSMP 2020 Update)

Drawing Worksheet
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INSERT TAB:
Backup Forms
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Backup Forms Checklist (Backup Only)

E-1

Complete this form only if there is a backup into a residence or business.
Instructions:
1. Follow instructions on the Overflow/Backup Response Flowchart.
2. Refer to REMIF Instructions for Handling General Liability Claims as necessary.

4. For customer forms, tear form out of this workbook and hand to customer. Take photo of each form before
giving it to the customer for documentation. Do not give the customer the First Responder Form.
5. Check each item that was provided to the customer.
6. Have customer sign below.

Forms/Documents:

o Form E-4:

Declination of Cleaning Services

o Form E-5:

Customer Information Letter

o Form E-6:

Your Responsibilities as a Private Property Owner

Forms Provided to:
Customer Name
Customer Signature
Date
Check here if customer declines to sign: o
Forms Provided by:
Employee Name
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3. Complete forms as indicated.

Initial
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FOR INTERNAL USE ONLY – DO NOT DISTRIBUTE EXTERNALLY
(updated as of 11/01/18)

A.

SEWER and FLOODING LOSSES
1.

Process for SSO (Sanitary Sewer Overflow) or Water Main Flooding:
a.

The City/Town receives a call of a SSO or ruptured water main.

b.

For an SSO, the department responds and confirms/denies there is a
blockage in the main line and/or lower lateral (if your agency accepts
responsibility at that point). Please note, each entity has their
own Municipal Code that distinguishes the responsibility of the public
vs. private services. REMIF recommends the agency accept
responsibility at the “tap” or “connection point” and main. Or
For water flooding, the department responds and confirms/denies if the
flooding is due to an issue in the main line and service line (i.e. ruptured
pipe)

c.

If the cause of the loss cannot be immediately determined, error on the
side of caution and proceed as if the member entity has liability without
verbal or written acceptance of liability. DO NOT discuss liability.

d.

The City/Town’s staff will need to provide the following information to
REMIF (or those working on behalf of REMIF) or the restoration
company:
What was the cause of the blockage or water rupture?
What areas of the structure were affected?
Do the occupants need to be relocated?
Is there any other pertinent information?
REMIF (or those working on behalf of REMIF) or the restoration
company will need to know:
What are the names/date of births of ALL occupants?
Is the occupant the owner or renter? (If the occupant is a renter, the
homeowner and occupant will have separate claims).
Are there any pre-existing health concerns of occupants?
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INSTRUCTIONS FOR HANDLING
GENERAL LIABILITY AND AUTO LIABILITY CLAIMS

PLEASE NOTE: THAT GEORGE HILLS or the RESTORATION
COMPANY WILL HANDLE MOST IF NOT ALL IF CONTACTED
IMMEDIATELY.
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2.

If an immediate response is needed by a restoration company, please first contact
an individual listed below immediately (they are working on behalf of REMIF):
Cameron Dewey
(530) 276-5322
Parmit Randhawa
(510) 375-1141
Lisa Lillemoe
(707) 290-8212

Cameron Dewey
liabilityadmin@remif.com
Anna Santos
asantos@remif.com
3.

If attempts to contact the individual listed above are unsuccessful, please contact
one of the restoration companies directly. They have emergency 24/7 numbers
and will answer and respond.
EUREKA/FORTUNA/ARCATA:
New Life Services
39 5th Street
Eureka, CA
(707) 444-8222
matth@nlsco.com
Or
Cleanrite Buildrite
19690 Hirsch Ct Ste, 1
Anderson, CA 96007
(530) 246-4886 8-5 M-F
After Hours 1-800-870-0030
billw@crbr.com
LAKEPORT
Servpro of Lake County
923 Parallel Drive, #15
Lakeport, CA 95453
(707) 263-9283 (24/7)
Doug Bridges (707) 272-0171
sp9872@att.net
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If an immediate response is not needed, please send an e-mail to:

Or
Redwood Restoration
6265 Eastside Calpella Road
Ukiah, CA 95482
(707) 376-9557 (24/7)
Kurt Carlsson (707) 513-6365
kurt@redwoodhelp.com
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ALL OTHER REMIF CITIES:
Redwood Restoration
6265 Eastside Calpella Road
Ukiah, CA 95482
(707) 376-9557 (24/7)
Kurt Carlsson (707) 513-6365 / Tom Hoover (707) 513-6485
kurt@redwoodhelp.com

Servpro of Lake County, Mendocino County and Sonoma County
703 2nd Street, Suite 108
(707) 537-6635
jweber@servpro9872.com
6.

The restoration companies listed above have been trained to handle the initial part
of a loss and assist any individual(s) who need to be relocated and City Staff.
The claimant will hear from REMIF (or those acting on behalf of REMIF) as soon
as possible to explain the claim process and needs regarding subject claim
(relocation process, per diem/meals, etc.).

7.

REMIF (or those acting on behalf of REMIF) will obtain all information and
work with the City/Town on providing a claim form.

8.

The restoration company will be on site as soon as possible and take over for the
City/Town. The restoration companies are trained and understand the process.
They will assist with relocation, making sure the occupants are safe and provide
any special needs/assistance to the occupants.

9.

The restoration company will photograph everything from the minute they are on
site throughout the process.

10.

The restoration company will work with REMIF (or those acting on behalf of
REMIF) to discuss the plan of action and needs.

11.

Communication with the claimants will be continuous throughout the claim
process. REMIF (or those acting on behalf of REMIF) will be available to
relocated claimants with any special needs. If there are items that need to be
purchased immediately, REMIF will purchase on their behalf.

12.

REMIF (or those acting on behalf of REMIF) will arrive on scene as soon as
possible, but not more than 48 hours unless it can be determined unnecessary.

13.

The restoration company will contract directly with the claimants. The claimant
will file a claim with the City/Town. REMIF will work with both and finalize the
claim for both mitigation and repairs at the conclusion of the claim. If it is a large
loss or problems occur, REMIF may advance fees to the restoration company or
other approved vendor.

14.

Often the only time things go wrong with sewer/water claims is when
communication breaks down. There needs to be continuous and constant
communication throughout the entire claim process with everyone (the claimant,
the restoration company, the City/Town and REMIF).
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15.

The restoration company will finish remediation. The Claimant has the right to
have his/her own contractor, although most will stay with the same restoration
company for the repairs. The restoration company will address remediation,
environmental Testing/hygienist, contents inventory, destroyed items and repairs.

B.

OFFICER INVOLVED SHOOTINGS and SERIOUS AUTO ACCIDENTS

Cameron Dewey
liabilityadmin@remif.com
(530) 276-5322
Amy Northam
anortham@remif.com
(707) 938-2388 x120 (office)
(707) 799-3251 (cell)
C.

GENERAL LIAIBLITY CLAIMS
1.

Please follow your internal city/town procedure for reporting claims. In addition,
immediately report all general liability or auto accidents involving damage to
property owned by a third party, bodily injury to a third party, or other loss or
injury to a third party to REMIF by sending an e-mail to:
myghcnewclaims@georgehills.com
Cameron Dewey
liabilityadmin@remif.com
Anna Santos
asantos@remif.com
Parmit Randhawa
parmit.randhawa@georgehills.com

2.

Do not delay claims for internal investigation or fact-finding reasons. The internal
or fact- finding process can proceed as the initial report of the claim is prepared
and sent to REMIF or those working on behalf of REMIF.

3.

All claims for bodily injury to a third party must be investigated by REMIF of
those working on behalf of REMIF. This process can be handled in different ways
depending on the exposure. A plan of action will quickly develop and
implemented between the City/Town member, REMIF and those working on
behalf of REMIF.
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For officer involved shootings (OIS), in-custody deaths, and serious injuries due to use of
force or serious bodily injury auto accidents, please use your internal processes and
procedures or follow multi-agency protocols. Notify REMIF immediately or as soon as
possible:
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ARCATA/EUREKA

HOTEL

ADDRESS

PHONE NUMBER

Holiday Inn Express & Suites

815 West Wabash Avenue, Eureka

707-269-0682

Super 8 by Wyndham - Eureka

1304 4th Street, Eureka

707-443-3193

Super 8 by Wyndham - Arcata

4887 Valley West Boulevard, Arcata

CLOVERDALE

Vineyard Valley Inn
Super 8 by Wyndham - Cloverdale

FT. BRAGG

PETS ALLOWED

GOVERNMENT RATE

OFFERS DIRECT BILLING OR CREDIT CARD AUTHORIZATION FORM
Direct billing go thru Gen. Mgr. to set up.

707-822-8888

No
Govt. only during Sun-Thurs.
Dog up to 40 pd./$20 per
Not sure; all if new
day
Dogs up to 50 pds. & Cats;
Yes; usually a 5-10% discount depending on dates of stay
$10 per night

721 N. Cloverdale Blvd., Cloverdale, 95425
1147 S. Cloverdale Blvd, Cloverdale, 95425

707-894-9119
707-893-7057

1 dog only
No

$95 Sun-Thur./$110 Fri. & Sat./$120 for 2 beds
$139.50 +tax

Requires authorization form, photo ID and credit card info
Requires authorization form, photo ID and credit card info

Harbor Lite Lodge

120 N. Harbor Dr., Ft. Bragg, 95437

707-964-0221

Yes; the state rate: Fall/Winter: $70+tax; Summer: $90+tax

Direct Billing & credit card authorization form

Beachcomber Motel Group

1111 N. Main St., Ft. Bragg, 95437

707-964-2402

No
Dogs & Cats; more than 1
okay

Direct Billing & credit card authorization form

Surf and Sand Lodge

1131 No. Main St., Ft. Bragg, 95437

707-964-9383

Beach House Inn

125 E. Laurel St., Ft. Bragg, 95437

707-961-1700

Yes, in certain room
Dogs & Cats; $20 per
pet/per nite

Yes; the state rate and offers a military rate
Yes - Sun - Thurs.; king bed; no ocean view; $10 Military disc. (cannot be combined
w/govt. rate
Yes; $90-99; holidays don't apply; Sun-Thurs. rate.

Direct billing & credit card authorization form

FORTUNA

Redwood Riverwalk Hotel
Best Western Country Inn
Comfort Inn & Suites
Super 8 by Wyndham - Fortuna

1859 Alamar Way, Fortuna
2025 Riverwalk Drive, Fortuna
1583 Riverwalk Drive, Fortuna
1805 Alamar Way , Fortuna

707-725-5500
707-725-6822
707-725-7025
707-682-5103

Dogs; $25/day
Dogs; $25/per nite
No
No

No
Yes; $98.10 for king size; does goes up
Yes
Government Rates: Depending on dates & availability

Direct billing & credit card authorization form
Was unsure about Direct billing; yes credit card authorization form
Direct billing; credit card authorization form
Direct billing; credit card authorization form

HEALDSBURG/ROHNERT PARK
COTATI/WINDSOR

Travelodge by Wyndam Healdsburg

178 Dry Creek Road, Healdsburg

707-433-0101

No; Triple A discount only

Direct billing; credit card authorization form

Best Western Dry Creek Inn
Courtyard - Santa Rosa

198 Dry Creek Road, Healdsburg
175 Railroad Street, Santa Rosa

707-433-0300
707-573-9000

No
Dogs & Cats; $30 or $50
per day depending on
room
No

No

Direct billing; credit card authorization form
Direct billing; credit card authorization form; can be faxed to us

LAKEPORT

The Lodge @ Blue Lakes
Super 8 by Wyndham - Upper Lake

5135 W. Highway 20, Upper Lake
450 E. Highway 20, Upper Lake

707-275-8121
707-275-0888

Yes
No

Government Rates: Depending on dates & availability

Requires authorization form, photo ID and credit card info

SEBASTOPOL

Fairfield Inn & Suites
Courtyard - Santa Rosa

1101 Gravenstein Hwy S, Sebastopol
175 Railroad Street, Santa Rosa

707-829-6677
707-573-9000

Only service animals
No

Yes - Sun. -Thurs. only

Direct billing; credit card authorization form
Direct billing; credit card authorization form; can be faxed to us

SONOMA

Double Tree by Hilton Hotel Sonoma
Wine Country

One Doubletree Drive, Rohnert Park

707-584-5466

Yes - 2 dogs maximum

ST. HELENA

El Bonita Motel

195 Main Street, St. Helena

707-963-3216

Yes (additional charge)

UKIAH/WILLITS

Fairfield Inn & Suites
Super 8 by Wyndham - Ukiah
Super 8 by Wyndham - Willits

1140 Airport Park Boulevard, Ukiah

707-463-3600

Only service animals

693 South Orchard Avenue, Ukiah

707-468-8181

No

Yes - Sun. -Thurs. only
Government Rates: Depending on dates & availability
Government Rates: Depending on dates & availability

Direct billing; credit card authorization form
Requires authorization form, photo ID and credit card info
Requires authorization form, photo ID and credit card info

1119 South Main Street, Willits

No

Talk w/new owner.
Direct billing: Speak to owner or property mgr. / offers Credit card auth

No direct billing; Only credit card authorization form
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City of Healdsburg Overflow Emergency Response Plan

First Responder Form (Backup Only)

E-3: Page 1

Complete this form only if there is a backup into a residence or business.

PERSON COMPLETING THIS FORM:

PHONE:

Name:

DATE:

Title:

TIME:

TIME STAFF ARRIVED ON-SITE:
DOES THE CUSTOMER WANT THE CITY TO CALL FOR CLEANING SERVICE? o Yes o No
If no, give the customer the Cleaning Declination Form and have them sign here: __________________________
If customer called a cleaning contractor, provide name and contact number:

IF RENT,
PROPERTY MANAGER(S):

RESIDENT NAME:

o Owner
o Renter

OWNER:

ADDRESS:

ADDRESS:

PHONE:

PHONE:

# OF PEOPLE LIVING AT RESIDENCE:
Approximate Age of Home:

# of Bathrooms:

Numbers of Photographs or Videos Taken:

# of Rooms Affected:

Where are photos/video stored?

o Photographs o Video
o Customer did not provide or allow photographs
Is nearest upstream manhole visibly higher than the drain/fixture that overflowed? o Yes

o No

Does property have a Property Line Cleanout or BPD?

o Cleanout
o Neither

If yes, was the Property Line Cleanout/BPD operational at the time of the overflow?

o Yes o No o Unknown

Have there ever been any previous spills at this location?

o Yes o No o Unknown

Has the resident had any plumbing work done recently?
If YES, please describe:

o BPD
o Unknown
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Fill out this form as completely as possible.
Ask customer if you may enter the home. If so, take photos of all damaged and undamaged areas.

o Yes o No o Unknown

GO TO Page 2
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City of Healdsburg Overflow Emergency Response Plan

First Responder Form (Backup Only)

E-3: Page 2

LIVABILITY ASSESSMENT

YES

Is there sufficient non-contaminated
living space for residents to stay
during cleaning including a functioning
and non-contaminated bathroom?

YES

Is it after 8pm or will the cleaning and disinfection
be completed after 10pm?
NO

Ask resident to vacate premises while area is cleaned and
disinfected.

YES

Are there any residents that:
• Are pregnant?
• Are children?
• Have severe allergies/asthma?
• Have respiratory problems?
• Have a compromised immune system?
NO

YES

1. Based on the Livability Assessment, recommend to resident they stay at a local hotel
while the affected area of their home is cleaned and disinfected.

Is the area a childcare or extended care facility?
NO

YES

2. Relay information from the First Responder Form to George Hills Co./REMIF and
they will make lodging arrangements.

Is the food preparation area contaminated?
NO

3. Check the appropriate box in the Lodging Acknowledgement below.

STOP:
Resident can stay in premises.

Temporary lodging was offered by the City and either (check one): o Accepted o Rejected

SANITARY SEWER LINE BLOCKAGE LOCATION
PLEASE CHECK THE BOXES THAT
DESCRIBE YOUR OBSERVATIONS:
Customer Cleanout Was: Agency
Owned/Maintained
o Non-Existent
Cleanout was:
o Full
o Non-Existent
o Empty
o Full

o

On the diagram below, indicate the location of the sewer
line and where the problem occurred.

Affected
House

Upstream
House

Empty

Recommended Follow-Up Action(s):
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NO

Did sewage go under buildings? ☐ Yes ☐ No ☐ Unsure
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City of Healdsburg Overflow Emergency Response Plan

Declination of Cleaning Services (Backup Only)
Customer Information
ADDRESS:

AT
(time)

Approximately
(quantity)

GALLONS OF:
o Sewage
o Grey Water
o Other (describe):

Overflowed from (or odor emanating from)
o Toilet o Shower/Tub o Washer o Other (describe):

The overflow affected the following flooring:
o Tile
o Wood Flooring
o Linoleum
o Carpet
o Other (specify):
This Form Completed By:
(Write legibly)

TELEPHONE:

o Toilet Bowl Water

o Odor

The overflow affected the following areas (check one):
o Bathroom o Bedroom
o Hallway
o Garage
o Kitchen
o Crawlspace o Other (specify):

and/or additional materials:
o Area Rugs
o Towels
o Clothing
o Other (specify):

Name:

Date:

Title:

Time:

CUSTOMER, please read the following and sign below. I/We acknowledge that City of Healdsburg (City) has offered to
provide professional cleaning and decontamination services to remediate the sewage backup and/or overflow described above
and that we declined the offer. We further understand and acknowledge that because we have declined, any necessary
remediation activities will be conducted without City assistance, and that the City will not accept responsibility for work
performed by persons other than those engaged by the City. The City will also not accept responsibility for any charges related
to this incident that are not usual and customary.
Customer Signature*:
The information above was
explained to the customer by
the following employee:

Date:
Name:

Title:

Signature:

Date:

*Note to responders: if customer declines to sign this form, then have a co-worker sign here as a witness:
Name:
Signature:

Date:

Recommendations to customer to clean up the spill:



Keep pets and children out of the affected area



Turn off heating/air conditioning systems



Wear rubber boots, rubber gloves, and goggles during cleanup of the affected area.



Remove and discard items that cannot be washed and disinfected (such as: mattresses, rugs, cosmetics, baby toys, etc.)



Remove and discard drywall and insulation that has been contaminated with sewage or flood waters.



Thoroughly clean all hard surfaces (such as flooring, concrete, molding, wood and metal furniture, countertops,
appliances, sinks and other plumbing fixtures) with hot water and laundry or dish detergent.



Help the drying process with fans, air conditioning units, and dehumidifiers.



After completing cleanup, wash your hands with soap and water. Use water that has been boiled for 1 minute (allow
water to cool before washing your hands.) OR use water that has been disinfected (solution of 1/8 teaspoon of household
bleach per 1 gallon of water). Let it stand for 30 min. If water is cloudy, use ¼ teaspoon of household bleach per 1 gallon
of water.



Wash all clothes worn during the cleanup in hot water and detergent (wash separately from uncontaminated clothes).



Wash clothes contaminated with flood or sewage water in hot water and detergent. Use a laundromat for washing large
quantities of clothes and linens until your onsite wastewater system has been professionally inspected and services.



Seek immediate attention if you become injured or ill.
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NAME:

ON
(date)

E-3
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City of Healdsburg Overflow Emergency Response Plan

Customer Information Letter (Backup Only)

English: E-5

Dear Property Owner:

If the City is found to be responsible for the incident, we are committed to cleaning and restoring your
property, and to protecting the health of those affected during the remediation process.
The cleaning contractor provided by the City has been selected because of their adherence to established
protocols that are designed to assure to all parties thorough, cost-effective and expeditious cleaning
services. You also have the right to select your own cleaning contractor, but the City does not guarantee
payment of fees/expenses incurred and reserves the right to dispute fees/expenses deemed not usual and
customary.
To discuss this matter, contact the Water/Wastewater Operations Superintendent at (707) 431-3346. To
submit a claim for damages, contact the City Clerk at (707) 431-3317.
Sincerely,
The City of Healdsburg

What you need to do now:
•

Minimize the impact of the loss by responding promptly to the situation.

•

Do not attempt to clean the area yourself, let the cleaning and restoration company handle this.

•

Keep people and pets away from the affected area(s) until cleanup has been completed.

•

Turn off any appliances that use water.

•

Turn off heating/air conditioning systems.

•

Do not remove items from the area – the cleaning and restoration company will handle this.

•

If you had recent plumbing work done, contact your plumber or contractor and inform them of this
incident.
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We recognize that sewer backup incidents can be stressful and require immediate response while all facts
concerning how an incident occurred are still unknown. Rest assured that we do all we can to prevent this
type of event from occurring in the first place. Nevertheless, occasionally tree roots or other debris in the
sewer lines causes a backup into homes immediately upstream of the blockage. At this time the City is
investigating the cause of this incident.
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City of Healdsburg Overflow Emergency Response Plan

Carta de Información al Cliente (Backup Only)

Spanish: E-5

Estimado Propietario:

Si se determina que la Ciudad es responsable del incidente, nos comprometemos a limpiar y restaurar su
propiedad, ya proteger la salud de las personas afectadas durante el proceso de remediación.
El contratista de limpieza proporcionado por la Ciudad ha sido seleccionado debido a su adhesión a los
protocolos establecidos que están diseñados para asegurar a todas las partes servicios de limpieza
exhaustivos, rentables y rápidos. También tiene derecho a seleccionar su propio contratista de limpieza,
pero la Ciudad no garantiza el pago de los honorarios / gastos incurridos y se reserva el derecho de
disputar los honorarios / gastos considerados no habituales y habituales.
Para discutir este asunto, comuníquese con el Superintendente de Operaciones de Agua / Aguas
Residuales al (707) 431-3346. Para presentar una reclamación por daños, comuníquese con el Secretario
Municipal al (707) 431-3317.
Sinceramente,
La ciudad de Healdsburg
Lo que necesitas hacer ahora:
•

Minimice el impacto de la pérdida respondiendo rápidamente a la situación.

•

No intente limpiar el área usted mismo, deje que la empresa de limpieza y restauración se
encargue de esto.

•

Mantenga a las personas y las mascotas alejadas de las áreas afectadas hasta que se haya
completado la limpieza.

•

Apague cualquier aparato que use agua.

•

Apague los sistemas de calefacción / aire acondicionado.

•

No retire elementos del área: la empresa de limpieza y restauración se encargará de esto.

•

Si ha realizado trabajos de plomería recientemente, comuníquese con su plomero o contratista e
infórmele de este incidente.
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Reconocemos que los incidentes de la red de alcantarillado pueden ser estresantes y requieren una
respuesta inmediata, mientras que todos los hechos relacionados con la forma en que ocurrió el incidente
aún son desconocidos. Tenga la seguridad de que haremos todo lo posible para evitar que este tipo de
evento ocurra en primer lugar. Sin embargo, ocasionalmente las raíces de los árboles u otros residuos en
las líneas de alcantarillado causan una copia de seguridad en los hogares inmediatamente antes del
bloqueo. En este momento la Ciudad está investigando la causa de este incidente.
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READ CAREFULLY
City/Agency Vehicle; location of City/Agency vehicle at time of
accident by “A-1" and location of yourself or your vehicle at the
time of the accident by “B-1" and the point of impact by “X.”
NOTE: If diagrams below do not fit the situation, attach hereto a
proper diagram signed by claimant.

SIDEWALK
CURB
CURB
PARKWAY
SIDEWALK

Warning: Presentation of a false claim with the intent to defraud is a felony (Penal Code §72). Pursuant to CCP
§1038, the City/Agency may seek to recover all costs of defense in the event an action is filed which is later
determined not to have been brought in good faith and with reasonable cause.

Signature:

Date:
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For all accident claims, place on following diagram name of
streets, including North, East, South, and West; indicate place of
accident by “X” and by showing house numbers or distances to
street corners. If City/Agency Vehicle was involved, designate by
letter “A" location of City/Agency Vehicle when you first saw it,
and by “B” location of yourself or your vehicle when you first saw

6/2011
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City of Healdsburg Overflow Emergency Response Plan

Your Responsibilities as a Private Property Owner (Backup Only)

E-6: Page 1

How a Sewer System Works

How do sewage spills happen?
Sewage spills occur when the wastewater in
underground pipes overflows through a manhole,
cleanout, or broken pipe. Most spills are relatively
small and can be stopped and cleaned up quickly,
but left unattended they can cause health hazards,
damage to homes and businesses, and threaten
the environment, local waterways, and beaches.
Common causes of sewage spills include grease
build-up, tree roots, broken/cracked pipes, missing
or broken cleanout caps, undersized sewers, and
groundwater/rainwater entering the sewer system
through pipe defects and illegal connections.
Prevent most sewage backups with a Backflow Prevention Device
This type of device can help prevent sewage backups into homes and businesses. If you don’t already
have a Backflow Prevention Device, contact a professional plumber or contractor to install one as soon as
possible.
Is my home required to have a backflow prevention device?
Section 710.1 of the Uniform Plumbing Code (U.P.C.) states: “Drainage piping serving fixtures which have
flood level rims located below the elevation of the next upstream manhole cover or private sewer serving
such drainage piping shall be protected from backflow of sewage by installing an approved type of
backwater valve.” The intent of Section 710.1 is to protect the building interior from mainline sewer
overflows or surcharges.
Additionally, U.P.C. 710.6 states:
“Backwater valves shall be located
where they will be accessible for
inspection and repair at all times and,
unless continuously exposed, shall be
enclosed in a masonry pit fitted with
an adequately sized removable
cover.”
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A property owner's sewer pipes are called service laterals and are connected to larger local main and
regional trunk lines. Service laterals run from the connection at the home to the connection with the public
sewer. These laterals are the responsibility of the property owner and must be maintained by the property
owner.
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City of Healdsburg Overflow Emergency Response Plan

Your Responsibilities as a Private Property Owner (Backup Only)

E-6: Page 2

Spill cleanup inside the home:
For large clean ups, a professional cleaning firm should be contacted to clean up impacted areas, If you
hire a contractor, it is recommended to get estimates from more than one company. Sometimes,
homeowner’s insurance will pay for the necessary cleaning due to sewer backups. Not all policies have
this coverage, so check with your agent.

Seek immediate
attention if you
become injured or ill
during or after the
cleanup process.

Other Tips:
•
•
•
•
•
•

•
•

•
•

Keep children and pets out of the affected area.
Turn off heating/air conditioning systems
Wear rubber boots, rubber gloves, and goggles during cleanup.
Discard items that cannot be washed and disinfected (such as: mattresses, rugs, cosmetics, toys, etc.)
Remove and discard drywall and insulation that has been contaminated with sewage or flood waters.
Thoroughly clean all hard surfaces (such as flooring, concrete, molding, wood and metal furniture,
countertops, appliances, sinks and other plumbing fixtures) with hot water and laundry or dish
detergent.
Help the drying process with fans, air conditioning units, and dehumidifiers.
After completing cleanup, wash your hands with soap and water. Use water that has been boiled for 1
minute (allow the water to cool before washing your hands) OR use water that has been disinfected
(solution of 1/8 teaspoon of household bleach per 1 gallon of water). Let it stand for 30 min. If water is
cloudy, use ¼ teaspoon of household bleach per 1 gallon of water.
Wash clothes worn during cleanup in hot water & detergent (wash apart from uncontaminated clothes).
Wash clothes contaminated with sewage in hot water and detergent. Consider using a Laundromat until
your onsite wastewater system has been professionally inspected and serviced.

Spill cleanup outside the home:
• Keep children and pets out of the affected area until cleanup has been completed.
• Wear rubber boots, rubber gloves, and goggles during cleanup of affected area.
• Clean up sewage solids (fecal material) and place in properly functioning toilet or double bag and place
in garbage container.
• On hard surfaces areas such as asphalt or concrete, it is safe to use a 2% bleach solution, or ½ cup of
bleach to 5 gallons of water, but don’t allow it to reach a storm drain as the bleach can harm the
environment.
• After cleanup, wash hands with soap and water. Use water that has been boiled for 1 minute (allow to
cool before washing your hands) OR use water that has been disinfected (solution of 1/8 teaspoon of
household bleach per 1 gallon of water). Let it stand for 30 min. If water is cloudy, use ¼ teaspoon of
household bleach per 1 gallon of water.
• Wash clothes worn during cleanup in hot water and detergent (wash apart from uncontaminated
clothes).
• Wash clothes contaminated with sewage in hot water and detergent. Consider using a laundromat until
your onsite wastewater system has been professionally inspected and serviced.
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If you decide to clean up a small spill inside your home, protect yourself from contamination by observing
the following safety measures. Those persons whose resistance to infection is compromised should not
attempt this type of clean up.
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INSERT TAB:
Failure Analysis
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City of Healdsburg Overflow Emergency Response Plan

Collection System Failure Analysis

F-1: Page 1

OFFICE USE ONLY
Incident Report #

Prepared By

SSO/Backup Information

Summary of Historical SSOs/Backups/Service Calls/Other Problems
Date

Cause

Records Reviewed By:

Date Last Cleaned Crew

Record Review Date:

Summary of CCTV Information
CCTV Inspection Date

Tape Name/Number

CCTV Tape Reviewed By

CCTV Review Date

Observations
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Cause

Go to Side B
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City of Healdsburg Overflow Emergency Response Plan

Collection System Failure Analysis

F-1: Page 2

Recommendations
Type
No Changes or
Repairs
Required

Specific Actions

Who is
Responsible?

Completion
Deadline

Who Will Verify
Completion?

n/a

n/a

n/a

n/a
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✓

Repair(s)

Construction

Capital
Improvement(s)

Change(s) to
Maintenance
Procedures
Change(s) to
Overflow
Response
Procedures
Training

Misc.

Comments/Notes:

Reviewed by:

Reviewed by:

Review Date:

Review Date:
© 2004-2019 DKF Solutions Group All rights reserved.
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Sanitary Sewer Management Plan

City of Healdsburg
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Appendix 6.2 – Water Quality Monitoring Plan
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City of Healdsburg
Water Quality Monitoring Plan
February 2020






Trigger for Sampling. Water quality sampling must be performed for sanitary sewer
overflows (SSOs) that are 50,000 gallons or greater and reach surface water and for
spills less than 50,000 gallons as further defined herein.
Safety and Access. Water quality sampling should only be performed if it is safe to do
so and access to the surface water is not restricted. Unsafe conditions include, but are
not limited to, heavy rains, steep hillsides, and fog/visibility issues. When sampling is not
possible, details of the situation will be recorded in the certified Category 1 SSO Report
and the SSO Technical Report submitted to the CIWQS Online SSO Database.
When to Sample. Sampling must be performed (when and if it is safe to do so) within 48
hours of the City of Healdsburg (City) becoming aware of a Category 1 SSO that
resulted in 50,000 gallons or greater being spilled to a surface water. Designated water
quality sample Staff shall collect samples as soon as possible after the discovery and
mitigation of the SSO event.
Note that “surface waters” includes waters of the State, any drainage channel tributary to
a surface water, or the storm drain system if the spill is not fully captured and returned to
the sanitary sewer system. The following Waters of the State are in the City of
Healdsburg’s service area:
1. Russian River
2. Foss Creek
3. Dry Creek
4. West Slough
5. Norton Slough





Where to Sample. Sampling should account for spill travel time in surface water (see
Sample Collection Procedure below). The samples shall then be brought to the Water
Reclamation Facility.
Required Water Quality Analyses. At a minimum, analyze for ammonia and
appropriate bacterial indicators per the RWQCB Basin Plan (see Sampling Parameters
below).
Optional Follow-Up Monitoring. Additional monitoring by sampling and/or visual
inspection may be conducted, depending on the original monitoring results.
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Water Quality Monitoring – Key Elements

Water Quality Sampling - Protocol
SSO Sample Collection Kit Inventory (to be stored at the WRF):
 Cooler
 Ice Packs (stored in freezer)
 6 sample bottles labeled A (1/2 gallon with preservative; for ammonia analyses)
 6 sample bottles labeled B (120-mL; for bacteria indicator analyses)
 6 sample bottles labeled C (120-mL; for pH, temperature, and dissolved oxygen
analyses)
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6 secondary containers (250-mL; for transfer of sample to A-labeled sample bottles)
Safety gloves
Safety glasses
Sodium thiosulfate tablets (to be used when collecting bacteria samples)
Paper towels
Quart bags
Gallon bags
Thermometer / pH meter
HACH Dissolved Oxygen Meter Product #2968800 (or approved equal)
Floating object
Sampling poles
Tape
String
Measuring tape
Stopwatch
Standard Analytical Lab Chain-of-Custody Forms specific to the analytical lab used to
conduct any required field tests.
Pen/Pencil

Sampling Parameters:
 Ammonia
 Fecal Coliform
 E. coli
 Dissolved Oxygen
 pH
 Temperature
Sampling Locations (further details on location provided in subsequent sections):
 “Upstream” of SSO
 Immediate vicinity where SSO enters water body (“source”)
 “Downstream” of SSO
When to Sample for Spills Less Than 50,000 Gallons:
 The City will perform (when and if it is safe to do so) water quality sampling for spills of
more than 1,000 gallons and less than 50,000 gallons if occurring directly to one of the
Waters of the State listed above if the waterway is not dry at the time. Any spill over
1,000 gallons to a surface water requires notification of Cal OES. Note that the sample
results are not required to be uploaded to CIQWS in this case.
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1)

If possible, determine the point that the SSO entered the waterway and photograph
this location (include a reference point in the photo, i.e. an immovable part of the
terrain that would allow someone to easily identify where the SSO entrance point is
located by looking for the reference point in the photo).

2)

If sampling is performed after the SSO has stopped, estimate SSO travel time. This
may be done by observing or dropping floatable debris or object in the surface water
and timing how long it takes to travel over a measured distance (e.g., 100 feet).
Include sections in the surface water where there are bends, bottlenecks, or other
characteristics that may slow down the flow. If the first measurement is uncertain,
this time estimate may be performed three times, and the values averaged to
determine the estimated travel time. The velocity of the water body can then be
calculated by dividing the measured distance by the average time.

3)

Determine the location where the “source” sample collection will take place by
accounting for SSO travel time.



If the SSO is occurring, the “source” location is the point where the SSO is
entering the waterway.



If the SSO has stopped, calculate the approximate downstream distance from the
original SSO location by multiplying the time since the SSO occurred by the
estimated velocity. This is the approximate downstream distance from the SSO
discharge point to the “source” sampling location.

4)

Put on the safety gloves and safety glasses.

5)

Upstream Sample Collection: Collect the upstream samples first. Move
approximately one hundred feet (100’) upstream of Source location. Label three each
of the sample bottles marked “Upstream A”, “Upstream B”, and “Upstream C” with
the date and time.
a. Take a photo of the sample location, including a reference point in the photo.
b. Ensure the sampling location is well away from the bank at a point where water is
visibly flowing. Take care to avoid sampling debris or scum layer from the
surface.
c. Starting with collection of the ammonia sample, remove the lid from one of the
unused and clean 250-mL secondary containers. Fill this container against the
direction of water flow while following the instructions of Step 5b. Never dip the
“Upstream A” sample bottle into the water. After carefully opening an unused
“Upstream A” ammonia sample bottle containing sulfuric acid, slowly transfer the
sample from the secondary container to the sample bottle. Due to potential
contact with sulfuric acid, a highly corrosive compound, safety glasses and
gloves must be worn when sampling for ammonia. Secure the lid of the sample
bottle, making sure that no leaking occurs. After drying the outside of the bottle
with a paper towel, immediately place it inside a quart bag. Place this quart bag
along with two ice packs into a gallon bag. Do not place the ice packs inside of
the quart bag that holds the sample bottle. Repeat this process one more time for
a total of two “Upstream A” samples. Place each sample in the cooler after
collection.
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Sample Collection Procedure:
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d. Moving on to collection of the bacteria sample, remove the lid from an unused
“Upstream B” bacteria sample bottle and confirm that a sodium thiosulfate
preservative tablet is inside. Fill the bottle against the direction of water flow while
following the instructions of Step 5b. Pour off excess sample volume so that the
bottle is filled to the 100-mL fill line. Secure the lid of the sample bottle, making
sure that no leaking occurs. After drying the outside of the bottle with a paper
towel, immediately place it inside a quart bag. Place this quart bag along with two
ice packs into a gallon bag. Do not place the ice packs inside of the quart bag
that holds the sample bottle. Repeat this process one more time for a total of two
“Upstream B” samples. Place each sample in the cooler after collection.
e. Moving on to the last set of samples for pH and dissolved oxygen, remove the lid
from an unused “Upstream C” sample bottle. Fill the bottle against the direction
of water flow while following the instructions of Step 5b. Pour off excess sample
volume so that the bottle is filled to the 100-mL fill line. Use the thermometer to
measure the temperature of the “Upstream C” sample three times and record the
results. Use the dissolved oxygen meter to measure the concentration of
dissolved oxygen in the “Upstream C” sample and record the results. Secure the
lid of the sample bottle, making sure that no leaking occurs. After drying the
outside of the bottle with a paper towel, immediately place it inside a quart bag.
Place this quart bag along with two ice packs into a gallon bag. Do not place the
ice packs inside of the quart bag that holds the sample bottle. Repeat this
process one more time for a total of two “Upstream C” samples. Place each
sample in the cooler after collection.
6)

Source Sample Collection: Collect the “source” samples next. Move approximately
ten feet (10’) downstream of the Source location. Label each of the sample bottles
marked “Source A”, “Source B”, and “Source C” with the date and time. Follow steps
5a-e for sampling at the Source location, using appropriately marked bottles “Source
A”, “Source B”, and “Source C”.

7)

Downstream Sample Collection: Lastly, collect the downstream sample. Move one
hundred feet (100’) downstream of the source location. Label each of the sample
bottles marked “Downstream A”, “Downstream B”, and “Downstream C” with the date
and time. Follow steps 5a-e for sampling at the Downstream location, using
appropriately marked bottles “Downstream A”, “Downstream B”, and “Downstream
C”.

8)

Complete the Lab Chain of Custody form included in spill sample collection kit.

9)

Transport the cooler containing the samples and the completed Lab Chain of
Custody form to the WRF Lab as soon as possible after first sample collection. The
parameter with the shortest holding time is bacteria at 6 hours (from sample
collection to beginning of analysis), but sample analysis should begin as soon as
possible after sample collection. Samples will not be analyzed if the holding time has
been exceeded. The WRF Lab staff will coordinate with a contracted lab (Alpha
Analytical Laboratories) for ammonia analysis as required.

10)

Ammonia samples have a regulatory holding time of 28 days. Maintain these
samples at less than or equal to 6°C (on ice or refrigerated) from time of collection
until receipt by the analytical laboratory.

11)

Restock the SSO Sample Collection Kit with the items listed on pages 1 and 2.
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After the analyses have been performed (see “Water Quality Analyses Protocols”
below) and the results have been reviewed and finalized, check if any of the
following conditions are satisfied:



Both the ammonia and bacteria levels downstream are approximately equal to or
less than the upstream levels.



The concentration of un-ionized ammonia is below 0.4 mg/L as Nitrogen.



The E.Coli and fecal coliform are below their respective limits from the below
table.
Bacteriological Water Quality Objectives
Beneficial Use

Fecal Coliform
(MPN/100mL)

Water Contact
Median < 50 1
Recreation
1. North Coast Region Water Quality Control Plan – 3.3.1

E. Coli Bacteria
(colonies/100mL)
298 2

2. The criteria were published in the Federal Register, Vol. 51, No. 45 / Friday, March 7, 1986 / 80128016, for a “moderately used” area.

As soon as one of the above conditions is satisfied, monitoring for this SSO may
stop. If neither are satisfied, repeat the Sample Collection Procedure steps until any
or all of the conditions are satisfied, or other information is available to suggest the
SSO is no longer causing a potentially adverse effect on the waterbody.
Warnings for Sample Collection:



Avoid Contamination. Make every effort not to touch the sample contents, because the
sample containers may contain hazardous chemicals and the sample results may be
easily affected by human contamination.
Deliver Sample to Lab. All samples need to be delivered to the laboratory as soon as
possible due to the limited holding time required for maintaining sample integrity.

Water Quality Analyses – Protocols
Laboratory Analyses:
The WRF Laboratory and the contracted lab are accredited by the Environmental Laboratory
Accreditation Program (ELAP). Specific methods used for laboratory analyses are expected to
be as follows:
Parameter
Total Coliform, Fecal, & E. Coli
pH
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12)

Method
Colilert
pH
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Maintenance and Calibration of Monitoring Instruments and Devices:
The SSO Sample Collection Kit is checked by the Laboratory Technician at least quarterly to
verify its contents, and the Wastewater Utility Foreman replaces sample bottles as needed
according to their shelf life.

City staff is responsible for submitting information related to the Technical Report in the CIWQS
Online SSO Database, which must be done within 45 calendar days of the SSO end date. The
SSO Technical Report must include the following water quality monitoring information, in
addition to other required information for the Technical Report described in Order No. WQ 20130058-EXEC:




Description of all water quality sampling activities conducted
Analytical results and evaluation of the results
Detailed location map showing all water quality sampling points
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Reporting Requirements
City staff is responsible for submitting water quality monitoring information with the certified
Category 1 SSO report in the CIWQS Online SSO Database, which must be submitted within 15
calendar days of the SSO end date.
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Sanitary Sewer Management Plan

City of Healdsburg

Attachment: FINAL SSMP Update 2020 w append-red (2747 : SSMP 2020 Update)

Appendix 7.1 – Industrial Waste Permits
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FATS, OILS, AND GREASE
WASTEWATER DISCHARGE PERMIT
Permit No.: XXX
This permit authorizes:

hereinafter referred to as "Permittee", to discharge wastewater into the sewer system from the
above identified location, in accordance with the conditions set forth in this permit and the
provisions of Ordinance No. 763 - Fats, Oils, and Grease (FOG) Discharge Regulations (FOG
Ordinance) of the City of Healdsburg, herein referred to as "COH". The permit conditions are as
specified in the following parts of this permit:
Part I
Part II
Part III
Part IV
Part V

-

Discharge Limitation and Restrictions
Requirements for FOG Control
Notification, Record-Keeping, and Reporting Requirements
Standard Conditions
Special Conditions

This permit shall become effective on 4/1/2014 and shall expire on 4/1/2019. The COH may
amend this permit at anytime during the term of the permit.
If the permittee wishes to continue to discharge after the expiration date of this permit, an
application must be filed for a renewal permit a minimum of 60 days prior to the expiration date.
Discharging without a valid permit is a violation of the FOG Ordinance and may be subject
to administrative fines and physical termination of sewer service.
Compliance with this permit does not relieve the Permittee of its obligation to comply with the
District's FOG Ordinance, any applicable requirements under local, State, and Federal laws,
including any such regulations, standards, requirements or laws that may become effective during
the term of this permit.

By:
FOG Control Program Manager
Issued on: 4-2-2014.
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XXX
Healdsburg, CA 95448

City of Healdsburg
Public Works Department
401 Grove St.
Healdsburg, CA 95448-4723
707-431-3346
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DISCHARGE LIMITATION AND RESTRICTIONS
During the period from 4/1/2014 (effective date) to 4/1/2019 (expiration date), Permittee is authorized to discharge wastewater
into the COH’s sewer system, subject to the following effluent limitations and discharge restrictions:
A. DISCHARGE LIMITATION
Permittee shall not discharge into the sewer system Fats, Oils, and Grease (FOG) that may accumulate and/or cause or
contribute to blockages in the sewer system or at the lateral which connects the permittee’s facility to the sewer system.

The following general prohibitions apply:
1. Food Grinders. Installation of food grinders in the plumbing system of new constructions of Food Service
Establishments is prohibited. Furthermore, all food grinders shall be removed from all existing Food Service
Establishments within 180 days of the effective date of this permit, except when expressly allowed in writing by the
FOG Control Program Manager.
2. Additives. Introduction of any additives into a Food Service Establishment's wastewater system for the purpose of
emulsifying or biologically/chemically treating FOG for grease remediation or as a supplement to interceptor
maintenance is prohibited, unless a specific written authorization from the FOG Control Program Manager is
obtained.
3. Waste Cooking Oil. Disposal of waste cooking oil into drainage pipes is prohibited. All waste cooking oils shall be
collected and stored properly in receptacles such as barrels or drums for recycling or other acceptable methods of
disposal.
4. Dishwasher Discharge. Discharge of wastewater from dishwashers to any grease trap or grease interceptor is
prohibited.
5. Temperature Limitation. Discharge of wastewater with temperatures in excess of 140˚F to any grease control
device, including grease traps and grease interceptors, is prohibited.
6. Domestic Wastes. Discharge of wastes from toilets, urinals, wash basins, and other fixtures containing fecal
materials to sewer lines intended for grease interceptor service or vice versa, is prohibited.
7. FOG and Solids from Grease Interceptors. Discharge of any waste including FOG and solid materials removed
from the grease control device to the sewer system is prohibited. Grease removed from grease interceptors shall be
wastehauled periodically as part of the operation and maintenance requirements for grease interceptors.
8. 25% Rule. Operation of grease interceptors with FOG and solids accumulation exceeding 25% of the design
hydraulic depth of the grease interceptor (25% Rule) is prohibited.
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B. DISCHARGE RESTRICTIONS

REQUIREMENTS FOR FOG CONTROL
Permittee shall comply with the following requirements to control the discharge of FOG to the sewer system:
A. BEST MANAGEMENT PRACTICES (BMP)
Permittee shall implement BMPs in its operation to minimize the discharge of FOG to the sewer system. At a minimum,
permittee shall implement the following BMPs when applicable:
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1. Installation of drain screens. Drain screens shall be installed on all drainage pipes in food preparation areas.
2. Segregation and collection of waste cooking oil. All waste cooking oil shall be collected and stored properly in
recycling receptacles such as barrels or drums. Such recycling receptacles shall be maintained properly to ensure
that they do not leak. Licensed wastehaulers or an approved recycling facility must be used to dispose of waste
cooking oil.
3. Disposal of food waste. All food waste shall be disposed of directly into the trash or garbage, and not in sinks.
Double-bagging food wastes that have the potential to leak in trash bins is highly recommended.

a) How to “dry wipe” pots, pans, dishware and work areas before washing to remove grease.
b) How to properly dispose of food waste and solids in enclosed plastic bags prior to disposal in trash bins or
containers to prevent leaking and odors.
c) The location and use of absorption products to clean under fryer baskets and other locations where grease may
be spilled or dripped.
d) How to properly dispose of grease or oils from cooking equipment into a grease receptacle such as a barrel or
drum without spilling.
Training shall be documented and employee signatures retained indicating each employee's attendance and
understanding of the practices reviewed. Training records shall be available for review at any reasonable time by the
FOG Control Program Manager or an inspector.
5. Maintenance of kitchen exhaust filters. Filters shall be cleaned as frequently as necessary to be maintained in
good operating condition. The wastewater generated from cleaning the exhaust filter shall be disposed properly.
6. Maintenance of kitchen floor mats. Floor mats used where grease spillage may occur shall be cleaned in an area
appropriate for receiving the waste wash water, such as a mop sink or basin. Do not wash floor mats where waste
wash water may flow into storm drains.
7. Kitchen signage. Best management and waste minimization practices shall be posted conspicuously in the food
preparation and dishwashing areas at all times.
B. FOG PRETREATMENT
1. Grease Interceptor Requirement. Permittee shall install, operate, and maintain an approved type and adequately
sized grease interceptor in accordance with Attachment A. The grease interceptor shall be adequate to separate
and remove FOG contained in wastewater discharges from the permittee’s facility prior to discharge to the sewer
system. Under special circumstances, the District may issue a variance or waiver from this requirement as described
in Section 2.6 of the District’s FOG Ordinance.
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4. Employee training. Employees of the food service establishment shall be trained within 180 days of the effective
date of this Permit, and twice each calendar year thereafter, on the following subjects:

2. Grease Interceptor Maintenance Frequency. Grease interceptors shall be maintained by periodic removal of the
full content of the interceptor which includes wastewater accumulated FOG, floating materials, sludge, and solids.
Permittee shall fully pump out contents of the grease interceptor at a frequency as shown below:
Minimum Grease Interceptor Cleaning Frequency

At least once every 3 months

3. Grease Interceptor Maintenance Requirement. Grease Interceptors shall be maintained in efficient operating
condition such that the combined FOG and solids accumulation does not exceed 25% of the design hydraulic depth
of the grease interceptor. Any exceedance above 25% constitutes a violation of this permit. This requirement is to
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ensure that the minimum hydraulic retention time and required available volume is maintained to effectively intercept
and retain FOG discharged to the sewer system.

NOTIFICATION, RECORD-KEEPING, AND REPORTING REQUIREMENTS
A. NOTIFICATION REQUIREMENTS
Permittee shall comply with the following notification requirements:

In case of a sewage spill, Permittee shall notify the District immediately by phone.
City of Healdsburg

707-431-3346

Confirmation of this notification shall be made in writing to the FOG Control Program Manager at the address
specified in the Permit no later than five (5) working days from the date of the incident. The written notification shall
state the date of the incident, the reasons for the discharge or spill, what steps were taken to immediately correct the
problem, and what steps are being taken to prevent the problem from recurring.
2. Notification Regarding Planned Changes
Permittee shall notify the COH at least 60 days in advance prior to any facility expansion/remodeling, or process
modifications that may result in new or substantially increased FOG discharges or a change in the nature of the
discharge. Permittee shall notify the COH in writing of the proposed expansion or remodeling and shall submit any
information requested by the COH for evaluation of the effect of such expansion on Permittee's FOG discharge to the
sewer system.
B. RECORD-KEEPING REQUIREMENTS
Permittee shall keep records for at least two years and submit or make available for review, the following documents to
the District, upon request:
1. A Record/Logbook of BMPs being implemented including employee training.
2. A Logbook of recyclable (yellow) grease pickup/disposal.
For permittees with grease interceptors or other grease control device:
3. A Logbook of grease interceptor (or other grease control device) cleaning and maintenance practices and
activities.
4. Copies of records and manifests of wastehauling interceptor contents.
C. REPORTING REQUIREMENTS
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1. Notification of Spill

1. BMP Monitoring Report
It is the COH’s intent to keep inspection of your kitchen to a minimum. To accomplish this, you are
required to submit BMP Monitoring Reports, as described below, to demonstrate the status of your
compliance with the COH’s BMP requirements.

Permittee shall submit BMP Monitoring Reports annually in accordance with the schedule specified in the following
table. The report shall indicate current status of BMPs that are in place as required in Part IIA of this permit. The
BMP information shall be summarized and reported on the official BMP Monitoring Report Form (example shown in
Attachment B), which shall be mailed out to the permittee at least 4 weeks prior to the required reporting date.
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Annual Reporting Period

Due Dates for Submitting BMP Monitoring Reports

2014

7/15/2014

2015

7/15/2015

2016

7/15/2016

2017

7/15/2017

2018

7/15/2018

2. Grease Interceptor Wastehauling Report
Based on the grease interceptor maintenance frequency specified in Part IIB of this permit, Permittee shall submit a
Grease Interceptor Wastehauling Report annually. The information shall be summarized and reported on the official
Grease Interceptor Wastehauling Report Form (example shown in Attachment C), which shall be mailed out to the
permittee at least 4 weeks prior to the required reporting date. The report shall indicate the grease interceptor
maintenance activities performed during the wastehauling monitoring period and shall include copies of wastehauling
manifests. Permittee shall submit Grease Interceptor Wastehauling Reports in accordance with the following
schedule:
Wastehauling Monitoring Period
2014
2015
2016
2017
2018

Due Dates for Submitting Grease Interceptor
Wastehauling Reports
7/15/2014
7/15/2015
7/15/2016
7/15/2017
7/15/2018

3. Changes in Company information
Permittee shall immediately inform the COH of any changes in ownership or facility name, and discrepancies in the
food service establishment information currently on file as shown in Attachment D.
4. Signatory Requirements
Prior to submittal of the BMP Monitoring Report or Grease Interceptor Wastehauling Report to the COH, the
information shall be verified and signed under penalty of perjury by an authorized company official.
5. Falsifying Information
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Permittee shall submit a BMP Monitoring Report for each BMP monitoring period in accordance with the following
schedule:

Knowingly making any false statement on any report or other document required by this permit or knowingly
rendering any monitoring device or method inaccurate is a crime and may result in the imposition of criminal
sanctions and/or civil penalties.
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STANDARD CONDITIONS
A. NON-TRANSFERABILITY OF PERMIT
This Permit is issued specifically to the owner and facility location specified in this permit. This Permit is issued for a
specific user, for a specific operation at a specific location, and creates no vested rights. Any permit that is transferred to
a new owner and/or operator or to a new facility is void. Permittee shall notify the COH in writing prior to the transfer of
ownership and shall give a copy of the existing permit to the new owner or operator, for reference purposes only.

Access to the permittee’s facility shall be granted to the COH’s personnel and/or its designee to all parts of the facility for
the purpose of conducting compliance inspection during all times the facility is open, operating, or any other reasonable
time. The COH may conduct random, unannounced inspections to verify compliance with the terms and conditions of this
permit.
C. CIVIL PENALTIES
Any person who violates any provision of the FOG Ordinance; or any permit condition, prohibition or effluent limitation; or
any suspension or revocation order shall be liable civilly for a penalty pursuant to COH’s FOG Ordinance, for each day in
which such violation occurs.
D. CRIMINAL PENALTIES
Any person who violates any provision of the FOG Ordinance or any permit condition, prohibition or effluent limit, is guilty
of a misdemeanor, which upon conviction is punishable by a fine not to exceed one thousand dollars ($1,000), or
imprisonment for not more than six (6) months in the County Jail, or both. Each day in violation constitutes a new and
separate violation and shall be subject to the penalties contained herein.
E. SEVERABILITY
The provisions of this permit are severable. If any provision of those permits limitations and/or requirements, or the
application thereof, to the Permittee is held invalid, the remainder of the permit limits and/or requirements shall remain in
full force and effect.
F. TERMINATION OF SERVICE
The COH, by Order of the City Manager, may physically terminate sewer service to any property on a term of any order of
suspension or revocation of a permit or upon the failure of a person not holding a valid wastewater discharge permit to
immediately cease discharge, whether direct or indirect, to the COH’s sewer facilities after due notification. All costs for
physical termination as well as for reinstating service shall be paid by the permittee.
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B. ACCESS REQUIREMENTS

SPECIAL CONDITIONS


None at this time.
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ATTACHMENT A
GREASE INTERCEPTOR DESIGN GUIDELINES
A.

Sizing Grease Interceptors

No. of Meals per
peak hour1

1

2

B.

x

Waste Flow
Rate2

x

Retention Time3

Meals Served at Peak Hour

To calculate the Waste Flow Rate, select the one option
that applies:
With dishwashing machine
6 gallons
Without dishwashing machine
5 gallons
Single-service kitchen
2 gallons

x

3

4

Storage Factor4

=

Interceptor Size
(Liquid Capacity)

Retention Times:
Commercial kitchen waste
Dishwasher
Single-service kitchen
Single serving
Storage Factors:
Fully equipped commercial kitchen:
8-hour operation
16-hour operation
24-hour operation
Single-service kitchen

2.5 hours
1.5 hours

1
2
3
1.5

Grease Interceptor Design and Construction Guidelines


Grease interceptors shall be placed as close as practical to the fixture(s) being served. It shall be located where
it is easily accessible at all times for inspection, cleaning, and removal of accumulated grease.



Minimum grease interceptor size shall be 750 gallons; the maximum size shall be 1500 gallons unless
authorized by COH in writing.



Grease interceptors shall have two compartments. The inlet compartment shall be 2/3 of the total capacity of the
interceptor and in all cases shall be longer than the maximum inside width of the interceptor. The outlet
compartment shall have a minimum capacity of 1/3 of the total interceptor capacity. The liquid depth shall not be
less than 2 feet 6 inches nor more than 6 feet.



Access to each grease interceptor shall be provided by a manhole over the inlet and a manhole over the outlet.
There shall also be an access manhole for each 10 feet of length for interceptors over 20 feet long. Manholes
shall extend to grade, have a minimum size of 24 inches diameter or square opening, and shall have a gasketed
cover at grade.



The inlet and outlet shall have a baffle tee or similar flow device with a minimum cross sectional area equal to
the required cross sectional area of the inlet. Each baffle shall extend from at least 4 inches above the liquid
level to within at least 12 inches of the inside floor of the interceptor.



Adequate partitions or baffles shall extend at least 6 inches above the liquid level. Flow from inlet compartment
to outlet compartment shall be through a quarter bend, or similar device equivalent in cross sectional area to the
inlet into the interceptor, and shall extend down to within 12 inches of the inside floor.



Inlet, outlet and main baffle shall have a free vent area equal to the required cross sectional area of the inlet
pipe.

Attachment: FINAL SSMP Update 2020 w append-red (2747 : SSMP 2020 Update)

Grease interceptors shall be designed and sized based on anticipated flow rates and organic load for maximum
efficiency. The FOG Ordinance adopted by the District requires grease interceptor sizing and construction to
conform with the Uniform Plumbing Code. To calculate the size of grease interceptor needed by a food service
establishment, refer to the following formula taken from Appendix H of the Uniform Plumbing Code:

For more details, consult Appendix H of the UPC.
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ATTACHMENT B
ANNUAL BEST MANAGEMENT PRACTICES (BMP) MONITORING REPORT
Restaurant

Requirement

Submission Date:

Reporting Period:

Due Date:

BMP Compliance Checklist

1

Installation of drain
screens

Are drain screens installed on all sink and floor drains in
the food preparation areas?

2

Segregation and
collection of waste
cooking oil

3

Disposal of food
waste

4

Maintenance of
exhaust filters/
floor mats

Is waste cooking oil collected and properly stored in drums
and barrels for offsite recycling, or other acceptable
disposal method?
Are all food wastes disposed of directly into the trash or
garbage, and not down the drains? Disposal of solid
wastes down the sink or food grinder drain is prohibited.
Is the wastewater generated from cleaning the kitchen
exhaust filters and floor mats disposed of properly?

5

Kitchen Signage

Is the “Kitchen Best Management Practices for Fats, Oils,
and Grease” sign posted in the kitchen?

Yes

No

Not Applicable (Explain why)





























































Employees have been trained on the following Best
Management Practices during the reporting period:

6

Employee Training

7

Employee Training
Documentation

8

Other BMPs
Implemented

How to “dry wipe” pots, pans, dishware and work areas to
remove food scraps and grease before washing.
Proper disposal of food waste and solids in enclosed
plastic bags prior to depositing in trash containers or
garbage bins to prevent leaking and odors.
The location and use of absorption products to clean under
fryer baskets and other locations where fats, oils, and
grease may be spilled or dripped.
How to properly dispose of grease or oils from cooking
equipment into the waste grease barrel or drum without
spilling to eliminate storm water contamination.
Training is documented and employee signatures retained
indicating each employee's attendance and understanding
of the practices reviewed.

Certification
The results presented herein must be verified and signed under penalty of perjury by: (i) a responsible officer; (ii) general partner or proprietor; or (iii) a
representative who has the responsibility for the overall operation of the permitted facility, who has been authorized by the corporate officer, general
partner or proprietor to sign such reports, and such authorization has been made in writing and submitted to the District.
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Contact:

Permit No.

I have personally examined and am familiar with the information submitted in this document. Based upon my inquiry of those individuals immediately
responsible for obtaining the information reported herein, I believe that the submitted information is true, accurate, and complete. I am aware that there
are significant penalties for submitting false information, including the possibility of permit revocation/sewer access termination.

Name

Signature

Title

Date

Complete form and submit to:
City of Healdsburg, FOGWDP Program, 401 Grove St., Healdsburg, CA 95448-4723
Page
8 of 10
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ATTACHMENT C
ANNUAL GREASE INTERCEPTOR WASTEHAULING REPORT
Restaurant
Contact:

Permit No.

Submission Date:

Reporting Period:

Due Date:

Date of Wastehauling

Wastehauler

Vehicle Tag No.

Gallons Removed

Waste Disposal Site

Vehicle capacity(gallons)

Date of Wastehauling

Wastehauler

Vehicle Tag No.

Gallons Removed

Waste Disposal Site

Vehicle capacity(gallons)

Date of Wastehauling

Wastehauler

Vehicle Tag No.

Gallons Removed

Waste Disposal Site

Vehicle capacity(gallons)

Date of Wastehauling

Wastehauler

Vehicle Tag No.

Gallons Removed

Waste Disposal Site

Vehicle capacity(gallons)

Date of Wastehauling

Wastehauler

Vehicle Tag No.

Gallons Removed

Waste Disposal Site

Vehicle capacity(gallons)

Date of Wastehauling

Wastehauler

Vehicle Tag No.

Gallons Removed

Waste Disposal Site

Vehicle capacity(gallons)
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Grease Interceptor Wastehauling Activities

1

2

3

4

5

6

Certification
The results presented herein must be verified and signed under penalty of perjury by: (i) a responsible officer; (ii) general partner or proprietor; or (iii) a
representative who has the responsibility for the overall operation of the permitted facility, who has been authorized by the corporate officer, general
partner or proprietor to sign such reports, and such authorization has been made in writing and submitted to the District.
I have personally examined and am familiar with the information submitted in this document. Based upon my inquiry of those individuals immediately
responsible for obtaining the information reported herein, I believe that the submitted information is true, accurate, and complete. I am aware that there
are significant penalties for submitting false information, including the possibility of fine and imprisonment.

Name

Signature

Title

Date
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ATTACHMENT D
PERMITTEE INFORMATION ON FILE
The following information is currently on file. If any of the information is inaccurate or missing, permittee is required to
update the District using the FSE Information Update Form provided in the Forms Tab of the Binder.
Applicant

Doing Business as (DBA)

Street Address

Facility Phone Number

City/ZIP Code

Facility Fax Number
Designated Signatory

Name / Title

Name / Title

Address

Address

City / State / ZIP

City/ZIP Code

Phone No.

Phone No

Fax No

Fax No

Attachment: FINAL SSMP Update 2020 w append-red (2747 : SSMP 2020 Update)

Food Service Establishment Owner

Facility Contact During Business Hours
Name / Title / Phone Number
Chain Status

 Chain  Independent

 Single Proprietorship
Type of Ownership

Inside:

Seating Capacity

Outside:

 Corporation

 Sit-down

Average No. of Meals
served during peak hour

Take-out

Seating

 Partnership

 Both

Non-disposable Dish
Usage

No. of Employees

 Yes
 No

Kitchen Equipment
Deep Fryers

–

Charbroilers

–

Grills

–

Oven

–

(1)

Rotisserie

–

Griddles

–

(1)

Stoves

–

(1)

Woks

–

Grease trap / interceptor –

(1)

(1)
Hours of Operation

Monday

Start: 11:00 AM

Stop: 3:00 PM

Start:

4:30 PM

Stop: 9:00 PM

or  24 Hours or  Closed

Tuesday

Start: 11:00 AM

Stop: 3:00 PM

Start:

4:30 PM

Stop: 9:00 PM

or  24 Hours or  Closed

Wednesday

Start: 11:00 AM

Stop: 3:00 PM

Start:

4:30 PM

Stop: 9:00 PM

or  24 Hours or  Closed

Thursday

Start: 11:00 AM

Stop: 3:00 PM

Start:

4:30 PM

Stop: 9:00 PM

or  24 Hours or  Closed

Friday

Start: 11:00 AM

Stop: 3:00 PM

Start:

4:30 PM

Stop: 9:00 PM

or  24 Hours or  Closed

Saturday

Start: 11:00 AM

Stop: 3:00 PM

Start:

4:30 PM

Stop: 9:00 PM

or  24 Hours or  Closed

Sunday

Start:

Stop:

Start:

4:30 PM

Stop: 9:00 PM

or  24 Hours or  Closed

Packet
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2019 Industrial Waste Inspection Schedule

1
2
3
4
5
6
7
8
9

Permit #
CE 231
CE 237
CE 245
CE 304
CE 308
CE 312
CE 324
CE 344
CE 404

Business
Barndiva
Studio Barndiva
Taqueria El Sombrero
KinSmoke
Downtown Bakery
The Nectary
Flying Goat Coffee
Valette
Journeyman Meat Company

10
11
12
13
14
15
16
17
18
19
20
21
22
23
24
25
26
27
28
29
30
31
32
33
34
35
36
36
37
38
39
40
41
42
43
44
45
46
47
48
49
50
51
52
53
54
55
56
57
58
59
60
61
62
63
64
65
66
67
68
69
70
71
72
73
74
75
76
77
78
79
80
81
82
83
84
85
86
87
88

CE 415
CE 420
CE 425
CE 428
CE 434
CE 441
DC 20
DC 177
DR 198
FI 217/ EA 240
FI 400
GR 315
GR 725
GR 1530
HE 48
HE 102
HE 110
HE 111
HE 113
HE 125
HE 133
HE 149
HE 165
HE 206
HE 214
HE 219
HE 227
HE 235
HE 241
HE 244
HE 245
HE 301
HE 317
HE 330
HE 335
HE 336
HE 345
HE 381
HE 403
HE 417
HE 420
HE 505
HE 1239
HE 1270
HE 1280
HE 1345
HE 1351
KE250
MA 14
MA 22
MA 116
MA 124
MA 133
MI 9
MI 20
MI 36
MI 44
MI 60 'A'
MO 449
MO 520
NO 25
NO 29
NO 109
NO 115
NO 131
NO 1248
PL 109
PL 109A
PL 128
PO 557
PR 1024
SO 927
UN 1375
VI 1006
VI 1037
VI 1047
VI 1051
VI 1063
VI 1101
VI 1115

Raven Film Center
Bravas Bar de Tapas
El Taco Grande
Sheltons Natural Food
Casa del Mole
Flakey Cream

Permit
Old/New/Exp
date
New / 2019
New / 2019
New / 2019
New / 2019
New / 2019
New / 2023
New /2021
New
New

Freq
A
A
A
SA
A
A
A
A
A

New / 2019
New / 2019
New / 2019
New/2021
New / 2019
New / 2019

A
A
A
A
A
A

New / 2019
New / 2019
New /2021
New / 2019
New /2021
New /2021
New/2021
New / 2019
New /2021

SA
A
A
A
A
A
A
SA
A

New / 2019
New/2021
New/2021
New /2021
New /2021

A
A
A
A
A
A
A
A
A

Jan

Feb

Mar

Apr
April
April

May

Jun

Jul

Aug

Sep

March
March
March
March

Oct

Nov

Dec

Oct

July
July
July
Aug
Aug
Aug
Aug
Aug
Aug

(old Divine)
(old Deli)

Adel's
St. Johns Elem.
Healdsburg Elementary
Healdsburg Jr. High
Healdsburg Senior Living
Mugnaini Imports Inc
Healdsburger
Lola's Market
McDonald's

April

Nov
July
June
June
June
Nov
Sept
Sep
Sept

March

La Tradicion Market
Taqueria Guadalajara
La Pizza
OUI Cater LLC
Single Tree Inn
(old café)

Mateos Cocina
Spoonbar @ H2
Harmon Guest House @ H2

New /2021
New /2021
New /2021

Siduri Wine Bar
(old Tavern Sofia)

Healdsburg Bar and Grill
Pizzando
Dry Creek Kitchen
Campo Fina
Barrels, Brews, Bites
Baci
Bear Republic Brewery
Moustache Bakery
Willi's Seafood
Costeaux Bakery

New /2021
New / 2019
New / 2019
New / 2019
New / 2023
New / 2021
New / 2019
New / 2019
New / 2021
New / 2019

(John & Zekes)

Sake'O
B&B
Bean Affair
Otaro Sushi
Big John's
Round Table Pizza
KR Catering

Relish Culinary Adventures
Wurst Sausage
Noble Folk
Oakville Grocery
Healdsburg Senior Center
Encore Rentals
Soul Fixx Elixirs
Coyote Den
The Parish
Breathless Wines Tasting Room
Fitch Mt. Elementary SchoolThe Shed
Chalk Board
Taste of Tea
Guiso Latin Fusion
Single Thread Farms
Villa Chanticleer
The Brass Rabbit
Dukes Common
El Farolito
Summer's Market/Deli
Healdsburg High School
Tayman Park Clubhouse
Healdsburg Hospital
Thai Orchard Cuisine
Carl's Jr.
8 Dragons
Mountain Mikes Pizza
Agave Restaurant
Subway
Safeway

New / 2019
New / 2022
New / 2019
New / 2023
New /2021
New/2021
New / 2022
New /2021
New /2021
New / 2019
New / 2021
New / 2021
New / 2021
New / 2023
New/ 2023
New / 2019
New / 2021
New / 2021
New / 2019
New / 2021
New / 2021
New / 2021
New / 2022
New / 2021
New / 2021
New / 2021
New / 2021
New / 2019
New / 2021
New / 2021
New / 2019
New / 2021
New / 2021
New / 2021
New / 2019
New / 2019
New / 2019

A
A
SA
A
SA
A
A
A
SA
A
SA
SA
A
A
A
A
A
A
A
A
A
A
A
A
SA
A
A
A
A
A
A
SA
SA
A
A
A
A
A
A
A
A
A
A
A
A
A
A
SA
SA
A
A

Sept
Sept
Sept
June
Sept
Feb
Oct
Oct
Oct
March

Oct
Oct

Feb

Aug
Aug

Feb
Feb
Feb

Sep
June
May

Nov

Feb

July

Jan
Jan
Nov
May
May
Nov
Nov
Jan

July
June
Oct
June
March
March
Oct
Nov

Jan
Jan
Jan
June
May
May
May
May

Nov
Nov

Nov
July
Jan
Jan
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(gas station)

Feb
Feb
June
July
May
April
April
April
April
April
April
April

Nov
Nov

Schedule Changes / Notes
1
YELLOW = Renew Discharge Permit

2

RED = Physical inspection & meeting

3

Green = Visual Inspection/ Request pumping &
receipts if it appears in need of service.

4

SA = Semi-annually

6

A = Annually

7

5

8
9
10
11
12
13
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Packet Pg. 295

6.B.b

City of Healdsburg
INDUSTRIAL DISCHARGER INSPECTION REPORT
GENERAL INFORMATION
N/A

Permit Number:
Issue Date:
Business Name:
Address:
Mailing Address: (same as above )
Phone Number:
Industry Contact and Title:
Persons Present During Inspection
Name:
Name:
Name:
Inspection Type: Semi annual
Emergency
Unscheduled
Frequency:
annual

II.

Expiration Date: N/A

Fax Number:
Email:
Title:
Title:
Title:
Scheduled Special Monitoring
Last Inspection Date:

Other (specify______________________)
Last Sampling Date:

FOCUS OF INSPECTION

Describe the purpose of the visit. For annual inspections, review items in sections III, IV and V, and for those
facilities to which it applies; inspect areas with potential non-stormwater discharge (see check boxes below).

To ensure grease interceptor maintenance on a set schedule and inspect the facility.
Site evaluated for non-stormwater discharges Yes X N/A Storm drains free of visible pollutants? Yes X No
Processing areas drain to sanitary sewer? Yes X No Signs of illicit discharge to storm drains? Yes X No
Document and investigate non-stormwater discharge related issues, and summarize any enforcement on this form.

III.

FACILITY & INDUSTRIAL PRETREATMENT INFORMATION

Describe the manufacturing processes used and/or services provided, and changes since the last inspection. Describe
the facility’s wastewater pretreatment system(s). Unauthorized discharge points in service? Has the system
experienced operational/upset problems since the last inspection? If yes, describe.

This facilities pretreatment consists of a 10 gallon grease trap. This facility serves lunch and dinner
seven days per week. No unauthorized discharge points or problems since last inspection.

IV.

Attachment: FINAL SSMP Update 2020 w append-red (2747 : SSMP 2020 Update)

I.

SOLIDS/GREASE GENERATION (if applicable)

Inspect and describe condition of sump(s) and/or interceptors located at this facility. Measure sludge depth and
surface scum. Compare with IU’s self-monitoring report form (if available).

Interceptor
Location
1.

Under sink

1st Stage
Surface
Scum
0”

Bottom
Sludge
0”

2nd Stage
Surface
Scum
0”

Bottom
Sludge
0”

Other
Surface
Scum

Bottom
Sludge

2.

Packet Pg. 296
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V.

PRODUCT STORAGE AND SPILL PREVENTION (if applicable)

List any wastes stored in a location or manner that could potentially allow spilled products to enter the sewerage or
storm drains at the facility. Also describe any modification of storage practices that would prevent products from
entering the sewer or storm drains.

Product(s) Name

Quantity

Storage Location

1.

Storage Alternatives to Prevent
Sanitary Sewer/Stormdrain Entry

2.

INSPECTION SUMMARY
Summarize highlights, deficiencies, and follow-up requirements concluded from this inspection. Include Inspection
results, recommendations, special monitoring, or stormwater/drain notes. Note discrepancies and remediation
timelines.

Able to verify or obtain copies of service receipts? Yes
No X
N/A X
Stormwater violations noted during this inspection? Yes
No
N/A
Note to Discharger: Inspections are performed no less than annually to verify compliance with City Ordinance #763
Article IV (sec 15-60, 15-111). Facility inspection fees are as follows: 1st in a one year period - $0, each additional $154. Scheduled fees may or may not apply, and are levied at the discretion of inspectors.

SIGNATURES
Inspector Signature:
Contact Signature:

Date:
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3.
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Appendix 8.1 – Sewer System Master Plan
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02/26/2020: Sewer Master Plan
preparation in progress. Anticipated
completion Fall 2020
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City of Healdsburg SSMP Audit Performance Indicators
SSMP
Section

Description

System Information
(tracking purposes only, no targets)

Financial Information
Organization
(tracking only,
no targets)

D.13.ii.c

Chain of
Communication

D.13.iv.a

Maps

D.13.iv.b

PM Activities

O&M

D.13.iv.c

R&R Plan

Performance Indicator

Unit

Target

Total System Length
Service Area
Population
Service Connections
# Manholes
# Pump Stations
Sewer < 8 inch
8 inch < sewer < 15 inch
15 inch < sewer < 21 inch
21 inch < sewer < 42 inch
Average age of system piping
New sewer main installation
New sewer lateral installation
New cleanout installation
Wastewater collections operations &
maintenance staff (SEE NOTE 1)
Total sewer collection O&M spending
Total sewer collection R&R spending

miles
sq miles
number
number
number
number
miles
miles
miles
miles
years
miles
miles
number

Total customer service calls

number

Total customer service calls resolved

number

Age of oldest un‐fulfilled map update
request
Certified wastewater collections
operators
Sewer laterals cleaned per year
Sewer mains cleaned per year
Manholes inspected per year
Sewer main CCTV inspected per year
Sewer laterals CCTV inspected per year
Lift Stations maintained annually
Sewer main rehabilitated/replaced per
year
Sewer laterals rehabilitated/replaced per
year
Manholes rehabilitated
% of CCTV inspection records reviewed for
condition assessment purposes
% of active Level 4 defects analyzed and
included in CIP planning documents
% of active Level 5 defects scheduled for
repair within 5‐year CIP

number

14

$M
$M

$1.0M
$1.0M

days

180

number

8

number
miles
number
miles
number
number

20
15
300
13.5
20
11
0.5 –
1.0 mi

miles
number

5

number

10‐20

%

100

%

90

%

100
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SSMP Element
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Design
OERP

D.13.iv.d

Training

D.13.iv.e

Critical Parts

D.13.v.b

Construction

D.13.vi.a

Notification
SSO
Containment
Public
Education
Grease
Removal
Devices

D.13.vi.d
D.13.vii.a
D.13.vii.d

FOG
D.13.vii.e

D.13.vii.f

FOG
Inspections
FOG Hot Spots

Monitoring &
Measurement

D.13.ix

SSO Trends

Audit

D.13.x

Updates

Communication

D.13.xi

Communication
Program

Overall % completion of training matrices
for all wastewater collections operations
& maintenance staff
Complete annual review of lift station
spare part availability
% of new sewer mains inspected
% of new sewer laterals inspected
Average response time to SSO
Percentage of SSO volume reaching a
surface water
Annual distribution of FOG informational
flyers with City utility billing.
% of total FSE's with Grease Removal
Devices installed
% of FSEs with permits inspected in the
current year
% of FSEs with violations that require
increased inspections
Length of FOG hotspot sections of pipe
Number of SSO's caused by FOG
SSO Rate per 100 miles of pipe
Total volume of SSO events per 100 miles
of pipe
% of total SSO volume recovered
Number of SSOs caused by roots
Number of SSOs caused by debris
Number of SSOs caused by pipe failure
Number of SSOs caused by capacity
Total Number of Private Lateral SSOs
# of Days since completion of last audit
# of Days since completion of last SSMP
update
Most current SSMP documents posted to
City website

%

100

Yes/No

Yes

%
%
minutes

100
100
<60

%

<25

Yes/No

Yes

%

80

%

100

%

<10

feet
number
#/100 mi

2,500
<2
7

gal/100 mi

40,000

%
number
number
number
number
number
days

75
<2
<2
<2
0
<5
<730

days

<1,825

Yes/No

Yes

Notes:
1.

Calculate the total number of City staff employed under the following positions:
 Public Works: Public Works Maintenance Superintendent, Public Works Utility Foreman,
Utility Worker
 Utilities: Water/Wastewater Operations Superintendent, Wastewater Operations
Foreman, Utility Operator.
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SSMP Element

1. Goals
2. Organization

3. Legal Authority

2020 SSMP Updates/Changes
Added goal to monitor hydraulic capacity of the system.
Legally responsible officials updated in Appendix 2.1.
Updated, new SSMP responsibility chart in Appendix 2.1.
Updated in new 2019 OERP.
Added Municipal Code section numbers.

2/17/2020
2/17/2020
2/17/2020
2/17/2020
2/17/2020

Rob Scates
Rob Scates
Rob Scates
Rob Scates
Rob Scates

(b) Require proper design and construction of SSS components

Added Municipal Code section numbers.

2/17/2020

Rob Scates

(c) Ensure access to laterals owned/maintained by City
(d) Limit the discharge of FOG or other debris that may cause
blockages
(e) Enforce violations of sewer ordinance

Added Municipal Code section numbers.

2/17/2020

Rob Scates

Added Municipal Code section numbers.

2/17/2020

Rob Scates

Added Municipal Code section numbers.
GIS updated for hydraulic model, new regular map update procedures
and schedule added.

2/17/2020

Rob Scates

2/17/2020

Rob Scates

2/17/2020

Rob Scates

2/17/2020

Rob Scates

2/17/2020

Rob Scates

(b) Schedule, conduct, and document preventive O&M activities

2/17/2020

Rob Scates

2/17/2020

Rob Scates

No significant changes.

2/17/2020

Rob Scates

New 2019 OERP developed and adopted (Appendix 6.1).
New 2019 OERP developed and adopted.

2/17/2020
2/17/2020

Rob Scates
Rob Scates

(c) Procedure for prompt notification to regulatory agencies

New 2019 OERP developed and adopted.

2/17/2020

Rob Scates

(d) Appropriate staff and contractor training for OERP execution

New 2019 OERP developed and adopted.

2/17/2020

Rob Scates

(e) Procedures to address emergency operations during SSOs

New 2019 OERP developed and adopted.

2/17/2020

Rob Scates

2/17/2020

Rob Scates

(e) Equipment and critical replacement parts

6. Overflow Emergency Response Plan
(“OERP”)

Updated description of preventative sewer cleaning programs, lift
station maintenance, and documentation of work completed.
Developed 2020‐2021 CCTV inspection schedule. Provided criteria for
prioritizing and scheduling of PACP Severity 5 and 4 defects identified
through CCTV inspections.
Updated description of training programs and documentation.
Updated description of equipment and replacement part tracking and
documentation.
No significant changes.

(c) Condition assessment, rehabilitation and replacement (R&R)
plan
(d) Training

5. Design and Performance Provisions

LRO

(a) Develop goals for operation and maintenance of SSS
(a) Identify the Legally Responsible Official (LRO)
(b) SSMP responsibility and organization chart
(c) Chain of communication for reporting SSOs
(a) Prevent illicit discharges into SSS

(a) Maintain up‐to‐date collection system maps

4. Operations and Maintenance Program

Date

(a) Maintain SSS design and construction specifications
(b) Procedures and standards for inspecting and testing new and
R&R projects
(a) Proper notification procedures for SSOs
(b) Program for appropriate SSO response

(f) Procedures to ensure containment of SSOs to prevent discharge
New Water Quality Monitoring Plan developed and adopted
to surface waters including water quality monitoring when
(Appendix 6.2).
required
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SSMP Element

7. Fats, Oils, and Grease (FOG) Control
Program

8. System Evaluation and Capacity
Assurance Plan (“SECAP”)

9. Monitoring, Measurement and
Program Modifications

10. SSMP Program Audits
11. Communications Program

2020 SSMP Updates/Changes

Date

LRO

(a) Public education plan to promote proper disposal of FOG

No significant changes.

2/17/2020

Rob Scates

(b) FOG disposal plan
(c) Legal authority to prohibit discharge of FOG

No significant changes.
No significant changes.
Updated description of standard permit conditions, GRD
requirements, and maintenance requirements.
Updated description of FSE inspection procedures.

2/17/2020
2/17/2020

Rob Scates
Rob Scates

2/17/2020

Rob Scates

2/17/2020

Rob Scates

No significant changes.

2/17/2020

Rob Scates

2/17/2020

Rob Scates

2/17/2020

Rob Scates

2/17/2020

Rob Scates

(d) Requirements to install and maintain grease removal devices
(e) Authority to inspect and enforce FOG ordinance
(f) FOG characterization assessment and hot spot cleaning
schedule
(g) FOG source control program measures

No significant changes.
City is conducting flow monitoring in Winter/Spring 2020 and
(a) Develop SSS hydraulic model and identify capacity deficiencies
developing new Sewer System Master Plan in 2020.
Added description of hydraulic design/performance criteria for
(b) Establish SSS hydraulic design criteria
existing SSS assets for capacity assessment in Master Plan.
(c) Establish short‐ and long‐term CIP for capacity enhancement
City is developing new Sewer System Master Plan in 2020. Added
measures
description of I/I reduction measures.
(d) Develop schedule of completion dates for projects
City is developing new Sewer System Master Plan in 2020.
(a) Maintain records and information for SSMP activities
Updated description of data maintained by City.
(b) Measure effectiveness of SSMP elements and programs
Added new performance indicators (Appendix 9.1).

2/17/2020

Rob Scates

2/17/2020
2/17/2020
2/17/2020

Rob Scates
Rob Scates
Rob Scates

(c) Assess success of the preventative maintenance program

No significant changes.

2/17/2020

Rob Scates

SSMP change log added.

2/17/2020

Rob Scates

2/17/2020

Rob Scates

2/17/2020

Rob Scates

2/17/2020

Rob Scates

(d) Update SSMP program elements based on performance
evaluations
(e) Identify and illustrate SSO trends

SSO trends established in FY 15/16‐18/19 Audit.
Included FY 15/16‐18/19 Audit in Appendix 10.1, to serve as a
(a) Conduct periodic audits
template for future SSMP audits.
(a) Communicate on a regular basis with the public regarding SSMP City will add new SSMP documents and links for the 2020 updated
development, implementation, and performance
SSMP to the City website.
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City of Healdsburg
Sewer System Management Plan (SSMP)
Four‐Year Audit of FY15/16 – FY18/19

This report summarizes the results of the required Sewer System Management Plan (SSMP) internal audit process
for the City of Healdsburg (City) for fiscal years 2015‐2016 (FY 15/16), 2016‐2017 (FY 16/17), 2017‐2018 (FY 17/18),
and 2018‐2019 (FY 18/19). The purpose of the SSMP is to provide a written framework and plan for properly
managing, operating, and maintaining the City’s sanitary sewer collection system. The programs described in the
SSMP are designed to minimize the occurrence of sanitary sewer overflows (SSOs) and ensure compliance with
California State Water Resources Control Board (SWRCB) Order No. 2006‐0003‐DWQ and Attachment A of the
Order, known as SWRCB Order No. WQO 2013‐0058‐EXEC, together constituting the Statewide General Waste
Discharge Requirements for Sanitary Sewer Systems (SSS WDR). The purpose of the SSMP audit is to evaluate the
effectiveness of the SSMP, by reviewing the performance of programs described in the SSMP against the
performance measures used by the City to evaluate compliance with requirements of the SSS WDRs.
The intention of conducting the SSMP audit is for the SSMP to evolve over time as a “living document” that the
City continually adjusts after identifying potential enhancements and implementing changes in the management,
operation and maintenance of the City’s sanitary sewer collection system. Recently, the SWRCB is proposing a
statewide sanitary sewer system order reissuance. The proposed reissuance, which will be built on the existing
general order, is currently proposed to be adopted in 2020, with a primary focus of reducing the statewide spill
volume. This audit briefly discusses the proposed reissued order by the SWRCB and considers recommendations
to enhance future compliance.
The City will be completing the SSMP internal audit (Audit) on a biennial basis that is consistent with the procedure
outlined in element ten (x) of the SSMP. The City completed its last SSMP update in 2014 and is required by the
SSS WDR to update and recertify the SSMP at minimum every five years. The objective of this Audit is to review
SSMP compliance, implementation, effectiveness, and make recommendations for updating the SSMP. This report
includes the following key tasks:
1. Evaluate the City’s historical SSO data and performance measures (Audit SECTION 3).
2. Using a standardized audit procedure detailed in Audit SECTION 4, identify areas of improvement and
provide recommendations to enhance the effectiveness of the SSMP and its compliance with the future
reissued Order.
3. Analyze the City’s preventative maintenance (PM) program and rehabilitation and replacement (R&R)
program as they relate to the operation and maintenance of the collection system (Audit Section 5.4).
4. Review the Sanitary Sewer Overflow Emergency Response Plan (OERP) and identify improvements as
needed (Audit Section 5.6).
5. Document all findings during the Audit and retain it on file (Audit SECTION 6).
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SECTION 1 Audit Objectives

Note that the Audit of the City’s SSMP is based on the City’s 2009 (updated in 2014) version, and the results of
the Audit will be used to identify updates to be made to the SSMP that will be implemented and certified by City
Council in 2020.
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City of Healdsburg
Sewer System Management Plan (SSMP)
Four‐Year Audit of FY15/16 – FY18/19

SECTION 2 Agency Background / System Information

Table 1 – Overview of Sewer Collection System
Criteria

FY 15/16 – 18/19

Miles of gravity sewer mainline

50.2

Total Miles of laterals

90.5

Total Miles of lower laterals (owned by the City)

54.5

Total Miles of pressure sewer

3.0

Number of manholes
Lift stations

1,027
11

Customer accounts (including individual multi‐family units and non‐
residential, approximate as of 2020, refer to 2016 Rate Study Exhibit IV‐2)

5,250

Population served (approximate as of 2020)

11,800

Public Works & Utilities Departments staff number involved with sewer
collection system operations, maintenance, management

26

Annual O&M budget for sanitary sewer system facilities

$1,000,000

Annual capital expenditure budget for sanitary sewer system facilities

$1,000,000

Category 1 SSOs

9

Category 2 SSOs

1

Category 3 SSOs

18

The City treats wastewater conveyed through its collection system at the City’s water reclamation facility (WRF).
The WRF is permitted for an average daily dry weather flow of 1.4 MGD and peak daily wet weather flow of 4.0
MGD. Sewage flows by gravity to the Magnolia Lift Station, from where it is pumped approximately 3,500 ft
through two parallel 14‐inch force mains to the WRF. The City operates 10 other lift stations that serve smaller
areas within the City. The City is a part of Region 1 (North Coast) of the SWRCB.

February 2020
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The City of Healdsburg is located along US Route 101 in northern Sonoma County approximately 15 miles north
of Santa Rosa. The City covers approximately 4.5 square miles of area that lies west of the Russian River. Typical
elevations are within a range of 100 to 300 feet above sea level with an average slope across the City of 0.5% from
east to west. The City is responsible for the operation and maintenance of a sewer collection system that includes
54 miles of gravity sewer mains and serves approximately 11,800 people. Table 1 lists key information about the
sewer collection system over the past four‐year period.
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City of Healdsburg
Sewer System Management Plan (SSMP)
Four‐Year Audit of FY15/16 – FY18/19

SECTION 3 SSO Trends
3.1 Historical SSO Data

One of the tasks of the Audit is to compare the information submitted to the publicly available CIWQS database
with internal City records. This is done because Order No. WQ 2013‐0058‐EXEC (Section E – Record Keeping
Requirements) requires the City to maintain detailed records of each SSO event. The Wastewater Superintendent
verifies that SSO data in CIWQS is accurate and matches the SSO Field Report Forms. Table 2 summarizes key data
present in CIWQS and City internal records and shows some inconsistencies, details of which are listed in Appendix
7.2. The reason identified for the inconsistencies is that the City’s internal reports are initially collected during
the SSO response, and the final report submitted to CIWQS includes additional follow‐up and more detailed
information that is collected and reported in CIWQS but may not be later added to the initial internal report. This
issue is being resolved with the City’s new OERP (2019) and updated Sanitary Sewer Overflow Field Report forms
which will improve documentation of post‐SSO event follow‐up activities.
Table 2 – CIWQS and City SSO Historic Data
SSO Historical Data

CIWQS
Data
FY15/16

Internal
Records
FY15/16

CIWQS
Data
FY16/17

Internal
Records
FY16/17

CIWQS
Data
FY17/18

Internal
Records
FY17/18

CIWQS
Data
FY18/19

since last SSMP Internal Audit
The total number of SSOs
6
6
13
13
3
4
6
reported
The reported total volume of
351
316
39,358
16,295
127,757
164,720
64,291
SSOs
The reported total volume of
SSOs that reached waters of
0
0
26,352
3,292
127,602
108,560
63,367
the state
The percent volume of SSOs
100%
100%
33%
80%
100%
34%
1%
recovered
The average SSO response time
0:15
0:17
0:56
0:57
0:25
0:28
0:09
[hh:mm]
The average SSO duration time
0:52
7:08
23:16
18:27
1:51
4:22
953:31 1
[hh:mm]
1. Due to small, slow leak in a sewer pipe that occurred for an unknown length of time but was estimated.

The following section analyzes the City’s historical SSO data to identify potential SSO trends to provide insight into
measuring the effectiveness of the City SSMP and future improvements in reducing SSOs. Figure 1 highlights the
category and number of SSOs since FY 11/12. The SWRCB defined three new SSO categories as of September 13th,
2013. A Category 1 SSO is currently defined as a spill of any volume that reaches a surface water. A Category 2
SSO is currently defined as a spill greater than or equal to 1,000 gallons that does not reach surface water. A
Category 3 SSO is currently defined as a spill less than 1,000 gallons that does not reach a surface water. Figure 1
shows a declining trend for Category 3 SSO events over time and also a general downward trend in the total
number of SSOs per year.
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Appendix 7.1 of this report includes the date, location, type, volume, volume recovered, and recovery
percentage of total volume of each SSO reported to California Integrated Water Quality System (CIWQS) during
the audit period.
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Sewer System Management Plan (SSMP)
Four‐Year Audit of FY15/16 – FY18/19
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Figure 1 – Number of SSOs per Fiscal Year

Total Annual Spill Volume
[gal]

Figure 2 shows the total annual SSO volume since 2011 (logarithmic scale). Although the number of SSO events
has generally been decreasing over recent years (See Figure 1), Figure 2 indicates that the spill volume has been
increasing during this audit period. A similar trend was also observed by the SWRCB throughout the state and
most regions. The two particularly significant wet weather seasons of FY 16/17 and 17/18 in terms of rainfall are
a possible contributing factor to the higher regional and statewide spill volumes.
1,000,000

127,757
39,358

100,000
10,000

1,350

1,628

1,336

64,291

1,406
351

1,000
100
10
1
FY11/12

FY12/13

FY13/14

FY14/15

FY15/16

FY16/17

FY17/18

FY18/19

Figure 2 – Total Annual Spill Volume
Further details regarding higher volume spills that occurred between FY 16/17 and FY 18/19 are provided below:
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2
2

FY13/14

Number of SSOs

10

During FY 16/17, two SSOs (of 13 total SSO events) accounted for 35,220 gallons or approximately 90% of
the spill volume for that year. One of these spills was caused by root intrusion in a main line (23,040
gallons) and the other by a contractor construction diversion failure (12,180 gallons) which was contained
in the construction trench.
Fiscal Year 17/18 involved only three SSOs, one of which was caused by a contractor construction
diversion failure that resulted in a 127,602 gallon spill. This spill reached a dry waterway and was
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recovered although still reported as a Category 1 event. This single spill accounted for approximately 99%
of the spill volume during FY 17/18.
During FY 18/19, two SSOs (of 6 total SSO events) accounted for approximately 99% of the total annual
spill volume. A 20,400 gallon spill occurred at the City’s Magnolia Lift Station during a historic (100 year +
return period) rain event that flooded areas of the City of Healdsburg and introduced a level of stormwater
inflow into the sewer collection system that exceeded the lift station’s design capacity. A 42,967 gallon
spill was reported from a slow leak from a crack (approximately 0.109 gpm) observed in an exposed
section of gravity sewer main crossing through a concrete drainage culvert. The duration of the leak was
unknown but estimated based on the last inspection of that area.

Below, the City’s number of SSOs per 100 miles of sewer pipeline (including gravity mains and force mains) and
spill volume per 100 miles of sewer pipeline are compared with the results from sub‐region North Coast (SWRCB
Region 1) and California (State), to provide regional context and insight into the City’s collection system
performance. Table 3 summarizes these findings, gathered from the SWRCB’s annual performance reports.
These reports and their related data can be found online at the following link:
https://www.waterboards.ca.gov/about_us/performance_report_1819/plan_assess/12411_sso_sewage_volume.html

The City’s SSO events per 100 miles of pipe are higher than the region and the State, during the past eight years.
The spill volume per 100 miles of pipe was generally lower than the region and the State prior to FY 16/17, but
has exceeded in FY 16/17, 17/18, and 18/19.
Table 3 – Regional Comparison of SSO Data
FY
2011/12
2012/13
2013/14
2014/15
2015/16
2016/17
2017/18
2018/19
Average*

# of SSOs per 100 miles of pipe
City
Region 1
State
21.1
3.5
4.9
10.5
3.3
5.4
19.3
4.0
4.9
15.8
3.4
4.6

11.3
3.1
24.4
3.4
5.6
3.2
11.3
3.9
13.2
3.4
*Average of 2015/16‐2018/19 audit period

4.0
3.7
3.0
3.2
3.5

Spill Volume (gal) per 100 miles of pipe
City
Region 1
State
2,373
23,884
15,788
2,861
6,149
10,074
2,348
14,329
5,097
2,471
10,324
11,484
660
73,981
240,145
120,848
108,908

2,226
73,372
12,710
69,478
39,447

25,134
49,725
8,674
23,982
26,879
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City of Healdsburg
Sewer System Management Plan (SSMP)
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Table 4 demonstrates the leading causes of SSOs in this audit period compared to the previous four‐year period
(FY 11/12‐14/15). Generally, the number of SSOs caused by roots has decreased, but the volume increased due
to one 23,040 gallon spill caused by roots. Also, this table shows that debris related SSO events have decreased
during this period and that FOG related SSOs remain low, which demonstrates the effectiveness and success of
the preventative sewer cleaning and FOG control programs. However, there is an apparent increase in SSOs
caused by pipe failure and contractor diversion failures compared to the previous four‐year period.
February 2020
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Sewer System Management Plan (SSMP)
Four‐Year Audit of FY15/16 – FY18/19
Table 4 – Leading Causes of SSOs in FY 15‐19 (compared to results from FY 11/12‐14/15)
By Number
Cause
Number
Roots
7 (9)
FOG
2 (2)
Debris
6 (20)
Pipe Failure
5 (4)
Capacity
Contractor
Diversion or
Other Causes

3 (0)
5 (3)

By Volume
Cause
Gallons
Roots
24,286 (1,247)
FOG
7 (146)
Debris
337 (4,074)
Pipe Failure
43,358 (23)
Capacity
Contractor
Diversion or
Other Causes

20,458 (0)
143,311 (230)

By Avg Volume Per SSO
Cause
Gallons
Roots
3,469 (139)
FOG
4 (73)
Debris
56 (204)
Pipe Failure
10,840 (6)
Capacity
Contractor
Diversion or
Other Causes

6,819 (0)
23,885 (77)

To further illustrate the leading SSO causes, the total SSO volume per cause for the past two four‐year periods are
shown in Figure 3 (logarithmic scale).

Figure 3 – Total Annual Spill Volume per Cause
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FY 15/16 ‐ FY 18/19 (FY 11/12‐14/15)

For FY 19/20 and FY 20/21, the City will be focusing on implementation of it’s CCTV inspection program to
complete inspection of all gravity sewer lines within the City that are older than 25 years in order to identify and
repair pipes that are in danger of failing in the near term in order to reduce spills due to pipe failure.
Additionally, the City will be implementing more stringent redundancy and monitoring requirements for
contractor bypass pumping operations in order to reduce spills that are contractor‐caused.

February 2020
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City of Healdsburg
Sewer System Management Plan (SSMP)
Four‐Year Audit of FY15/16 – FY18/19

3.2 SSO Performance Measures







SSO Rate (number of SSOs per 100 miles of collection system piping per year)
SSO volume (gallons) per 100 miles of pipe
Number of SSOs for each cause (roots, FOG, debris, pipe failure, capacity, lift station failures, etc.)
Percentage of SSO volume recovered (%)
Percentage of SSO volume reaching a surface water (%)

The City’s CIWQS SSO records were queried to analyze each performance measure from FY 15/16 to FY 18/19
and the data is shown in Table 5 below.
Table 5 – SSO Performance Measures (CIWQS)
Performance Measures
SSO Rate, # SSOs/100 mi
SSO Rate, gallons SSOs/100 mi
SSO Cause
Roots
FOG
Debris
Pipe Failure
Capacity
Contractor
Total SSO numbers
Total SSO volume (gal)
Average SSO Vol (gal)
(total volume/# of SSOs)
% of SSOs > 100 gal
Category 1 % of Total SSOs
% of Spill Volume Recovered

FY 15/16

FY 16/17

FY/17/18

FY18/19

CITY GOAL

11.3
660
1
0
4
1
0
0
6
351

24.4
73,981
5
0
2
2
0
4
13
39,358

5.6
240,145
1
1
0
1
0
0
3
127,757

11.3
120,848
0
1
0
1
3
1
6
64,291

59

3,028

42,586

10,715

7.0
40,000
1
1
1
1
0
0
4
22,500
N/A

33.3%
0%
100%

61.5%
46%
34%

66.7%
33%
100%*

50.0%
33%
1%

N/A
N/A
75%
25%

0%
66%
100%
99%
% of Spill Vol Reaching Surface Water
* A spill into a dry waterway occurred that was 100% contained but still reported as a Category 1 event.

The City has established goal values for each performance indicator for the upcoming audit period of FY 19/20 to
FY 20/21 also listed in Table 5. The goals have been set at a level that encourages a reasonable increase in
performance over the past 4‐year averages and also brings the City closer to Region 1 average performance.
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To improve operation and management of the sanitary sewer system and to prevent SSOs, the City is
implementing multiple performance measures to assess the effectiveness of the SSMP. The following
performance measures are specific to SSO occurrences:
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SECTION 4 Audit Procedure









Requirements focused on spill volume: Although the total number of spills has decreased over the past
few years, the CIWQS data has shown that, like the City of Healdsburg, the state has experienced higher
spill volumes. While this trend may be due to high amounts of rainfall in the previous three winter seasons,
the proposed reissuance will likely require enrollees to demonstrate system‐specific spill reduction
programs.
Improved Data Quality: With the goal of enhancing data accuracy, additional measures are being
considered to provide higher quality spill volume data, such as maintaining certified operators and
emphasis on staff training.
Enhanced Order Enforceability: Enforcement will be targeted to address poor performing systems and
those with lack of SSMP implementation.
Incentivize Order Compliance: SWRCB will recognize and acknowledge systems with good performance.
Effective Planning for System Resilience: SWRCB will look for effective and adaptive planning for spill
reduction.

4.1 Review of SSMP Compliance
This Audit assessed the City’s SSMP (2009/2014) against the requirements outlined in the SSS WDR. The
subsections of SECTION 5 are organized by SSMP element. Each subsection contains a table which lists the SSS
WDR section D.13 requirements and the City’s level of compliance of the SSMP with that requirement. The
compliance status of the City’s SSMP is indicated with one of the following ratings: Yes – in compliance, No – not
in compliance, or N/A – not applicable with a written justification in the SSMP. If there are any compliance
deficiencies, then an explanation of the deficiency is given. Each deficiency will have a recommended SSMP
enhancement, which may include action items, adjustments, and/or timelines for planned completion. Potential
enhancements may also be provided for SSMP elements are in compliance.

4.2 Review of SSMP Effectiveness
Following the SSMP compliance assessment compared to SSS WDR requirements, an evaluation of the
effectiveness of the SSMP elements has been conducted to comply with the requirements for SSMP audits per
subsection D.13.x of the SSS WDR. The discussion reviews if the programs outlined for each section are being
followed, and how effective the programs are at reaching the desired objectives. Recommendations will be made
where appropriate based on the results of this Audit to identify tasks to improve the effectiveness of SSMP
activities or SSMP updates required.

Attachment: FINAL SSMP Update 2020 w append-red (2747 : SSMP 2020 Update)

In accordance with SSS WDR Section D.13.x, the primary SSMP audit objective is to focus on evaluating the
effectiveness of implementing the SSMP and the City’s compliance with the SSMP requirements identified in the
SSS WDR Order. Also, according to recent SWRCB WDR workshops, it is expected that the statewide general order
reissuance will place particular emphasis on the following:

This section will not repeat the information and programs presented in each section of the SSMP and is intended
to evaluate the effectiveness of the stated programs for each SSMP element. The reader should reference the
City’s SSMP to obtain the information referenced by this Audit.
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SECTION 5 Audit of SSMP Elements
This section evaluates all elements of the City’s SSMP. Each section of this chapter is associated with one of the
eleven elements of the SSMP in accordance with SSS WDR section D.13 requirements. Each element is evaluated
for compliance and effectiveness as described above in Section 4.1 and 4.2 respectively. A summary of the
recommended modifications made through this Audit is included in SECTION 6.

5.1.1 Compliance
Table 6 – Compliance with SSS WDR D.13.i ‐ Goals
SSMP Requirement
i Provide a plan and schedule to
properly manage, operate, and
maintain all portions of the City’s
wastewater collection system.

Compliance

Yes

Deficiencies / Potential Enhancements

‐

5.1.2 Effectiveness of SSMP Elements and Recommended Modifications
Healdsburg Goals (SSMP 1.0)
 Level of Effectiveness: The City currently has seven goals identified in the SSMP. The goals of the City
recorded in the SSMP have been effective in guiding the City’s activities to support the objective of the
SSS WDR to protect the waters of the State.
 Recommendations: None.

5.2 Organization
5.2.1 Compliance
Table 7 – Compliance with SSS WDR D.13.ii ‐ Organization
SSMP Requirement
ii(a) Identify Legally Responsible Official (LRO)
ii(b) SSMP responsibility and organization chart
ii(c) Chain of communication for reporting SSOs

Compliance
Yes
Yes
Yes

Deficiencies / Potential Enhancements
Update description of LROs
Update City Org Chart and responsibilities
‐

Attachment: FINAL SSMP Update 2020 w append-red (2747 : SSMP 2020 Update)

5.1 Goals

5.2.2 Effectiveness of SSMP Elements and Recommended Modifications
List Legally Responsible Official (LRO) (SSMP 2.1)
 Level of Effectiveness: The current SSMP lists the Public Works Direct / City Engineer as the LRO. This has
since been changed per the most recent OERP to include several City positions including the
Water/Wastewater Operations Superintendent, Wastewater Utility Foreman, and Utilities Director.
 Recommendations: Modify and update the LRO table and move the table into an appendix, this helps the
element to be updated separately from the SSMP.
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Chain of Communication for SSO Reporting (SSMP 2.3)
 Level of Effectiveness: The spill notification procedures have been updated in the City’s most recent OERP
(2019). The City has a 24‐hour emergency call Dispatch which notifies the Utility Maintenance
Superintendent during business hours, and an On‐Call Employee after hours. This has been effective as
the average SSO response time has remained below 60‐minutes. Only 5 SSO response times were above
60 minutes during the audit period, approximately 18% of the events.
 Recommendations: None.

5.3 Legal Authority
5.3.1 Compliance
Table 8 – Compliance with SSS WDR D.13.iii – Legal Authority
SSMP Requirement
iii(a) Prevent illicit discharges
iii(b) Properly designed and constructed sewers
iii(c) Ensure access to laterals owned/maintained by City
iii(d) Limit the discharge of FOG and other debris
iii(e) Enforce any violation of City ordinances

Compliance
Yes
Yes
Yes
Yes
Yes

Deficiencies / Potential Enhancements
‐
‐
‐
‐
‐

5.3.2 Effectiveness of SSMP Elements and Recommended Modifications
Prevent Illicit Discharges (SSMP 3.1)
 Level of Effectiveness: The City’s legal authority to control use of the sewer collection system is provided
in Appendix C of the SSMP by Ordinance 763. This ordinance has been in effect since 1984 and it prohibits
the discharges of any substances that are not in compliance with the State or Federal regulation for
sewage discharge.
 Recommendations: Add specific sub‐section references into the SSMP text that outlines the contents of
Ordinance 763.

Attachment: FINAL SSMP Update 2020 w append-red (2747 : SSMP 2020 Update)

SSMP Responsibility Organization Chart (SSMP 2.2)
 Level of Effectiveness: The SSMP Responsibility Organization Chart lists descriptive definitions of the SSMP
responsibilities. The chart defines the work flow and responsibilities of individual City positions as outlined
in the City’s Organizational Chart (SSMP Figure 3). The organization chart has not been updated since
2014.
 Recommendations: Modify and update the current City organization chart to reflect the latest
departments, work flows, and responsibilities as it relates to the SSMP elements.

Design and Construction Standards (SSMP 3.2)
 Level of Effectiveness: Ordinance 763 requires all entities to comply with all of the applicable City Public
Works Standards for construction or improvement of any sanitary sewer connection. In addition, it
requires inspection and supervision of all connections and repairs to the public sewer system. In most
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Sewer Access Authority (SSMP 3.3)
 Level of Effectiveness: Ordinance 763 grants a right of entry for all authorized employees of the City to
enter all served properties for inspection, observation, sampling, testing, maintenance, repairs, or
replacement of collection system assets.
 Recommendations: Add specific sub‐section references into the SSMP text that outlines the contents of
Ordinance 763.
FOG Control (SSMP 3.4)
 Level of Effectiveness: Section 15‐103 and 15‐104 of Ordinance 763 lists prohibited wastes as it relates to
sewage, which includes floatable fats, oil, or grease (FOG) in excess of 50 parts per million (ppm), or
dispersed non‐floatable FOG matter in excess of 500 ppm. In accordance with Ordinance 763, any person
discharging prohibited waste into the sewer requires a permit before doing so. Section 15‐104 of
Ordinance 763 requires pretreatment of such waste before being discharged to the system.
 Recommendations: Add specific sub‐section references into the SSMP text that outlines the contents of
Ordinance 763.
Enforcement Authority (SSMP 3.5)
 Level of Effectiveness: Ordinance 763 holds any discharger who discharges prohibited waste into the City
system accountable for the damage and associated costs. Existing City ordinances, including Ordinance
763, are enforced through Ordinance 985, which is typically managed by the City’s “Enforcement Officer”.
 Recommendations: Add specific sub‐section references into the SSMP text that outlines the contents of
Ordinance 763.
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instances, if there is a cleanout, the City owns and is responsible for the lower lateral (from the property
line to the sewer main). This represents approximately 54.5 mi of laterals.
Recommendations: Add specific sub‐section references into the SSMP text that outlines the contents of
Ordinance 763.
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5.4 Operation and Maintenance Program
5.4.1 Compliance
SSMP Requirement
iv(a) Collection system maps

Compliance
No

iv(b) Preventive O&M activities
Yes

iv(c) Rehabilitation and Replacement (R&R) plan

No

iv(d) Training
No

iv(e) Equipment and critical replacement parts
Yes

Deficiencies / Potential Enhancements
The City does not currently have the staffing in
place to keep the GIS mapping up to date.
Updates to the description of the City’s
preventative sewer cleaning program described
in the SSMP need to be made to reflect current
practices.
A plan and schedule to complete CCTV
inspection of the required areas of the
collection system (older than 25 years) by
January of 2022 should be developed. A
defined procedure for reviewing CCTV data and
scheduling and prioritizing system repairs is not
currently defined in the SSMP.
The City provides regular training. However,
documentation of training should be improved
to provide the City a defensible position that
proper training is completed annually.
A more thorough description of tracking
systems currently used by the City should be
provided in the SSMP.

5.4.2 Effectiveness of SSMP Elements and Recommended Modifications
Collection System Maps (SSMP 4.1)
 Level of Effectiveness: The City maintains electronic and hard copy maps of the sanitary sewer system and
storm drain system. The City’s maps are available to all personnel in a variety of formats. The Esri ArcGIS
maps can be accessed by the field crew utilizing an Esri Explorer application on their phones or a work
station, as well as hard copies. The GIS mapping is managed by the City’s IT Department. Redline updates
to the GIS mapping requested by field crews based on conflicts identified in the field are submitted via
the IT Department’s Help Desk interface. As‐built drawings of new infrastructure are also submitted for
addition to the GIS maps. However, the GIS mapping system has not been updated since 2012 because
of a lack of staffing in the IT Department to dedicate time to making GIS mapping updates. Therefore, the
City is not currently in compliance with maintaining “up‐to‐date” mapping.
 Recommendations:
o Updates to the GIS mapping based on as‐built drawings of sewer system improvements since 2012
will be made as part of the City’s Hydraulic Modeling effort.
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Table 9 – Compliance with SSS WDR D.13.iv – O&M Program

Page 14
Packet Pg. 319

6.B.b

o

o

Identify a staff position within the Public Works Department that will be responsible for making
GIS mapping updates and ensure this position is allocated adequate time on an annual basis to
complete the task or outsource the GIS mapping updates to a qualified consultant.
Develop an annual schedule for transmitting mapping updates to the position responsible for
updating the GIS mapping. Sending updates in groups once every 3 to 6 months on a regular
schedule may be more effective than one‐at‐a‐time as they come up. Set deadlines for
completion of mapping updates and verify completion prior to the next regularly scheduled
submittal date.

Preventive Operations & Maintenance Activities (SSMP 4.2)
 Level of Effectiveness: A summary of the City’s current PM programs is provided below:
o The City’s goal is to clean the entire collection system once every 3 years. The City utilizes a large‐
scale GIS hard‐copy map located at the Corp Yard to highlight (using color coding by year) sections
cleaned for an easy visual representation of what has been done and what remains to be done
within the 3‐year cycle. There are also Excel spreadsheets that list all main line segments that are
used to document when each section was cleaned and observations of debris, FOG, grit, or roots.
o Sewer mains that have experienced SSOs or that have been observed to have high accumulation
of debris based on previous cleaning or CCTV inspections are placed on a higher frequency 180‐
day cleaning list. This is an Excel spreadsheet that is continually updated.
o Sewer laterals that have had private laterals spills are placed on a 180‐day sewer lateral auger list
for increased maintenance or future replacement. This is an Excel spreadsheet that is continually
updated.
o Each lift station is cleaned of accumulated debris and FOG using the vactor truck once per year.
An Excel spreadsheet is used to schedule the lift station cleaning by month and document results.
o Recently, CCTV is only being performed on mainlines and laterals if the crew identify an issue
during a PM activity, or after an SSO to identify the cause. Documentation of sewer lines so
inspected has been limited.
Currently, the City does not use a CMMS system for tracking and managing the PM activities and these
programs are maintained and tracked in a spreadsheet system. The current SSMP describes the use of
HTE Sungard CMMS; however this is no longer applicable. The City is currently undergoing a City‐wide
CMMS implementation study to determine the system requirements of the CMMS to be acquired.

Attachment: FINAL SSMP Update 2020 w append-red (2747 : SSMP 2020 Update)
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Currently, regular system cleaning is reportedly performed on staff overtime. It is unclear if the staffing
to perform cleaning on a 3‐year schedule and to complete CCTV inspection of the remaining portions of
the system by January of 2022 is in place. Additional staffing may be required.

February 2020

Page 15
Packet Pg. 320

6.B.b



Recommendations:
o Update SSMP Section 4.2 to provide an updated general overview of the current O&M activities
and PM programs using illustrative flow charts.
o Provide more detailed description of criteria used to place sewer main lines on the 180‐day
cleaning list.
o The City is planning to transition scheduling and documentation of sewer main line cleaning
activities from Excel spreadsheets to a new CMMS. As part of the ongoing CMMS implementation,
the City should ensure that the CMMS will be capable of tracking preventative maintenance down
to the level of each individual pipe segment and manhole in concert with the City’s GIS so that
results and statistics can be readily reviewed and analyzed on a GIS platform. Ensure the system
is user‐friendly for staff so that it is used efficiently.
o Update description within the SSMP of mechanical inspection/maintenance of lift stations.
Specific procedures are not currently described in the SSMP.

Rehabilitation and Replacement Plan (SSMP 4.3)
 Level of Effectiveness: The City conducts CCTV condition assessment using the National Association of
Sewer Service Companies (NASSCO) Pipeline Assessment Certification Program (PACP) coding standard.
The City has CCTV‐inspected approximately 20% of the sewer collection system. The City has a CCTV truck
equipped with IT Pipes software. However, the City has been attempting to integrate IT Pipes with its GIS
system and has experienced technical challenges with the implementation of this that has temporarily
halted progress on continued CCTV inspection. The City is required to complete CCTV inspection of all
sewer mains that are older than 25 years by January of 2022 according to the City's settlement with River
Watch. A plan and schedule to complete this work has not yet been developed.
Currently, the City doesn’t perform formal manhole condition assessment and manholes are inspected
visually during sewer cleaning activities, and any significant leaks or defects are repaired on the spot by
the sewer crew.
The City currently has several sewer rehabilitation/replacement projects in its 2018‐2023 5‐year CIP:
 Healdsburg Ave Sewer Replacement: 2,300 LF replacement of failed/problematic sewer line
 Orchard LS Reconstruction: Replacement of structure that is at end of its useful life
 West Side Road Gravity Sewer: Convert corporation yard forcemain to gravity sewer and abandon
Hendricks LS
 College St. Sewer / Water Main Replacement: Replace 1,800 LF of severely deteriorated water
main, replace older sewer main at the same time
 Fitch St. Sewer / Water Replacement: Replace 3,00 LF of deteriorated sewer / water mains.
 Piper St. Sewer / Water Replacement: Replace 1,600 LF of deteriorated sewer / water mains.
 Heron Lift Station Relocation: Relocate lift station that is prone to FOG buildup.
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The City has also established a goal to spend 1‐2% of the total collection system asset value per year on system
rehabilitation and replacement, which assumes that all assets have a useful life ranging between 50‐100 years. In
2012 the City had developed an estimate of the collection system and WRF replacement value based on an asset
inventory developed for the 2012 Rate Study. The calculated value at that time was approximately $80M. The
City’s most recent 2016 Rate Study recommended that $1.5M per year be transferred from the wastewater
operating fund to the capital replacement reserve, which is in line with the goal stated above.


Recommendations:
o Complete updates to IT Pipes CCTV software as soon as possible so CCTV inspection work can
resume.
o Develop a specific CCTV inspection schedule to complete all work by January 2022 and determine
if additional staffing is required or if use of outside contractors may be necessary.
o Describe the process/procedure for evaluating CCTV data, conducting a risk assessment to
prioritize repair of identified defects, and strategies used to develop individual capital
improvement projects. Describe use of contracted third party services to complete this work if
necessary. A regular annual schedule for completing review and analysis of CCTV data should be
established to ensure that high priority system defects are integrated into the City’s CIP as
promptly as possible.
o Describe within the SSMP the strategy used to determine the collection system asset replacement
value and keep this value updated in order to ensure that adequate system rehabilitation and
replacement funding and spending is in place, and how this information is included in ongoing
rate studies.
o Utilize future CMMS/GIS platform for calculating the sewer collection system’s replacement
value. If the CMMS and GIS is kept up‐to‐date, it will be easier to keep the replacement value up‐
to‐date as the system expands as well.

Training (SSMP 4.4)
 Level of Effectiveness: The City’s current training program for wastewater collection systems operations
consists mainly of bi‐weekly tailgate meetings covering a range of topics. Training tops include safety,
execution of the OERP, operation of sewer cleaning and CCTV equipment, etc.
 Recommendations:
o Develop a mandatory training matrix that covers all critical areas of competency for wastewater
collection systems operations including O&M programs, OERP, safety, CIWQS data management,
etc.
o Develop a system for verifying and documenting completion of the training matrix for each
wastewater collection systems operations employee and include this as an SSMP performance
measure.
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However, the SSMP does not describe the process for reviewing CCTV data, identifying system repairs, and
prioritizing those repairs for integration into the City‐wide CIP. The City’s settlement with River Watch requires
that all PACP Severity 5 defects are included within the 5‐year CIP.
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Equipment and Critical Replacement Parts (SSMP 4.5)
 Level of Effectiveness: The City owns two vactor trucks and a CCTV truck that are maintained by the City’s
fleet maintenance department, via Mitchell On Demand, which is a web‐based maintenance and parts
inventory system. The City maintains equipment and replacement parts at the corporation yard for sewer
system piping repairs, and the inventory is tracked using spreadsheets. Replacement parts for the sewer
lift stations are maintained at the WRF and tracked in LLumin CMMS. The equipment and critical
replacement parts inventory and upkeep is effective.
 Recommendations: Update the description in the SSMP of the fleet maintenance (vactor truck, CCTV
truck) tracking system used by the City, and the use of LLumin to track replacement parts for sewer lift
stations.

5.5 Design and Performance Provisions
5.5.1 Compliance
Table 10 – Compliance with SSS WDR D.13.v – Design and Performance Provisions
SSMP Requirement
v(a) Sanitary sewer design and construction
specifications
v(b) Procedures and standards for inspecting and
testing new and R&R projects

Compliance
Yes

Yes

Deficiencies / Potential Enhancements
Update the Standard Specifications and Details link
in the SSMP as the current link no longer works.
Add the Public Works Inspectors to the SSMP
responsibilities chart for enforcement of the design
and performance provisions.

5.5.2 Effectiveness of SSMP Elements and Recommended Modifications
Sanitary Sewer Design and Specifications (SSMP 5.1)
 Level of Effectiveness: The City’s design and construction standards are available on the City’s website
and the online SSMP document provides a link. These design and construction standards are effective in
ensuring that new or rehabilitated infrastructure is designed and constructed in an acceptable manner.
 Recommendations: Update the Standard Specifications and Details link in the SSMP as the current link no
longer works.
Sanitary Sewer System Construction and Performance Provisions (SSMP 5.2)
 Level of Effectiveness: The City’s construction and design standards include procedures and requirements
for the testing and inspection of new/rehabilitated assets by Public Works staff and has been effective in
ensuring that recently constructed assets perform as expected.
 Recommendations: Add the Public Works Inspectors to the SSMP responsibilities chart for enforcement
of the design and performance provisions.
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5.6 Overflow Emergency Response Plan
5.6.1 Compliance
SSMP Requirement
vi(a) Proper notification procedures
vi(b) Program for appropriate SSO response
vi(c) Procedure for prompt notification to
regulatory agencies

Compliance
Yes
Yes
Yes

vi(d) Procedures for appropriate staff and
contractor training
Yes

vi(e) Procedures to address emergency operations
(e.g., traffic, crowd control)
vi(f) Program to ensure containment of SSO to
prevent discharge and minimize adverse
impacts on the environment

Deficiencies / Major Recommendations
‐
‐
Consider implementation of a QA/QC review
procedure for Sanitary Sewer Overflow Report
forms prior to internal close‐out.
Per the City’s updated OERP, ensure that
contractors develop project‐specific OERPs for work
on the sewer collection system. Ensure appropriate
redundancy and monitoring provisions for any
sewer bypass operations on a case‐by‐case basis.

Yes

‐

No

Develop a Water Quality Monitoring Plan that
meets the requirements of the current Monitoring
and Reporting Program.

5.6.2 Effectiveness of SSMP Elements and Recommended Modifications
Notification Procedures (SSMP 6.1)
 Level of Effectiveness: The average SSO response time during the audit period was 34 minutes, with 15
minutes for FY 15/16, 56 minutes for FY 16/17, 25 minutes for FY 17/18, and 9 minutes for FY 18/19 (see
Table 2). These response times are faster than the City target response time of 60 minutes and indicates
that the notification procedures employed the City are effective in facilitating a rapid response from the
City’s first responders.
 Recommendations: No recommended modifications at this time.
Response Program (SSMP 6.2)
 Level of Effectiveness: The City developed adopted an updated OERP in 2019. SSO response procedures
are summarized in Tab 2 of Appendix C of the 2019 OERP. The flow chart uses a series of yes/no questions
to guide SSO responders in quickly identifying the right sequence of decisions and actions to properly
assess and mitigate an SSO. This chart is simple and effective in explaining the process in which to mitigate
an SSO. During the audit period, the average SSO duration length was about 12:30 hours long. There were
8 long‐duration SSOs (over 3 hours) that caused the average SSO duration length to increase. One of these
SSOs in FY 16/17 spilled from a main for an estimated 50 hours and resulted in a Category 1 spill of 23,040
gallons. In all these longer duration instances, the City was not notified of the SSO at the time the spill
initiated, but once notified, stopped all spills in under 60 minutes. These instances occurred before
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Regulatory Notification Procedure (SSMP 6.3)
 Level of Effectiveness: The Water/Wastewater Operations Superintendent, Wastewater Utility Foreman,
and Utility Director are the legally responsible officials (LRO) for certifying SSO reports submitted to
CIWQs, as indicated in Tab 1 of Appendix C of the OERP. The Public Works crew and Utilities crew are
authorized for reporting the SSOs to NCRWQCB, OES, City Clerk, Town of Windsor, Sonoma Water, and
SWRCB. This section is effective in conveying the responsibility of the LRO in reporting SSOs to the proper
authorities.
 Recommendations: Consider implementation of a QA/QC review procedure to ensure that data entered
on the new Sanitary Sewer Overflow Report forms (from 2019 OERP) matches data entered into CIWQS,
including all finalized and follow‐up data before closing out the Sanitary Sewer Overflow Reports
internally.
Staff and Contractors Training (SSMP 6.4)
 Level of Effectiveness: Each wastewater collections operations employee is required to receive training
on the contents of the OERP before starting a position, as well as annual refresher trainings. The annual
training involves review of the OERP and SSMP, SSO volume estimation techniques, SSO documentation,
response procedures, water quality sampling, etc. Contractors working on City sewer facilities are
required to develop a project‐specific OERP.
 Recommendations: Per the City’s updated OERP, ensure that contractors develop project‐specific OERPs
for work on the sewer collection system. Ensure appropriate redundancy and monitoring provisions for
any sewer bypass operations on a case‐by‐case basis.
Emergency Response Procedures (SSMP 6.5)
 Level of Effectiveness: Tabs 2 ‐ 4 of the new 2019 OERP include standard operating procedures for SSO
mitigation, documentation, and estimating spill volumes using different methods. The updated 2019
OERP procedures flow charts and documentation forms are thorough.
 Recommendations: No recommended modifications at this time.
Spill Mitigation and Containment Procedure (SSMP 6.6)
 Level of Effectiveness: The updated OERP includes a section regarding Collection System Failure Analysis
(Appendix F) that is designed to ensure that the causes of SSOs are analyzed and addressed to prevent
future spills. The new amended Monitoring and Reporting Program (MRP) requirements implemented in
September 2013 require a robust Water Quality Monitoring Plan that must account for spill travel time in
surface water, among several new requirements. Section 9 of the City’s latest OERP summarizes water
quality sampling and monitoring requirements. However, a detailed Water Quality Monitoring Plan does
not appear to be in place.
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Recommendations: Develop a Water Quality Monitoring Plan that meets the requirements of the current
Monitoring and Reporting Program.

5.7 FOG Control Program
5.7.1 Compliance
SSMP Requirement
vii(a) Public education plan

Compliance
Yes

vii(b) FOG disposal plan
No
vii(c) Legal authority to prohibit SSOs and
blockages caused by FOG discharges
vii(d) BMPs, grease removal devices,
recordkeeping, and reporting requirements
vii(e) Authority to inspect and enforce FOG
ordinance
vii(f) FOG Characterization Assessment and Hot
Spot Cleaning Schedule
vii(g) FOG Control Program Measures

Deficiencies / Potential Enhancements
Implement billing insert FOG educational material
and maintain record of public education efforts.
The City should develop a list of acceptable
grease haulers and verify where each is disposing
of hauled material.

Yes

‐

Yes

Provide an example of a FOG permit as an
appendix to the SSMP.

Yes
Yes

Yes

‐
Use CMMS/GIS to display FOG problem areas
with other City data (FSEs, schools, high density
residential, etc.)
Track FOG control program using performance
indicators in semi‐annual audits.

5.7.2 Effectiveness of SSMP Elements and Recommended Modifications
Public Education Plan (SSMP 7.1)
 Level of Effectiveness: The City performs public outreach to commercial business and food service
establishments as part of the City’s inspection program. The City has also implemented a school education
program for K‐12 which includes a slideshow presentation and diorama regarding the basics of how the
sewer and storm drain system works.
 Recommendations:
o Consider implementing a program to distribute FOG disposal educational material as a billing
insert with City utility bills.
o Maintain a record of FOG disposal educational programs. Include completion of FOG educational
activities as an SSMP performance indicator.
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FOG Disposal Plan (SSMP 7.2)
 Level of Effectiveness: The City requires all restaurants and food service establishments to provide copies
of signed contracts with a licensed grease hauler for regular cleaning of grease traps. However, currently
the City does not verify where FOG collected by grease haulers is disposed as part of the FOG program.
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The City believes that FOG is mostly disposed of at either the Santa Rosa or Napa wastewater treatment
plants.
Recommendations:
o Develop a list of licensed grease haulers acceptable to the City including address, name, contact
information.
o Contact each grease hauler on the City’s list and verify where they are disposing of collected FOG.

Legal Authority to Prohibit SSOs and Blockages Caused by FOG Discharges (SSMP 7.3)
 Level of Effectiveness: The City’s Ordinance 763 requires Food Service Establishments (FSE) to install and
maintain Grease Removal Devices (GRD), compliant with the City’s standard, before acquiring a permit to
operate. The ordinance limits the maximum allowable concentration of FOG discharged to 50 mg/L for
floatable material and 500 mg/L for dispersed non‐floatable material. This ordinance is effective in
providing the City with the tools necessary to minimize FOG discharges into the sewer system.
 Recommendations: Add specific sub‐section references into the SSMP text that outlines the contents of
Ordinance 763.
BMPs, Grease Removal Devices, Recordkeeping, and Reporting Requirements (SSMP 7.4)
 Level of Effectiveness: The City requires all FSEs that discharge FOG to acquire a FOG permit which includes
provisions for FSEs to maintain GRDs, cleaning records, and to report private FOG‐related SSOs or
blockages. The FOG permit requirements are effective in providing the City with the tools to limit FOG
discharges into the sewer system. The following is a list of the key requirements of the FOG permit:
o General information
o Discharge limitation and restrictions
o Implementation of BMPs to minimize FOG discharge
o GRD installation and maintenance requirements
o Notification requirements
o Record keeping and self‐reporting requirements, which includes BMP monitoring and grease
hauling records.
 Recommendations: Provide an example of a FOG permit as an appendix to the SSMP.
Inspection and Enforcement Authority – FOG Producers (SSMP 7.5)
 Level of Effectiveness: Under the City’s discharge permit, each FSE must comply with the Ordinance 763,
and the City maintains the legal authority to physically inspect the FSE and determine if it complies. The
City’s Utilities Department inspects all FSEs at least once a year as part of the City’s Industrial Pretreatment
Program. FSE’s which display a record of non‐compliance with permit requirements or which are
suspected to be contributing to excessive FOG accumulation identified in the collection system through
regular cleaning and CCTV inspection work will be scheduled for more frequent inspections either
quarterly or semi‐annually.
 Recommendations: No recommended modifications at this time.
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FOG Characterization Assessment and Hot Spot Cleaning Schedule (SSMP 7.6)
 Level of Effectiveness: The City has been effective in limiting FOG‐related SSOs to 2 incidents during this
audit period by identifying and placing assets impacted by FOG on the higher frequency 180‐day cleaning
list.
 Recommendations: Identify areas of FOG concern based on historical cleaning data, blockage reports, or
PM activities using CMMS/GIS to allow for better visualization of possible sources of excess FOG
accumulation in combination with other GIS data such as FSE locations, schools, high density residential,
etc.
FOG Control Program Measures (SSMP 7.7)
 Level of Effectiveness: If the City encounters abnormal FOG levels in a pipe ,it will reach out to FSEs and/or
residents that it thinks may be contributing to it and distribute educational material to them to minimize
FOG discharges. The assets affected by excess FOG accumulation will continue to be cleaned at a higher
frequency and monitored until public outreach is effective in limiting FOG discharge to the point where
the assets can be returned to the normal 3‐year cleaning frequency.
 Recommendations: Add FOG control program performance indicators to the SSMP and track progress.
This may include number of FSE inspections completed, number of FOG hot spots on the 180‐day cleaning
list, number of SSOs caused by FOG, and etc.
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5.8 System Evaluation and Capacity Assurance Plan
5.8.1 Compliance
SSMP Requirement

Compliance

viii(a) Evaluate hydraulic capacity
deficiencies

No

viii(b) Establish design criteria

No

viii(c) Establish short‐ and long‐term CIP

No

viii(d) Develop schedule of completion dates
for CIP

No

Deficiencies / Potential Enhancements
No hydraulic capacity assessment has been done since
1991. Water Works is currently completing a hydraulic
model update to bring the City into compliance.
The SSMP does not describe the City’s hydraulic capacity
design criteria specific to hydraulic modeling of the
existing sewer collection system and identification of
hydraulic capacity deficiencies.
Water Works will be updating the short and long‐term
capacity‐based CIP within the new Sewer System Master
Plan document.
Water Works will be updating the short and long‐term
capacity‐based CIP within the new Sewer System Master
Plan document.

5.8.2 Effectiveness of SSMP Elements and Recommended Modifications
Hydraulic Capacity Evaluation (SSMP 8.1)
 Level of Effectiveness: Most of the new development in the City of Healdsburg is occurring in the northern
portion of the City, which is served by a trunk sewer that was planned and constructed specifically to serve
that area. However, the City has never developed a comprehensive hydraulic model of the entire sewer
collection system.
 Recommendations: Water Works Engineers (WWE) is conducting wet weather flow monitoring (Winter
2019‐2020) and developing a new GIS‐based hydraulic model and capacity assessment to further analyze
the system’s hydraulic capacity and provide recommended improvements to support future
development, including infill development within the existing service area.
Design Criteria (SSMP 8.2)
 Level of Effectiveness: The SSMP does not include the City’s design/performance criteria for evaluation of
the hydraulic capacity of the existing collection system to define capacity deficiencies that require capital
improvements.
 Recommendations: Summarize the City’s hydraulic capacity design/performance criteria for the existing
sewer collection system, including design storm for peak wet weather flows, peak flow d/D limits, I/I limits,
etc. in the SSMP.
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Capital Improvement Program Schedule (SSMP 8.4)
 Level of Effectiveness: The 2018‐23 5‐year CIP includes improvements to the sewer collection system.
However, none of them appear to be capacity related.
 Recommendations: Water Works Engineers will be satisfying this requirement through completion of the
new Sewer System Master Plan which will integrate any newly identified capacity enhancement projects
into the City’s overall 5‐year CIP.
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Capacity Enhancement Measures (SSMP 8.3)
 Level of Effectiveness: The 2018‐23 5‐year CIP includes improvements to the sewer collection system.
However, none of them appear to be capacity related. The current SSMP indicates that there are no
capacity‐related concerns for the City’s sewer collection system.
 Recommendations: Water Works Engineers will be satisfying this requirement through completion of the
new Sewer System Master Plan, which will define in detail any identified improvement projects including
alternatives analysis, prioritization, and identification of sources of funding.
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5.9 Monitoring, Measurement, and Program Modifications
5.9.1 Compliance
SSMP Requirement

Compliance

ix(a) Maintain relevant information to prioritize SSMP
activities

Yes

ix(b) Measure effectiveness of SSMP elements

No

ix(c) Assess success of preventative maintenance
program
ix(d) Update elements based on performance
evaluations
ix(e) Identify and illustrate SSO trends

No
No
No

Deficiencies / Potential Enhancements
Consider higher level of GIS and/or CMMS
integration for more automated analysis of
performance.
City needs to establish SSMP program
performance indicators (see Table 15).
City needs to track progress against
performance indicators on a biennial basis.
City should update the SSMP based on the
results of SSMP Audits and log all changes.
Update SSO trends presented in this Audit
on a biennial basis.

5.9.2 Effectiveness of SSMP Elements and Recommended Modifications
Maintain Relevant Information for SSMP Activities (SSMP 9.1)
 Level of Effectiveness: The City documents information relative to its SSMP programs including:
o Documentation of all sewer cleaning activities by year
o Documentation of lift station cleaning and maintenance by year
o Continuous update of 180‐day cleaning schedule
o CCTV inspection historical database
o Spare parts and tool inventory
o FSE grease trap inspection records
o SSO records posted to CIWQS
o Capital Improvement Plan updates and record drawings
 Recommendations: Consider integration of sewer collection system maintenance records with a new
CMMS/GIS system to allow for more automated analysis of performance versus goals using automated
queries and reports of the CMMS database.
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Table 14 – Compliance with SSS WDR D.13.ix – Monitoring and Measurement

Metrics to Monitor Effectiveness of SSMP (SSMP 9.2)
 Level of Effectiveness: Currently, the City only monitors SSO trends and spending on sewer collection
system rehabilitation. Quantifiable goals specific to each element of the SSMP have not been established.
 Recommendations: Consider tracking additional performance measures related to various SSMP elements
that are summarized in Table 15. Tracking these performance measures over time will help evaluate the
effectiveness of the SSMP programs as well as adjust future PM activities and CIPs to reduce the potential
for SSOs.
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Page 26
Packet Pg. 331

6.B.b

City of Healdsburg
Sewer System Management Plan (SSMP)
Four‐Year Audit of FY15/16 – FY18/19

Update Program Elements Based on Performance (SSMP 9.4)
 Level of Effectiveness: The performance of various SSMP elements are overseen by individual City staff.
However, no significant updates have been regularly made to the SSMP since it was originally developed
in 2009. Tracking all revisions and updates to the SSMP in a change log encourages the use of the SSMP
as a living document.
 Recommendations: Provide a change log as an appendix that documents changes made to the SSMP by
each City Staff member with corresponding date.
SSO Trends – Frequency, Location and Volume (SSMP 9.5)
 Level of Effectiveness: The City has not regularly analyzed and illustrated SSO trends.
 Recommendations: On a biennial basis, update the SSO trends presented within Section 3 of this Audit.
Analyze trends in spill volume and cause, and determine if adjustments to PM activities are warranted to
reverse trends that show increases in the volume and frequency of certain types of spills

February 2020
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Assess Success of Preventative Maintenance Program (SSMP 9.3)
 Level of Effectiveness: The City’s current approach to documenting PM activities is effective because it
allows the City to monitor completion of planned activities. However, the City has not established specific
target performance metrics, which makes it difficult to assess success of individual programs.
 Recommendations: Develop performance indicators that at minimum meet the requirements of the City’s
settlement with River Watch, and track the performance indicators to ensure that the terms of the
settlement are met by the City.
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Table 15 –Recommended Additional Performance Indicators
SSMP
Section

Description

System Information
(tracking purposes only, no targets)

Financial Information
Organization
(tracking only,
no targets)

D.13.ii.c

Chain of
Communication

D.13.iv.a

Maps

D.13.iv.b

PM Activities

O&M

D.13.iv.c

February 2020

R&R Plan

Performance Indicator

Unit

Total System Length
Service Area
Population
Service Connections
# Manholes
# Pump Stations
Sewer < 8 inch
8 inch < sewer < 15 inch
15 inch < sewer < 21 inch
21 inch < sewer < 42 inch
Average age of system piping
New sewer main installation
New sewer lateral installation
New cleanout installation
Wastewater collections operations &
maintenance staff (SEE NOTE 1)
Total sewer collection O&M spending
Total sewer collection R&R spending

miles
sq miles
number
number
number
number
miles
miles
miles
miles
years
miles
miles
number

Total customer service calls

number

Total customer service calls resolved

number

Age of oldest un‐fulfilled map update
request
Certified wastewater collections
operators
Sewer laterals cleaned per year
Sewer mains cleaned per year
Manholes inspected per year
Sewer main CCTV inspected per year
Sewer laterals CCTV inspected per year
Lift Stations maintained annually
Sewer main rehabilitated/replaced per
year
Sewer laterals rehabilitated/replaced per
year
Manholes rehabilitated
% of CCTV inspection records reviewed for
condition assessment purposes
% of active Level 4 defects analyzed and
included in CIP planning documents
% of active Level 5 defects scheduled for
repair within 5‐year CIP

Target

number

14

$M
$M

$1.0M
$1.0M

days

180

number

8

number
miles
number
miles
number
number

20
15
300
13.5
20
11
0.5 –
1.0 mi

miles
number

5

number

10‐20

%

100

%

90

%

100
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Design
OERP

D.13.iv.d

Training

D.13.iv.e

Critical Parts

D.13.v.b

Construction

D.13.vi.a

Notification
SSO
Containment
Public
Education
Grease Removal
Devices

D.13.vi.d
D.13.vii.a
D.13.vii.d

FOG
D.13.vii.e

D.13.vii.f

FOG Inspections

FOG Hot Spots

Monitoring &
Measurement

D.13.ix

SSO Trends

Audit

D.13.x

Updates

Communication

D.13.xi

Communication
Program

Overall % completion of training matrices
for all wastewater collections operations
& maintenance staff
Complete annual review of lift station
spare part availability
% of new sewer mains inspected
% of new sewer laterals inspected
Average response time to SSO
Percentage of SSO volume reaching a
surface water
Annual distribution of FOG informational
flyers with City utility billing.
% of total FSE's with Grease Removal
Devices installed
% of FSEs with permits inspected in the
current year
% of FSEs with violations that require
increased inspections
Length of FOG hotspot sections of pipe
Number of SSO's caused by FOG
SSO Rate per 100 miles of pipe
Total volume of SSO events per 100 miles
of pipe
% of total SSO volume recovered
Number of SSOs caused by roots
Number of SSOs caused by debris
Number of SSOs caused by pipe failure
Number of SSOs caused by capacity
Total Number of Private Lateral SSOs
# of Days since completion of last audit
# of Days since completion of last SSMP
update
Most current SSMP documents posted to
City website

%

100

Yes/No

Yes

%
%
minutes

100
100
<60

%

<25

Yes/No

Yes

%

80

%

100

%

<10

feet
number
#/100 mi

2,500
<2
7

gal/100 mi

40,000

%
number
number
number
number
number
days

75
<2
<2
<2
0
<5
<730

days

<1,825

Yes/No

Yes

Notes:
1.
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Calculate the total number of City staff employed under the following positions:
 Public Works: Public Works Maintenance Superintendent, Public Works Utility Foreman, Utility
Worker
 Utilities: Water/Wastewater Operations Superintendent, Wastewater Operations Foreman,
Utility Operator.
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5.10 SSMP Program Audits
5.10.1 Compliance
Table 16 – Compliance with SSS WDR D.13.x – SSMP Program Audits
Compliance
No

Deficiencies / Potential Enhancements
The City has not completed an Internal SSMP Audit prior to
this audit.

5.10.2 Effectiveness of SSMP Elements and Recommended Modifications
Audit Procedures, Roles, and Responsibilities (SSMP 10.1)
 Level of Effectiveness: The City has not conducted a formal internal audit for its SSMP as required by the
GWDRs.
 Recommendations: Schedule the next Internal SSMP Audit for 2022. Identify the appropriate level of
internal or external resources to conduct the Audit and describe the audit procedure and schedule in the
SSMP.
SSMP Program Modification/Update Process (SSMP 10.2)
 Level of Effectiveness: There has been some recent changes in the City’s SSMP Programs that have not
been incorporated into the SSMP. The reasons for the changes were not based on the analysis of
performance against stated metrics.
 Recommendations:
o Update the SSMP change log and add it as an appendix to the SSMP, documenting all changes
made to the SSMP since its last certification, indicating when an element was changed/updated
and who authorized the change.
o Update the SSMP at minimum every two years (preferably every year if significant changes are
warranted). Re‐certify SSMP updates every 5‐years through City Council.
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5.11 Communication Program
5.11.1 Compliance
Table 17 – Compliance with SSS WDR D.13.xi – Communications Program
Compliance
Yes

Deficiencies / Potential Enhancements
Present results of each SSMP audit to
City Council.

5.11.2 Effectiveness of SSMP Elements and Recommended Modifications
Public Communication (SSMP 11.1)
 Level of Effectiveness: The City has posted its SSMP to the City’s website and has a link where the public
can submit comments via email.
 Recommendations: Present results of each SSMP audit to City Council.
Communication with Tributary / Satellite Systems (SSMP 11.2)
 Level of Effectiveness: The City of Healdsburg does not have any tributary/satellite systems.
 Recommendations: Not applicable.
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SECTION 6 Audit Summary
Table 18 lists a summary of all recommendations for this Audit and the responsible party for implementation.

SSMP
Section

2.1
2.2
3.1
3.2
3.3
3.4
3.5

4.1

4.2

Recommendation

Modify and update the LRO table and move the table into an appendix, this helps
the element to be updated separately from the SSMP.
Modify and update the current City organization chart to reflect the latest
departments, work flows, and responsibilities as it relates to the SSMP elements.
Add specific sub‐section references into the SSMP text that outlines the contents of
Ordinance 763.
Add specific sub‐section references into the SSMP text that outlines the contents of
Ordinance 763.
Add specific sub‐section references into the SSMP text that outlines the contents of
Ordinance 763.
Add specific sub‐section references into the SSMP text that outlines the contents of
Ordinance 763.
Add specific sub‐section references into the SSMP text that outlines the contents of
Ordinance 763.
Updates to the GIS mapping based on as‐built drawings of sewer system
improvements since 2012 will be made as part of the City’s Hydraulic Modeling
effort.
Identify a staff position with the Public Works Department that will be responsible for
making GIS mapping updates and ensure this position is allocated adequate time on
an annual basis to complete the task or outsource the GIS mapping updates to a
qualified consultant.
Develop an annual schedule for transmitting mapping updates to the position
responsible for updating the GIS mapping. Sending updates in groups once every 3 to
6 months on a regular schedule may be more effective than one‐at‐a‐time as they
come up. Set deadlines for completion of mapping updates and verify completion
prior to the next regularly scheduled submittal date.
Update SSMP Section 4.2 to provide an updated general overview of the current
O&M activities and PM programs using illustrative flow charts.
Provide more detailed description of criteria used to place sewer main lines on the
180‐day cleaning list.
The City is planning to transition scheduling and documentation of sewer main line
cleaning activities from Excel spreadsheets to a new CMMS. As part of the ongoing
CMMS implementation, the City should ensure that the CMMS will be capable of
tracking preventative maintenance down to the level of each individual pipe
segment and manhole in concert with the City’s GIS so that results and statistics can
be readily reviewed and analyzed on a GIS platform. Ensure the CMMS system is
user‐friendly for staff so that it is used efficiently.

February 2020

Responsible
Party
By Water
Works
By Water
Works
By Water
Works
By Water
Works
By Water
Works
By Water
Works
By Water
Works
By Water
Works
By City of
Healdsburg‐
Complete in
2020
By City of
Healdsburg‐
Complete in
2020
By Water
Works
By Water
Works
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4.2

Update description within the SSMP of mechanical inspection/maintenance of lift
stations.
Complete updates to IT Pipes CCTV software as soon as possible so CCTV inspection
work can resume.

4.3

4.4

4.5
5.1
5.2

6.3

6.4

6.6

Develop specific CCTV inspection schedule to complete all work by January 2022 and
determine if additional staffing is required or if use of outside contractors may be
necessary.
Describe the process/procedure for evaluating CCTV data, conducting a risk
assessment to prioritize repair of identified defects, and strategies used to develop
individual capital improvement projects. Describe use of contracted third party
services to complete this work if necessary. A regular annual schedule for
completing review and analysis of CCTV data should be established to ensure that
high priority system defects are integrated into the City’s CIP as promptly as
possible.
Describe within the SSMP the strategy used to determine the collection system asset
replacement value and keep this value updated in order to ensure that adequate
system rehabilitation and replacement funding and spending is in place, and how
this information is included in ongoing rate studies.
Utilize future CMMS/GIS platform for calculating the sewer collection system’s
replacement value. If the CMMS and GIS is kept up‐to‐date, it will be easier to keep
the replacement value up‐to‐date as the system expands as well.
Develop a mandatory training matrix that covers all critical areas of competency for
wastewater collection systems operations including O&M programs, OERP, safety,
CIWQS data management, etc.
Develop a system for verifying and documenting completion of the training matrix for
each wastewater collection systems operations employee and include this as an SSMP
performance measure.
Update the description in the SSMP of the fleet maintenance (vactor truck, CCTV
truck) tracking system used by the City, and the use of LLumin to track replacement
parts for sewer lift stations.
Update the Standard Specifications and Details link in the SSMP as the current link
no longer works.
Add the Public Works Inspectors to the SSMP responsibilities chart for enforcement
of the design and performance provisions.
Consider implementation of a QA/QC review procedure to ensure that data entered
on the new Sanitary Sewer Overflow Report forms (from 2019 OERP) matches data
entered into CIWQS, including all finalized and follow‐up data before closing out the
Sanitary Sewer Overflow Reports internally.
Per the City’s updated OERP, ensure that contractors develop project‐specific OERPs
for work on the sewer collection system. Ensure appropriate redundancy and
monitoring provisions for any sewer bypass operations on a case‐by‐case basis.
Develop a Water Quality Monitoring Plan that meets the requirements of the
current Monitoring and Reporting Program.
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By Water
Works
By City of
Healdsburg‐
Complete in
2020
By Water
Works and
City

By Water
Works

By Water
Works
By City of
Healdsburg ‐
Ongoing
By Water
Works and
City
By City of
Healdsburg‐
Complete in
2020
By Water
Works
By Water
Works
By Water
Works
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Consider implementing a program to distribute FOG disposal educational material as
a billing insert with City utility bills.
7.1
Maintain a record of FOG disposal educational programs. Include completion of FOG
educational activities as an SSMP performance indicator.
Develop a list of licensed grease haulers acceptable to the City including address,
name, contact information.
7.2
Contact each grease hauler on the City’s list and verify where they are disposing of
collected FOG.
7.3

Add specific sub‐section references into the SSMP text that outlines the contents of
Ordinance 763.

7.4

Provide an example of a FOG permit as an appendix to the SSMP.

7.6

7.7

8.1

8.2

8.3

8.4

9.1

9.2

Identify areas of FOG concern based on historical cleaning data, blockage reports, or
PM activities using CMMS/GIS to allow for better visualization of possible sources of
excess FOG accumulation in combination with other GIS data such as FSE locations,
schools, high density residential, etc.
Add FOG control program performance indicators to the SSMP and track progress.
This may include number of FSE inspections completed, number of FOG hot spots on
the 180‐day cleaning list, number of SSOs caused by FOG, and etc.
Water Works Engineers (WWE) is conducting wet weather flow monitoring and
developing a new GIS‐based hydraulic model and capacity assessment to further
analyze the system’s hydraulic capacity and provide recommended improvements to
support future development.
Summarize the City’s hydraulic capacity design/performance criteria for the existing
sewer collection system, including design storm for peak wet weather flows, peak
flow d/D limits, I/I limits, etc. in the SSMP.
Water Works Engineers will be satisfying this requirement through completion of the
new Sewer System Master Plan, which will define in detail any identified
improvement projects including alternatives analysis, prioritization, and
identification of sources of funding.
Water Works Engineers will be satisfying this requirement through completion of the
new Sewer System Master Plan which will integrate any newly identified capacity
enhancement projects into the City’s overall 5‐year CIP.
Consider integration of sewer collection system maintenance records with GIS or a
new CMMS system to allow for more automated analysis of performance versus
goals using automated queries and reports of the CMMS database.
Consider tracking additional performance measures related to various SSMP
elements. Tracking these performance measures over time will help evaluate the
effectiveness of the SSMP programs as well as adjust future PM activities and CIPs to
reduce the potential for SSOs.
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By City of
Healdsburg ‐
Ongoing
By City of
Healdsburg ‐
Ongoing
By City of
Healdsburg‐
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2020
By City of
Healdsburg‐
Complete in
2020
By Water
Works
By Water
Works
By City of
Healdsburg ‐
Ongoing
By Water
Works

By Water
Works

By Water
Works

By Water
Works

By Water
Works
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9.4

9.5

10.1

10.2

Develop performance indicators that at minimum meet the requirements of the
City’s settlement with River Watch, and track the performance indicators to ensure
that the terms of the settlement are met by the City.
Provide a change log as an appendix that documents changes made to the SSMP by
each City Staff member with corresponding date.
On a biennial basis, update the SSO trends presented within Section 3 of this Audit.
Analyze trends in spill volume and cause, and determine if adjustments to PM
activities are warranted to reverse trends that show increases in the volume and
frequency of certain types of spills.
Schedule the next Internal SSMP Audit for 2022. Identify the appropriate level of
internal or external resources to conduct the Audit and describe the audit procedure
and schedule in the SSMP.
Update the SSMP change log and add it as an appendix to the SSMP, documenting all
changes made to the SSMP since its last certification, indicating when an element
was changed/updated and who authorized the change.
Update the SSMP at minimum every two years (preferably every year if significant
changes are warranted). Re‐certify SSMP updates every 5‐years through City Council.

11.1

Present results of each SSMP audit to City Council.
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By Water
Works
By Water
Works
By City of
Healdsburg ‐
Ongoing
By City of
Healdsburg
By City of
Healdsburg ‐
Ongoing
By City of
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Ongoing
By City of
Healdsburg ‐
Ongoing
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SECTION 7 Appendices
7.1 Appendix – Historical SSO Data
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7.2 Appendix – SSO Data Comparison Charts

February 2020

Page 36
Packet Pg. 341

6.B.b

City of Healdsburg
Sewer System Management Plan (SSMP)
Four‐Year Audit of FY15/16 – FY18/19

7.1 Appendix – Historical SSO Data
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1

Event
ID
822080

2

822505

2/10/2016

499 Moore Lane

Category 3

35

35

3

823315

3/18/2016

25 Healdsburg Ave.

Category 3

2

4

823319

3/16/2016

247 East St.

Category 3

5

824769

4/19/2016

521 Badger St.

6

825752

5/16/2016

7

827135

8

Date of SSO

Category 3

Spill Volume
[gal]
5

Spill Recovered
[gal]
5

Spill Recovery
[%]
100%

Spill Cause

Location

Debris-General

Gravity Mainline

100%

Pipe Structural Problem/Failure

Force Main

2

100%

Root Intrusion

Gravity Mainline

9

9

100%

Debris-General

Lower Lateral (Public)

Category 3

141

141

100%

Debris-General

Gravity Mainline

318 Piper St.

Category 3

159

159

100%

Debris-Rags

Gravity Mainline

7/27/2016

631 Alta Vista Fire Road

Category 3

638

0

0%

Root Intrusion

Gravity Mainline

827329

8/15/2016

900 Chanticleer Way

Category 3

20

20

100%

Debris-General

Lower Lateral (Public)

9

829803

11/13/2016

321 East St.

Category 3

10

10

100%

Root Intrusion

Lower Lateral (Public)

10

833634

3/9/2017

766 Rose Lane

Category 3

3

3

100%

Debris-Rags

Gravity Mainline

11

833696

3/10/2017

213 Grant St.

Category 3

396

396

100%

Root Intrusion

Other (specify below)

12

833747

3/15/2017

171 Healdsburg Avenue,
Healdsburg, CA 95448

Category 1

178

0

0%

Pipe Structural Problem/Failure

Gravity Mainline

13

833748

3/15/2017

171 Healdsburg Avenue

Category 1

178

0

0%

Pipe Structural Problem/Failure

Gravity Mainline

14

833954

3/24/2017

711 Heron Drive Healdsburg
CA 95448

Category 1

1400

0

0%

Pump Station Failure-Controls

Pump Station-Controls

15

834383

4/9/2017

165 Healdsburg Ave.

Category 1

1255

347

28%

Construction Diversion Failure

Gravity Mainline

16

834498

4/13/2017

75 West Matheson St.
Healdsburg CA 95448

Category 1

10

0

0%

Operator Error

Manhole

17

834555

4/12/2017

481 Hidden Acres Dr. ,
Healdsburg CA 94558

Category 1

23040

0

0%

Root Intrusion

Manhole

18

835711

6/1/2017

1124 N. Fitch Mountain Rd.

Category 3

50

50

100%

Root Intrusion

Gravity Mainline

19

835978

6/1/2017

5-way construction project

Category 2

12180

12180

100%

Construction Diversion Failure

Other (specify below)

20

839887

8/22/2017

522 Johnson St.

Category 3

5

5

100%

Grease Deposition (FOG)

Gravity Mainline

21

840679

10/5/2017

1031 Vine St. Bay Cities pump
around failure

Category 1

127602

127602

100%

Construction Diversion Failure

Gravity Mainline

22

846204

3/30/2018

1124 N. Fitch Mountain Rd.

Category 3

150

150

100%

Root Intrusion

Gravity Mainline

Category 3

55

55

100%

Flow Exceeded Capacity (Separate
CS Only) – determined to be
caused by operator error from
backwash at water treatment
plant

Gravity Mainline

#

Address

Spill Type

1/15/2016

33 S. University St.

23

850554

8/13/2018

Intersection Terrace Blvd. x
Lupine Rd.

24

854761

12/20/2018

Heron Lift Station

Category 3

864

864

100%

Pump Station Failure-Power

Pump Station-Power

25

857057

2/26/2019

1080 Magnolia Dr.

Category 1

20400

0

0%

Flow Exceeded Capacity (Separate
CS Only) – caused by historic
flooding event outside of City
design criteria

Gravity Mainline – Magnolia
Lift Station

26

857819

4/15/2019

Terrace Blvd. x Lupine Rd.

Category 3

3

3

100%

Surcharged Pipe (Combined CS
Only) - determined to be caused
by operator error from backwash
at water treatment plant

Gravity Mainline

27

858306

5/14/2019

147 Healdsburg Ave.

Category 3

2

2

100%

Grease Deposition (FOG)

Lower Lateral (Public)

28

859278

10/30/2018

1147 Healdsburg Ave

Category 1

42967

0

0%

Pipe Structural Problem/Failure

Gravity Mainline
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Appendix 7.1 – Historical SSO Data for FY 15/16 to FY 18/19
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City of Healdsburg
Sewer System Management Plan (SSMP)
Four‐Year Audit of FY15/16 – FY18/19

Attachment: FINAL SSMP Update 2020 w append-red (2747 : SSMP 2020 Update)

7.2 Appendix – SSO Data Comparison Charts
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2015/2016 SSO Data Comparison

EVENT ID
1
2
3
4
5
6

822080
822505
823315
823319
824769
825752

Totals
6
Recovery %
Averages

Category
Category 3
Category 3
Category 3
Category 3
Category 3
Category 3

Address
33 S. University St.
499 Moore Lane
25 Healdsburg Ave.
247 East St.
521 Badger St.
318 Piper St.

Rec Volume
[gal]

CIWQS City CIWQS City
5
35
2
9
141
159

351

5
‐
2
9
141
159

316

5
35
2
9
141
159

5
‐
2
9
141
159

351
316
100% 100%

SSO Duration
[hh:mm:ss]
CIWQS

City

Response Time
[hh:mm:ss]
CIWQS

City

Duration
[#]

Response
[#]

> 3 hr

> 60 min

1:06:00 1:06:00
0:40:00 34:17:00
0:44:00 0:44:00
0:21:00 0:21:00
1:53:00 1:52:00
0:30:00 4:30:00

0:15:00
0:32:00
0:14:00
0:00:00
0:19:00
0:12:00

0:15:00
0:51:00
0:14:00
0:00:00
0:10:00
0:12:00

0
0
0
0
0
0

0
0
0
0
0
0

5:14:00 42:50:00

1:32:00

1:42:00

0

0

0:52:20

0:15:20

0:17:00

7:08:20

Cause

CIWQS

City

Debris‐General
Pipe Structural Problem/Failure
Root Intrusion
Debris‐General
Debris‐General
Debris‐Rags

Debris‐Other
Pipe/Structure Failure
Roots
Debris‐Other
Debris‐Other
Debris‐Rags
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Spill Volume
[gal]

Packet Pg. 345

6.B.b

2016/2017 SSO Data Comparison

EVENT ID Category Address
1
2
3
4
5
6
7
8
9
10
11
12
13

827135
827329
829803
833634
833696
833747
833748
833954
834383
834498
834555
835711
835978

Totals
13
Recovery %
Averages

Category 3
Category 3
Category 3
Category 3
Category 3
Category 1
Category 1
Category 1
Category 1
Category 1
Category 1
Category 3
Category 2

631 Alta Vista Fire Road
900 Chanticleer Way
321 East St.
766 Rose Lane
213 Grant St.
171 Healdsburg Avenue, Healdsburg, CA 95448
171 Healdsburg Avenue
711 Heron Drive Healdsburg CA 95448
165 Healdsburg Ave.
75 West Matheson St. Healdsburg CA 95448
481 Hidden Acres Dr. , Healdsburg CA 94558
1124 N. Fitch Mountain Rd.
5‐way construction project

Rec Volume
[gal]

CIWQS

City

CIWQS

City

638
20
10
3
396
178
178
1,400
1,255
10
23,040
50
12,180

796
20
10
‐
396
178
‐
1,400
1,255
10
‐
50
12,180

‐

‐

39,358

16,295

20
10
3
396
‐
‐
‐
347
‐
‐
50
12,180
13,006
33%

SSO Duration
[hh:mm:ss]
CIWQS

City

CIWQS

> 3 hr

> 60 min CIWQS

1
0
0
0
0
1
1
0
0
0
1
0
1

0
1
1
0
0
1
1
0
0
0
0
0
1

13,013 302:36:00 239:51:00 12:16:00 12:33:00
80%
23:16:37 18:27:00 0:56:37 0:57:55

5

5

‐
396
‐
‐
‐
347
10
‐
50
12,180

0:11:00
1:11:00
1:16:00
0:26:00
0:52:00
2:30:00
2:30:00
0:20:00
0:06:00
0:04:00
0:20:00
0:30:00
2:00:00

City

Cause

Duration Response
[#]
[#]

0:11:00
1:26:00
1:16:00
4:15:00
0:52:00
2:30:00
0:00:00
0:20:00
0:06:00
0:04:00
1:03:00
0:30:00
0:00:00

20
10

26:00:00 26:00:00
1:38:00
1:38:00
1:45:00
1:45:00
2:11:00
1:45:00
1:19:00
1:19:00
9:23:00
9:23:00
9:23:00
0:00:00
1:25:00
0:40:00
2:30:00
0:20:00
0:01:00
0:01:00
50:01:00
0:00:00
2:00:00
2:00:00
195:00:00 195:00:00

Response Time
[hh:mm:ss]

Root Intrusion
Debris‐General
Root Intrusion
Debris‐Rags
Root Intrusion
Pipe Structural Problem/Failure
Pipe Structural Problem/Failure
Pump Station Failure‐Controls
Construction Diversion Failure
Operator Error
Root Intrusion
Root Intrusion
Construction Diversion Failure

City
Roots
Debris‐Other
Roots
Debris‐Rags
Roots
Pipe/Structure Failure
#N/A
Pipe/Structure Failure
Pipe/Structure Failure
Pipe/Structure Failure
Roots
Roots
Contractor Cause
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2017/2018 SSO Data Comparison

EVENT ID
1
2
3
4

839887
840679
846204
unknown

Totals
Recovery %
Averages

Category
Category 3
Category 1
Category 3
Category 3

3

Rec Volume
[gal]

SSO Duration
[hh:mm:ss]

Address

CIWQS

City

CIWQS

City

CIWQS

522 Johnson St.
1031 Vine St. Bay Cities pump around failure
1124 N. Fitch Mountain Rd.
640 Coghlan

5
127,602
150
‐

5
164,560
150
5

5
127,602
150
‐

5
56,000
150
5

0:50:00
3:57:00
0:46:00
0:00:00

127,757

164,720

127,757
100%

56,160
34%

City

Response Time
[hh:mm:ss]
City

> 3 hr

0:41:00
0:26:00
0:19:00
0:00:00

0
1
0
0

0
0
0
0

5:33:00 13:06:00

1:16:00 1:26:00

1

0

1:51:00

0:25:20 0:28:40

0:50:00
9:44:00
0:46:00
1:46:00

4:22:00

CIWQS
0:37:00
0:20:00
0:19:00
0:00:00

Cause

Duration Response
[#]
[#]
> 60 min CIWQS

Grease Deposition (FOG)
Pipe Structural Problem/Failure
Root Intrusion
#N/A

City
Grease
Contractor
Roots
Roots
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2018/2019 SSO Data Comparison

EVENT ID Category Address
1
2
3
4
5

850554
854761
857057
857819
858306

6

859278 Category 1 1147 Healdsburg Ave

Totals
Recovery %
Averages

6

Category 3
Category 3
Category 1
Category 3
Category 3

Intersection Terrace Blvd. x Lupine Rd.
Heron Lift Station
1080 Magnolia Dr.
Terrace Blvd. x Lupine Rd.
147 Healdsburg Ave.

Rec Volume
[gal]

CIWQS

City CIWQS City

55
864
20,400
3
2

55
864
‐
‐
‐

55
864
‐
3
2

55
864
‐
‐
‐

42,967

‐

‐

‐

64,291

919

SSO Duration
[hh:mm:ss]
CIWQS

City

Response Time
[hh:mm:ss]
CIWQS

City

Cause

Duration Response
[#]
[#]
> 3 hr

> 60 min CIWQS

City

0:05:00
0:32:00
34:00:00
0:13:00
0:20:00

0:05:00
0:32:00
0:00:00
0:00:00
0:00:00

0:15:00 0:05:00
0:20:00 12:25:00
0:00:00 0:00:00
0:12:00 0:00:00
0:08:00 0:00:00

0
0
1
0
0

0
0
0
0
0

Flow Exceeded Capacity (Separate CS Only)
Pump Station Failure‐Power
Flow Exceeded Capacity (Separate CS Only)
Surcharged Pipe (Combined CS Only)
Grease Deposition (FOG)

Capacity
Power
Flood
#N/A
#N/A

5686:00:00

0:00:00

0:00:00

0:00:00

1

0

Pipe Structural Problem/Failure

#N/A

924 919 5721:10:00
1% 100%
953:31:40

0:37:00

0:55:00 12:30:00

2

0

0:06:10

0:09:10

2:05:00
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Sanitary Sewer Management Plan

City of Healdsburg
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Appendix 11.1 – Public Awareness Program Materials
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keep your drain clog-Free!
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Cooking grease comes from meat fats, lard, oil, butter, food scraps, sauces, etc. When washed
down the drain, grease sticks to the inside of pipes, which can block both your drain and public
sewer. Use these tips to keep your drain clog-free!
Questions? Contact Public Works at (707) 431-3346 or publicworks@ci.healdsburg.ca.us.

· SCRAPE GREASE AND FOOD SCRAPS
INTO A CAN OR THE TRASH FOR DISPOSAL
· INSERT BASKETS/STRAINERS IN SINK
DRAINS TO CATCH FOOD SCRAPS AND
OTHER SOLIDS
· SPEAK WITH YOUR NEIGHBORS AND
FRIENDS ABOUT HOW TO KEEP GREASE
OUT OF THE SEWER SYSTEM

DON'T
PUT DOWN THE DRAIN:

-FATS, OILS, GREASE, OR RAGS
-FOOD (E.G. VEGETABLES, MEAT,
COFFEE GRINDS, EGG SHELLS)
-SOLIDS (E.G. CAT LITTER, RAGS.
PLASTIC/PAPER WRAPPERS, TRASH)
-MEDICATIONS AND NEEDLES
-PAINT AND TOXIC CHEMICALS

Attachment: FINAL SSMP Update 2020 w append-red (2747 : SSMP 2020 Update)

DO

SEWER BLOCKAGES CAN OVERFLOW MANHOLES.

Sewer blockages cost money to
both you and the City.
They often occur on private
property and must be paid for by
the homeowner.
Raw sewage overflowing into
the streets means people and
animals may come in contact
with disease-causing organisms.

CAUTION
Home garbage disposals do not keep
grease out of the plumbing systems.
Products like detergents that claim to
dissolve grease only push the problem
farther down the pipeline. Packet Pg. 350
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CITY OF HEALDSBURG
CITY COUNCIL AGENDA STAFF REPORT

MEETING DATE: March 16, 2020
SUBJECT:

3 North Street Community Pavilion - Farmers' Market Project Resolution
of Commitment

PREPARED BY:

Mark Themig, Community Services Director

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

RECOMMENDED ACTION(S):
Adopt a resolution directing the City to enter into negotiations with the Foley Family Foundation
to prepare an agreement regarding the terms of the Foley Family Foundation donation for the 3
North Street Community Pavilion - Farmers’ Market Project; explore enhancing/ increasing the
covered area of the current design; and explore with SMART relocation of the depot from its
current planned location to the 3 North Street site

COMMUNITY ENGAGEMENT/OUTREACH:
The 3 North Street Community Pavilion – Farmers’ Market project involved significant
community engagement and public input throughout the 2015-2017 design process. Additional
community engagement and public input occurred with the Foley Family Foundation pledge
consideration that occurred between January and March 2020.
BACKGROUND:
The City Council approved the schematic design for the Community Pavilion – Farmers’ Market
site design on May 15, 2017. As part of this approval City Council ordered the project into the
design review and funding stage. Staff worked for two years securing a donation to build the
project, and on January 10, 2020 the City received a funding pledge of up to $7 million from the
Foley Family Foundation to construct the project. City Council considered this pledge at their
March 2, 2020 meeting and voted 5-0 to move ahead with the pledge. City Council is being
asked to affirm their commitment to the project to meet the Foley Family’s requirements.
DISCUSSION/ANALYSIS:
The Foley Family Foundation has pledged up to $7 million to construct the proposed Community
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Pavilion – Farmers’ Market project (“Project”). As part of this pledge, the Foley family has
requested that the City affirm its interest in the project by April 15, 2020. The Foley Family
pledge had two conditions: 1) that the Foley Family Foundation be awarded naming rights for
the Project; and 2) that the parties enter into a mutually acceptable funding agreement.
In the City Council’s decision to move ahead with the donation, City Council provided the
following direction:
• Direct the City to enter into negotiations with the Foley Family Foundation to prepare an
agreement regarding the terms of the Foley Family Foundation’s donation, and including the
terms of the Pledge;
• Explore enhancing/increasing the covered area of the current design; and
• Explore with SMART relocating the SMART depot from its current location to the 3 North
Street site.
By adopting the attached resolution, City Council will provide the Foley Family with the City’s
commitment to move forward with the project, and staff will enter into negotiations with the
family to develop an agreement to accept the pledge.
ENVIRONMENTAL STEWARDSHIP:
The project design incorporates an environmentally responsible approach including repurposing
building components, storm water treatment, and energy efficient lighting and mechanical
components.
ALTERNATIVES:
Do not adopt the resolution. City Council would need to provide direction on the project.
FISCAL IMPACT:
The requested action has no fiscal impact. Staff will return with a Naming Partner Agreement for
consideration this spring.
ENVIRONMENTAL ANALYSIS:
The direction to move forward with negotiations with the Foley Family, design enhancements,
and coordination with SMART is not a “project” pursuant to California Environmental Quality
Act (CEQA) Guidelines 15378(b)(4)(5) because these tasks do not involve commitment to any
specific project that may impact the environment; therefore, no environmental review is required.
The proposed Community Pavilion – Farmers’ Market project and potential SMART station
would be reviewed in accordance with requirements of the California Environmental Quality
Act, upon determining the proposed changes.
ATTACHMENT(S):
Resolution
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CITY OF HEALDSBURG
-2020

A RESOLUTION OF THE CITY COUNCIL OF THE CITY OF
HEALDSBURG DIRECTING THE CITY TO ENTER INTO
NEGOTIATIONS WITH THE FOLEY FAMILY FOUNDATION
TO PREPARE AN AGREEMENT REGARDING THE TERMS OF
THE FOLEY FAMILY FOUNDATION DONATION FOR THE 3
NORTH STREET COMMUNITY PAVILION – FARMERS’
MARKET PROJECT; EXPLORE ENHANCING/INCREASING
THE COVERED AREA OF THE CURRENT DESIGN; AND
EXPLORE WITH SMART RELOCATING THE SMART DEPOT
FROM ITS CURRENT PLANNED LOCATION TO THE 3
NORTH STREET SITE
WHEREAS, the City owns the property located at 3, 9, and 15 North Street (commonly
referred to as “3 North”, “Cerri”, or “Purity” site); and
WHEREAS, between 2015-2017 the City conducted a community-based design process
for the site to be used as a community event pavilion, a permanent home for the Farmers’ Market
and a parking lot (the “Project”). The City Council approved the resulting design at a public
meeting on May 15, 2017; and
WHEREAS, on or about January 13, 2020, the City received a letter of interest from the
Foley Family Foundation (the “Pledge”) confirming its interest in making available up to $7
million to fund the Project; and
WHEREAS, the Pledge had two conditions: 1) that the Foley Family Foundation has
naming rights for the Project; and 2) that the City and the Foley Family Foundation are able to
agree on an acceptable funding plan; and
WHEREAS, the City Council considered the Pledge at the March 2, 2020 City Council
meeting and, by a unanimous vote, agreed to accept the Pledge and move forward with the
Project; and
WHEREAS, the direction to enter into negotiations with the Foley Family, explore
design enhancements to the Project, and explore location of a SMART depot at the Project site is
not a “project” pursuant to California Environmental Quality Act (CEQA) Guidelines
15378(b)(4)(5) because these tasks do not involve commitment to any specific project that may
impact the environment; therefore, no environmental review is required. Any subsequent action
involving the proposed Project and potential SMART station will be reviewed in accordance
with requirements of the California Environmental Quality Act.

Attachment: Resolution (2748 : 3 North Street Community Pavilion - Farmers' Market Commitment)

RESOLUTION NO.
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Resolution No. ______
Page 2

1.

Determines that its direction to staff to enter into negotiations with the Foley Family
Foundation, explore design enhancements to the Project, and explore location of a
SMART depot at the Project site is not a “project” pursuant to California Environmental
Quality Act (CEQA) Guidelines 15378(b)(4)(5) because these tasks do not involve
commitment to any specific project that may impact the environment; therefore, no
environmental review is required. Any subsequent action involving the proposed Project
and potential SMART station will be reviewed in accordance with requirements of the
California Environmental Quality Act;

2.

Directs staff to enter into negotiations with the Foley Family Foundation to prepare an
agreement regarding the terms of the Foley Family Foundation donation for the Project,
including a provision awarding naming rights to the Foley Family Foundation, and
provisions regarding the acceptance of funding by the City;
Directs staff to explore enhancing and increasing the covered area of the current design to
better serve the community year-round;

3.

4.

Directs staff to explore with SMART relocating the SMART depot from its current
planned location to the 3 North Street site; and

5.

Expresses its sincere appreciation to the Foley Family Foundation for helping to bring
this community vision to reality.

PASSED, APPROVED, AND ADOPTED by the City Council this 16th day of March, 2020, by
the following vote:
AYES: Councilmembers:

( )

NOES: Councilmembers:

( )

ABSENT: Councilmembers:

( )

ABSTAINING: Councilmembers:

( )

SO ORDERED:

ATTEST:

__________________________________
Leah Gold, Mayor

_________________________________
Raina Allan, Acting City Clerk

Attachment: Resolution (2748 : 3 North Street Community Pavilion - Farmers' Market Commitment)

NOW, THEREFORE, BE IT RESOLVED that the City Council of the City of
Healdsburg hereby:
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CITY OF HEALDSBURG
CITY COUNCIL AGENDA STAFF REPORT

MEETING DATE: March 16, 2020
SUBJECT:

2019 Housing Element Annual Progress Report

PREPARED BY:

Stephen Sotomayor, Housing Administrator

STRATEGIC INITIATIVE(S):
Effective & Efficient Government

RECOMMENDED ACTION(S):
By motion, accept the Housing Element Annual Progress Report for the 2019 calendar year and
direct staff to submit the report to the State of California Department of Housing and Community
Development and the State Office of Planning and Research.

COMMUNITY ENGAGEMENT/OUTREACH:
This report is a State requirement as part of the City’s General Plan Housing Element, which is a
product of community engagement and input. Additionally, Staff presented this information on
March 2, 2020 to the City Council.
BACKGROUND:
The Healdsburg 2030 General Plan provides a comprehensive long-range plan used to inform
and guide decision-making by residents, property owners, business interests, and elected and
appointed City officials principally regarding the public and private land use and development
that shapes Healdsburg’s physical environment.
In 2009, the City of Healdsburg completed a comprehensive revision of its General Plan, which
was adopted by the City Council on July 6, 2009. One of the State-mandated elements of the
General Plan is the Housing Element. State law requires that the Housing Element of the General
Plan be updated every 8 years. A comprehensive revision of the General Plan Housing Element
was adopted by the City Council on November 17, 2014 and certified by the State on January 8,
2015. This report provides an update on progress made on implementing the General Plan
Housing Element through 2019.
State law also (Government Code Section 65400) requires that the City submit an Annual
Progress Report (“APR”) on the progress towards implementation of the Housing Element to the
Governor’s Office of Planning and Research and the California Department of Housing and
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Community Development. A major area of focus of the APR is a description of the City’s
progress in meeting the City’s share of regional housing needs as set forth in the City’s adopted
Housing Element. Submittal of an APR to HCD qualifies the City for certain grant funds.
Moreover, on September 29, 2017 California Senate Bill 35 (SB-35) was signed by Governor
Jerry Brown and became effective January 1, 2018. SB-35 applies in cities that are not meeting
their Regional Housing Need Allocation (“RHNA”) goal for construction of above-moderate
income housing and/or housing for households below 80% area median income (“AMI”). SB-35
amends Government Code Section 65913.4 to require local entities to streamline the approval of
certain housing projects by providing a ministerial approval process. Streamlining includes the
removal of the requirement for CEQA analysis, conditional use permits, design review, or any
other similar discretionary entitlements granted by the Planning Commission. A project electing
to pursue streamlining must meet certain eligibility criteria as well as providing a percentage of
the proposed residential units as affordable.
DISCUSSION/ANALYSIS:
Healdsburg has met or exceeded its RHNA goals for the construction of low, moderate, and
above-moderate income housing for the current RHNA cycle which extends through the end of
2022. While Healdsburg has met the required thresholds for all income categories for the
reporting period, the current reporting period requires 50% progress toward the lower RHNA
(Very-Low) income category. The City has completed 13 of the 31 (41%) of the very-low units
required for this reporting period but fell 3 units short of the 50% threshold required by SB 35.
As a result, the City will continue to be subject to streamlining provisions of SB 35 that require
jurisdictions with insufficient progress toward the lower income RHNA to be subject to SB 35
streamlining for certain development projects.
Current progress towards RHNA:
5TH CYCLE RHNA
PERMITTED AS OF
12/31/19
PERCENT COMPLETE

VERY LOW
31
13

LOW
25
24

MODERATE
26
64

ABOVE
MODERATE
76
130

41%

104%

246%

171%

While the City will not meet the Very Low category during the 2019 reporting period, housing
projects in the pipeline, such as the Mill District project, will provide 40 Low to Very Low
affordable units that will ensure the City will not only meet its RHNA goals in all income
categories, but exceed them, bringing the City into full compliance with SB 35 by the end of the
RHNA planning period.
It is important to note, that the City and Burbank Housing purchased 39 units of multi-family
housing during 2019 that do not count towards the City’s RHNA, and, therefore, are not reflected
in the tables above. However, the units purchased provide the City of Healdsburg with 24 very
low, 14 low apartments, and one moderate-income apartment. These include properties at 1302
Prentice Drive, 500 Piper Street, and 531-535 University Avenue. While these units do not count
towards our RHNA, they did prevent the displacement of 34 families and 5 individuals.
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In addition, these purchases enabled Burbank Housing to finance the remodeling of 90 units of
existing affordable housing with $9 million in tax credit funding. This not only extends the
lifespan of our existing housing stock, but also extends the affordability period of each project,
preserving these opportunities for future residents.
The City will report these units as part of the next APR, once they have received building permits
for their remodel, which is expected in late summer of 2020. These units will be reflected in our
housing production but will not be counted towards our RHNA.
Progress Towards Housing Element Goals
The Annual Progress Report contains a table listing each of the Housing Element
implementation measures.
The following highlights key housing accomplishments or actions for the 2019 calendar year:
•

Program H-6 Monitor and Amend the Growth Management Ordinance (“GMO”):
On March 3, 2020 the Healdsburg electorate approved Measure H. Measure H, expands
upon the provisions of Measure P, which amended the City’s Growth Management
Ordinance to allow for the construction of an average of 50 additional multifamily
income-restricted rental units per year if the units are multi-family rental units, and are
subject to a deed restriction requiring that the units be rented only to tenants earning no
more than 160% of the Sonoma County Area Median Income. The newly approved
Measure H allows these units to be used for either rental products or for-sale products.
This measure will give more flexibility to developers in creating moderate to middleincome units in the City.

•

Program H-7 Provide City Assistance: The City of Healdsburg invested $1.9 million to
preserve affordable housing in 2019. This included the purchase of 39 units of naturally
occurring affordable housing and the subsidizing of one single-family home that was atrisk of losing its affordable covenants. This investment resulted in the City adding 24
very-low, 14 low and 2 moderate deed-restricted units to its inventory of affordable
housing.

•

Program H-8 Apply for regional, State and Federal funding for affordable housing:
The City in partnership with Reach for Home, applied for and received approximately
$1.5 million in State and Federal funds for the provision of homeless housing and
services. The City directly received $500,000 to build a Navigation Center at the Victory
Studios and Apartments and Reach for Home was awarded $1M in funding to master
lease 10 units of Permanent Supportive Housing.

•

Program H-10 Housing Program Administration: The City continues to contract with
the Housing Land Trust (“HLT”) of Sonoma County to actively monitor the existing
stock of for-sale deed-restricted affordable units, provide resources and support to lowincome homeowners, and to work with developers to qualify low-income families and
assist them with their purchase of new for-sale deed-restricted units. In 2019 the City
purchased 1735 Palomino Court, a first-time homebuyer unit, and partnered with the
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Housing Land Trust to ensure this property remains available for affordable housing
through repurchase of the property by the City, granting of the land to the Housing Land
Trust, and resale of the home and improvements to a qualified buyer subject to
affordability restrictions and an affordability agreement between the City and the
Housing Land Trust. In addition, the City and the Housing Land Trust were able to
renegotiate the Farmstand Affordable Housing Agreement to change two rental units to
for-sale moderate-income units under the HLT model.
•

Program H-12 Implementation of the Inclusionary Housing Requirements: The City
updated its Inclusionary Housing Ordinance in 2019 to reflect a more accurate fee
structure and inclusionary requirement. The new Inclusionary Ordinance went into effect
in August of 2019.

•

Program H-14 Affordable Secondary Dwelling Unit Incentive Program: In 2019, the
City Council adopted revisions to its Accessory Dwelling Unit Ordinance to reduce
regulatory barriers and encourage further development. The new ordinance is already
seeing results as the number of ADU permits has increased from 12 per year over the past
two years to 17 issued permits and 8 permits in the process of being issued during 2019.

•

Program H-34 Countywide Homeless Plan
The City spearheaded the convening of a North County Homelessness Planning Process
which includes the County of Sonoma, the City Cloverdale and the Town of Windsor.
This regional effort, in alignment with Council goals, will provide a collaborative
framework on addressing homelessness in the North County. The plan is expected to be
complete in the summer of 2020.

Upon City Council’s acceptance of this Annual Progress Report, Staff will submit the City’s
APR to the State by the April 1, 2020 deadline. The submission of this report will keep the City
in compliance with Housing Element law.
ENVIRONMENTAL STEWARDSHIP:
This item is a report only and does not have an environmental impact.
ALTERNATIVES:
Council may choose to make additions or deletions to this report.
FISCAL IMPACT:
There is no fiscal impact associated with submitting this report to the State of California.
ENVIRONMENTAL ANALYSIS:
The Annual Progress Report is an informational item required to comply with State reporting
requirements on mandated plans and policies, which does not qualify as a project pursuant to the
California Environmental Quality Act (“CEQA”) Guidelines Section 15378(b)(5) that states that
organizational or administrative activities of governments that will not result in direct or indirect
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physical changes in the environment are not projects. Pursuant to CEQA Guidelines Section
15060(c)(3) any activity that is not a project is not subject to environmental review under CEQA.
ATTACHMENT(S):
Housing-Element-Annual-Progress-Report-2019
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Table B
Regional Housing Needs Allocation Progress
Permitted Units Issued by Affordability
1
Income Level

Very Low
Low
Moderate
Above Moderate

Total RHNA
Total Units

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

RHNA Allocation
by Income Level

31
24
26
76
157

2015

2016

1

2017

2018

2

3

4

2019

Total Units to
Date (all years)

Total Remaining
RHNA by Income
Level

13

18

12

3

1

2

3

20

39

22

29
16

45

26

77

1

2020

2021

2022

2023

25

12
40

1
17
13

130

52

32

232

64

18

Attachment: Housing-Element-Annual-Progress-Report-2019 (2741 : 2019 Housing Element Annual
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CITY OF HEALDSBURG
CITY COUNCIL AGENDA STAFF REPORT

MEETING DATE: March 16, 2020
SUBJECT:

North Village Development Agreement DA 2020-01

PREPARED BY:

David Woltering, Interim Community Development Director

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

RECOMMENDED ACTION(S):
Introduce for first reading, by title only and waiving reading of the text, an ordinance approving
Development Agreement DA 2020-01 for the North Village Project.

COMMUNITY ENGAGEMENT/OUTREACH:
In November 2017, Comstock Healdsburg, LLC submitted an application for a tentative map to
establish four parcels and backbone infrastructure for the North Village project. The City
determined that the application could not be processed until an Area Plan was prepared and
adopted pursuant to the requirements of the Healdsburg 2030 General Plan. In 2018, the
Planning Commission conducted community workshops in March, May and September of 2018
to receive community input on the North Entry Area Plan ("NEAP"). Following release of the
Draft NEAP and its Draft EIR in November 2018, the Planning Commission held meetings in
December, January, February and March of 2019 to review and refine the Draft NEAP. On May
20, 2019, the Healdsburg City Council adopted the NEAP. An ordinance amending the Land Use
Code to establish zoning regulations to implement the NEAP was adopted on June 3, 2019.
The North Village Project site comprises the planning area for the NEAP. The NEAP provides
detailed guidance for development of a neighborhood with a mix of residential and commercial
uses on the Project site including a vision concept, land use guidelines, development standards
and design guidelines.
Following adoption of the NEAP, the Applicant submitted an application for a Master
Conditional Use Permit for the North Village Project. The Planning Commission held workshops
on November 12, 2019, and December 10, 2019, prior to conducting a public hearing and
approving CUP 2019-04 on February 11, 2020. On February 11, 2020, the Planning
Commission also reviewed a proposed Development Agreement for the North Village Project
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and adopted Resolution No. 2020-03 (Attachment 2) recommending that the City Council
consider modifications to and approve the proposed Development Agreement with CCS
Healdsburg, LLC, for the North Village Project. Attachment 3 presents the minutes of the
February 11, 2020, Planning Commission hearing. Attachment 4 presents the February 11, 2020,
staff report for the Planning Commission's consideration of the Master Conditional Use Permit
and Development Agreement for the North Village Project.
BACKGROUND:
The North Village Project involves the proposed development of a mixed-use residential
neighborhood on an approximately 32-acre site located at 16977 Healdsburg Avenue. The
property would be developed with a variety of housing types including senior housing,
workforce housing, and live-work units. The Project includes limited retail space that is intended
to serve development on the site and in nearby neighborhoods in north Healdsburg as well as a
108-key hotel with ancillary facilities including a restaurant and bar. The Project site is
designated for Mixed Use development in the Healdsburg 2030 General Plan and the NEAP.
The proposed development program authorized by the CUP 2019-04 is as follows:
Parcel 1 (Senior Living Community; 16.07 acres)
▪

Development on Parcel 1 would include a Senior Living Community (a State-licensed
Residential Care Facility for the Elderly serving individuals 62 years of age and older) with
221 independent living units. Affordable units include: 10 units targeted to households in the
moderate-income range (<120% AMI) and 20 units targeted to workers and volunteers
serving the Senior Living Community who are in the very low-income range (<50% AMI).
To address the needs of residents as they change over time, medical services consisting of
approximately 30 assisted living beds and 24 memory care beds (not to exceed 54 total beds)
are also included in the facility. The Senior Living Community would include ancillary uses
typical of similar senior communities such as dining options, health/wellness/fitness facilities
and programs, and learning opportunities. The total floor area of the residential and
associated facilities will be approximately 388,000 SF. The total commercial floor area
(assisted living, memory care, clinic, etc.) will be approximately 54,000 SF.

Parcel 2 (Multi-family; 2.89 acres)
▪

Development on Parcel 2 would consist of 30 multi-family apartments. The mix of apartment
types is anticipated to include 5 1BR units; 9 2BR units and 16 3BR units. All of the units
would be affordable units and the affordability mix includes 15 units reserved for to
moderate-income households and 15 units reserved for lower income households (<80%
AMI), with approximately 6 (but no less than 3) units reserved for very low-income
households (50% AMI). The total floor area is estimated at approximately 45,000 SF. A
community room would be provided in the multi‐family housing community and would
include a kitchenette and space for activities and events. Other amenities such as a fitness
room, lobby, mail center and bicycle storage would also be provided. Laundry hook‐ups
would be provided in each unit. Outdoor amenities would include a tot lot, barbeque and
gathering area with tables and benches, a community garden, and bike racks.
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Parcel 3 (Hotel; 8.12 acres)
▪

Development on Parcel 3 would be anchored by a 108-key hotel intended to serve guests of
the residents in the North Village, as well as greater Healdsburg. The hotel would include a
fitness facility and spa, restaurant, rooftop bar, and meeting spaces. The restaurant and
rooftop bar would be available to hotel guests and the public. A number of fitness/spa
memberships would be available to the public as well. The restaurant would seat 60 guests
indoors and 40 guests outdoors and would provide lunch and dinner service. The rooftop bar
would be a combination of indoor/outdoor space and would accommodate 60 guests. The
hotel property also includes a special event space ("Grange") that would be available for
public use and may be used for indoor and outdoor events. The total interior floor area on
Parcel 3 is estimated at approximately 87,000 SF with covered exterior areas totaling
approximately 27,000 SF.

Parcel 4 (Mixed Use Residential/Retail; 5.10 acres)
▪

Parcel 4 would include approximately 12,000 SF of commercial/retail square footage on the
ground floor of structures fronting the Primary Street (Street "A") with 45 multi-family units
and five live-work units both above the retail and in other structures on the parcel. The mix
of apartment types is anticipated to include 15 studio units; 16 1BR units; and 14 2BR units.
All of the units would be affordable with 24 units reserved for moderate-income households
and 26 units (including the 5 live-work units) reserved for middle-income households (120160% AMI). The middle-income units will be subject to the City's Growth Management
Ordinance and will require Category C allocations.

Backbone Infrastructure Improvements
▪

Infrastructure improvements authorized by the MCUP include: a new traffic signal on
Healdsburg Avenue at the site entry; Healdsburg Avenue frontage improvements which
include curbs, gutters, landscaping and lighting; two private streets (Street "A" and Street
"B") including sidewalks, lighting, landscaping, and underground utilities; establishment of a
secondary emergency vehicle access (EVA) with gated access over the North Coast Rail
Authority ("NCRA") right of way; extension of a segment of the Foss Creek Pathway along
the Healdsburg Avenue frontage of the site; and establishment of Perimeter Trail. Wet and
dry utilities in Street "A" and Street "B" would include City water, private sewer, private
storm drains, electricity (Healdsburg Electric) and natural gas (PG&E).

Shared Parking
▪

The Project would provide a total of up to 608 parking spaces on-site which would be
allocated to the various uses as follows: Senior Living Community (289 spaces); Multifamily (55 spaces); Hotel (155 spaces); Mixed Use Residential/Retail (109 spaces). The total
number of shared parking spaces may be reduced by up to 24 spaces to accommodate angled
parking on Street “B.”

On February 11, 2020, the Planning Commission held a public hearing, received public comment
and at the close of the public hearing adopted resolutions (i) approving Conditional Use Permit
CUP 2019-04, and (ii) recommending that the City Council consider modifications to and
approve a Development Agreement (DA 2020-01) for the North Village Project. The Planning
Commission’s approval of the Conditional Use Permit was conditioned upon the City Council’s
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approval of the Development Agreement, and the CUP will not become effective unless the City
Council approves a Development Agreement that is effective by September 1, 2020.
Site & Vicinity Description. The Project site is located at 16977 Healdsburg Avenue, at the
northern gateway to the City of Healdsburg. The approximately 32-acre site is on the west side
of Healdsburg Avenue just inside the city limits. It is bordered by US 101 (west), a vacant parcel
within unincorporated Sonoma County (north), Healdsburg Avenue (east) and a vacant parcel
owned by Simi Winery (south). The Montage Healdsburg property is located on the east side of
Healdsburg Avenue across from the Project site and the Parkland Farms residential subdivision
is located to the southeast of the site.
There are a variety of conditions on the project site that limit the amount of developable land.
Two fault traces traverse the site on an east-west axis and there are steep slopes along the north
and west boundaries of the property. The North Coast Railroad Authority ("NCRA") right-ofway traverses the site on a north-south alignment roughly parallel to Healdsburg Avenue.
Additionally, there are drainage easements around the perimeter of the graded pad and an
existing stormwater treatment area on the southern portion of the site. As a result, the net
developable acreage of the site is approximately 18.2 acres.
Access to the Project site is provided via a recently constructed at-grade railroad crossing. The
crossing improvements are nearly complete. Upon completion, the at-grade crossing will be
dedicated to the City.
DISCUSSION/ANALYSIS:
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 regard 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 North Village Development Agreement, the Developer 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
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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 ten (10) years.
Development Agreement Deal Points
The most important parts of Development Agreements are the financial and non-financial deal
points that are agreed upon between the City and the Developer. 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 the North Village Development Agreement would provide to the Developer
largely relate to the vesting of project approvals, including the approval of a 108-room hotel
which, per Land Use Code section 20.12.225 may only be permitted within the NEAP Overlay
area if a Development Agreement is approved. The benefits that the Development Agreement
provides to the City include:
1. Affordable/Workforce Housing: The Developer is required to construct 30 units of housing
affordable to households with very low, low and moderate incomes. No more than 15 of
these units may be targeted to moderate-income (80-120% AMI) households. The remaining
units shall be split between very low income (<50% AMI) and low income (50-80% AMI)
households. It is anticipated that 6 units will be targeted to very low-income households and
9 units to low income households. A minimum of 3 units must be targeted to very lowincome households. The Developer is also required to enter into Affordable Housing
Agreement.
2. Middle Income Housing: The Developer is required to construct 50 units of housing
affordable to households with moderate- (80-120% AMI) and middle-incomes (120-160%
AMI). Of these units, 24 shall be made available to moderate-income households, 21 units
shall be made available to middle-income households, and five live-work units shall be made
available to middle-income households. The Developer is also required to enter into Middle
Income Housing Agreement.
3. Local Preference Policy: The Developer is required to adhere to the City's Local Preference
Policy in prioritizing and qualifying households to occupy the Affordable/Workforce and
Middle-Income Housing.
4. Senior Living Community Affordable Housing: The Developer (or its assignee, anticipated to
be a nonprofit Senior Living Community developer and operator) is required to construct a
minimum of 30 units of affordable housing within the Senior Living Community. Of these,
20 units shall be targeted to very low-income (<50% AMI) households and reserved for
employees and volunteers of the Senior Living Community; and 10 units shall be targeted to
moderate-income (80-120% AMI) households and subject to the City’s Local Preference
Policy. Developer is required to enter into Senior Living Community Affordable Housing
Agreement.
5. Timing Requirements for Construction of Affordable Housing: All Workforce/Affordable
Housing and Middle-Income Affordable Housing units must receive a certificate of
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occupancy or the Developer must issue a completion guaranty before the City will issue a
final certificate of occupancy for the hotel.
6. Fire Substation: The Developer is required to construct a Healdsburg Fire Department
Substation using the design process set forth in Section 11(b) of Exhibit B to the Saggio Hills
Development Agreement. The City shall contribute $1,500,000 (the remaining contribution
from the Montage Developer). The Developer's contribution shall be capped at $2,000,000,
subject to adjustment based on the Consumer Price Index. The Fire Substation shall be
completed and conveyed to the City or the Developer must issue a completion guaranty prior
to the City's issuance of the first certificate of occupancy for the hotel or Senior Living
Community. Please note that an amendment to the Montage Healdsburg Development
Agreement to address the new arrangement for construction of the Fire Substation will be
brought forward for Council action following adoption of the North Village Development
Agreement.
7. Connectivity Measures: The Developer is required to provide on-site shuttles from the
Project to downtown and encourage bicycling through clear wayfinding signage and
provision of support facilities. The Developer is also required to make a $250,000
contribution to the City for connectivity improvements.
8. Reimbursement for City Expenses: The Developer (or its assignee, anticipated to be a
nonprofit Senior Living Community developer and operator) is required to record a PaymentIn-Lieu of Taxes (PILOT) Agreement against the Senior Living Community parcel to
reimburse the City for lost property tax revenue in the event that the Senior Living
Community receives a "welfare exemption" from ad valorem property taxes, plus the cost of
increased demands for services from the City's Fire Department. The annual payment shall
equal approximately $334,000, with increases each year based on the Consumer Price Index.
9. Hotel Add-On Fee: The Developer is required to record a Hotel Add-On Fee Agreement
against the Hotel parcel providing that, beginning on the date that is 10 years after issuance
of a certificate of occupancy for the hotel, the Developer shall pay to the City a Hotel-AddOn Fee equaling one half cent for every dollar charged to hotel guests for room occupancy,
parking, and resort fees.
Planning Commission Recommendation on Development Agreement
During the February 11, 2020, Planning Commission hearing, Commissioners discussed various
issues related to the term of the Development Agreement, the provision of affordable housing at
the Senior Living Facility, the timing of completion of Workforce/Affordable Housing, the cost
escalator for the PILOT agreement, and the lack of a cost escalator for the Fire Substation. The
Planning Commission unanimously recommended to the City Council that the North Village
Project Development Agreement DA 2020-01 be approved with modifications to incorporate
responses to the following terms based on continued discussions with the Developer:
1. Consider a reduction in the overall term to approximately seven years plus time for

force majeure;
2. Adjust the affordable housing program to ensure access from a broader range of the

community (i.e., senior facility volunteers for no more than 10 units);
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3. Require completion of the 30 units of Workforce/Affordable Housing prior to

completion of the hotel AND the Senior Living Facility; and
4. Include a construction cost escalator for Developer’s contribution to fire substation

construction and commence the PILOT cost escalator starting in 2021.
Modifications to Development Agreement based on Planning Commission
Recommendations
Since the February 11, 2020, Planning Commission hearing, the Developer and staff have further
negotiated the terms of the Development Agreement, with the result that the following revisions
have been made:
•

In Section 2.2, the term was reduced to 10 years.

•

In Section 5.6(d), a Consumer Price Index inflationary adjustment has been applied to the
Developer Fire Substation Contribution.

•

In Section 5.8, the timing of the recording of the PILOT Agreement has been accelerated
from the recording of the certificate of occupancy for the Senior Living Community to 30
days after issuance of building permit for the Senior Living Facility.

•

Edits to the PILOT Agreement include:
o Accelerated the recording date in Section 2.
o Triggered the first payment/escrow deposit off of receiving the Welfare
Exemption or the first certificate of occupancy, whichever is earlier in Sections
5(a) and 13.
o Revised Section 5 so that the tax-replacement portion of the payment phases in
over three years, with year one being the receipt of the Welfare Exemption.
o Revised Section 5 so that the City services reimbursement kicks in upon issuance
of the first certificate of occupancy for the project, and phases in over three years.
o Revised Section 6 to clarify that the CPI Index increases start in 2021 and adjust
annually thereafter, regardless of when the initial payment is due.

No modification to the Development Agreement was made in response to the Planning
Commission's suggestion that only ten of the 20 senior housing units that will be available to
very low-income households be restricted to occupancy by senior facility volunteers. City staff
feels that the income mix as proposed in the Development Agreement is appropriate, and linking
the very-low income households to the senior facility’s employees and/or volunteers will help
ensure that workers at the Senior Living Facility have an opportunity to live on-site without
overburdening the project with restrictions that could result in units not being filled.
No modification to the Development Agreement was made in response to the Planning
Commission's suggestion that the timing of completion of the Workforce/Affordable Housing
units be linked to both the hotel and the Senior Living Facility. The Senior Living Facility is
providing 30 units of restricted affordable housing, and the Workforce/Affordable Housing units
are not necessarily required to house the Senior Living Facility’s additional employees.
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Moreover, the Senior Living Facility will be financed independently from the hotel or the
Workforce/Affordable Housing units, so requiring the Workforce/Affordable Housing units to be
complete in advance of the Senior Living Facility could make financing the Senior Living
Facility infeasible.
Planning Commission Findings Regarding Development Agreement
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 North
Entry Area Plan (“NEAP”), 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 enhancing access in north Healdsburg, as well as a Transient
Occupancy Tax "add on" that be remitted to the City starting 10 years after the hotel
receives a certificate of occupancy and reimbursement for the City’s lost property tax
revenue and increased calls for service that are expected to be generated in connection
with the Senior Living Community. The Development Agreement also provides that the
applicant will complete construction of a Healdsburg Fire Department Substation with
frontage on Healdsburg Avenue and contribute up to $2,000,000 towards its completion.
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 North Entry Area Plan (“NEAP”). Prior to the
City’s approval of the NEAP, 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 May 20, 2019 (State
Clearinghouse No. 2018062041), which analyzed the environmental impacts of buildout
under the NEAP. The proposed Project includes modifications from the project analyzed
in the NEAP EIR, and pursuant to CEQA Guidelines section 15164, the City caused the
preparation of an Environmental Checklist & Addendum to the NEAP EIR, which the
Planning Commission adopted by Resolution No. 2020-02. The analysis in the NEAP
EIR allows the use of CEQA streamlining and/or tiering provisions for projects
developed under the NEAP EIR, including this Project. Specifically, the Planning
Commission finds 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:
(a) The Initial Study & Addendum provides analysis and cites substantial evidence that
supports the 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 NEAP EIR; or (3)
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were previously identified significant effects, which as a result of substantial new
information that was not known at the time that the NEAP EIR was certified, are
determined to have a more severe adverse impact than discussed in the NEAP EIR.
As a result, pursuant to Section 15183, the Project is exempt from further
environmental review under CEQA.
(b) The Initial Study & Addendum provides analysis and cites substantial evidence that
supports the conclusion that the Project would not cause new significant impacts not
previously identified in the previously certified NEAP 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 NEAP 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 Initial Study & Addendum provides analysis and cites substantial evidence that
supports the conclusion that the Project would not cause new significant impacts not
previously identified in the previously certified NEAP 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 NEAP 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.
ENVIRONMENTAL STEWARDSHIP:
The North Village Project is a mixed use infill development on the site of a former lumber mill
in the City of Healdsburg. The property was improved in 2004 to facilitate its future reuse. Those
improvements consisted of demolition of structures associated with the lumber mill, remediation
of contaminated soils, grading, drainage improvements and wetland mitigation. As proposed, the
North Village Project would be concentrated on approximately 18.2 acres of the 32-acre
property. The steep slopes on the north and west boundaries of the property would be preserved.
ALTERNATIVES:
It is recommended that the City Council introduce for first reading, by title only and waiving
reading of the text, an ordinance approving Development Agreement DA 2020-01 for the North
Village Project as recommended by the Planning Commission. The City Council also could
consider the following alternative actions:
1) Approve the Ordinance with further minor revisions to the Development Agreement;
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2) Direct that significant changes be made to the Development Agreement and refer the
matter back to the Planning Commission for review of those changes;
3) Deny the Development Agreement.
FISCAL IMPACT:
The Project is a privately funded development. The Project will generate property and sales tax
revenues which will help to offset the City's costs of providing services to the Project. Through
the DA, the Developer’s successor in interest for the Senior Living Community Parcel is
required to reimburse the City for lost property tax revenue in the event that the Senior Living
Community receives a "welfare exemption" from ad valorem property taxes, plus the cost of
increased demands for services from the City's Fire Department.
Once operation commences, the hotel will generate Transient Occupancy Tax (TOT) that is
collected by the City, currently at a rate of 12% of the rate charged to hotel guests for room
occupancy, parking and resort fees. Approximately 2% of the City's TOT goes to the General
Fund and 10% goes to the Community Services Department. In addition, through the DA, the
Developer is required to record a Hotel Add-On Fee Agreement against the hotel parcel (Parcel
3) which provides that, beginning on the date that is 10 years after issuance of a certificate of
occupancy for the hotel, the Developer shall pay to the City a Hotel-Add-On Fee equaling one
half cent for every dollar charged to hotel guests for room occupancy, parking, and resort fees.
The DA also requires the Developer to make a one-time $250,000 contribution to the City for
connectivity improvements.
ENVIRONMENTAL ANALYSIS:
During the NEAP planning process, a focused Environmental Impact Report (NEAP EIR) was
prepared to analyze the potential project and cumulative environmental impacts associated with
future development under the NEAP (State Clearinghouse No. 2018062041). The NEAP EIR
found that, with the implementation of mitigation measures identified in the EIR, all potentially
significant impacts could be reduced to a less than significant level except for traffic impacts and
safety hazards at the U.S. 101/Dry Creek Road intersection and the Dry Creek Road/Grove Street
intersection. These impacts were identified as significant unavoidable adverse impacts and,
pursuant to CEQA Guidelines section 15083, a Statement of Overriding Considerations was
prepared and adopted as part of the City Council resolution certifying the NEAP EIR. On May
20, 2019, the City Council certified the NEAP EIR and adopted a Mitigation Monitoring and
Reporting Program ("NEAP MMRP") to ensure that the mitigation measures identified in the
EIR are implemented.
The analysis in the NEAP EIR allows the use of CEQA streamlining and/or tiering provisions for
projects developed under the NEAP EIR, including the Project. Accordingly, the City prepared
an Addendum to the NEAP EIR pursuant to Public Resources Code section 21166 and CEQA
Guidelines section 15164 that documents the City’s review of the Project in accordance with
CEQA. All mitigation measures in the NEAP MMRP are project-level measures applicable to
the Project. The City has identified the following applicable CEQA streamlining and/or tiering
code sections, each of which, separately and independently, provides a basis for the Project’s
CEQA compliance:
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A. A Community Plan Exemption, pursuant to Public Resources Code section 21083.3 and
CEQA Guidelines section 15183;
B. Reliance on the NEAP EIR as a Program EIR, pursuant to CEQA Guidelines section
15168.
Review of the North Village Project Master Conditional Use Permit application and
Development Agreement involved preparation of an Environmental Checklist in order to
determine whether and to what extent the NEAP EIR remains sufficient to address the potential
impacts of the Project. The analysis prepared for the Addendum included updated traffic
modeling to account for the specific uses proposed in the Project. Based on the updated trip
generation and other information, updated modeling of air quality and greenhouse gas emissions
was also prepared. The operational greenhouse gas emissions analysis demonstrated that the
modified program and proposed mix of uses in the project would meet the BAAQMD
recommended threshold of significance for individual projects without the incorporation of
additional mandatory reduction techniques, which satisfies the requirements of Mitigation
Measure GHG-1 from the NEAP EIR.
As explained in the Addendum, the Environmental Checklist found that the proposed Project
does not warrant preparation of a new subsequent or supplemental EIR as it involves no new
significant environmental effects and would not result in a substantial increase in the severity of
previously identified significant effects. Based on an examination of the analysis, findings, and
conclusions of the NEAP EIR, the potential impacts of the proposed Project remain within the
impacts previously analyzed and disclosed in the NEAP EIR. Therefore, per CEQA Guidelines
sections 15162 and 15164, no further analysis is required under CEQA before taking action to
approve the proposed Project.
As required by Public Resources Code section 21081.6(a)(1), an MMRP was prepared for the
NEAP and compliance with the MMRP is required for the proposed Project in order to monitor
the implementation of adopted mitigation measures. Any long-term monitoring of mitigation
measures imposed on the overall development will be implemented in accordance with the
NEAP MMRP. As noted above, the GHG analysis prepared in connection with the Addendum
satisfies the requirements of Mitigation Measure GHG-1 under the NEAP MMRP. In addition,
the following minor modifications to the NEAP MMRP are proposed in the Addendum:
•

The timing of verification for Mitigation Measure (MM) TRANS-1a, MM TRANS-5 and
Cumulative MM TRANS-1 is revised from “Prior to Construction” to “Prior to
Occupancy.” These three mitigations relate to the payment of a proportional share
allocation of the costs associated with improvements at the Dry Creek Road/U.S. 101
interchange.

•

The timing of verification for MM HAZ-2 is revised from “Prior to Occupancy” to “Prior
to Vertical Construction or On-site Storage of Combustible Materials.” This mitigation
establishes the timing for completion of a secondary emergency vehicle access to the
Project site.
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These modifications result in minor changes to the timing of when MM TRANS-1a, MM
TRANS-5, Cumulative MM TRANS-1, and MM HAZ-2 would be implemented, but they do not
change the requirements of the mitigation measures themselves. Accordingly, the modified
MMRP would be as effective or more effective than the adopted MMRP at reducing the
significance of the proposed project’s environmental effects, and no further environmental
review would be required as a result of this change.
ATTACHMENT(S):
Attachment 1 - Final Ord North Village DA (CC 03-16-20)
Attachment 1 - DA with Attachments
Attachment 2 - PC Reso. 2020-03
Attachment 3 - PC Minutes 202090211
Attachment 4 - Staff Report- North Village MCUP 02-11-20
Attachment 4 - Exhibit 1- PC Reso 2020-02 North Village MCUP and Addendum
Attachment 4 - Exhibit 2- PC Reso 2020-03 North Village DA
Attachment 4 - Exhibit 3 - Applicant's Narrative Project Description
Attachment 4 - Exhibit 4 - MCUP Submittal Plan Set
Attachment 4 - Exhibit 5- North Village Shared Parking Study 01-24-20
Attachment 4 - Exhibit 6 Transportation Demand Management Plan (Walker Parking; January
24, 2020)
Attachment 4 - Exhibit 7- Density Bonus Application
Attachment 4 - Exhibit 8- General Plan Consistency Analysis
Attachment 4 - Exhibit 9- North Area Entry Plan Consistency Analysis
Attachment 4 - Exhibit 10- Land Use Code Consistency Analysis
Attachment 4 - Exhibit 11 - NEAP Draft EIR
Attachment 4 - Exhibit 12- NEAP Final EIR 04-09-19
Attachment 4 - Exhibit 13- NEAP Mitigation Monitoring and Reporting Program
Attachment 4 -Exhibit 14 -North Village Initial Study and EIR Addendum
Attachment 4 - Exhibit 15 - Department Comments
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CITY OF HEALDSBURG
ORDINANCE NO. ___

WHEREAS, an application has been received from CCS Healdsburg, LLC, requesting
approval of Conditional Use Permit CUP 2019-04 and Development Agreement DA 2020-01 to
authorize the following uses and development of shared infrastructure (together, the "Project") on an
approximately 32-acre property located at 16977 Healdsburg Avenue (APNs 091-060-009; -019; 022; -025): Senior Living Community with 221 independent living units (including 11 density bonus
units), ancillary facilities (including dining facilities, meeting rooms, and administrative offices) and
a total of 54 assisted living and memory care beds; 30 multi-family apartments; a 108-key hotel with
a restaurant/bar, fitness facility and spa, meetings rooms and other amenities; and 45 multi-family
units, five live-work units, and 12,000 square feet of commercial/retail space in a mixed use
development. Backbone infrastructure includes the following: a new traffic signal on Healdsburg
Avenue at the site entry; Healdsburg Avenue frontage improvements which include curbs, gutters,
landscaping and lighting; two private streets including sidewalks, lighting, landscaping, and
underground utilities; establishment of a secondary emergency vehicle access; extension of a segment
of the Foss Creek Pathway; and establishment of Perimeter Trail; and
WHEREAS, CCS Healdsburg, LLC (“Applicant”) proposes to enter into a Development
Agreement (the "Development Agreement") with the City of Healdsburg for the purpose of preserving
the size and density of the Project, including the 108-key visitor lodging facility, and securing defined
assurances that the Project can be developed and used in accordance with the terms and conditions
defined in the Development Agreement in exchange for dedications and contributions to the
community, which provide tangible public benefits beyond those that could be imposed through
project conditions of approval, 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 North Entry Area Plan (“NEAP”); and

Attachment: Attachment 1 - Final Ord North Village DA (CC 03-16-20) (2754 : North Village DA)

AN ORDINANCE OF THE CITY COUNCIL OF THE CITY
OF HEALDSBURG APPROVING A DEVELOPMENT
AGREEMENT (DA 2020-01) FOR THE NORTH VILLAGE
PROJECT LOCATED AT 16977 HEALDSBURG AVENUE

WHEREAS, prior to the City’s approval of the NEAP, 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 May 20, 2019 (State Clearinghouse
Number 2018062041), which analyzed the environmental impacts of development under the NEAP;
and
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Ordinance No. ___
Page 2

WHEREAS, an Environmental Checklist & Addendum to the NEAP EIR have 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 February 11, 2020,
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 February 11, 2020, the Planning Commission, by Resolution 202003, recommended approval of the Development Agreement; and
WHEREAS, by adoption of Resolution 2020-02, the Planning Commission approved
Conditional Use Permit CUP 2019-04, which is contingent upon approval of the Development
Agreement; and
WHEREAS, the Healdsburg City Council held a duly noticed public hearing on the
Development Agreement DA 2020-01 on March 16, 2020, 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 ORDAINED 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 North
Entry Area Plan (“NEAP”), and the Land Use Code.
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 and
Middle-Income Housing. The City will also receive monetary contributions for
Connectivity Funds for enhancing access in north Healdsburg, as well as a Transient
Occupancy Tax "add on" that be remitted to the City starting 10 years after the hotel
receives a certificate of occupancy and reimbursement for the City’s lost property tax
revenue and increased calls for service that are expected to be generated in connection
with the Senior Living Community. The Development Agreement also provides that the
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WHEREAS, the analysis in the NEAP EIR allows the use of CEQA streamlining and/or
tiering provisions for projects developed under the NEAP EIR, including this project; and
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Ordinance No. ___
Page 3

applicant will complete construction of a Healdsburg Fire Department Substation with
frontage on Healdsburg Avenue and contribute up to $2,000,000 towards its completion.
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 North Entry Area Plan (“NEAP”). Prior to the City’s approval of the
NEAP, 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 May 20, 2019 (State Clearinghouse No. 2018062041),
which analyzed the environmental impacts of buildout under the NEAP. The proposed
Project includes modifications from the project analyzed in the NEAP EIR, and pursuant
to CEQA Guidelines section 15164, the City caused the preparation of an Environmental
Checklist & Addendum to the NEAP EIR, which the Planning Commission adopted by
Resolution No. 2020-02. The analysis in the NEAP EIR allows the use of CEQA
streamlining and/or tiering provisions for projects developed under the NEAP EIR,
including this Project. Specifically, the City Council finds 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:
(a) The Environmental Checklist & Addendum, attached hereto as Exhibit 2, provides
analysis and cites substantial evidence that supports the 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 offsite effects in the NEAP 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 NEAP EIR was certified, are determined to have a more severe adverse impact
than discussed in the NEAP EIR. As a result, pursuant to Section 15183, the Project
is exempt from further environmental review under CEQA.
(b) The Environmental Checklist & Addendum, attached hereto as Exhibit 2, provides
analysis and cites substantial evidence that supports the conclusion that the Project
would not cause new significant impacts not previously identified in the previously
certified NEAP 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 NEAP 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.
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4. Any environmental impacts related to the Development Agreement have been reviewed

(c) The Environmental Checklist & Addendum, attached hereto as Exhibit 2, provides
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analysis and cites substantial evidence that supports the conclusion that the Project
would not cause new significant impacts not previously identified in the previously
certified NEAP 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 NEAP 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 to 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. 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.
This ordinance was introduced by the City Council of the City of Healdsburg, County of Sonoma, at
a regular meeting thereof on the 16th day of March, 2020, and passed and adopted on the __ day of
____, 2020 by the following roll call vote:

Attachment: Attachment 1 - Final Ord North Village DA (CC 03-16-20) (2754 : North Village DA)

Ordinance No. ___
Page 4

AYES: Councilmembers:
NOES: Councilmembers:
ABSENT: Councilmembers:
ABSTAINING: Councilmembers:
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SO ORDERED

ATTEST

__________________________________
Leah Gold, Mayor

_____________________________________
Raina Allan, Acting City Clerk
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RECORD WITHOUT FEE
PURSUANT TO GOVERNMENT CODE §§ 6103 AND 27383

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

CCS HEALDSBURG, LLC
a Delaware limited liability company

Attachment: Attachment 1 - DA with Attachments (2754 : North Village DA)

RECORDING REQUESTED BY AND
WHEN RECORDED MAIL TO:
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DEVELOPMENT AGREEMENT

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:
RECITALS
A.
Sections 65864 through 65869.5 of the California Government Code and Chapter
17.20 of the Healdsburg Municipal Code (collectively, “Development Agreement Law”)
authorize the City to establish procedures to enter into binding development agreements with
persons or entities having legal or equitable interests in real property located within the City for
the development of property.
B.
Comstock owns an approximately 32-acre parcel of land at 16977 Healdsburg
Avenue in the City of Healdsburg, as further described in Exhibit A and incorporated herein by
this reference (“North Village site” or “Property”).
C.
In November 2017, Comstock submitted an application for a tentative subdivision
map in preparation for development of the Property. The City determined that, pursuant to the
requirements of the Healdsburg 2030 General Plan (“General Plan”)—which identifies the
northern entry to Healdsburg as an area warranting special study in recognition of its importance
both as an attractive gateway into the City and an area of transition from the rural landscape of
the Alexander Valley to the more urban core of downtown Healdsburg—the City must prepare
the North Entry Area Plan (“NEAP”) prior to development of the Property. The NEAP provides
detailed guidance for future development of the North Village site including a vision concept,
land use guidelines, development standards, and design guidelines.
D.
On May 20, 2019, pursuant to the California Environmental Quality Act (Cal.
Gov’t Code § 21000 et seq.) and California Environmental Quality Act Guidelines (14 Cal. Code
Regs. § 15000 et seq.) (collectively, “CEQA”), the City Council adopted Resolution 68-2019,
Certifying the Final Environmental Impact Report (SCH No. 2018062041) (“EIR”), Adopting
CEQA Findings, a Mitigation Monitoring and Reporting Plan (“MMRP”), and a Statement of
Overriding Considerations; adopted Resolution 69-2019 adopting the NEAP as part of the Land
Use Element of the General Plan; and introduced Ordinance 1190, which, among other things,
established in the Healdsburg Municipal Code new Sections 20.12.200 through 2012.235
establishing the “North Entry Area Plan Overlay.”
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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 CCS HEALDSBURG, LLC, a Delaware limited liability company (“Comstock”
or “Developer”). City and Developer may each be referred to as a “Party,” and collectively as
the “Parties.”

E.
To implement the NEAP, 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, “Project”):
SF #4819-8525-7391 v8
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a.
Thirty (30) affordable/workforce apartments subject to recorded
restrictions that require occupancy by households with very low, low, and
moderate incomes, of which six (6) units are anticipated to be for households
below 50% of area median income (“AMI”), nine (9) units are anticipated to be
for households between 50% and 80% of AMI, and fifteen (15) units are
anticipated to be for households between 80% and 120% of AMI (collectively,
“Affordable/Workforce Housing”). Notwithstanding the foregoing, the final
mix of units in any given affordability category may vary, but in no event shall
less than three (3) units be occupied by Very Low Income Households, nor shall
more than fifteen (15) units be occupied by households between 80% and 120%
of AMI.
b.
Forty-five (45) multi-family mixed-use housing units subject to
recorded restrictions that require occupancy by households with moderate and
middle incomes (“Middle Income Households”), of which twenty-four (24) units
shall be for households between 80% and 120% of AMI and twenty one (21) units
shall be for households between 120% and 160% of AMI, and five (5) live-work
units subject to recorded restrictions that require occupancy by households with
incomes between 120% and 160% of AMI (collectively, “Middle Income
Housing”).
c.
Two hundred twenty-one (221) units of senior housing within a
“Senior Living Community,” inclusive of thirty (30) units subject to recorded
restrictions that require occupancy by households with very low and moderate
incomes, of which twenty (20) units shall be for households below 50% of area
median income and ten (10) units shall be for households between 80% and 120%
of AMI (collectively, “Senior Living Community Affordable Housing”).
2.
Approximately twenty four (24) memory care beds, approximately thirty
(30) assisted living beds (not to exceed a total of 54 memory care and assisted living
beds), and ancillary facilities including dining facilities, meeting rooms, and
administrative offices within the Senior Living Community.
3.
Approximately 12,000 square feet of commercial retail and “maker”
space, parking, and other public and private amenities.
4.
and parking.
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1.
Approximately, but no more than, 301 residential units (collectively,
“Residential Units”) consisting of the following:

A hotel containing up to 108 guest rooms, 100-seat restaurant, rooftop bar,

5.
A variety of public-serving amenities including a pedestrian promenade,
grange building and common green.
F.
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 substantial long-term
SF #4819-8525-7391 v8
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G.
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 the 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 the City’s
General Plan; (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 the City’s existing inclusionary housing requirements; (v)
provide services, goods, and amenities to City and Project residents; (vi) secure construction of a
fire substation with direct access to Healdsburg Avenue; and (vii) provide connectivity fee
funding for North Healdsburg Avenue Plan implementation, all of which provide tangible
benefits beyond those that could be imposed through project conditions of approval.
H.
The analysis in the NEAP EIR allows the use of CEQA streamlining and/or
tiering provisions for projects developed under the NEAP EIR, including the Project.
Accordingly, City has prepared an Addendum to the NEAP EIR pursuant to Public Resources
Code section 21166 and CEQA Guidelines section 15164 that documents City’s review of the
Project in accordance with CEQA. All mitigation measures in the NEAP MMRP are projectlevel measures applicable to the Project, and 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:
1.
A Community Plan Exemption, pursuant to Public Resources Code section
21083.3 and CEQA Guidelines section 15183;
2.
Reliance on the NEAP EIR as a Program EIR, pursuant to CEQA
Guidelines section 15168.
I.
After conducting a public hearing with respect to this Agreement on February 11,
2020, the Healdsburg Planning Commission (the “Planning Commission”) recommended that
the City Council approve the Agreement. On ______, ______, after conducting a public hearing
on this Agreement, the City Council adopted Ordinance No. ______, approving this Agreement.
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undertaking involving major investments by Developer and City, and that assurances 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.

J.
Following public hearings and extensive environmental analysis, 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 J are collectively referred to herein
as the “Existing Project Approvals.” The Existing Project Approvals are as follows:
1.
By City Council Resolution No. 2019-02, dated May 20, 2019, North
Entry Area Plan Environmental Impact Report (SCH No. 2018062041) (“EIR”);
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3.
By Planning Commission Resolution No. 2020-02, dated February 11,
2020, Master Conditional Use Permit (“MCUP”), which addressed (1) the Project’s mix
of residential and commercial uses (including approval of a density bonus and a shared
parking reduction) in support of the vision and guiding principles, goals, and policies of
the NEAP, (2) the size and location of retail uses, (3) the size and location of visitor
lodging uses, (4) the location of an active community gathering space for residents,
neighbors, and visitors, (5) off-site infrastructure, improvements, and mechanisms for
establishing maintenance obligations, and (6) the preliminary grading and drainage plan.
K.
Subsequent to approval of this Agreement, the 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 (“Subsequent Project
Approvals”).
L.
Having duly examined this Agreement and conducted public hearings thereon and
following a recommendation from the Planning Commission, the City Council has found, among
other things, this Agreement is consistent with the General Plan and the NEAP and has been
reviewed and evaluated in accordance with the Development Agreement Law.
NOW, THEREFORE, pursuant to the authority contained in the Development Agreement
Law, and in consideration of the mutual representations, covenants, and promises of the Parties,
the adequacy of which is hereby acknowledged, the Parties agree as follows:
AGREEMENT
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/Workforce Housing” shall have the meaning set forth in Recital E.
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2.
By City Council Resolution No. 2019-01, dated May 20, 2019, North
Entry Area Plan (“NEAP”), which addressed the plan for and overall development and
use of the Property in accordance with General Plan Land Use Policy LU-18;

“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.
“Assignment” shall have the meaning set forth in Section 9.1.
“Building Permit” means a permit issued by the City for the renovation or construction
of a building or structure, as required by the California Building, Residential, Mechanical,
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Electrical, Plumbing, Green Building, Fire or Energy Standard Codes, as adopted by the City and
incorporated in the Healdsburg Municipal Code by reference.
“CEQA” shall have the meaning set forth in Recital D.
“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.

“Consultant Fees” shall have the meaning set forth in Section 4.5.
“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 CCS Healdsburg, LLC 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 Section 2.1.
“Existing Project Approvals” shall have the meaning set forth in Recital I.
“Extended Cure Period” shall have the meaning set forth in Section 7.1.
“Impact Fees” shall have the meaning set forth in Section 4.2.
“Low 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, which is approximately 80% of the AMI or below.
“Major Agreement Amendment” shall have the meaning set forth in Section 6.4(b).
“Middle Income Households” means persons living together whose income is between
120% and 160% of the AMI.
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“City Manager” means the City Manager of the City or his/her designee.

“Middle Income Housing” shall have the meaning set forth in Recital E.
“MMRP” shall have the meaning set forth in Recital D.
“Moderate Income Households” means persons living together whose income is between
80% and 120% of the AMI.
“Montage Healdsburg Development Agreement” means that certain Development
Agreement by and Between the City of Healdsburg and Sonoma Luxury Resort LLC dated April
11, 2011.
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“Monthly Housing Fee” means the equivalent of rent. The Senior Housing Project is
contemplated as a Continuing Care Retirement Community, as defined by Health & Safety Code
section 1771.7, and the 30 affordable units will not be sold or rented, but instead residents will
sign a resident agreement that covers the cost of housing, programming and health and wellness
services. The monthly housing fee as defined here is simply the portion of that monthly fee that
relates to housing (including a reasonable utility allowance for utilities paid by the resident 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 residents of the Senior Housing Project on a non-optional basis) but does not include
programming and other optional services provided in the resident agreement.
“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 by the
City Council directly or indirectly in connection with any proposed initiative, 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).
“Party/Parties” shall have the meaning set forth in the introductory paragraph preceding
the Recitals of this Agreement.
“PILOT Agreement” means that certain “Payment In Lieu of Taxes Agreement, as further
described in Section 5.8.
“Processing Fees” shall have the meaning set forth in Section 4.3.
“Project” shall have the meaning set forth in Recital E.
“Project Approvals” means the Existing Project Approvals and any approved Subsequent
Project Approvals.
“Property” shall have the meaning set forth in Recital B.
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“Recitals” shall mean Recitals A through L of this Agreement, which are hereby
incorporated into this Agreement.
“Senior Living Community” shall have the meaning set forth in Recital E.
“Senior Living Community Affordable Housing” shall have the meaning set forth in
Recital E.
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“Subsequent Ministerial Approvals” means permits or approvals that are required by
Applicable Law and that are to be issued without the exercise of discretion 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; 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.
“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, which is approximately 50% of the AMI or below.
2.

EFFECTIVE DATE AND TERM.

2.1
Effective Date. This Agreement shall become effective upon the date that the
ordinance approving this Agreement becomes effective (“Effective Date”).
2.2
Term. The term (“Term”) of this Agreement shall commence upon the
Effective Date and shall extend for a period of ten (10) years thereafter, unless terminated earlier
pursuant to the terms of this Agreement. The Term has been negotiated and established by the
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.
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“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.

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)
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(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;

(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,
and provisions for reservation or dedication of land for public purposes.
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 provide and be construed to provide
Developer with rights afforded by law, including but not limited to, the Development Agreement
Law. 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 the City set forth in the Project Approvals and this Agreement;
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(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;

(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 onand 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,
SF #4819-8525-7391 v8
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and any other matter of procedure imposed at any time, provided 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 protect physical health and
safety of the public, 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 that are not within the control of Developer, such as market orientation and
demand, construction financing, interest rates, absorption, completion, and other
similar factors. In particular, and not in any limitation of any of the foregoing, since
the California Supreme Court held in Pardee Construction Co. v. 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
sole 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.
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(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;

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
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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).
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, the 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 applicable requirements of, and obtain all permits and approvals
required by, regional, State, and Federal agencies having jurisdiction over the Project.
4.
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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.

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 Consultant Fees, except as otherwise provided
herein.
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4.2
Impact Fees. Developer shall pay all applicable development impact fees
imposed pursuant to the Mitigation Fee Act, California Government Code section 66000 et seq.
(“Impact Fees”), that 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 in connection with the issuance of building permits or site
improvement permits for components of the Project. Notwithstanding the foregoing, Developer
may elect to defer payment of any applicable Impact Fees identified in Healdsburg Municipal
Code Section 17.32.010.A to the earlier of twenty-four (24) months after the date an agreement
that satisfies the requirements of Healdsburg Municipal Code Section 17.32.010 is recorded
against the Property or prior to City’s issuance of the final certificate of occupancy for the
component of the Project for which the fee is due, whichever comes first. In the event such
deferred impact fees exceed Two Hundred Fifty Thousand Dollars ($250,000) Developer shall
be obligated to provide a surety bond or letter of credit in compliance with Healdsburg
Municipal Code Section 17.32.010.D in a form reasonably acceptable to the City Manager,
whose approval thereof shall not be unreasonably withheld, conditioned, or delayed.
4.3
Processing Fees. City may charge and Developer agrees to pay all applicable
processing fees, application fees, 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, that 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 that are intended to cover the actual costs of processing the foregoing.
4.4
Taxes and Assessments. Subject to the terms of the PILOT Agreement, as
described in Section 5.8, 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 the City (“Taxes and Assessments”).
4.5
Consultant Fees. In addition to charging the foregoing Processing Fees, City
may, in its sole discretion, contract with one or more outside inspectors, engineers, attorneys, or
consultants to perform 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
(“Consultant Fees”). Developer shall pay to City, within thirty (30) days following City’s
written demand therefore, the full amount of all Consultant Fees, plus a ten (10) percent City
administration charge. City shall provide copies of consultant bills identifying work performed
that City asks Developer to pay pursuant to this paragraph at the same time that the City submits
an invoice seeking payment to Developer. In the event that a consultant bill contains attorneyclient privileged communications, City may redact those portions of the consultant bill that are
so privileged. The Consultant 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/Workforce Housing Units.

(a)
Developer shall cause construction of a minimum of thirty (30)
units of Affordable/Workforce Housing within the Project, affordable to households
with very low, low, and moderate incomes, as follows:

(ii)
Nine (9) dwelling units are anticipated to be made available for
occupancy at an affordable rent, adjusted for household size, to Low Income Households.
(iii)
Fifteen (15) dwelling units are anticipated to be made available for
occupancy at an affordable rent, adjusted for household size, to Moderate Income Households.
(b)
Notwithstanding the foregoing, the final mix of
Affordable/Workforce Housing units in any given affordability category may vary, but
in no event shall less than three (3) units be occupied by Very Low Income
Households, nor shall more than fifteen (15) units be occupied by households between
80% and 120% of AMI.
(c)
Developer shall provide approximately five (5) one-bedroom
dwelling units, nine (9) two-bedroom dwelling units, and sixteen (16) three-bedroom
dwelling units within the Affordable/Workforce Housing. Notwithstanding the
foregoing, Developer shall have the right to construct at least eight (8) three-bedroom
dwelling units within the Affordable/Workforce Housing.
(d)
Developer or developer’s successor in interest shall enter into an
“Affordable Housing Agreement” with City setting forth its obligations to provide
and maintain the Affordable/Workforce Housing units for a term of 55 years. The
Affordable Housing Agreement shall be executed by Developer or developer’s
successor in interest and be recorded against the Property prior to City issuance of the
first building permit for the Project. The Affordable Housing Agreement shall be
assignable to the owner and operator of the Affordable/Workforce Housing units, and
City shall release the Affordable Housing Agreement from the Property except for the
parcel containing the Affordable/Workforce Housing units upon the issuance of a final
certificate of occupancy for the Affordable/Workforce Housing units or issuance of a
guaranty pursuant to Section 5.5 of this Agreement, whichever is earlier.
5.2
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(i)
Six (6) dwelling units are anticipated to be made available for
occupancy at an affordable rent, adjusted for household size, to Very Low Income Households.

Middle Income Housing Units.

(a)
Developer shall cause construction of a minimum of fifty (50)
units of Middle Income Housing within the Project, which shall be made available at
an affordable rent to households with moderate and middle incomes, as follows:
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(i)
Twenty four (24) dwelling units shall be made available for
occupancy at an affordable rent, adjusted for household size, to Moderate Income Households.
(ii)
Twenty one (21) dwelling units shall be made available for
occupancy at an affordable rent, adjusted for household size, to Middle Income Households.

(b)
Developer shall provide fifteen (15) studio dwelling units,
sixteen (16) one-bedroom dwelling units, fourteen (14) two-bedroom dwelling units,
and five (5) live-work dwelling units of approximately 1,000 square feet per unit
within the Middle Income Housing.
(c)
The Middle Income Housing will require Growth Management
Ordinance (“GMO”) Category C allocations. If the GMO is modified in the future to
allow units sold at an affordable sales price to Middle Income Households to qualify
for Category C allocations, Developer may, in its sole discretion, develop the Middle
Income Housing for sale rather than for rent.
(d)
Developer shall enter into a “Middle Income Housing
Agreement” with City setting forth its obligations to provide and maintain the Middle
Income Housing units for a term of 55 years. The regulatory agreement shall meet any
applicable requirements of the GMO Policies and Procedures as may be amended, or
applicable new GMO policies and procedures that may be adopted, by the City
Council specifically for Middle Income Housing units that do not otherwise conflict
with the terms of this Agreement. The Middle Income Housing Agreement shall be
executed by Developer and be recorded against the Property prior to City issuance of
the first building permit for the Project. The Middle Income Housing Agreement shall
be assignable to the owner and operator of the Middle Income Housing units, and City
shall release the Middle Income Housing Agreement from the Property, except for the
parcel containing the Middle Income Housing units, upon the issuance of a certificate
of occupancy for the Middle Income Housing units or issuance of a guaranty pursuant
to Section 5.5 of this Agreement, whichever is earlier..
5.3

Local Preference Requirements.

(a)
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 allowed by law, within the pool of eligible applicants for
the Affordable/Workforce Housing units and the Middle Income Housing units, 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 households who meet these criteria
and the respective household income requirements of the Affordable/Workforce
Housing units and the Middle Income Housing units, second priority shall be granted
to qualified households with members who live or work in unincorporated north
Sonoma County or the cities of Windsor, Geyserville, or Cloverdale. In the event
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(iii)
Five (5) live-work units shall be made available for occupancy at
an affordable rent, adjusted for household size, to Middle Income Households.
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there are fewer applicants for the Affordable/Workforce Housing units and the Middle
Income Housing units that meet the criteria specified in this paragraph than there are
available Affordable/Workforce Housing units and Middle Income Housing units,
such units shall be made available to members of the general public, without regard for
the local preference requirements of this section 5.3, who are income qualified for the
Affordable/Workforce Housing units and the Middle Income Housing units,
respectively.

5.4

Senior Living Community Affordable Housing.

(a)
Developer shall cause construction of a minimum of thirty (30)
units of Senior Living Community Affordable Housing within the Senior Living
Community component of the Project, affordable to households with very low and
moderate incomes, as follows:
(i)
Twenty (20) dwelling units shall be made available for occupancy
at an affordable Monthly Housing Fee or rent, adjusted for household size, to Very Low Income
Households.
(ii)
Ten (10) dwelling units shall be made available for occupancy at
an affordable Monthly Housing Fee or rent, adjusted for household size, to Moderate Income
Households.
(b)
The Senior Living Community Affordable Housing for Very
Low Income Households shall be reserved for employees and volunteers of the Senior
Living Community. The Senior Living Community Affordable Housing for Moderate
Income Households shall be subject to the local preference requirements described in
Section 5.3(a) of this Agreement.
(c)
Developer or Developer’s successor in interest shall enter into a
“Senior Living Community Affordable Housing Agreement” with City, setting
forth its obligations to provide and maintain the Senior Living Community Affordable
Housing units for a term of 55 years. The Senior Living Community Affordable
Housing Agreement shall be executed by Developer or Developer’s successor in
interest and be recorded against the parcel containing the Senior Living Community
within ten (10) days after the Effective Date. The Senior Living Affordable Housing
Agreement shall be assignable to the owner and operator of the Senior Living
Community.
5.5

Attachment: Attachment 1 - DA with Attachments (2754 : North Village DA)

(b)
The above requirements shall be memorialized in the
Affordable Housing Agreement and Middle Income Housing Agreement, respectively.

Housing Guaranty and Satisfaction of Obligations.

(a)
All Workforce/Affordable Housing units and Middle Income
Housing units must have received a certificate of occupancy before City will issue a
final certificate of occupancy for the hotel. In lieu of obtaining certificates of
occupancy for Workforce/Affordable Housing or Middle Income Housing units
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required by this paragraph, Developer may provide a completion guaranty in favor of
City, in a form reasonably acceptable to the City Manager, whose approval thereof
shall not be unreasonably withheld, conditioned, or delayed, to secure its obligation to
deliver any Workforce/Affordable Housing units or Middle Income Housing units
required under this Agreement but not yet complete.

(c)
The provision of the Affordable/Workforce 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.
(d)
The Senior Living Community units shall be identified and
designated before City’s issuance of the final certificate of occupancy for the Senior
Living Community.
5.6

Fire Substation.

(a)
The Montage Healdsburg Development Agreement includes
approximately 0.85 acres located within the boundaries of the Saggio Hills Area Plan
(known as “Montage Healdsburg”) that is required to be used for the development of
a Healdsburg Fire Department substation (“Fire Substation”) that will be conveyed to
the City.
(b)
Using the design process set forth in Section 11(b) of Exhibit B
to the Montage Healdsburg Development Agreement, which is included as Exhibit D
to this Agreement and incorporated by reference, Developer will prepare, at its sole
cost and expense, construction drawings for an approximately 3,984 square‐foot Fire
Substation on the east side of Healdsburg Avenue, south of Passalacqua Road (“Fire
Substation Site”). Unless otherwise approved by the City in writing, the Fire
Substation construction drawings will include each of the elements identified in the
conceptual plans prepared pursuant to Section 11(b) of Exhibit B to the Montage
Healdsburg Development Agreement.
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(b)
As provided in the Existing Project Approvals, the provision of
age-restricted units in accordance with this Agreement entitles Developer to a density
bonus under Government Code section 65915 and Healdsburg Municipal Code section
20.20.035.

(c)
The City will provide Developer One Million Five Hundred
Thousand Dollars ($1,500,000) (“City Fire Substation Contribution”) to be used for
the construction of the Fire Substation, and City will extend needed infrastructure,
including roads and utilities, to the Fire Substation Site at City’s sole cost and expense.
(d)
With the exception of the City Fire Substation Contribution,
Developer shall construct the Fire Substation at its sole cost and expense; provided,
however, that Developer’s total cost shall not exceed Two Million Dollars
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($2,000,000) (“Developer Fire Substation Contribution”). Beginning April 1, 2021
and every April 1 annually thereafter until the commitment is satisfied, the Developer
Fire Substation Contribution shall be increased by a percentage equal to the percent
increase of the Consumer Price Index for All Urban Consumers (CPI-U San
Francisco-Oakland-Hayward) (the “Index”), or an equivalent index if the Index is no
longer available, calculated from March of the previous year to March of the current
year. If the Index shows a decrease for the year, the Developer Fire Substation
Contribution will not change.

(f)
Any costs to construct the Fire Substation that exceed the Total
Fire Substation Contribution shall be the City’s sole responsibility. However, to the
extent that the Fire Substation construction costs less than the Total Fire Substation
Contribution, or if additional sources of funding are identified that reduce the amount
of the Developer Fire Substation Contribution, Developer shall pay the balance of the
Developer Fire Substation Contribution to the City prior to City’s issuance of the final
certificate of occupancy for the hotel.
(g)
Developer and City desire that the Fire Substation be completed
prior to Project completion and, therefore, the Fire Substation shall be completed and
conveyed to the City prior to City’s issuance of the first certificate of occupancy for
the Senior Living Community or the hotel component of the Project. In lieu of
completion and conveyance of the Fire Substation to the City, required by this
paragraph, Developer may provide a completion guaranty in favor of City, in a form
reasonably acceptable to the City Manager, whose approval thereof shall not be
unreasonably withheld, conditioned, or delayed, to secure its obligation to deliver the
Fire Substation required under this Agreement but not yet complete. Developer shall
obtain a building permit and initiate construction of the Fire Substation as a condition
to City's acceptance of the completion guaranty and issuance of the first certificate of
occupancy for the Senior Living Community or the hotel component of the Project.
Notwithstanding the foregoing, the condition requiring Developer to obtain building
permit and commence construction of the Fire Substation shall be waived if City is
unable to approve the building permit due to the City's failure to materially perform its
obligations in this Section 5.6.
(h)
At Developer’s sole option, for a period not to exceed ten (10)
years after the issuance of a certificate of occupancy for the hotel, Developer may
collect the Hotel Community Benefit Fee described in Section 5.9 of this Agreement
and keep the proceeds to offset a portion of the Fire Substation costs.
5.7

Attachment: Attachment 1 - DA with Attachments (2754 : North Village DA)

(e)
The City Fire Substation Contribution plus the Developer Fire
Substation Contribution shall equal the “Total Fire Substation Contribution.”

Connectivity Measures.

(a)
As provided in the Existing Project Approvals, Developer shall
provide on-site shuttles to transport residents, visitors, employees, and guests, to and
from the Project and downtown, and Developer will encourage bicycling through clear
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on-site wayfinding signage and the provision of support facilities such as secure bike
parking and bike share within the Project.

5.8
PILOT Agreement. No later than thirty (30) days after issuance of the first
building permit for the Senior Living Community, Developer (or Developer’s successor in
interest to the parcel containing the Senior Living Community) shall cause a Payment-In-Lieu of
Taxes Agreement (“PILOT Agreement”) Agreement to be recorded against the parcel
containing the Senior Living Community in the form attached to this Agreement as Exhibit E.
The PILOT Agreement is intended to reimburse the City for lost property tax revenue in the
event that the Senior Living Community applies for and obtains an exemption from ad valorem
property taxes, plus the cost of increased demand for service from the City’s fire department
attributable to the Senior Living Community.
5.9

Hotel Community Benefit Fee.

(a)
The “Hotel Community Benefit Fee” shall equal one half cent
for every dollar charged to hotel guests for room occupancy, parking, and resort fees.
(b)
Before the issuance of a certificate of occupancy for the hotel,
the Developer shall cause a Hotel Community Benefit Fee Agreement to be recorded
against the parcel containing the hotel. The Hotel Community Benefit Fee Agreement
shall provide that, beginning on the date that is ten (10) years after the issuance of a
certificate of occupancy for the hotel, and continuing for a period of ninety-nine years,
the Developer shall pay to the City the Hotel Community Benefit Fee on or before the
last day of the month for the prior month’s balance of the Hotel Community Benefit
Fee.
(c)
Developer shall have the right, but not the obligation, to pass
through the Hotel Community Benefit Fee to hotel guests. Developer may, in its sole
business judgement, elect to begin collecting the Hotel Community Benefit Fee from
hotel guests at any time, including before any portion of the Hotel Community Benefit
Fee is due or payable to the City.
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(b)
Prior to City’s issuance of the final certificate of occupancy for
the hotel, the Developer shall make a one-time contribution to the City of
“Connectivity Funds” in a total amount of Two Hundred Fifty Thousand Dollars
($250,000). The City may use the Connectivity Funds to undertake implementation of
the North Healdsburg Avenue Plan or to fund other improvements that improve access
to and from the Project and other areas of the City, such as improving bikeways,
creating pedestrian routes that includes sidewalks along existing and new streets, offstreet pathways and pedestrian connections.

5.10 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
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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.
6.

COOPERATION AND IMPLEMENTATION.

6.2

Processing Applications for Subsequent Project Approvals.

(a)
Developer acknowledges that City cannot begin processing
applications for Subsequent Project Approvals until Developer submits complete
applications 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 information 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, in
accordance with applicable law, reasonably and diligently, subject to 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 of the community. 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, 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. While City expressly reserves its
discretion with respect to all Subsequent Discretionary Approvals, City agrees that it
shall not use such authority in considering any application for a Subsequent
Discretionary Approval to 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 and this Agreement.
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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, the City shall exercise its discretion in accordance with
Applicable Law and the Project Approvals and as provided by this Agreement.

(d)
Nothing herein shall limit the ability of City to require
environmental review, reports, analysis, and/or studies the City determines to be
necessary to assist in determining that any requested Subsequent Ministerial Approval
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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, the City shall specify in writing the reasons for such
determination and may propose a modification that 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,
and the City shall then re-evaluate whether the application can be processed as a
Subsequent Ministerial Approval, or the City shall process the application as an
application for a Subsequent Discretionary Approval.
(e)
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.
6.3

Changes and Amendments to Project Approvals.

(a)
Given the anticipated 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
Amendment” and the City Manager may approve the Administrative Project Amendment
consistent with City’s procedures for such administrative actions, including requirements (if any)
for notice, public hearing, or appeal rights. Administrative Project Amendments shall not require
an amendment to this Agreement.
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(ii)
Any request of Developer for an amendment or modification to a
Project Approval that 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:
SF #4819-8525-7391 v8
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(b)
Major Agreement Amendments. Any amendment to this
Agreement that 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 and
City shall appear in the action and defend its decision, except that City shall not be
required to be an advocate for Developer. To the extent that Developer determines to
contest or defend such litigation challenges, Developer shall reimburse City, within ten
(10) business days following City’s written demand therefore, which may be made
from time to time during the course of such litigation, all costs incurred by City in
connection with the litigation challenge, including City’s administrative, legal, and
court costs, provided that City, it its sole discretion, shall determine to either: (a) elect
to joint representation by Developer’s counsel; or (b) retain an experienced litigation
attorney. If Developer defends any such legal 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. Nothing herein shall authorize Developer to settle such
legal challenge on terms that would constitute an amendment or modification of this
Agreement, any Existing Project Approvals, or any Subsequent Project Approvals,
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.

SF #4819-8525-7391 v8

Attachment: Attachment 1 - DA with Attachments (2754 : North Village DA)

(a)
Administrative Agreement Amendments. Any amendment to
this Agreement that 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
or the Developer’s obligations under Section 5 of this Agreement; (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.
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6.7
Indemnity and Hold Harmless. Developer shall indemnify and hold City and its
elected and appointed officers, employees, agents, 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
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 the breach or
default may be satisfactorily cured, and the Party in breach shall have thirty (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 ten (10) days to cure the breach. If
the breach is of a type that cannot reasonably be cured within thirty (30) days, the breaching
Party shall, within a 30-day period following notice to the non-breaching Party, notify the nonbreaching 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 the City’s right to refuse to issue a permit or Subsequent Project Approval,
under Section 8.3, 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.
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(b)
In addition, City shall have the right, but not the obligation, to
contest or defend such litigation challenges, in the event that Developer elects not to
do so. If City elects to contest or defend such litigation challenges, City shall bear all
related costs and expenses, including City’s attorney fees, administrative fees and
court costs; however, 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. Developer’s indemnity and hold harmless
obligations set forth in this Section 6.6(b) shall not extend to any claim arising from
City’s negligence or willful misconduct.

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.
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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.
Remedies.

(a)
In the event of a Default by City or Developer, the nondefaulting Party shall have the right to terminate this Agreement upon giving notice of
intent to terminate pursuant to Government Code section 65868 and Municipal Code
section 17.20.070. Following notice of intent to terminate, the matter shall be
scheduled for consideration and reviewed in the manner set forth in the Development
Agreement Law. 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, the City’s primary remedy is 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 an 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 after a reasonable
opportunity to cure, 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 date for this Agreement shall occur in the
same month as the month of the Effective Date. No later than sixty (60) calendar days
prior to the annual review date, Developer shall submit to the City an accounting of
the fees due and paid to the 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 the City,
and provide evidence as determined necessary by the Director to demonstrate good
faith compliance with the provisions of this Agreement. However, failure to initiate
the annual review within thirty (30) days of receipt of written notice to do so from City
SF #4819-8525-7391 v8
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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.

(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 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 regarding compliance with
this Agreement and notify Developer in writing at least fifteen (15) business 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 the City’s intent to meet and confer with Developer within thirty (30) days of such
determination, prior to taking further action. Following the thirty (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 this
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 City Municipal Code.
(c)
Failure of City to conduct an annual review shall not constitute
a waiver by the 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.
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(b)
The annual review required by Government Code
section 65865.1 and the City Municipal Code shall be conducted as provided herein:

(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 (“Certificate of Compliance”)
certifying that Developer has so complied through the period of the applicable annual
review. 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.
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7.6
Enforced Delay; Extension of Time of Performance. Subject to the limitations
set forth below, performance by either Party hereunder shall not be deemed to be an event of
default, and all performance and other dates specified in this Agreement shall be extended, where
delays are due to: a court action, ballot measure, or referendum instituted by a third party or
other governmental entity or official challenging City’s approval of this Agreement, any Existing
Project Approvals, or any Subsequent Project Approvals; war; insurrection; strikes; lockouts;
riots; floods; earthquakes; fires; casualties; acts of God; acts of a 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.
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.
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 the City to set aside, withdraw, or abrogate the 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, the 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 (Cooperation in the Event of
Legal Challenge) and 6.7 (Indemnity and Hold Harmless).
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Developer may record the Certificate of Compliance in the Official Records of the
County of Sonoma
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8.

MORTGAGEE PROTECTION; CERTAIN RIGHTS OF CURE.

8.2
Mortgagee Obligations. City, upon receipt of a written request from a
foreclosing Mortgagee, shall permit the 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 the Mortgagee as soon as reasonably possible,
provided, however, that in no event shall such Mortgagee personally be liable for any defaults or
monetary obligations of Developer arising prior to acquisition of possession of such property by
such Mortgagee. The foreclosing Mortgagee shall have the right to find a substitute developer to
assume the obligations of Developer, which substitute shall be considered for approval by the
City pursuant this Agreement. In any event, a 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 endeavor to deliver to the Mortgagee, concurrently with service
thereof to Developer, all notices given to Developer describing all claims by the City that
Developer has defaulted hereunder. If City determines that Developer is not in compliance with
this Agreement, City also shall endeavor to 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 set forth in City’s
notice.
9.

ASSIGNABILITY.
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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 (“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.

9.1
Assignment by Developer. Developer may not convey, assign, or transfer
(“Transfer”) any of its interests, rights, or obligations under this Agreement without the prior
written consent of City, which consent shall not be unreasonably withheld, conditioned, or
delayed. Any Transfer of all or a portion of this Agreement shall be documented by an
Assignment and Assumption Agreement in a form reasonably acceptable to the City. In no event
shall the obligations conferred upon Developer under this Agreement be transferred except
through a transfer of all or a portion of the Property. Should Developer transfer any of its
interests, rights, or obligations under this Agreement in connection with a transfer by Developer
of a portion of the Property (such Transfer, a “Partial Assignment”), such Partial Assignment
SF #4819-8525-7391 v8
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shall be documented by an Assignment and Assumption Agreement in a form reasonably
acceptable to the City. To the extent provided in the Assignment and Assumption Agreement,
the transferee of such interests, rights, or obligations under this Agreement (each, a “Partial
Transferee”) shall only be liable for performance of the obligations of Developer under this
Agreement (including, without limitation, indemnification obligations and the obligation to
install public improvements and pay fees) related to the portion of the Property transferred to
such Partial Transferee, and no Default by Developer or any other assignee who received a
Partial Assignment hereunder shall constitute an event of Default hereunder by such Partial
Transferee. Should Developer transfer any of its interests, rights, or obligations under this
Agreement, it shall nonetheless remain liable for performance of the obligations for installation
of public improvements and payment of fees, unless the transferee agrees to be bound by the
relevant terms of the Agreement, including the obligations for installation of public
improvements and payment of fees, in which case the transferee shall be solely liable for
performance of the obligations for installation of public improvements and payment of fees.
During the Term, Developer shall provide City with written notice of a request to Transfer any
interest in this Agreement ninety (90) days prior to any such contemplated Transfer. Any such
request for a Transfer shall be accompanied by quantitative and qualitative information that
substantiates, to the City’s satisfaction, that the proposed transferee has the capability to fulfill
the rights and obligations of this Agreement. Within forty-five (45) days of such a request and
delivery of information, the City Manager shall make a determination, in his or her sole
discretion, as to whether the Transfer shall be permitted or whether such Transfer necessitates an
Amendment to this Agreement, subject to approval by the City Council. Each successor in
interest to Developer shall be bound by all of the terms and provisions applicable to the portion
of the Property acquired. This Agreement shall be binding upon and inure to the benefit of the
Parties’ successors, assigns, and legal representatives. This Agreement shall be recorded by the
City in the Sonoma County Recorder’s Office promptly upon execution by each of the Parties.
9.2
Covenants Run With The Land. Subject to the provisions of Section 9.1, above,
pertaining to a Partial Assignment and a Partial Transferee, 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.
9.3
Pre-Approved Transfers. The following transfers shall not require approval by
the City and shall automatically, upon the satisfaction of the conditions in Section 9.1 above,
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) prior to the issuance of any Building
Permits, sale, or lease of the Property in its entirety to any corporation, limited liability company,
partnership, or other entity that 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; and (b) a loan or mortgage pertaining to the Property.

SF #4819-8525-7391 v8

Attachment: Attachment 1 - DA with Attachments (2754 : North Village DA)

7.A.b

26
Packet Pg. 407

7.A.b

9.5
Foreclosure. Nothing contained in this Section shall prevent a transfer of the
Property, or any portion thereof, to a lender 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; provided, however, in no event shall such lender
be liable for any defaults or monetary obligations of Developer arising prior to acquisition of title
to the Property by such lender, and provided further, in no event shall any such lender or its
successors or assigns be entitled to a Building Permit or occupancy certificate until all fees due
under this Agreement (relating to the portion of the Property acquired by such lender) have been
paid to City.
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.

Attachment: Attachment 1 - DA with Attachments (2754 : North Village DA)

9.4
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. The transferee in a transaction
described above and the successors and assigns of such a transferee shall be deemed to have no
obligations 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 applicable conditions of approval.

10.3 No Waiver. No delay or omission by the 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
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shall not be construed as a waiver of any succeeding breach of the same or other covenants and
conditions.
Agreement is Entire Agreement.
(a)

The following Exhibits are attached to this Agreement:

Exhibit A

Legal Description of the Property

Exhibit B

Depiction of Property and Improvements

Exhibit C

MMRP

Exhibit D

Fire Substation Design Process

Exhibit E

Form of PILOT Agreement

(b)
This Agreement and all exhibits attached hereto or documents
incorporated herein by this 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.
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.
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10.4

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 the 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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City:

City Manager
Attn: David Mickaelian
City of Healdsburg
401 Grove Street
Healdsburg, California 95448

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

CCS Healdsburg, LLC
Attn: Robert Comstock
2301 Rosecrans Avenue, Suite 1150
El Segundo, CA 90245

with copies to: Miller Starr Regalia
Attn: Bryan W. Wenter, Esq.
1331 North California Boulevard
Walnut Creek, CA 94596
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 contractor 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.
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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:

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.

10.14 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.

SF #4819-8525-7391 v8
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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.

30
Packet Pg. 411

7.A.b

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

David Mickaelian
City Manager
APPROVED AS TO FORM:
By:
Samantha Zutler, Esq.
City Attorney
ATTEST:
By:
Stephanie Williams
City Clerk

DEVELOPER:
CCS Healdsburg, LLC,
a Delaware limited liability company
By:
Robert Comstock
Title

Attachment: Attachment 1 - DA with Attachments (2754 : North Village DA)

By:

[insert notary acknowledgments]
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EXHIBIT A
LEGAL DESCRIPTION
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2019016300

RECORDING REQUESTED BYI

Official Records Of Sonoma County
Deva Marie Proto

Comstock Healdsburg, LLC

03/07/2019 11: 16 AM
Fee: $ 127.00 7 Pages

\,J

[, .:" �/��

CONFORMED COP

AND WHEN RECORDED MAIL TO

Nol Compared wilh Original

COMSTOCK HEALDSBURG, LLC
2301 Rosecrans Avenue, Suite 1150
El Segundo, CA 90245
A.P.N.: 091-060-009-000, 091-060-019-000, 091060-022-000, 091-060-025-000

GRANT DEED
The undersigned grantor(s) declare(s):
City Transfer Tax: $0.00
Documentary transfer tax is $0.00
( ) Unincorporated Area ( X) City of Healdsburg
R&T 11911 - Conveyance Confirms title to the grantee who continues to hold the same proportionate interest
( X) computed on full value of property conveyed, or
( ) computed on full value less value of liens and encumbrances remaining at time of sale.
FOR A VALUABLE CONSIDERATION, receipt of which is hereby acknowledged, COMSTOCK HEALDSBURG, LLC,

a Delaware limited liability company

Hereby GRANT(S) to COMSTOCK HEALDSBURG, LLC, a Delaware limited liability company
The land described herein is situated in the State of California, County of Sonoma, City of Healdsburg, described as
follows:

SEE EXHIBIT "A" ATTACHED HERETO AND MADE A PART HEREOF
Dated: January 17, 2019
COMSTOCK HEALDSBURG, LLC, a Delaware
limited liability company
By: Comstock Crosser & Associates Development
Company, Inc., Manager

Attachment: Attachment 1 - DA with Attachments (2754 : North Village DA)

SPACE ABOVE THIS LINE FOR RECORDER'S USE

By:

MAIL TAX STATEMENTS TO PARTY SHOWN ON FOLLOWING LINE; IF NO PARTY SHOWN, MAIL AS DIRECTED ABOVE
SAME AS ABOVE
Name

Street Address
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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

ss.

Notary Public personally appeared �

�isbc\<,'

________________________________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 h1tnd and official seal.
SIGNATURE�
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Exhibit 'A'
Lot Line Adjustment
Resultant Parcel Legal Descriptions

Lying within the State of California, County of Sonoma, City ofHealdsburg and being all of
Parcel One and a portion ofParcel Three ofthe lands ofComstock Healdsburg, LLC, a Delaware
limited liability company described by deed recorded March 20, 2017 under Document Number
2017-021315, Sonoma County Records being shown on that certain Record ofSurvey, filed June
20, 2017 in Book 796 ofMaps, at pages 24-25, Sonoma County Records, being more particularly
described as follows:
Commencing at the northeast comer ofParcel Two ofsaid lands as shown on said Record of
Survey, being a point on the westerly Right ofWay ofNorth Coast Railroad Authority, marked
by a 1/2" iron pipe tagged PLS 7590; thence along the easterly line of said Parcel Two and said
Right of Way, southwesterly on a curve to the right from a tangent that bears South 2 °58'27"
East ) having a radius ofl,106.00 ) through a central angle of21°59'54", an arc distance of424.64
feet to the southeast corner ofsaid Parcel Two; thence continuing southwesterly on said 1,106.00
radius curve; through a central angle of10°01 '12", an arc distance of 193.42 feet; thence leaving
said easterly line and said Right ofWay North 76°18'25" West, 361.56 feet to the POINT OF
BEGINNING; thence South 13° 41'35" West, 479.42 feet; thence southeasterly on a curve to the
left, having a radius of100.00 feet through a central angle of57° 02'26", an arc distance of 99.55
feet; thence South 43° 20'5l" East, 28.50 feet to the Right ofWay line of said North Coast
Railroad Authority; thence along said Right ofWay ) South 43 °43'50" West, 388.30 feet; thence
southwesterly on a curve to the left, having a radius of11,499.16 feet through a central angle of
00°09'00", an arc distance of30.10 feet; thence southwesterly on a curve to the left, having a
radius of5,769.60 feet, through a central angle of00°18'00", an arc distance of30.21 feet;
thence southwesterly on a curve to the left, having a radius of3,859.75 feet, through a central
angle of00°27'00'\ an arc distance of30.31 feet; thence southwesterly on a curve to the left,
having a radius of2,904.83 feet, through a central angle of00° 36'00", an arc distance of30.42
feet; thence southwesterly on a curve to the left, having a radius of2,33l.88 feet, through a
central angle of6 °26'57", an arc distance of262.47 feet to a 1/2" iron pipe tagged PLS 7590
marldng the intersection ofthe southerly line ofsaid Parcel Three with the westerly line ofthe
Lands ofNorth Coast Railroad Authority, as shown on said Record ofSurvey; thence along the
southerly line of said Parcel Three, North 89':06'05"West, 139.96 feet to the southeast comer of
said Parcel One; thence along the southerly line ofsaid Parcel One ) North 89°06'05"West)
214.69 feet to the intersection ofthe said southerly line ofParcel One and the easterly Right of
Way ofUS Highway 101, from which a 3/4" Iron Pipe, not tagged, bears North 89°06'05" West,
0.46 feet as shown on said Record ofSurvey; thence along the easterly Right ofWay line of said
US Highway 101, North 16°15'39" East, 621.46 feet to the most westerly comer ofsaid Parcel
Three; thence continuing along said Right ofWay, North 16°15'39" East, 715.93 feet to a point
which bears North 76°18'25" West from the POINT OF BEGINNING; thence leaving said Right
ofWay, South 76°18'25" East, 582.51 feet to the POINT OF BEGINNING.

Attachment: Attachment 1 - DA with Attachments (2754 : North Village DA)

Resultant Parcel One
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Exhibit 'A'
Lot Line Adjustment
Resultant Parcel Legal Descriptions
Being all ofAPN 091-060-022 and a portion ofAPN 091-060-019
Containing 16.07 Acres, more or less.

Lying within the State ofCalifornia, County ofSonoma, City ofHealdsburg and being all of
Parcel Two and a portion ofParcel Three ofthe lands ofComstock Healdsburg, LLC, a
Delaware limited liability company described by deed recorded March 20, 2017 under Document
Number 2017-021315, Sonoma County Records being shown on that certain Record ofSurvey,
filed June 20, 2017 in Book 796 ofMaps, at pages 24-25, Sonoma County Records, being more
particularly described as follows:
Beginning at the northeast comer of said Parcel Two as shown on said Record ofSurvey, being a
point on the westerly Right ofWay ofNorth Coast Railroad Authority, marked by a 1/2" iron
pipe tagged PLS 7590; thence along the easterly line ofsaid Parcel Two and said Right ofWay,
southwesterly on a curve to the right from a tangent that bears South 2°58'27" East, having a
radius of1,106.00, through a central angle of21°59'54", an arc distance of 424.64 feet to the
southeast comer ofsaid Parcel Two; thence continuing southwesterly on said l, 106.00 radius
curve; through a central angle of 10° 01'12", an arc distance of193 .42 feet; thence leaving said
easterly line and said Right ofWay North 76°18'25" West, 944.06 feet to the easterly Right of
Way line ofUS Highway 101; thence along said Right ofWay, North 16° 15'39" East, 123.60
feet to the southwest comer ofsaid Parcel Two; thence continuing along said Right ofWay
North 16°15'39" East, 259.49 feet to the northwest corner ofsaid Parcel Two; thence along the
northerly line ofsaid Parcel Two, North 89° 48 '46" East, 947.56 feet to the Point ofBeginning.
Being all ofAPN 091-060-009 and a portion ofAPN 091-060-019
Containing 11.01 Acres, more or less.
Resultant Parcel Three
Lying within the State ofCalifornia, Cou�ty ofSonoma, City ofHealdsburg and being a portion
ofParcel Three ofthe lands ofComstock Healdsburg, LLC, a Delaware limited liability
company described by deed recorded March 20, 2017 under Document Number 2017-021315,
Sonoma County Records, being shown on that certain Record ofSurvey, filed June 20, 2017 in
Book 796 ofMaps, at pages 24-25, Sonoma County Records, being more particularly described
as follows:
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Resultant Parcel Two

Commencing at the northeast comer ofParcel Two ofsaid lands as shown on said Record of
Survey, being a point on the westerly Right ofWay ofNorth Coast Railroad Authority, marked
by a 1/2" iron pipe tagged PLS 7590; thence along the easterly line ofsaid Parcel Two and said
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Right ofWay, southwesterly on a curve to the right frorri a tangent that bears South 2 °58'27''
East, having a radius of1,106.00, through a central angle of 21 °59'54", an arc distance of424.64
feet to the southeast comer ofsaid Parcel Two; thence continuing southwesterly on said l, l 06.00
radius curve; through a central angle of10°01'12", an arc distance of 193.42 feet to the POINT
OF BEGINNING; thence continuing along said Right ofWay, southwesterly on a curve to the
right having a radius of1,106.00, through a central angle of11° 41'10", an arc distance of225.58
feet; thence southwesterly on a curve to the right, having a radius of1,392.46 feet through a
central angle ofO1 °12'00", an arc distance of 29.16 feet; thence southwesterly on a curve to the
right, having a radius of1,869.91 feet, through a central angle of00°54'00", an arc distance of
29.37 feet; thence southwesterly on a curve to the right, having a radius of2,824.83 feet, through
a central angle of00° 36'00", an arc distance of29.58 feet; thence southwesterly on a curve to the
right, having a radius of5,689.59, through a central angle of00° l 8'00", an arc distance of29.79
feet; thence South 43° 43'50" West, 306.90 feet; thence leaving said Right ofWay Nmih
43°20'51" West, 28.50 feet; thence northerly on a curve to the right having a radius of100.00
feet, through a central angle of57°02'26", an arc distance of99.55 feet ; thence North 13°41'35"
East, 479.42 feet to a point which bears North 76°18'25" West from the POINT OF
BEGINNING; thence South 76°18'25" East, 361.56 feet to the POINT OF BEGINNING
Being a portion ofAPN 091-060-019
Containing 3.01 Acres, more or less.
See Exhibit 'B' for graphic depiction.
This description prepared by Carlile• Macy.

Date
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Exhibit 'A'
Lot Line Adjustment
Resultant Parcel Legal Descriptions

END OF DESCRIPTION
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LEGEND

P.O.8. POINT OF BEGINNING
P.O.C. POINT OF COMMENCEMENT
•
1 /2" IRON PIPE PLS 7590
PER 796 MAPS 24-25
UNLESS OTHERWISE NOTED

LITTON RANCHERJA OF CALIFORNJA
DN 2017-007920
APN 091-060-010

"I

\\
1- �

z

P.O.B. RESl/LTANT PARCEL TMO � �
P.O.C. ADJUSTED PARCELS � �
ON£ ct THR££. 1- (/)
S89"48'46"W 947.56'

COMSTOCK HEALDSBURG, LlC
D.N. 2017-021315

COMSTOCK HEALDSBURG, LLC
'D.N. 2017-021315

PARCEL FOUR
PN 091-060-025

-

CB

CURRENTAPN
THREE:

APN 091-060-022
APN 091-060-009
APN 091-060-019

AREA BEFORE' ll/1

5689.59

0°18'00"

29. 79

RE'Sl/LTANT PARCEL AREA

1.48 AC
7.56 AC
21.05 AC

ONE:
THt?.•
THREE:

16.07 AC
11.01 AC
3.01 AC
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Exhibit ‘A’
Lot Line Adjustment
Resultant Parcel Legal Descriptions
Resultant Parcel ‘A’

Beginning at the northeast corner of Parcel Two as described in said deed, Document Number 2019080083, also being a point on the westerly Right of Way of North Coast Railroad Authority, marked by a
1/2” iron pipe tagged PLS 7590; thence along the easterly line of said Parcel Two and said Right of Way,
southwesterly on a curve to the right from a tangent that bears South 2°58’27” East, having a radius of
1,106.00, through a central angle of 32°01’07”, an arc distance of 618.07 feet to the southeast corner of said
Parcel Two; thence leaving said easterly line and said Right of Way, along the southerly line of said Parcel
Two, North 76°18’25” West, 621.13 feet; thence leaving said southerly line, North 13°41″35″ East, 194.10
feet; thence North 12°28′47″ West, 56.68 feet; thence North 13°41′35″ East, 207.11 feet to the northerly
line of said Parcel Two; thence along the northerly line of said Parcel Two, North 89°48’46” East, 658.35
feet to the Point of Beginning.
Being a portion of APN 091-060-038
Containing 8.12 Acres, more or less.
See Exhibit ‘B’ for graphic depiction.
Resultant Parcel ‘B’
Lying within the State of California, County of Sonoma, City of Healdsburg and being a portion of Parcel
Two of the lands of CCS Healdsburg, LLC, a Delaware limited liability company as described by deed
recorded November 1, 2019 under Document Number 2019-080083, Sonoma County Records, being more
particularly described as follows:
Commencing at the northeast corner of Parcel Two as described in said deed, Document Number 2019080083, Sonoma County Records, also being a point on the westerly Right of Way of North Coast Railroad
Authority, marked by a 1/2” iron pipe tagged PLS 7590; thence along the easterly line of said Parcel Two
and said Right of Way, southwesterly on a curve to the right from a tangent that bears South 2°58’27” East,
having a radius of 1,106.00, through a central angle of 32°01’07”, an arc distance of 618.07 feet to the
southeast corner of said Parcel Two; thence leaving said easterly line and said Right of Way North
76°18’25” West, 621.13 feet to True POINT OF BEGINNING; thence North 76°18’25” West , 322.93 feet
to the easterly Right of Way line of US Highway 101; thence along said Right of Way, North 16°15’39”
East, 383.08 feet to the northwest corner of said Parcel Two; thence along the northerly line of said Parcel
Two, North 89°48’46” East, 289.22 feet; thence leaving said northerly line South 13°41′35″ West, 207.11
feet; thence South 12°28′47″ East, 56.68 feet; thence South 13°41′35″ West, 194.10 feet to the Point of
Beginning.
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Lying within the State of California, County of Sonoma, City of Healdsburg and being a portion of Parcel
Two of the lands of CCS Healdsburg, LLC, a Delaware limited liability company as described by deed
recorded November 1, 2019 under Document Number 2019-080083, Sonoma County Records, being more
particularly described as follows:

Being a portion of APN 091-060-038
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Exhibit ‘A’
Lot Line Adjustment
Resultant Parcel Legal Descriptions
Containing 2.89 Acres, more or less.
See Exhibit ‘B’ for graphic depiction.
Resultant Parcel ‘C’

Lying within the State of California, County of Sonoma, City of Healdsburg and being all of Parcel Four of
the lands of CCS Healdsburg, LLC, a Delaware limited liability company, as described by deed recorded
November 1, 2019 under Document Number 2019-080083, Sonoma County Records, being shown on that
certain Record of Survey, filed June 20, 2017 in Book 796 of Maps, at pages 24-25, Sonoma County
Records, being more particularly described as follows:
Beginning at a 6” x 6” concrete monument marking the westerly right of way of Healdsburg Avenue from
which a 6” x 6” concrete monument bears South 44°35′47″ East, 60.00 feet as shown on said Record of
Survey; thence along said westerly right of way South 45°26’04” West, 1188.34 feet to the beginning of a
non-tangent curve to the left having a radius of 530.00 feet, to which point a radial line bears North
44°36′43″ West; thence along said curve and said right of way, through a central angle of 23°41′14″, an arc
distance of 219.11 feet; thence leaving said westerly right of way, North 89°06′05″ West, 24.99 feet to a
point on the easterly line of the lands of North Coast Railroad Authority as shown on said Record of
Survey; thence northeasterly along said easterly line, on a curve to the right from a tangent that bears North
31°08′30″ East, having a radius of 2251.88 feet, through a central angle of 4°31′26″, an arc distance of
177.80 feet to a 1/2” iron pipe, PLS 7590 marking the beginning of a non-tangent curve to the right having
a radius of 2251.88 feet, to which point a radial line bears North 54°12′46″ West; thence along said curve,
continuing along said easterly line, through a central angle of 6°26′36″, an arc distance of 253.24 feet to a
1/2” iron pipe, PLS 7590; thence continuing along said easterly line, on a curve to the right, having a radius
of 2824.83 feet, through a central angle of 00°36′00″, an arc distance of 29.58 feet; thence continuing along
said easterly line, on a curve to the right, having a radius of 3779.75 feet, through a central angle of
0°27′00″, an arc distance of 29.69 feet; thence continuing along said easterly line, on a curve to the right,
having a radius of 5689.60 feet, through a central angle of 0°18′00″, an arc distance of 29.79 feet; thence
continuing along said easterly line, on a curve to the right, having a radius of 11419.16 feet, through a
central angle of 0°09′00″, an arc distance of 29.90 feet to a ½” iron pipe PLS 7590; thence continuing along
said easterly line North 43°43′50″ East, 695.20 feet to a 1/2” iron pipe PLS 7590; thence continuing along
said easterly line, on a curve to the left, having a radius of 5769.59 feet, through a central angle of
0°18′00″, an arc distance of 30.21 feet; thence continuing along said easterly line, on a curve to the left,
having a radius of 2904.83 feet, through a central angle of 0°36′00″, an arc distance of 30.42 feet; thence
continuing along said easterly line on a curve to the left, having a radius of 1949.91 feet, through a central
angle of 0°54′00″, an arc distance of 30.63 feet; thence continuing along said easterly line on a curve to the
left, having a radius of 1472.46 feet, through a central angle of 1°12′00″, an arc distance of 30.84 feet to a
1/2” iron pipe, PLS 7590; thence continuing along said easterly line, on a curve to the left, having a radius
of 1186.00 feet, through a central angle of 29°27′54″, an arc distance of 609.92 feet to a 1/2” iron pipe,
PLS7590; thence leaving said easterly line South 81°03′25″ East, 5.59 feet to a 1/2” iron pipe, PLS 7579
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Exhibit ‘A’
Lot Line Adjustment
Resultant Parcel Legal Descriptions
marking the westerly right of way line of Healdsburg Avenue, as shown on said Record of Survey; thence
southerly along said westerly right of way, South 8°56′04″ West, 292.22 feet to a ½” iron pipe PLS 7590;
thence continuing along said westerly right of way, on a curve to the right, having a radius of 470.00 feet,
through a central angle of 36°30′00″, an arc distance of 299.41 feet to the Point of Beginning.
Together with:

Lying within the State of California, County of Sonoma, City of Healdsburg and being all of Parcel Three
of the lands of CCS Healdsburg, LLC, a Delaware limited liability company as described by deed recorded
November 1, 2019 under Document Number 2019-080083, Sonoma County Records, being more
particularly described as follows:
Beginning at the most easterly corner of said Parcel Three, being a point on the westerly line of the lands of
North Coast Railroad Authority; thence along said westerly line, southwesterly on a curve to the right
having from a tangent that bears South 29°02′39″ West, having a radius of 1,106.00 feet, through a central
angle of 11°41’10”, an arc distance of 225.58 feet; thence continuing along said westerly line on a curve to
the right, having a radius of 1,392.46 feet through a central angle of 01°12’00”, an arc distance of 29.16
feet; thence continuing along said westerly line on a curve to the right, having a radius of 1,869.91 feet,
through a central angle of 00°54’00”, an arc distance of 29.37 feet; thence continuing along said westerly
line on a curve to the right, having a radius of 2,824.83 feet, through a central angle of 00°36’00”, an arc
distance of 29.58 feet; thence continuing along said westerly line on a curve to the right, having a radius of
5,689.59, through a central angle of 00°18’00”, an arc distance of 29.79 feet; thence continuing along said
westerly line South 43°43’50” West, 306.90 feet; thence leaving said westerly line North 43°20’51” West,
28.50 feet to the beginning of a curve to the right having a radius of 100.00 feet, thence along said curve
through a central angle of 57°02’26”, an arc distance of 99.55 feet ; thence North 13°41’35” East, 479.42
feet to a point which bears North 76°18’25” West from the POINT OF BEGINNING; thence South
76°18’25” East, 361.56 feet to the POINT OF BEGINNING
Being all of APN 091-060-025 and all of said Parcel Three, APN, 091-060-039.
Containing 5.10 Acres, more or less.
See Exhibit ‘B-1’ for graphic depiction.
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Portion Two

This description prepared by Carlile • Macy.

___________________
Jonathan R. Olin
PLS 7590

__________________
Date
END OF DESCRIPTION
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EXHIBIT B
DEPICTION OF PROPERTY AND IMPROVEMENTS
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EXHIBIT D
FIRE SUBSTATION DESIGN PROCESS
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Exhibit D
Excerpt from the Saggio Hills Development Agreement
Exhibit B

(b) Design. The Fire Substation shall be designed in accordance with the provisions of this
Section 11 (b ), and such design shall be sufficient to provide to the City a fire substation that
accommodates three fire fighters, a brush truck, and another vehicle and related parking. With the
consent of the City, the Developer previously engaged its architect to prepare a preliminary design for the
Fire Substation. Promptly after the Developer gives the Development Notice, Developer shall engage and
require an architect selected by the Developer and reasonably acceptable to the City (the "Architect") to
complete the design for the Fire Substation
in the manner described in this Section I l(b). Subject to the City's reimbursement obligations described in
Section 12(a) below with respect to such costs and expenses, if any, as are incurred by the Developer in
the development, design and construction of the Fire Substation that exceed, in the aggregate, the
Developer Fire Substation Contribution (as defined in Section I 2(a) below), the Developer shall pay any
and all amounts due to the Architect for design work contemplated by this Section 11 (b) as and when
they become due and payable; provided, however, that nothing in this Section 11 (b) shall preclude the
Developer from pursuing any dispute resolution process with respect to any disputed amount claimed by
the Architect.
The Fire Substation will be designed and constructed by the Developer while the Fire Substation Land is
owned by the Developer. The City and the Developer desire that the Fire Substation be completed before
the Resort is completed and open to the public, and therefore desire to provide an efficient means for
promptly completing the design of the Fire Substation so that the Developer may timely begin
construction thereof. The City and the Developer therefore agree to the following process for the design
of the Fire Substation, and for the City's approval of such design in its proprietary capacity (as the future
owner of the Fire Substation). Nothing in this Section 11 (b) is intended to limit or otherwise restrict the
review of the design of the Fire Substation through the City's nonnal and customary public process of
review and approval by the City's Planning Commission and/or the City Council.
After giving the Development Notice, the Developer shall use diligent efforts to cause the Architect to
complete in a diligent and prompt manner, the following:
(i)

Schematic Plans. First, proposed schematic plans for the Fire Substation ( the "Proposed
Schematic Plans"), which plans shall be based on and consistent with the description of
the Fire Substation set forth above and applicable law. The Developer shall, promptly
after receipt of the Proposed Schematic Plans from the Architect, submit the Proposed
Schematic Plans to the City for review and approval pursuant to this Section 11 (b )(i).
The City shall cause the Proposed Schematic Plans to be reviewed, and a written notice
of approval or disapproval thereof to be given to the Developer within 15 business days
after the City's receipt thereof. The standard for the City's review of the Proposed
Schematic Plans, and for any revisions thereof submitted by the Developer pursuant to
this Section 11(b)(i), shall be whether the Proposed Schematic Plans (or any such
revision) are consistent with the description of the Fire Substation set forth above and
applicable law, and the City shall not unreasonably withhold approval of the Proposed
Schematic Plans ( or any such revision) if they meet such standard.
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Section 11

Any disapproval of the Proposed Schematic Plans ( or any such revision) shall state with
particularity the reason for such disapproval. Any failure by the City to give such a notice
of approval or disapproval within such 15 business day period shall be deemed approval.
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Exhibit D
Upon any disapproval by the City of the Proposed Schematic Plans, the Developer shall
have the right to require that the Architect revise the Proposed Schematic Plans and then
submit the revised plans to the City for review and approval or disapproval pursuant to
this Section 11 (b )(i). Such schematic plans as are approved ( or deemed approved) by
the City pursuant to this Section 11 (b )(i) shall be the "Approved Schematic Plans".
Design Development Plans. Second, proposed design development plans for the Fire
Substation (the "Proposed Design Development Plans"), which plans shall be based on
and consistent with the Approved Schematic Plans and applicable law. The Developer
shall, promptly after receipt of the Proposed Design Development Plans from the
Architect, submit the Proposed Design Development Plans to the City for review and
approval pursuant to this Section 11 (b )(ii).
The City shall cause the Proposed Design Development Plans to be reviewed, and a
written notice of approval or disapproval thereof to be given to the Developer promptly
following completion of the City's normal design review process, but not later than ninety
(90) days after receipt thereof. The standard for the City's review of the Proposed Design
Development Plans, and for any revisions thereof submitted by the Developer pursuant to
this Section l l(b)(ii), shall be whether the Proposed Design Development Plans ( or any
such revision) are consistent with the Approved Schematic Plans and applicable law, and
the City shall not unreasonably withhold approval of the Proposed Design Development
Plans (or any such revision) if they meet such standard.
If the City is unable to approve the Proposed Design Development Plans within ninety
(90) days, as described herein, and the inability to provide such approval within said 90
days delays the occupancy of the Fire Substation beyond the date on which the Resort is
completed, then the fact that the Fire Substation is not completed shall not be a basis for
precluding the Resort from opening for business once all other requirements to such
opening have been satisfied, so long as Developer has agreed in writing to provide the
Fire Department a suitable location at the Resort site for temporary placement of a "brush
truck" and appropriate sleeping accommodations for 3 firefighters until the Fire
Substation is operational. Such temporary truck storage and firefighter accommodations
shall not, without the written approval of the City's Fire Chief, extend for more than the
number of days greater than 90 that the City required to approve the Proposed Design
Development Plans. Upon any disapproval by the City of the Proposed Design
Development Plans, the Developer shall have the right to require that the Architect revise
the Proposed Design Development Plans and then submit the revised plans to the City
for review and approval or disapproval pursuant to this Section l l(b)(ii). Such design
development plans as are approved by the City pursuant to this Section I l(b)(ii) shall be
the "Approved Design Development Plans".
(iii)

Construction Plans and Specifications. Third, proposed construction plans and
specifications for the Fire Substation (the "Proposed Construction Plans") which plans
and specifications shall be based on and consistent with the Approved Design
Development Plans and applicable law. The Developer shall, promptly after receipt of the
Proposed Construction Plans from the Architect, submit the Proposed Construction Plans
to the City for review and approval pursuant to this Section 11 (b )(iii).
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(ii)

The City shall cause the Proposed Construction Plans to be reviewed, and a written
notice of approval or disapproval thereof to be given to the Developer within 30 calendar
days after the City's receipt thereof. The standard for the City's review of the Proposed
Construction Plans, and for any revisions thereof submitted by the Developer pursuant to
this Section 11 (b )(iii), shall be whether the Proposed Construction Plans ( or any such
revision) are consistent with the Approved Design Development Plans and applicable
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law, and the City shall not unreasonably withhold approval of the Proposed Construction
Plans ( or any such revision) if they meet such standard.

Upon any disapproval by the City of the Proposed Construction Plans, the Developer
shall have the right to require that the Architect revise the Proposed Construction Plans
and then submit the revised plans to the City for review and approval or disapproval
pursuant to this Section 11 (b )(iii). Such construction plans and specifications as are
approved ( or deemed approved) by the City pursuant to this Section 11 (b )(iii) shall be
the "Approved Construction Plans".
(iv)

City Initiated Revisions to Approved Construction Plans. The parties hereto anticipate
that the Approved Construction Plans will provide for the construction of a fully functional
fire substation adequate to provide the fire service capacity contemplated by this Section
11 (b ), and that there will be no need for the City to request any changes to the
Approved Construction Plans. In the event, however, the City desires that the
Construction Work (as defined in Section I l(c) below) be completed in a manner other
than as provided for in the Approved Construction Plans, the City shall cause
documentation to be prepared and delivered to the Developer (a "Proposed City Plan
Change Request") describing in detail the change from the Approved Construction Plans
desired by the City (a "Proposed City Plan Change")
The Developer shall, upon receipt of a given Proposed City Plan Change Request and
working with the Contractor (as defined in Section I l(c) below), determine whether (x) the
implementation of the Proposed City Plan Change will adversely affect the Construction
Schedule (as defined in Section 1 l(c) below), and (y) the amount, if any, by which the
cost of the Construction Work will be increased ( or decreased) if such Proposed City
Plan Change is implemented.
If the Developer determines that such Proposed City Plan Change will adversely affect
the Construction Schedule, then (i) the Developer shall give the City written notice of
such determination, and (ii) such Proposed City Plan Change shall not be implemented
unless the City agrees in writing that, notwithstanding any provision to the contrary in the
Development Agreement (including this Exhibit B), in the event the implementation of
such Proposed City Plan Change delays the completion of the Fire Substation beyond
the date on which the Resort is completed, then the fact that the Fire Substation is not
completed shall not be a basis for precluding the Resort from opening for business once
all other requirements to such opening have been satisfied, so long as Developer has
agreed in writing to provide the Fire Department a suitable location at the Resort site for
temporary placement of a "brush truck" and appropriate sleeping accommodations for 3
firefighters until the Fire Substation is operational. Such temporary truck storage and
firefighter accommodations shall not, without the written approval of the City's Fire Chief,
extend for more than the number of days required for the Developer, using due diligence
to cause the completion of such Proposed City Plan Change, to cause such Proposed
City Plan Change to be implemented as requested by the City. If (x) the Developer
determines that such Proposed City Plan Change will not adversely affect the
Construction Schedule, or (y) the Developer determines that such Proposed City Plan
Change will adversely affect the Construction Schedule, but the Parties provide to each
other the written agreements to which the immediately preceding sentence refers, then
the Developer shall give to the City written notice of the amount of the related increase
(or decrease) in the cost of the Construction Work. If, within 5 business days after the
City's receipt of the Developer's notice (or such shorter period of time as may be (i)
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Any disapproval of the Proposed Construction Plans ( or any such revision) shall state
with particularity the reason for such disapproval. Any failure by the City to give such a
notice of approval or disapproval within 30 calendar days from receipt shall be deemed
approval.
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In the event that the Developer is to implement a given Proposed City Plan Change
pursuant to this Section l l(b)(iv), such Proposed City Plan Change shall upon and
following such implementation be part of and included in the Approved Construction
Plans. increased cost), and (y) such Proposed City Plan Change is to be implemented,
the Developer shall exercise commercially reasonable efforts to cause such Proposed
City Plan Change to be implemented by a Construction Change Directive or Change
Order ( each as defined in the form of the Construction Contract to which Section 1 l(c)
below refers) under the Construction Contract. If, during such 5 business day (or shorter
as provided above) period, the City gives the Developer written confirmation that such
Proposed City Plan Change is not to be implemented, or if the City does not give any
notice during such period, the Developer shall not implement such Proposed City Plan
Change.
In the event that the Developer is to implement a given Proposed City Plan Change
pursuant to this Section l l(b)(iv), such Proposed City Plan Change shall upon and
following such implementation be part of and included in the Approved Construction
Plans.
(v)

Developer Initiated Revisions to Approved Construction Plans. The parties hereto
anticipate that the Approved Construction Plans will provide for the construction of a fully
functional fire substation adequate to provide the fire service capacity contemplated by
this Section 11 (b ), and that there will be no need for the Developer to request any
changes to the Approved Construction Plans. In the event, however, the Developer
desires that the Construction Work be completed in a manner other than as provided for
in the Approved Construction Plans, the Developer shall cause documentation to be
prepared and delivered to the City (a "Proposed Developer Plan Change Request")
describing in detail the change from the Approved Construction Plans desired by the
Developer (a "Proposed Developer Plan Change") and the reasons therefor.
The Developer shall, prior to submitting a given Proposed Developer Plan Change
Request to the City, work with the Contractor to determine whether (x) the
implementation of the Proposed Developer Plan Change will adversely affect the
Construction Schedule, and (y) the amount, if any, by which the cost of the Construction
Work will be increased ( or decreased) if such Proposed Developer Plan Change is
implemented.
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reasonably required to avoid a material delay in the Construction Work, and (ii) specified
the Developer's notice), the City gives the Developer written confirmation that (x) the City
will pay any such increased cost (accompanied by evidence reasonably acceptable to the
Developer of the availability of City funds in an amount sufficient to timely pay such
reasonable efforts to cause such Proposed City Plan Change to be implemented by a
Construction Change Directive or Change Order ( each as defined in the form of the
Construction Contract to which Section 1 l(c) below refers) under the Construction
Contract. If, during such 5 business day (or shorter as provided above) period, the City
gives the Developer written confirmation that such Proposed City Plan Change is not to
be implemented, or if the City does not give any notice during such period, the Developer
shall not implement such Proposed City Plan Change.

Each Developer Plan Change Request submitted by the Developer to the City shall be
accompanied by the Developer's statement (with supporting documentation reasonably
acceptable to the City) of (x) any effect the Proposed Developer Plan Change will have
on the Construction Schedule, and (y) the amount of the related increase (or decrease) in
the cost of the Construction Work. The City shall, within 5 business days after the City's
receipt of such Proposed Developer Plan Change Request, give the Developer written
confirmation that (x) such Proposed Developer Plan Change is approved by the City and
is to be implemented, or (y) such proposed Developer Plan Change Request is
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disapproved by the City and shall not be implemented. The City shall not unreasonably
disapprove any Proposed Developer Plan Change that does not adversely affect the
Construction Schedule or increase the cost of the Construction Work to be paid by the
City. Any failure by the City to give such confirmation during such 5 business day period
shall be an approval of the related Proposed Developer Plan Change.
The Developer shall exercise commercially reasonable efforts to cause each Proposed
Developer Plan Change approved by the City pursuant to this Section 11 (b)(v) to be
implemented by a Construction Change Directive or Change Order under the
Construction Contract. If, during such 5 business day period, the City gives the Developer
written confirmation that such Proposed Developer Plan Change is not to be
implemented, the Developer shall not implement such Proposed City Plan Change.
Developer shall bear the cost of any Proposed Developer Plan Change that results in an
increase in the cost of the Construction Work for which the City has given its written
approval, including without limitation, any increase in Construction Work costs resulting
from Developer's request for an expedited schedule to complete the Construction Work.
In the event that the Developer is to implement a given Proposed Developer Plan
Change pursuant to this Section l l(b)(v), such Proposed Developer Plan Change shall
upon and following such implementation be part of and included in the Approved
Construction Plans.
The City's rights of review and approval or disapproval under this Section 11 (b) are
independent of, and in addition to, any governmental powers of the City, and are to be
exercised in the City's proprietary capacity as the future owner of the Fire Substation.
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FORM OF PILOT AGREEMENT
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Record Without Fee
Pursuant to Government Code
Sections 6103 and 27383

City of Healdsburg
401 Grove Street
Healdsburg, California 95448
Attention: Samantha Zutler, Esq.
Space Reserved for Recorder’s Use Only

AGREEMENT FOR PAYMENT IN-LIEU OF TAXES

This AGREEMENT FOR PAYMENT IN-LIEU OF TAXES (“Agreement”) dated as of
____________, 20__ (“Effective Date”), is made and entered into by and between KENDAL
AT SONOMA, a California non-profit public benefit corporation (“Owner”) and THE CITY OF
HEALDSBURG, a California municipal corporation (“City”). City and Owner may each be
referred to as a “Party”, and collectively the “Parties”.
RECITALS
A.
Owner is the owner of a portion of that certain real property located at 16977
Healdsburg Avenue in the City of Healdsburg, Sonoma County, California, which approximately
16.07-acre portion is known as all of Assessor’s Parcel Number 091-060-022 and a portion of
Assessor’s Parcel Number 091-060-019) (together the “Property”), which is more particularly
described in Attachment A attached to this Agreement and incorporated by reference. The
“Property” includes any additions, improvements, replacements, repairs or modifications, as
approved by City, which occur before or after the execution of this Agreement.
B.
In 2019, Owner’s predecessor-in-interest submitted an application to the City for
the development of a mixed-use project, which includes 221 senior independent living units
(which include 20 very low-income restricted units for workforce and volunteers and 10 income
restricted units for moderate-income senior households); approximately 30 assisted living units;
approximately 24 memory care beds; and parking and other associated ancillary uses (the
“Senior Living Facility”).

Attachment: Attachment 1 - DA with Attachments (2754 : North Village DA)

RECORDING REQUESTED BYAND
WHEN RECORDED RETURN TO:

C.
Owner is a charitable organization that will develop, own, and operate the Senior
Living Facility. It is anticipated that the Senior Living Facility and the Property will qualify for
the “welfare exemption” from ad valorem property taxes provided in Article XIII, Sections 4(b)
and 5 of the California Constitution and Rev. & Tax. Code §§214(a) and (f) and be exempt from
ad valorem property taxes (the “Welfare Exemption”).
1
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E.
As 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, the Owner has offered and agreed to provide certain
public benefits to the City as specified in the Development Agreement. These public benefits
include Owner’s commitment to reimburse the City for lost property tax revenue in the event that
the Senior Living Facility applies for and obtains the Welfare Exemption, plus the cost of
additional police and fire services necessary to serve the Senior Living Facility as set forth in
Section 5.8 of the Development Agreement.
F.
Should Owner or any of its successors and assigns in interest obtain the Welfare
Exemption or any other tax exemption for the Senior Living Facility or the Property, or any
portion thereof, Owner or its successor in interest shall make an annual payment in lieu of
property taxes to the City. Regardless of the Welfare Exemption, Owner or its successor in
interest shall make an annual payment to the City for the cost of additional services demanded by
the Senior Living Facility. Owner and City have agreed to execute and record this Agreement in
order to bind Owner and its successors in interest to the in lieu payment obligations, as more
particularly set forth in this Agreement.
G.
The enforcement of the obligations set forth in this Agreement will ensure that the
City will not suffer any loss of its share of property tax revenues that are used to deliver services
to the Project, therefore benefitting the City, and Owner, and its successors in interest.
NOW, THEREFORE, in consideration of the mutual benefits accruing to the Parties, and
for other valuable consideration, the receipt and sufficiency of which is hereby acknowledged,
Owner on behalf of itself and its heirs, executors, successors, assigns and each successor in
interest hereby covenants and agrees as follows:
AGREEMENT

Attachment: Attachment 1 - DA with Attachments (2754 : North Village DA)

D.
On February 11, 2020, the City’s Planning Commission approved Resolution No.
_________ approving a Master Conditional Use Permit and density bonus for the Project, and it
recommended the City Council approve a development agreement for the Project. On
___________, the City Council adopted Ordinance No. _________ approving a Development
Agreement that governs, in part, the development of the Senior Living Facility along with the
other separately owned and operated components of the mixed-use project (collectively, the
“Project Approvals”). The Project Approvals that pertain to the development of the Senior
Living Facility shall be referred to as the “Senior Living Facility Project Approvals.”

1.
The term (“Term”) Term of this Agreement shall commence upon the Effective Date and
shall extend for a period of ninety-nine years thereafter.
2.
This Agreement shall be recorded in the Official Records of the County of Sonoma
(“County”) no later than thirty (30) days after issuance of the first building permit for the Senior
Living Facility. Owner hereby represents, warrants and covenants that with the exception of
easements of record, and liens of record as of the Effective Date, absent the written consent of
City, this Agreement shall not be recorded behind or otherwise subordinated in priority to any
2
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3.
In the event Owner applies for and receives the Welfare Exemption or any other
exemption from the payment of real or personal property taxes of any nature, for the Senior
Living Facility or the Property, Owner shall be obligated to make an annual payment in lieu of
taxes to City (the “PILOT Payment”) throughout the Term. If the Senior Living Facility or the
Property fail to obtain or subsequently lose the Welfare Exemption or otherwise become subject
to the payment of real or personal property taxes --- including if the State of California, or the
County Tax Assessor, enacts or enforces another means of taxation or assessment that is not
subject to the Welfare Exemption, or determines that the Senior Living Facility is only eligible
for a partial Welfare Exemption --- the amount of any subsequent PILOT Payment shall be
reduced by the amount of such increase in taxes or assessments actually paid.
4.
The PILOT Payment shall equal Two Hundred Twenty Thousand One Hundred SixtyNine Dollars ($220,169) (subject to any annual increases under the Index, as defined below). In
addition, Owner shall be obligated to make an annual payment throughout the Term of One
Hundred Fourteen Thousand One Hundred Forty Nine Dollars ($114,149) (subject to any annual
increases under the Index, as defined below) to reimburse the City for the cost of additional
police and fire services necessary to serve the Senior Living Facility (the “Reimbursement
Payment”). Collectively, the PILOT Payment, if any, plus the Reimbursement Payment shall be
referred to as the “In Lieu Payment.”
5.

The In Lieu Payment shall be phased in over a three year period as follows:

(a)
The initial In Lieu Payment in the amount of Seventy Three Thousand Three
Hundred Ninety Dollars ($73,390) (one-third of the PILOT Payment) shall be due to City from
the Owner, payable within thirty (30) days of the date that the Senior Living Facility obtains the
Welfare Exemption. The due date of the initial In Lieu payment is hereinafter referred to as the
“Initial In Lieu Payment Date.” If the City issues the first certificate of occupancy for the
Senior Living Facility during the year that the Initial In Lieu Payment Date occurs, then the
initial In Lieu Payment shall increase to One Hundred Eleven Thousand Four Hundred ThirtyNine Dollars ($111,439) (or one-third of the In Lieu Payment).
(b)
On the first annual anniversary of the Initial In Lieu Payment Date, Owner shall
make an In Lieu Payment in the amount of One Hundred Forty Six Thousand Seven Hundred
Eighty Dollars ($146,780) (two-thirds of the PILOT Payment) to the City; provided, however,
that if the Senior Living Facility has received its first certificate of occupancy during or before
the year that the In Lieu Payment due date occurs, the In Lieu Payment shall increase to Two
Hundred Twenty-Two Thousand Eight Hundred Seventy-Eight Dollars ($222,878) (or two-thirds
of the In Lieu Payment).

Attachment: Attachment 1 - DA with Attachments (2754 : North Village DA)

other lien (other than those pertaining to taxes or assessments), encumbrance, or other interest in
the Property.

(c)
On the second annual anniversary of the Initial In Lieu Payment Date, and on
each subsequent annual anniversary date of the Initial In Lieu Payment for the remainder of the
term of this Agreement, Owner shall make an In Lieu Payment in the amount of Two Hundred
Twenty Thousand One Hundred Sixty-Nine Dollars ($220,169) (the entire PILOT Payment);
provided, however, that if the Senior Living Facility has received its first certificate of
3
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occupancy during or before the year that the In Lieu Payment due date occurs, the In Lieu
Payment shall increase to Three Hundred Thirty-Four Thousand Three Hundred Eighteen
Dollars ($334,318).
(d)
All In Lieu Payment figures in this Section 5 shall be subject to any annual
increases under the Index, as defined below.

6.
Beginning April 1, 2021 and every April 1 annually thereafter, subsequent In Lieu
Payments shall be increased each year by a percentage equal to the percent increase of the
Consumer Price Index for All Urban Consumers (CPI-U San Francisco-Oakland-Hayward) (the
“Index”), or an equivalent index if the Index is no longer available, calculated from March of the
previous year to March of the current year. If the Index shows a decrease for the year, the In
Lieu Payment will not change.
7.
Owner hereby subjects its interest in the Property to the covenants and restrictions set
forth in this Agreement. The Parties hereby declare their express intent that the covenants and
restrictions set forth in this agreement shall be deemed covenants running with the land and shall
be binding upon and inure to the benefit of the Owner and City, regardless of any sale,
assignment, refinancing, conveyance or transfer of the Senior Living Facility or the Property, 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. The
Owner’s heirs, administrators, executors, successors in interest, transferees, and assigns
including without limitation any purchaser, transferee or lessee of the Property (collectively, the
“Successor”) shall be subject to all of the duties and obligations imposed under this Agreement
for the full term of this Agreement. If the Property and this Agreement are assigned to and
assumed by a Successor, wherever the term “Owner” is used in this Agreement, the term shall
mean such Successor.
8.
Each and every contract, deed, lease or other instrument affecting or conveying the
Senior Living Facility or the Property 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 Effective Date, Owner 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 by its terms.

Attachment: Attachment 1 - DA with Attachments (2754 : North Village DA)

(e)
Any In Lieu Payment not paid when due shall accrue interest until paid at the
lesser of ten percent (10%) per annum or the highest rate allowed by applicable law.

9.
If, during the term of this Agreement, (i) the Senior Living Facility is physically unable
to operate for a period of six (6) consecutive months following issuance by City of a certificate
of occupancy for the Senior Living Facility due to casualty or Force Majeure (as defined below);
or (ii) there is any regulatory or legal proceeding that results in an unfavorable judgment, order,
decree, stipulation or injunction that prevents Owner from operating the Senior Living Facility,
the following shall apply:
4
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(b)
For the purpose of this Agreement, “Force Majeure” shall mean any cause not
within the reasonable control of Owner which prevents the occupancy of the Senior Living
Facility, including, but not limited to, acts of God; winds; hurricanes; tornadoes; extreme
weather; fires; epidemics; landslides; earthquakes; floods; other natural catastrophes; strikes; acts
of public enemies; acts, failures to act or orders of any kind of any governmental authority acting
in its regulatory or judicial capacity; insurrections; military action; war, whether or not it is
declared; sabotage; riots; civil disturbances or explosions. Nothing in this provision is intended
to excuse Owner from performing due to any governmental act, failure to act, or order, where it
was reasonably within Owner’s power to prevent such act, failure to act, or order.
10.
Owner agrees for itself and for its Successors that in the event that a court of competent
jurisdiction determines that the covenants in this Agreement do not run with the land, such
covenants shall be enforced as equitable servitudes against the Property in favor of City.
Without limiting the generality of the foregoing, the Parties 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 Owner;
(b)
The burden of the covenants and restrictions set forth in this Agreement touch and
concern the Property in that the Owner’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
Senior Living Facility occupants.

Attachment: Attachment 1 - DA with Attachments (2754 : North Village DA)

(a)
The Owner may request a temporary reduction in In Lieu Payments due under this
Agreement during any such period of inoperation by submitting such request to the City in
writing. Upon receipt of such request, the City shall retain an economic consultant at Owner’s
expense to conduct a fiscal impact analysis of the event’s effect on the City’s costs of providing
public services to the Senior Living Facility or the Property. Using its reasonable judgement
based on the result of said fiscal impact analysis, City shall determine the amount, if any, that the
In Lieu Payments should be reduced during any such period of inoperation and shall notify
Owner of said determination in writing no later than 120 days after receipt of Owner’s request
for a reduction.

11.
All covenants and restrictions contained in this Agreement without regard to technical
classification or designation shall be binding upon Owner and its Successors for the benefit of
the City, and such covenants and restrictions shall run in favor of the City for the Term, without
regard to whether the City is an owner of any land or interest therein to which such covenant and
restrictions relate.
12.
To the fullest extent permitted by law, Owner 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
5
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13.
Not later than the earlier to occur of (a) the issuance of the first certificate of occupancy
by City for the Senior Living Facility or (b) thirty (30) days following the issuance of the
Welfare Exemption, Owner shall establish an escrow account in favor of City (“Escrow
Account”) with a balance of no less than Six Hundred Sixty Eight Thousand Six Hundred Thirty
Six Dollars ($668,636), which equals twice the amount of the annual In Lieu Payment. The
Escrow Account shall have priority over all liens, encumbrances or other interests in the
Property, whether recorded or not. To the extent necessary, Owner will obtain subordination
agreements from lenders or other interest holders to ensure the priority of City’s access to the
Escrow Account to be used for the purposes defined in this Agreement. The Escrow Account
shall be governed by escrow instructions approved in writing by the City that comply with the
requirements of Section 14 of this Agreement.
14.
Failure by Owner or its Successors to perform its or their obligations hereunder shall
constitute a default under this Agreement and a violation of the Senior Living Facility Project
Approvals. In addition, a failure by Owner or its Successors to perform its or their In Lieu
Payment obligations hereunder shall entitle City to any of the following remedies.
(a)
City may institute an administrative or legal action to cure, correct or remedy such
default, to recover damages for such default or to obtain any other remedy whether at law or in
equity, consistent with the purpose of this Agreement and the Senior Living Facility Project
Approvals. City may withdraw funds from the Escrow Account to pay for costs associated with
enforcing this Agreement under this Section 14(a).
(b)
City may attach a lien to the Property for any In Lieu Payments that are due and
payable to the City but have been unpaid for more than 60 days, plus any interest that has
accrued pursuant to Section 5(c) of this Agreement.
(c)
City may withdraw funds from the Escrow Account to cover the balance due for
any In Lieu Payments that are due and payable to the City but have been unpaid for more than 60
days, plus any interest that has accrued pursuant to Section 5(c) of this Agreement.

Attachment: Attachment 1 - DA with Attachments (2754 : North Village DA)

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 from, in whole or in part, as a result of, in connection with, or related to Owner’s
obligations under this Agreement. Owner’s indemnity, defense and hold harmless obligations
shall not extend to any claim arising from City’s negligence or willful misconduct. The
provisions of this Section shall survive the expiration or earlier termination of this Agreement.

(d)
City may undertake administrative proceedings to form a Community Facilities
District (“CFD”) pursuant to Government Code Sections 53321, et. seq. or any applicable
successor provisions, to enforce the obligations described in this Agreement by creating annual
assessments on the Property equal to the In Lieu Payment. If City elects to undertake
proceedings to form a CFD, Owner shall, on its own behalf and on behalf of its Successors,
consent, and shall not raise objection, to such formation.

6
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(i)
The boundaries of a CFD that is formed pursuant to this Agreement shall
be limited to the Property.

(iii)
If the City elects to form a CFD, any funds remaining in the Escrow
Account after formation of the CFD and payment of City costs associated therewith shall be
released to Owner and the Escrow Account shall be terminated. If City elects to and does form
a CFD pursuant to this section 14, this Agreement shall be terminated upon formation of such
CFD and shall have no further force or effect.
15.
At any point starting 24 months after issuance of the first certificate of occupancy for the
Senior Living Facility, regardless of any default by the Owner, the City may undertake
administrative proceedings to form a CFD to enforce the obligations described in this Agreement
by creating annual assessments on the Property equal to the In Lieu Payment. Owner shall, on
its own behalf and on behalf of its Successors, consent, and shall not raise objection, to such
formation. Further, if Owner is not in default under this Agreement, it may submit a written
request to the City for the formation of a CFD at any time following the establishment of the
Escrow Account, and City shall undertake administrative proceedings to form a CFD. If City
forms a CFD pursuant to this Section 15, City will be entitled to use any funds in the Escrow
Account to pay for any costs associated with forming the CFD, and any funds remaining in the
Escrow Account after payment of City costs associated therewith shall be released to Owner.
Upon formation of a CFD pursuant to this Section 15, the Escrow Account shall be terminated,
and this Agreement shall be terminated upon formation of such CFD and shall have no further
force or effect.
16.
Any notice to be given or other document to be delivered by either Party to the other
under this Agreement shall be in writing and shall be deemed to have been duly given and
received (i) upon personal delivery, (ii) as of the third business day after mailing by United
States registered or certified mail, return receipt requested, postage prepaid, addressed as set
forth below, or (iii) the immediately succeeding business day after deposit with Federal Express
or other equivalent overnight courier, addressed to the party for whom intended, set forth in this
Section. Any Party may from time to time, by written notice to the other, designate a different
address which shall be substituted for the one specified below.
If to the City:

City of Healdsburg
401 Grove Street
Healdsburg, CA 95448
Attention: City Manager

with a copy to:

City of Healdsburg
101 Howard Street, Suite 400
San Francisco, CA 94123
Attention: City Attorney

Attachment: Attachment 1 - DA with Attachments (2754 : North Village DA)

(ii)
As part of any proceedings to form a CFD, City shall be entitled to include
in any CFD assessment the cost of formation and administration of such a CFD. City will further
be entitled to use any funds in the Escrow Account to pay for any costs associated with forming
the CFD.
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If to Owner:

Kendal at Sonoma
300 Page Street
San Francisco, CA 94102
Attention: Susan O’Connell

with a copy to:

Foley and Lardner
555 California St., Suite 1700
San Francisco, CA 94104
Attention: Mark Schieble, Esq.
Clement Fitzpatrick & Kenworthy
3333 Mendocino Ave., Suite 200
Santa Rosa, CA 95403
Attention: Steve Butler, Esq.

17.
This Agreement, including the Recitals and all Attachments, together with the Senior
Living Facility Project Approvals, contains the entire agreement between the Parties with respect
to this Agreement’s subject matter and supersedes whatever oral or written understanding they
may have had prior to the execution of this Agreement. In the event of any express conflict
between this Agreement and any of the Senior Living Facility Project Approvals, the provisions
of this Agreement shall control.
18.
No alteration, modification, or termination of this Agreement shall be valid unless made
in writing and signed by the Parties and recorded in the Official Records of the County.
19.
No waiver of any provision of this Agreement shall be deemed or shall constitute a
waiver of any other provision, whether or not similar, nor shall any waiver constitute a
continuing waiver. No waiver shall be binding unless executed in writing by the Party making
the waiver.
20.
This Agreement shall be deemed to be jointly prepared by the Parties, and any
ambiguities or uncertainties herein shall not be construed for or against either of the Parties. The
words “including,” “included,” “include” and words of similar import shall be not be interpreted
as words of exclusion but shall instead be interpreted as though followed by the words “but not
limited to” or “without limitation.”
21.
The Parties represent and warrant that each has the full right, power and authority to carry
out its obligations under this Agreement. The individuals executing this Agreement on behalf of
each Party represent and warrant that they have full power and authority to execute and deliver
this Agreement on behalf of such party.

Attachment: Attachment 1 - DA with Attachments (2754 : North Village DA)
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22.
This Agreement shall not be deemed to create any third-party beneficiary rights for any
person or entity.

8
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23.
No member, official, employee or agent of City shall be personally liable to Owner or
any Successor, in the event of any default or breach by City, or for any amount of money which
may become due to Owner or its Successor or for any obligation of City under this Agreement.

25.
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.
26.
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.
27.
This Agreement may be executed in multiple counterparts, each of which shall be an
original and all of which together shall constitute one agreement.
[Signature Page Follows.]
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24.
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.
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IN WITNESS WHEREOF, the parties hereto have executed this Agreement as of the
Effective Date.
CITY:
CITY OF HEALDSBURG,
a California municipal corporation
_______________________________
David Mickaelian, City Manager

ATTEST:

Stephanie Williams, City Clerk
APPROVED AS TO FORM:

Samantha Zutler, City Attorney
OWNER:

KENDAL AT SONOMA
California non-profit public benefit corporation
By:
Name:
Its:

Attachment: Attachment 1 - DA with Attachments (2754 : North Village DA)

By:
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Reso. 2020-03
Attachment 1

RECORD WITHOUT FEE
PURSUANT TO GOVERNMENT CODE §§ 6103 AND 27383

RECORDING REQUESTED BY AND
WHEN RECORDED MAIL TO:

SPACE ABOVE THIS LINE FOR RECORDER’S USE ONLY

DEVELOPMENT AGREEMENT
by and between

THE CITY OF HEALDSBURG,
a California municipal corporation,
and

CCS HEALDSBURG, LLC
a Delaware limited liability company
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CITY OF HEALDSBURG
401 GROVE STREET
HEALDSBURG, CALIFORNIA 95448
ATTN: SAMANTHA ZUTLER, ESQ.
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DEVELOPMENT AGREEMENT

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:
RECITALS
A.
Sections 65864 through 65869.5 of the California Government Code and Chapter
17.20 of the Healdsburg Municipal Code (collectively, “Development Agreement Law”)
authorize the City to establish procedures to enter into binding development agreements with
persons or entities having legal or equitable interests in real property located within the City for
the development of property.
B.
Comstock owns an approximately 32-acre parcel of land at 16977 Healdsburg
Avenue in the City of Healdsburg, as further described in Exhibit A and incorporated herein by
this reference (“North Village site” or “Property”).
C.
In November 2017, Comstock submitted an application for a tentative subdivision
map in preparation for development of the Property. The City determined that, pursuant to the
requirements of the Healdsburg 2030 General Plan (“General Plan”)—which identifies the
northern entry to Healdsburg as an area warranting special study in recognition of its importance
both as an attractive gateway into the City and an area of transition from the rural landscape of
the Alexander Valley to the more urban core of downtown Healdsburg—the City must prepare
the North Entry Area Plan (“NEAP”) prior to development of the Property. The NEAP provides
detailed guidance for future development of the North Village site including a vision concept,
land use guidelines, development standards, and design guidelines.
D.
On May 20, 2019, pursuant to the California Environmental Quality Act (Cal.
Gov’t Code § 21000 et seq.) and California Environmental Quality Act Guidelines (14 Cal. Code
Regs. § 15000 et seq.) (collectively, “CEQA”), the City Council adopted Resolution 68-2019,
Certifying the Final Environmental Impact Report (SCH No. 2018062041) (“EIR”), Adopting
CEQA Findings, a Mitigation Monitoring and Reporting Plan (“MMRP”), and a Statement of
Overriding Considerations; adopted Resolution 69-2019 adopting the NEAP as part of the Land
Use Element of the General Plan; and introduced Ordinance 1190, which, among other things,
established in the Healdsburg Municipal Code new Sections 20.12.200 through 2012.235
establishing the “North Entry Area Plan Overlay.”
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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 CCS HEALDSBURG, LLC, a Delaware limited liability company (“Comstock”
or “Developer”). City and Developer may each be referred to as a “Party,” and collectively as
the “Parties.”

E.
To implement the NEAP, 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, “Project”):
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a.
Thirty (30) affordable/workforce apartments subject to recorded
restrictions that require occupancy by households with very low, low, and
moderate incomes, of which six (6) units are anticipated to be for households
below 50% of area median income (“AMI”), nine (9) units are anticipated to be
for households between 50% and 80% of AMI, and fifteen (15) units are
anticipated to be for households between 80% and 120% of AMI (collectively,
“Affordable/Workforce Housing”). Notwithstanding the foregoing, the final
mix of units in any given affordability category may vary, but in no event shall
less than three (3) units be occupied by Very Low Income Households, nor shall
more than fifteen (15) units be occupied by households between 80% and 120%
of AMI.
b.
Forty-five (45) multi-family mixed-use housing units subject to
recorded restrictions that require occupancy by households with moderate and
middle incomes (“Middle Income Households”), of which twenty-four (24) units
shall be for households between 80% and 120% of AMI and twenty one (21) units
shall be for households between 120% and 160% of AMI, and five (5) live-work
units subject to recorded restrictions that require occupancy by households with
incomes between 120% and 160% of AMI (collectively, “Middle Income
Housing”).
c.
Two hundred twenty-one (221) units of senior housing within a
“Senior Living Community,” inclusive of thirty (30) units subject to recorded
restrictions that require occupancy by households with very low and moderate
incomes, of which twenty (20) units shall be for households below 50% of area
median income and ten (10) units shall be for households between 80% and 120%
of AMI (collectively, “Senior Living Community Affordable Housing”).
2.
Approximately twenty four (24) memory care beds, approximately thirty
(30) assisted living beds (not to exceed a total of 54 memory care and assisted living
beds), and ancillary facilities including dining facilities, meeting rooms, and
administrative offices within the Senior Living Community.
3.
Approximately 12,000 square feet of commercial retail and “maker”
space, parking, and other public and private amenities.
4.
and parking.
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1.
Approximately, but no more than, 301 residential units (collectively,
“Residential Units”) consisting of the following:

A hotel containing up to 108 guest rooms, 100-seat restaurant, rooftop bar,

5.
A variety of public-serving amenities including a pedestrian promenade,
grange building and common green.
F.
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 substantial long-term
SF #4819-8525-7391 v6
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G.
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 the 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 the City’s
General Plan; (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 the City’s existing inclusionary housing requirements; (v)
provide services, goods, and amenities to City and Project residents; (vi) secure construction of a
fire substation with direct access to Healdsburg Avenue; and (vii) provide connectivity fee
funding for North Healdsburg Avenue Plan implementation, all of which provide tangible
benefits beyond those that could be imposed through project conditions of approval.
H.
The analysis in the NEAP EIR allows the use of CEQA streamlining and/or
tiering provisions for projects developed under the NEAP EIR, including the Project.
Accordingly, City has prepared an Addendum to the NEAP EIR pursuant to Public Resources
Code section 21166 and CEQA Guidelines section 15164 that documents City’s review of the
Project in accordance with CEQA. All mitigation measures in the NEAP MMRP are projectlevel measures applicable to the Project, and 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:
1.
A Community Plan Exemption, pursuant to Public Resources Code section
21083.3 and CEQA Guidelines section 15183;
2.
Reliance on the NEAP EIR as a Program EIR, pursuant to CEQA
Guidelines section 15168.
I.
After conducting a public hearing with respect to this Agreement on February 11,
2020, the Healdsburg Planning Commission (the “Planning Commission”) recommended that
the City Council approve the Agreement. On ______, ______, after conducting a public hearing
on this Agreement, the City Council adopted Ordinance No. ______, approving this Agreement.
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undertaking involving major investments by Developer and City, and that assurances 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.

J.
Following public hearings and extensive environmental analysis, 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 J are collectively referred to herein
as the “Existing Project Approvals.” The Existing Project Approvals are as follows:
1.
By City Council Resolution No. __, dated May 20, 2019, North Entry
Area Plan Environmental Impact Report (SCH No. 2018062041) (“EIR”);
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3.
By Planning Commission Resolution No. __, dated February 11, 2020,
Master Conditional Use Permit (“MCUP”), which addressed (1) the Project’s mix of
residential and commercial uses (including approval of a density bonus and a shared
parking reduction) in support of the vision and guiding principles, goals, and policies of
the NEAP, (2) the size and location of retail uses, (3) the size and location of visitor
lodging uses, (4) the location of an active community gathering space for residents,
neighbors, and visitors, (5) off-site infrastructure, improvements, and mechanisms for
establishing maintenance obligations, and (6) the preliminary grading and drainage plan.
K.
Subsequent to approval of this Agreement, the 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 (“Subsequent Project
Approvals”).
L.
Having duly examined this Agreement and conducted public hearings thereon and
following a recommendation from the Planning Commission, the City Council has found, among
other things, this Agreement is consistent with the General Plan and the NEAP and has been
reviewed and evaluated in accordance with the Development Agreement Law.
NOW, THEREFORE, pursuant to the authority contained in the Development Agreement
Law, and in consideration of the mutual representations, covenants, and promises of the Parties,
the adequacy of which is hereby acknowledged, the Parties agree as follows:
AGREEMENT
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/Workforce Housing” shall have the meaning set forth in Recital E.
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2.
By City Council Resolution No. __, dated May 20, 2019, North Entry
Area Plan (“NEAP”), which addressed the plan for and overall development and use of
the Property in accordance with General Plan Land Use Policy LU-18;

“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.
“Assignment” shall have the meaning set forth in Section 9.1.
“Building Permit” means a permit issued by the City for the renovation or construction
of a building or structure, as required by the California Building, Residential, Mechanical,
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Electrical, Plumbing, Green Building, Fire or Energy Standard Codes, as adopted by the City and
incorporated in the Healdsburg Municipal Code by reference.
“CEQA” shall have the meaning set forth in Recital D.
“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.

“Consultant Fees” shall have the meaning set forth in Section 4.5.
“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 CCS Healdsburg, LLC 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 Section 2.1.
“Existing Project Approvals” shall have the meaning set forth in Recital I.
“Extended Cure Period” shall have the meaning set forth in Section 7.1.
“Impact Fees” shall have the meaning set forth in Section 4.2.
“Low 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, which is approximately 80% of the AMI or below.
“Major Agreement Amendment” shall have the meaning set forth in Section 6.4(b).
“Middle Income Households” means persons living together whose income is between
120% and 160% of the AMI.

Attachment: Attachment 2 - PC Reso. 2020-03 (2754 : North Village DA)

“City Manager” means the City Manager of the City or his/her designee.

“Middle Income Housing” shall have the meaning set forth in Recital E.
“MMRP” shall have the meaning set forth in Recital D.
“Moderate Income Households” means persons living together whose income is between
80% and 120% of the AMI.
“Montage Healdsburg Development Agreement” means that certain Development
Agreement by and Between the City of Healdsburg and Sonoma Luxury Resort LLC dated April
11, 2011.
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“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 by the
City Council directly or indirectly in connection with any proposed initiative, 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).
“Party/Parties” shall have the meaning set forth in the introductory paragraph preceding
the Recitals of this Agreement.
“PILOT Agreement” means that certain “Payment In Lieu of Taxes Agreement, as further
described in Section 5.8.
“Processing Fees” shall have the meaning set forth in Section 4.3.
“Project” shall have the meaning set forth in Recital E.
“Project Approvals” means the Existing Project Approvals and any approved Subsequent
Project Approvals.
“Property” shall have the meaning set forth in Recital B.
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“Monthly Housing Fee” means the equivalent of rent. The Senior Housing Project is
contemplated as a Continuing Care Retirement Community, as defined by Health & Safety Code
section 1771.7, and the 30 affordable units will not be sold or rented, but instead residents will
sign a resident agreement that covers the cost of housing, programming and health and wellness
services. The monthly housing fee as defined here is simply the portion of that monthly fee that
relates to housing (including a reasonable utility allowance for utilities paid by the resident 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 residents of the Senior Housing Project on a non-optional basis) but does not include
programming and other optional services provided in the resident agreement.

“Recitals” shall mean Recitals A through L of this Agreement, which are hereby
incorporated into this Agreement.
“Senior Living Community” shall have the meaning set forth in Recital E.
“Senior Living Community Affordable Housing” shall have the meaning set forth in
Recital E.
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“Subsequent Ministerial Approvals” means permits or approvals that are required by
Applicable Law and that are to be issued without the exercise of discretion 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; 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.
“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, which is approximately 50% of the AMI or below.
2.

EFFECTIVE DATE AND TERM.

2.1
Effective Date. This Agreement shall become effective upon the date that the
ordinance approving this Agreement becomes effective (“Effective Date”).
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. The Term has been negotiated and established
by the 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.
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“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.

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)

SF #4819-8525-7391 v6

Developer owns the entirety of the Property, as provided herein;

7

Packet Pg. 464

7.A.c

(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;

(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,
and provisions for reservation or dedication of land for public purposes.
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 provide and be construed to provide
Developer with rights afforded by law, including but not limited to, the Development Agreement
Law. 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 the City set forth in the Project Approvals and this Agreement;
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(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;

(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 onand 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,
SF #4819-8525-7391 v6
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and any other matter of procedure imposed at any time, provided 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 protect physical health and
safety of the public, 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 that are not within the control of Developer, such as market orientation and
demand, construction financing, interest rates, absorption, completion, and other
similar factors. In particular, and not in any limitation of any of the foregoing, since
the California Supreme Court held in Pardee Construction Co. v. 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
sole 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.
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(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;

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
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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).
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, the 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 applicable requirements of, and obtain all permits and approvals
required by, regional, State, and Federal agencies having jurisdiction over the Project.
4.
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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.

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 Consultant Fees, except as otherwise provided
herein.
SF #4819-8525-7391 v6
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4.2
Impact Fees. Developer shall pay all applicable development impact fees
imposed pursuant to the Mitigation Fee Act, California Government Code section 66000 et seq.
(“Impact Fees”), that 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 in connection with the issuance of building permits or site
improvement permits for components of the Project. Notwithstanding the foregoing, Developer
may elect to defer payment of any applicable Impact Fees identified in Healdsburg Municipal
Code Section 17.32.010.A to the earlier of twenty-four (24) months after the date an agreement
that satisfies the requirements of Healdsburg Municipal Code Section 17.32.010 is recorded
against the Property or prior to City’s issuance of the final certificate of occupancy for the
component of the Project for which the fee is due, whichever comes first. In the event such
deferred impact fees exceed Two Hundred Fifty Thousand Dollars ($250,000) Developer shall
be obligated to provide a surety bond or letter of credit in compliance with Healdsburg
Municipal Code Section 17.32.010.D in a form reasonably acceptable to the City Manager,
whose approval thereof shall not be unreasonably withheld, conditioned, or delayed.
4.3
Processing Fees. City may charge and Developer agrees to pay all applicable
processing fees, application fees, 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, that 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 that are intended to cover the actual costs of processing the foregoing.
4.4
Taxes and Assessments. Subject to the terms of the PILOT Agreement, as
described in Section 5.8, 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 the City (“Taxes and Assessments”).
4.5
Consultant Fees. In addition to charging the foregoing Processing Fees, City
may, in its sole discretion, contract with one or more outside inspectors, engineers, attorneys, or
consultants to perform 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
(“Consultant Fees”). Developer shall pay to City, within thirty (30) days following City’s
written demand therefore, the full amount of all Consultant Fees, plus a ten (10) percent City
administration charge. City shall provide copies of consultant bills identifying work performed
that City asks Developer to pay pursuant to this paragraph at the same time that the City submits
an invoice seeking payment to Developer. In the event that a consultant bill contains attorneyclient privileged communications, City may redact those portions of the consultant bill that are
so privileged. The Consultant 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/Workforce Housing Units.

(a)
Developer shall cause construction of a minimum of thirty (30)
units of Affordable/Workforce Housing within the Project, affordable to households
with very low, low, and moderate incomes, as follows:

(ii)
Nine (9) dwelling units are anticipated to be made available for
occupancy at an affordable rent, adjusted for household size, to Low Income Households.
(iii) Fifteen (15) dwelling units are anticipated to be made available for
occupancy at an affordable rent, adjusted for household size, to Moderate Income Households.
(b) Notwithstanding the foregoing, the final mix of
Affordable/Workforce Housing units in any given affordability category may vary, but
in no event shall less than three (3) units be occupied by Very Low Income
Households, nor shall more than fifteen (15) units be occupied by households between
80% and 120% of AMI.
(c)
Developer shall provide approximately five (5) one-bedroom
dwelling units, nine (9) two-bedroom dwelling units, and sixteen (16) three-bedroom
dwelling units within the Affordable/Workforce Housing. Notwithstanding the
foregoing, Developer shall have the right to construct at least eight (8) three-bedroom
dwelling units within the Affordable/Workforce Housing.
(d)
Developer or developer’s successor in interest shall enter into an
“Affordable Housing Agreement” with City setting forth its obligations to provide
and maintain the Affordable/Workforce Housing units for a term of 55 years. The
Affordable Housing Agreement shall be executed by Developer or developer’s
successor in interest and be recorded against the Property prior to City issuance of the
first building permit for the Project. The Affordable Housing Agreement shall be
assignable to the owner and operator of the Affordable/Workforce Housing units, and
City shall release the Affordable Housing Agreement from the Property except for the
parcel containing the Affordable/Workforce Housing units upon the issuance of a final
certificate of occupancy for the Affordable/Workforce Housing units or issuance of a
guaranty pursuant to Section 5.5 of this Agreement, whichever is earlier.
5.2
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(i)
Six (6) dwelling units are anticipated to be made available for
occupancy at an affordable rent, adjusted for household size, to Very Low Income Households.

Middle Income Housing Units.

(a)
Developer shall cause construction of a minimum of fifty (50)
units of Middle Income Housing within the Project, which shall be made available at
an affordable rent to households with moderate and middle incomes, as follows:
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(i)
Twenty four (24) dwelling units shall be made available for
occupancy at an affordable rent, adjusted for household size, to Moderate Income Households.
(ii)
Twenty one (21) dwelling units shall be made available for
occupancy at an affordable rent, adjusted for household size, to Middle Income Households.

(b)
Developer shall provide fifteen (15) studio dwelling units,
sixteen (16) one-bedroom dwelling units, fourteen (14) two-bedroom dwelling units,
and five (5) live-work dwelling units of approximately 1,000 square feet per unit
within the Middle Income Housing.
(c)
The Middle Income Housing will require Growth Management
Ordinance (“GMO”) Category C allocations. If the GMO is modified in the future to
allow units sold at an affordable sales price to Middle Income Households to qualify
for Category C allocations, Developer may, in its sole discretion, develop the Middle
Income Housing for sale rather than for rent.
(d)
Developer shall enter into a “Middle Income Housing
Agreement” with City setting forth its obligations to provide and maintain the Middle
Income Housing units for a term of 55 years. The regulatory agreement shall meet any
applicable requirements of the GMO Policies and Procedures as may be amended, or
applicable new GMO policies and procedures that may be adopted, by the City
Council specifically for Middle Income Housing units that do not otherwise conflict
with the terms of this Agreement. The Middle Income Housing Agreement shall be
executed by Developer and be recorded against the Property prior to City issuance of
the first building permit for the Project. The Middle Income Housing Agreement shall
be assignable to the owner and operator of the Middle Income Housing units, and City
shall release the Middle Income Housing Agreement from the Property, except for the
parcel containing the Middle Income Housing units, upon the issuance of a certificate
of occupancy for the Middle Income Housing units or issuance of a guaranty pursuant
to Section 5.5 of this Agreement, whichever is earlier..
5.3

Local Preference Requirements.

(a)
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 allowed by law, within the pool of eligible applicants for
the Affordable/Workforce Housing units and the Middle Income Housing units, 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 households who meet these criteria
and the respective household income requirements of the Affordable/Workforce
Housing units and the Middle Income Housing units, second priority shall be granted
to qualified households with members who live or work in unincorporated north
Sonoma County or the cities of Windsor, Geyserville, or Cloverdale. In the event
SF #4819-8525-7391 v6
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(iii) Five (5) live-work units shall be made available for occupancy at
an affordable rent, adjusted for household size, to Middle Income Households.
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there are fewer applicants for the Affordable/Workforce Housing units and the Middle
Income Housing units that meet the criteria specified in this paragraph than there are
available Affordable/Workforce Housing units and Middle Income Housing units,
such units shall be made available to members of the general public, without regard for
the local preference requirements of this section 5.3, who are income qualified for the
Affordable/Workforce Housing units and the Middle Income Housing units,
respectively.

5.4

Senior Living Community Affordable Housing.

(a)
Developer shall cause construction of a minimum of thirty (30)
units of Senior Living Community Affordable Housing within the Senior Living
Community component of the Project, affordable to households with very low and
moderate incomes, as follows:
(i)
Twenty (20) dwelling units shall be made available for occupancy
at an affordable Monthly Housing Fee or rent, adjusted for household size, to Very Low Income
Households.
(ii)
Ten (10) dwelling units shall be made available for occupancy at
an affordable Monthly Housing Fee or rent, adjusted for household size, to Moderate Income
Households.
(b)
The Senior Living Community Affordable Housing for Very
Low Income Households shall be reserved for employees and volunteers of the Senior
Living Community. The Senior Living Community Affordable Housing for Moderate
Income Households shall be subject to the local preference requirements described in
Section 5.3(a) of this Agreement.
(c)
Developer or Developer’s successor in interest shall enter into a
“Senior Living Community Affordable Housing Agreement” with City, setting
forth its obligations to provide and maintain the Senior Living Community Affordable
Housing units for a term of 55 years. The Senior Living Community Affordable
Housing Agreement shall be executed by Developer or Developer’s successor in
interest and be recorded against the parcel containing the Senior Living Community
within ten (10) days after the Effective Date. The Senior Living Affordable Housing
Agreement shall be assignable to the owner and operator of the Senior Living
Community.
5.5
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(b)
The above requirements shall be memorialized in the
Affordable Housing Agreement and Middle Income Housing Agreement, respectively.

Housing Guaranty and Satisfaction of Obligations.

(a)
All Workforce/Affordable Housing units and Middle Income
Housing units must have received a certificate of occupancy before City will issue a
final certificate of occupancy for the hotel. In lieu of obtaining certificates of
occupancy for Workforce/Affordable Housing or Middle Income Housing units
SF #4819-8525-7391 v6
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required by this paragraph, Developer may provide a completion guaranty in favor of
City, in a form reasonably acceptable to the City Manager, whose approval thereof
shall not be unreasonably withheld, conditioned, or delayed, to secure its obligation to
deliver any Workforce/Affordable Housing units or Middle Income Housing units
required under this Agreement but not yet complete.

(c)
The provision of the Affordable/Workforce 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.
(d)
The Senior Living Community units shall be identified and
designated before City’s issuance of the final certificate of occupancy for the Senior
Living Community.
5.6

Fire Substation.

(a)
The Montage Healdsburg Development Agreement includes
approximately 0.85 acres located within the boundaries of the Saggio Hills Area Plan
(known as “Montage Healdsburg”) that is required to be used for the development of
a Healdsburg Fire Department substation (“Fire Substation”) that will be conveyed to
the City.
(b)
Using the design process set forth in Section 11(b) of Exhibit B
to the Montage Healdsburg Development Agreement, which is included as Exhibit D
to this Agreement and incorporated by reference, Developer will prepare, at its sole
cost and expense, construction drawings for an approximately 3,984 square‐foot Fire
Substation on the east side of Healdsburg Avenue, south of Passalacqua Road (“Fire
Substation Site”). Unless otherwise approved by the City in writing, the Fire
Substation construction drawings will include each of the elements identified in the
conceptual plans prepared pursuant to Section 11(b) of Exhibit B to the Montage
Healdsburg Development Agreement.
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(b)
As provided in the Existing Project Approvals, the provision of
age-restricted units in accordance with this Agreement entitles Developer to a density
bonus under Government Code section 65915 and Healdsburg Municipal Code section
20.20.035.

(c)
The City will provide Developer One Million Five Hundred
Thousand Dollars ($1,500,000) (“City Fire Substation Contribution”) to be used for
the construction of the Fire Substation, and City will extend needed infrastructure,
including roads and utilities, to the perimeter of the Fire Substation Site at City’s sole
cost and expense.
(d)
With the exception of the City Fire Substation Contribution,
Developer shall construct the Fire Substation at its sole cost and expense; provided,
SF #4819-8525-7391 v6
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(e)
Any costs to construct the Fire Substation that exceed the Total
Fire Substation Contribution shall be the City’s sole responsibility. However, to the
extent that the Fire Substation construction costs less than the Total Fire Substation
Contribution, or if additional sources of funding are identified that reduce the amount
of the Developer Fire Substation Contribution, Developer shall pay the balance of the
Developer Fire Substation Contribution to the City prior to City’s issuance of the final
certificate of occupancy for the hotel.
(f)
Developer and City desire that the Fire Substation be completed
prior to Project completion and, therefore, the Fire Substation shall be completed and
conveyed to the City prior to City’s issuance of the first certificate of occupancy for
any component of the Project.
(g)
At Developer’s sole option, for a period not to exceed ten (10)
years after the issuance of a certificate of occupancy for the hotel, Developer may
collect the Hotel Add-On Fee described in Section 5.9 of this Agreement and keep the
proceeds to offset a portion of the Fire Substation costs.
5.7

Connectivity Measures.

(a)
As provided in the Existing Project Approvals, Developer shall
provide on-site shuttles to transport residents, visitors, employees, and guests, to and
from the Project and downtown, and Developer will encourage bicycling through clear
on-site wayfinding signage and the provision of support facilities such as secure bike
parking and bike share within the Project.
(b)
Prior to City’s issuance of the final certificate of occupancy for
the hotel, the Developer shall make a one-time contribution to the City of
“Connectivity Funds” in a total amount of Two Hundred Fifty Thousand Dollars
($250,000). The City may use the Connectivity Funds to undertake implementation of
the North Healdsburg Avenue Plan or to fund other improvements that improve access
to and from the Project and other areas of the City, such as improving bikeways,
creating pedestrian routes that includes sidewalks along existing and new streets, offstreet pathways and pedestrian connections.
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however, that Developer’s total cost shall not exceed Two Million Dollars
($2,000,000) (“Developer Fire Substation Contribution”). The City Fire Substation
Contribution plus the Developer Fire Substation Contribution shall equal the “Total
Fire Substation Contribution.”

5.8
PILOT Agreement. Before the issuance of the first certificate of occupancy for
the Senior Living Community, Developer (or Developer’s successor in interest to the parcel
containing the Senior Living Community) shall cause a Payment-In-Lieu of Taxes Agreement
(“PILOT Agreement”) Agreement to be recorded against the parcel containing the Senior
Living Community in the form attached to this Agreement as Exhibit E. The PILOT Agreement
is intended to reimburse the City for lost property tax revenue in the event that the Senior Living
Community applies for and obtains an exemption from ad valorem property taxes, plus the cost
SF #4819-8525-7391 v6
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of increased demand for service from the City’s fire department attributable to the Senior Living
Community.
5.9

Hotel Add-On Fee.

(b)
Before the issuance of a certificate of occupancy for the hotel,
the Developer shall cause a Hotel Add-On Fee Agreement to be recorded against the
parcel containing the hotel. The Hotel Add-On Fee Agreement shall provide that,
beginning on the date that is ten (10) years after the issuance of a certificate of
occupancy for the hotel, and continuing for a period of ninety-nine years, the
Developer shall pay to the City the Hotel Add-On Fee on or before the last day of the
month for the prior month’s balance of the Hotel Add-On Fee.
(c)
Developer shall have the right, but not the obligation, to pass
through the Hotel Add-On Fee to hotel guests. Developer may, in its sole business
judgement, elect to begin collecting the Hotel Add-On Fee from hotel guests at any
time, including before any portion of the Hotel Add-On Fee is due or payable to the
City.
5.10 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.
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, the City shall exercise its discretion in accordance with
Applicable Law and the Project Approvals and as provided by this Agreement.
6.2
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(a)
The “Hotel Add-On Fee” shall equal one half cent for every
dollar charged to hotel guests for room occupancy, parking, and resort fees.

Processing Applications for Subsequent Project Approvals.

(a)
Developer acknowledges that City cannot begin processing
applications for Subsequent Project Approvals until Developer submits complete
applications 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 information required
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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.

(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 of the community. 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, 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. While City expressly reserves its
discretion with respect to all Subsequent Discretionary Approvals, City agrees that it
shall not use such authority in considering any application for a Subsequent
Discretionary Approval to 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 and this Agreement.
(d)
Nothing herein shall limit the ability of City to require
environmental review, reports, analysis, and/or studies the City determines to be
necessary 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, the City shall specify in writing the reasons for such
determination and may propose a modification that 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,
and the City shall then re-evaluate whether the application can be processed as a
Subsequent Ministerial Approval, or the City shall process the application as an
application for a Subsequent Discretionary Approval.
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(b)
Upon submission by Developer of all appropriate applications
and processing fees for any pending Subsequent Project Approval, City shall, in
accordance with applicable law, reasonably and diligently, subject to 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.

(e)
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.
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6.3

Changes and Amendments to Project Approvals.

(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
Amendment” and the City Manager may approve the Administrative Project Amendment
consistent with City’s procedures for such administrative actions, including requirements (if any)
for notice, public hearing, or 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 that 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 that 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
or the Developer’s obligations under Section 5 of this Agreement; (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.
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(a)
Given the anticipated 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:

(b)
Major Agreement Amendments. Any amendment to this
Agreement that 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
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19

Packet Pg. 476

7.A.c

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.
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 and
City shall appear in the action and defend its decision, except that City shall not be
required to be an advocate for Developer. To the extent that Developer determines to
contest or defend such litigation challenges, Developer shall reimburse City, within ten
(10) business days following City’s written demand therefore, which may be made
from time to time during the course of such litigation, all costs incurred by City in
connection with the litigation challenge, including City’s administrative, legal, and
court costs, provided that City, it its sole discretion, shall determine to either: (a) elect
to joint representation by Developer’s counsel; or (b) retain an experienced litigation
attorney. If Developer defends any such legal 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. Nothing herein shall authorize Developer to settle such
legal challenge on terms that would constitute an amendment or modification of this
Agreement, any Existing Project Approvals, or any Subsequent Project Approvals,
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.
(b)
In addition, City shall have the right, but not the obligation, to
contest or defend such litigation challenges, in the event that Developer elects not to
do so. If City elects to contest or defend such litigation challenges, City shall bear all
related costs and expenses, including City’s attorney fees, administrative fees and
court costs; however, 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. Developer’s indemnity and hold harmless
obligations set forth in this Section 6.6(b) shall not extend to any claim arising from
City’s negligence or willful misconduct.
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6.6

6.7
Indemnity and Hold Harmless. Developer shall indemnify and hold City and its
elected and appointed officers, employees, agents, 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,
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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.
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 the breach or
default may be satisfactorily cured, and the Party in breach shall have thirty (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 ten (10) days to cure the breach. If
the breach is of a type that cannot reasonably be cured within thirty (30) days, the breaching
Party shall, within a 30-day period following notice to the non-breaching Party, notify the nonbreaching 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 the City’s right to refuse to issue a permit or Subsequent Project Approval,
under Section 8.3, 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 nondefaulting Party shall have the right to terminate this Agreement upon giving notice of
intent to terminate pursuant to Government Code section 65868 and Municipal Code
section 17.20.070. Following notice of intent to terminate, the matter shall be
scheduled for consideration and reviewed in the manner set forth in the Development
Agreement Law. 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.
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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 date for this Agreement shall occur in the
same month as the month of the Effective Date. No later than sixty (60) calendar days
prior to the annual review date, Developer shall submit to the City an accounting of
the fees due and paid to the 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 the City,
and provide evidence as determined necessary by the Director to demonstrate good
faith compliance with the provisions of this Agreement. However, failure to initiate
the annual review within thirty (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.
(b)
The annual review required by Government Code
section 65865.1 and the City 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 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 regarding compliance with
this Agreement and notify Developer in writing at least fifteen (15) business days in advance of
the time at which the matter will be considered by the City Council.
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(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, the City’s primary remedy is 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 an 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 after a reasonable
opportunity to cure, City shall be entitled to specific performance for the purpose of
causing Developer to satisfy such condition.
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(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 the City’s intent to meet and confer with Developer within thirty (30) days of such
determination, prior to taking further action. Following the thirty (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 this
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 City Municipal Code.
(c)
Failure of City to conduct an annual review shall not constitute
a waiver by the 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 (“Certificate of Compliance”)
certifying that Developer has so complied through the period of the applicable annual
review. 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. Subject to the limitations
set forth below, performance by either Party hereunder shall not be deemed to be an event of
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 a 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
SF #4819-8525-7391 v6
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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.

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 the City to set aside, withdraw, or abrogate the 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, the 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 (Cooperation in the Event of
Legal Challenge) and 6.7 (Indemnity and Hold Harmless).
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 (“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.
8.2
Mortgagee Obligations. City, upon receipt of a written request from a
foreclosing Mortgagee, shall permit the 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 the Mortgagee as soon as reasonably possible,
provided, however, that in no event shall such Mortgagee personally be liable for any defaults or
monetary obligations of Developer arising prior to acquisition of possession of such property by
such Mortgagee. The foreclosing Mortgagee shall have the right to find a substitute developer to
assume the obligations of Developer, which substitute shall be considered for approval by the
City pursuant this Agreement. In any event, a 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.
SF #4819-8525-7391 v6
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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.
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9.

ASSIGNABILITY.

9.1
Assignment by Developer. Developer may not convey, assign, or transfer
(“Transfer”) any of its interests, rights, or obligations under this Agreement without the prior
written consent of City, which consent shall not be unreasonably withheld, conditioned, or
delayed. Any Transfer of all or a portion of this Agreement shall be documented by an
Assignment and Assumption Agreement in a form reasonably acceptable to the City. In no event
shall the obligations conferred upon Developer under this Agreement be transferred except
through a transfer of all or a portion of the Property. Should Developer transfer any of its
interests, rights, or obligations under this Agreement in connection with a transfer by Developer
of a portion of the Property (such Transfer, a “Partial Assignment”), such Partial Assignment
shall be documented by an Assignment and Assumption Agreement in a form reasonably
acceptable to the City. To the extent provided in the Assignment and Assumption Agreement,
the transferee of such interests, rights, or obligations under this Agreement (each, a “Partial
Transferee”) shall only be liable for performance of the obligations of Developer under this
Agreement (including, without limitation, indemnification obligations and the obligation to
install public improvements and pay fees) related to the portion of the Property transferred to
such Partial Transferee, and no Default by Developer or any other assignee who received a
Partial Assignment hereunder shall constitute an event of Default hereunder by such Partial
Transferee. Should Developer transfer any of its interests, rights, or obligations under this
Agreement, it shall nonetheless remain liable for performance of the obligations for installation
of public improvements and payment of fees, unless the transferee agrees to be bound by the
relevant terms of the Agreement, including the obligations for installation of public
improvements and payment of fees, in which case the transferee shall be solely liable for
performance of the obligations for installation of public improvements and payment of fees.
During the Term, Developer shall provide City with written notice of a request to Transfer any
interest in this Agreement ninety (90) days prior to any such contemplated Transfer. Any such
request for a Transfer shall be accompanied by quantitative and qualitative information that
substantiates, to the City’s satisfaction, that the proposed transferee has the capability to fulfill
the rights and obligations of this Agreement. Within forty-five (45) days of such a request and
delivery of information, the City Manager shall make a determination, in his or her sole
discretion, as to whether the Transfer shall be permitted or whether such Transfer necessitates an
Amendment to this Agreement, subject to approval by the City Council. Each successor in
interest to Developer shall be bound by all of the terms and provisions applicable to the portion
of the Property acquired. This Agreement shall be binding upon and inure to the benefit of the
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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 endeavor to deliver to the Mortgagee, concurrently with service
thereof to Developer, all notices given to Developer describing all claims by the City that
Developer has defaulted hereunder. If City determines that Developer is not in compliance with
this Agreement, City also shall endeavor to 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 set forth in City’s
notice.
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Parties’ successors, assigns, and legal representatives. This Agreement shall be recorded by the
City in the Sonoma County Recorder’s Office promptly upon execution by each of the Parties.

9.3
Pre-Approved Transfers. The following transfers shall not require approval by
the City and shall automatically, upon the satisfaction of the conditions in Section 9.1 above,
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) prior to the issuance of any Building
Permits, sale, or lease of the Property in its entirety to any corporation, limited liability company,
partnership, or other entity that 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; and (b) a loan or mortgage pertaining to the Property.
9.4
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. The transferee in a transaction
described above and the successors and assigns of such a transferee shall be deemed to have no
obligations 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 applicable conditions of approval.
9.5
Foreclosure. Nothing contained in this Section shall prevent a transfer of the
Property, or any portion thereof, to a lender 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; provided, however, in no event shall such lender
be liable for any defaults or monetary obligations of Developer arising prior to acquisition of title
to the Property by such lender, and provided further, in no event shall any such lender or its
successors or assigns be entitled to a Building Permit or occupancy certificate until all fees due
under this Agreement (relating to the portion of the Property acquired by such lender) have been
paid to City.
10.

Attachment: Attachment 2 - PC Reso. 2020-03 (2754 : North Village DA)

9.2
Covenants Run With The Land. Subject to the provisions of Section 9.1, above,
pertaining to a Partial Assignment and a Partial Transferee, 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.

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 the 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 of the Property

Exhibit B

Depiction of Property and Improvements

Exhibit C

MMRP

Exhibit D

Fire Substation Design Process

Exhibit E

Form of PILOT Agreement

Attachment: Attachment 2 - PC Reso. 2020-03 (2754 : North Village DA)
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(b)
This Agreement and all exhibits attached hereto or documents
incorporated herein by this 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.
SF #4819-8525-7391 v6
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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.

10.7 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 the 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
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
Attn: David Mickaelian
City of Healdsburg
401 Grove Street
Healdsburg, California 95448

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

SF #4819-8525-7391 v6
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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.

CCS Healdsburg, LLC
Attn: Robert Comstock
2301 Rosecrans Avenue, Suite 1150
El Segundo, CA 90245
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with copies to: Miller Starr Regalia
Attn: Bryan W. Wenter, Esq.
1331 North California Boulevard
Walnut Creek, CA 94596

10.10 Developer is an Independent Contractor. Developer is not an agent or employee
of City, but is an independent contractor 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.
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.
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validity of any notice given in a manner that would be legally effective in the absence of this
Section.
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IN WITNESS WHEREOF, this Agreement has been entered into by and between the
Parties as of the Effective Date.
CITY:

By:
APPROVED AS TO FORM:
By:

David Mickaelian
City Manager

Samantha Zutler, Esq.
City Attorney

ATTEST:
By:

Stephanie Williams
City Clerk
DEVELOPER:
CCS Healdsburg, LLC,
a Delaware limited liability company
By:

Robert Comstock
Title

Attachment: Attachment 2 - PC Reso. 2020-03 (2754 : North Village DA)

City of Healdsburg, a
California municipal corporation

[insert notary acknowledgments]

SF #4819-8525-7391 v6

30

Packet Pg. 487

DA - Exhibit 7.A.c
A

2019016300

RECORDING REQUESTED BYI

Official Records Of Sonoma County
Deva Marie Proto

Comstock Healdsburg, LLC

03/07/2019 11: 16 AM
Fee: $ 127.00 7 Pages

\,J

[, .:" �/��

CONFORMED COP

AND WHEN RECORDED MAIL TO

Nol Compared wilh Original

COMSTOCK HEALDSBURG, LLC
2301 Rosecrans Avenue, Suite 1150
El Segundo, CA 90245
A.P.N.: 091-060-009-000, 091-060-019-000, 091060-022-000, 091-060-025-000

GRANT DEED
The undersigned grantor(s) declare(s):
City Transfer Tax: $0.00
Documentary transfer tax is $0.00
( ) Unincorporated Area ( X) City of Healdsburg
R&T 11911 - Conveyance Confirms title to the grantee who continues to hold the same proportionate interest
( X) computed on full value of property conveyed, or
( ) computed on full value less value of liens and encumbrances remaining at time of sale.
FOR A VALUABLE CONSIDERATION, receipt of which is hereby acknowledged, COMSTOCK HEALDSBURG, LLC,

a Delaware limited liability company

Hereby GRANT(S) to COMSTOCK HEALDSBURG, LLC, a Delaware limited liability company
The land described herein is situated in the State of California, County of Sonoma, City of Healdsburg, described as
follows:

SEE EXHIBIT "A" ATTACHED HERETO AND MADE A PART HEREOF
Dated: January 17, 2019
COMSTOCK HEALDSBURG, LLC, a Delaware
limited liability company
By: Comstock Crosser & Associates Development
Company, Inc., Manager
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By:

MAIL TAX STATEMENTS TO PARTY SHOWN ON FOLLOWING LINE; IF NO PARTY SHOWN, MAIL AS DIRECTED ABOVE
SAME AS ABOVE
Name

Street Address
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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

ss.

Notary Public personally appeared �

�isbc\<,'

________________________________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 h1tnd and official seal.
SIGNATURE�
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Exhibit 'A'
Lot Line Adjustment
Resultant Parcel Legal Descriptions

Lying within the State of California, County of Sonoma, City ofHealdsburg and being all of
Parcel One and a portion ofParcel Three ofthe lands ofComstock Healdsburg, LLC, a Delaware
limited liability company described by deed recorded March 20, 2017 under Document Number
2017-021315, Sonoma County Records being shown on that certain Record ofSurvey, filed June
20, 2017 in Book 796 ofMaps, at pages 24-25, Sonoma County Records, being more particularly
described as follows:
Commencing at the northeast comer ofParcel Two ofsaid lands as shown on said Record of
Survey, being a point on the westerly Right ofWay ofNorth Coast Railroad Authority, marked
by a 1/2" iron pipe tagged PLS 7590; thence along the easterly line of said Parcel Two and said
Right of Way, southwesterly on a curve to the right from a tangent that bears South 2 °58'27"
East ) having a radius ofl,106.00 ) through a central angle of21°59'54", an arc distance of424.64
feet to the southeast corner ofsaid Parcel Two; thence continuing southwesterly on said 1,106.00
radius curve; through a central angle of10°01 '12", an arc distance of 193.42 feet; thence leaving
said easterly line and said Right ofWay North 76°18'25" West, 361.56 feet to the POINT OF
BEGINNING; thence South 13° 41'35" West, 479.42 feet; thence southeasterly on a curve to the
left, having a radius of100.00 feet through a central angle of57° 02'26", an arc distance of 99.55
feet; thence South 43° 20'5l" East, 28.50 feet to the Right ofWay line of said North Coast
Railroad Authority; thence along said Right ofWay ) South 43 °43'50" West, 388.30 feet; thence
southwesterly on a curve to the left, having a radius of11,499.16 feet through a central angle of
00°09'00", an arc distance of30.10 feet; thence southwesterly on a curve to the left, having a
radius of5,769.60 feet, through a central angle of00°18'00", an arc distance of30.21 feet;
thence southwesterly on a curve to the left, having a radius of3,859.75 feet, through a central
angle of00°27'00'\ an arc distance of30.31 feet; thence southwesterly on a curve to the left,
having a radius of2,904.83 feet, through a central angle of00° 36'00", an arc distance of30.42
feet; thence southwesterly on a curve to the left, having a radius of2,33l.88 feet, through a
central angle of6 °26'57", an arc distance of262.47 feet to a 1/2" iron pipe tagged PLS 7590
marldng the intersection ofthe southerly line ofsaid Parcel Three with the westerly line ofthe
Lands ofNorth Coast Railroad Authority, as shown on said Record ofSurvey; thence along the
southerly line of said Parcel Three, North 89':06'05"West, 139.96 feet to the southeast comer of
said Parcel One; thence along the southerly line ofsaid Parcel One ) North 89°06'05"West)
214.69 feet to the intersection ofthe said southerly line ofParcel One and the easterly Right of
Way ofUS Highway 101, from which a 3/4" Iron Pipe, not tagged, bears North 89°06'05" West,
0.46 feet as shown on said Record ofSurvey; thence along the easterly Right ofWay line of said
US Highway 101, North 16°15'39" East, 621.46 feet to the most westerly comer ofsaid Parcel
Three; thence continuing along said Right ofWay, North 16°15'39" East, 715.93 feet to a point
which bears North 76°18'25" West from the POINT OF BEGINNING; thence leaving said Right
ofWay, South 76°18'25" East, 582.51 feet to the POINT OF BEGINNING.

Attachment: Attachment 2 - PC Reso. 2020-03 (2754 : North Village DA)

Resultant Parcel One
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Exhibit 'A'
Lot Line Adjustment
Resultant Parcel Legal Descriptions
Being all ofAPN 091-060-022 and a portion ofAPN 091-060-019
Containing 16.07 Acres, more or less.

Lying within the State ofCalifornia, County ofSonoma, City ofHealdsburg and being all of
Parcel Two and a portion ofParcel Three ofthe lands ofComstock Healdsburg, LLC, a
Delaware limited liability company described by deed recorded March 20, 2017 under Document
Number 2017-021315, Sonoma County Records being shown on that certain Record ofSurvey,
filed June 20, 2017 in Book 796 ofMaps, at pages 24-25, Sonoma County Records, being more
particularly described as follows:
Beginning at the northeast comer of said Parcel Two as shown on said Record ofSurvey, being a
point on the westerly Right ofWay ofNorth Coast Railroad Authority, marked by a 1/2" iron
pipe tagged PLS 7590; thence along the easterly line ofsaid Parcel Two and said Right ofWay,
southwesterly on a curve to the right from a tangent that bears South 2°58'27" East, having a
radius of1,106.00, through a central angle of21°59'54", an arc distance of 424.64 feet to the
southeast comer ofsaid Parcel Two; thence continuing southwesterly on said l, 106.00 radius
curve; through a central angle of 10° 01'12", an arc distance of193 .42 feet; thence leaving said
easterly line and said Right ofWay North 76°18'25" West, 944.06 feet to the easterly Right of
Way line ofUS Highway 101; thence along said Right ofWay, North 16° 15'39" East, 123.60
feet to the southwest comer ofsaid Parcel Two; thence continuing along said Right ofWay
North 16°15'39" East, 259.49 feet to the northwest corner ofsaid Parcel Two; thence along the
northerly line ofsaid Parcel Two, North 89° 48 '46" East, 947.56 feet to the Point ofBeginning.
Being all ofAPN 091-060-009 and a portion ofAPN 091-060-019
Containing 11.01 Acres, more or less.
Resultant Parcel Three
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Resultant Parcel Two

Lying within the State ofCalifornia, Cou�ty ofSonoma, City ofHealdsburg and being a portion
ofParcel Three ofthe lands ofComstock Healdsburg, LLC, a Delaware limited liability
company described by deed recorded March 20, 2017 under Document Number 2017-021315,
Sonoma County Records, being shown on that certain Record ofSurvey, filed June 20, 2017 in
Book 796 ofMaps, at pages 24-25, Sonoma County Records, being more particularly described
as follows:
Commencing at the northeast comer ofParcel Two ofsaid lands as shown on said Record of
Survey, being a point on the westerly Right ofWay ofNorth Coast Railroad Authority, marked
by a 1/2" iron pipe tagged PLS 7590; thence along the easterly line ofsaid Parcel Two and said
Q:\2002\2002005.B0\Survey\Supporting Docs/Legal Descrlptions/LLA/FINAL/02005B0·LD LLA Paree IS 1-3
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Right ofWay, southwesterly on a curve to the right frorri a tangent that bears South 2 °58'27''
East, having a radius of1,106.00, through a central angle of 21 °59'54", an arc distance of424.64
feet to the southeast comer ofsaid Parcel Two; thence continuing southwesterly on said l, l 06.00
radius curve; through a central angle of10°01'12", an arc distance of 193.42 feet to the POINT
OF BEGINNING; thence continuing along said Right ofWay, southwesterly on a curve to the
right having a radius of1,106.00, through a central angle of11° 41'10", an arc distance of225.58
feet; thence southwesterly on a curve to the right, having a radius of1,392.46 feet through a
central angle ofO1 °12'00", an arc distance of 29.16 feet; thence southwesterly on a curve to the
right, having a radius of1,869.91 feet, through a central angle of00°54'00", an arc distance of
29.37 feet; thence southwesterly on a curve to the right, having a radius of2,824.83 feet, through
a central angle of00° 36'00", an arc distance of29.58 feet; thence southwesterly on a curve to the
right, having a radius of5,689.59, through a central angle of00° l 8'00", an arc distance of29.79
feet; thence South 43° 43'50" West, 306.90 feet; thence leaving said Right ofWay Nmih
43°20'51" West, 28.50 feet; thence northerly on a curve to the right having a radius of100.00
feet, through a central angle of57°02'26", an arc distance of99.55 feet ; thence North 13°41'35"
East, 479.42 feet to a point which bears North 76°18'25" West from the POINT OF
BEGINNING; thence South 76°18'25" East, 361.56 feet to the POINT OF BEGINNING
Being a portion ofAPN 091-060-019
Containing 3.01 Acres, more or less.
See Exhibit 'B' for graphic depiction.
This description prepared by Carlile• Macy.

Date
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Lot Line Adjustment
Resultant Parcel Legal Descriptions
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Exhibit ‘A’
Lot Line Adjustment
Resultant Parcel Legal Descriptions
Resultant Parcel ‘A’

Beginning at the northeast corner of Parcel Two as described in said deed, Document Number 2019080083, also being a point on the westerly Right of Way of North Coast Railroad Authority, marked by a
1/2” iron pipe tagged PLS 7590; thence along the easterly line of said Parcel Two and said Right of Way,
southwesterly on a curve to the right from a tangent that bears South 2°58’27” East, having a radius of
1,106.00, through a central angle of 32°01’07”, an arc distance of 618.07 feet to the southeast corner of said
Parcel Two; thence leaving said easterly line and said Right of Way, along the southerly line of said Parcel
Two, North 76°18’25” West, 621.13 feet; thence leaving said southerly line, North 13°41″35″ East, 194.10
feet; thence North 12°28′47″ West, 56.68 feet; thence North 13°41′35″ East, 207.11 feet to the northerly
line of said Parcel Two; thence along the northerly line of said Parcel Two, North 89°48’46” East, 658.35
feet to the Point of Beginning.
Being a portion of APN 091-060-038
Containing 8.12 Acres, more or less.
See Exhibit ‘B’ for graphic depiction.
Resultant Parcel ‘B’
Lying within the State of California, County of Sonoma, City of Healdsburg and being a portion of Parcel
Two of the lands of CCS Healdsburg, LLC, a Delaware limited liability company as described by deed
recorded November 1, 2019 under Document Number 2019-080083, Sonoma County Records, being more
particularly described as follows:
Commencing at the northeast corner of Parcel Two as described in said deed, Document Number 2019080083, Sonoma County Records, also being a point on the westerly Right of Way of North Coast Railroad
Authority, marked by a 1/2” iron pipe tagged PLS 7590; thence along the easterly line of said Parcel Two
and said Right of Way, southwesterly on a curve to the right from a tangent that bears South 2°58’27” East,
having a radius of 1,106.00, through a central angle of 32°01’07”, an arc distance of 618.07 feet to the
southeast corner of said Parcel Two; thence leaving said easterly line and said Right of Way North
76°18’25” West, 621.13 feet to True POINT OF BEGINNING; thence North 76°18’25” West , 322.93 feet
to the easterly Right of Way line of US Highway 101; thence along said Right of Way, North 16°15’39”
East, 383.08 feet to the northwest corner of said Parcel Two; thence along the northerly line of said Parcel
Two, North 89°48’46” East, 289.22 feet; thence leaving said northerly line South 13°41′35″ West, 207.11
feet; thence South 12°28′47″ East, 56.68 feet; thence South 13°41′35″ West, 194.10 feet to the Point of
Beginning.

Attachment: Attachment 2 - PC Reso. 2020-03 (2754 : North Village DA)

Lying within the State of California, County of Sonoma, City of Healdsburg and being a portion of Parcel
Two of the lands of CCS Healdsburg, LLC, a Delaware limited liability company as described by deed
recorded November 1, 2019 under Document Number 2019-080083, Sonoma County Records, being more
particularly described as follows:

Being a portion of APN 091-060-038
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Exhibit ‘A’
Lot Line Adjustment
Resultant Parcel Legal Descriptions
Containing 2.89 Acres, more or less.
See Exhibit ‘B’ for graphic depiction.
Resultant Parcel ‘C’

Lying within the State of California, County of Sonoma, City of Healdsburg and being all of Parcel Four of
the lands of CCS Healdsburg, LLC, a Delaware limited liability company, as described by deed recorded
November 1, 2019 under Document Number 2019-080083, Sonoma County Records, being shown on that
certain Record of Survey, filed June 20, 2017 in Book 796 of Maps, at pages 24-25, Sonoma County
Records, being more particularly described as follows:
Beginning at a 6” x 6” concrete monument marking the westerly right of way of Healdsburg Avenue from
which a 6” x 6” concrete monument bears South 44°35′47″ East, 60.00 feet as shown on said Record of
Survey; thence along said westerly right of way South 45°26’04” West, 1188.34 feet to the beginning of a
non-tangent curve to the left having a radius of 530.00 feet, to which point a radial line bears North
44°36′43″ West; thence along said curve and said right of way, through a central angle of 23°41′14″, an arc
distance of 219.11 feet; thence leaving said westerly right of way, North 89°06′05″ West, 24.99 feet to a
point on the easterly line of the lands of North Coast Railroad Authority as shown on said Record of
Survey; thence northeasterly along said easterly line, on a curve to the right from a tangent that bears North
31°08′30″ East, having a radius of 2251.88 feet, through a central angle of 4°31′26″, an arc distance of
177.80 feet to a 1/2” iron pipe, PLS 7590 marking the beginning of a non-tangent curve to the right having
a radius of 2251.88 feet, to which point a radial line bears North 54°12′46″ West; thence along said curve,
continuing along said easterly line, through a central angle of 6°26′36″, an arc distance of 253.24 feet to a
1/2” iron pipe, PLS 7590; thence continuing along said easterly line, on a curve to the right, having a radius
of 2824.83 feet, through a central angle of 00°36′00″, an arc distance of 29.58 feet; thence continuing along
said easterly line, on a curve to the right, having a radius of 3779.75 feet, through a central angle of
0°27′00″, an arc distance of 29.69 feet; thence continuing along said easterly line, on a curve to the right,
having a radius of 5689.60 feet, through a central angle of 0°18′00″, an arc distance of 29.79 feet; thence
continuing along said easterly line, on a curve to the right, having a radius of 11419.16 feet, through a
central angle of 0°09′00″, an arc distance of 29.90 feet to a ½” iron pipe PLS 7590; thence continuing along
said easterly line North 43°43′50″ East, 695.20 feet to a 1/2” iron pipe PLS 7590; thence continuing along
said easterly line, on a curve to the left, having a radius of 5769.59 feet, through a central angle of
0°18′00″, an arc distance of 30.21 feet; thence continuing along said easterly line, on a curve to the left,
having a radius of 2904.83 feet, through a central angle of 0°36′00″, an arc distance of 30.42 feet; thence
continuing along said easterly line on a curve to the left, having a radius of 1949.91 feet, through a central
angle of 0°54′00″, an arc distance of 30.63 feet; thence continuing along said easterly line on a curve to the
left, having a radius of 1472.46 feet, through a central angle of 1°12′00″, an arc distance of 30.84 feet to a
1/2” iron pipe, PLS 7590; thence continuing along said easterly line, on a curve to the left, having a radius
of 1186.00 feet, through a central angle of 29°27′54″, an arc distance of 609.92 feet to a 1/2” iron pipe,
PLS7590; thence leaving said easterly line South 81°03′25″ East, 5.59 feet to a 1/2” iron pipe, PLS 7579

Attachment: Attachment 2 - PC Reso. 2020-03 (2754 : North Village DA)
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Exhibit ‘A’
Lot Line Adjustment
Resultant Parcel Legal Descriptions
marking the westerly right of way line of Healdsburg Avenue, as shown on said Record of Survey; thence
southerly along said westerly right of way, South 8°56′04″ West, 292.22 feet to a ½” iron pipe PLS 7590;
thence continuing along said westerly right of way, on a curve to the right, having a radius of 470.00 feet,
through a central angle of 36°30′00″, an arc distance of 299.41 feet to the Point of Beginning.
Together with:

Lying within the State of California, County of Sonoma, City of Healdsburg and being all of Parcel Three
of the lands of CCS Healdsburg, LLC, a Delaware limited liability company as described by deed recorded
November 1, 2019 under Document Number 2019-080083, Sonoma County Records, being more
particularly described as follows:
Beginning at the most easterly corner of said Parcel Three, being a point on the westerly line of the lands of
North Coast Railroad Authority; thence along said westerly line, southwesterly on a curve to the right
having from a tangent that bears South 29°02′39″ West, having a radius of 1,106.00 feet, through a central
angle of 11°41’10”, an arc distance of 225.58 feet; thence continuing along said westerly line on a curve to
the right, having a radius of 1,392.46 feet through a central angle of 01°12’00”, an arc distance of 29.16
feet; thence continuing along said westerly line on a curve to the right, having a radius of 1,869.91 feet,
through a central angle of 00°54’00”, an arc distance of 29.37 feet; thence continuing along said westerly
line on a curve to the right, having a radius of 2,824.83 feet, through a central angle of 00°36’00”, an arc
distance of 29.58 feet; thence continuing along said westerly line on a curve to the right, having a radius of
5,689.59, through a central angle of 00°18’00”, an arc distance of 29.79 feet; thence continuing along said
westerly line South 43°43’50” West, 306.90 feet; thence leaving said westerly line North 43°20’51” West,
28.50 feet to the beginning of a curve to the right having a radius of 100.00 feet, thence along said curve
through a central angle of 57°02’26”, an arc distance of 99.55 feet ; thence North 13°41’35” East, 479.42
feet to a point which bears North 76°18’25” West from the POINT OF BEGINNING; thence South
76°18’25” East, 361.56 feet to the POINT OF BEGINNING
Being all of APN 091-060-025 and all of said Parcel Three, APN, 091-060-039.
Containing 5.10 Acres, more or less.

Attachment: Attachment 2 - PC Reso. 2020-03 (2754 : North Village DA)

Portion Two

See Exhibit ‘B-1’ for graphic depiction.
This description prepared by Carlile • Macy.

___________________
Jonathan R. Olin
PLS 7590

__________________
Date
END OF DESCRIPTION
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Mitigation Monitoring and Reporting Program
for the
North Entry Area Plan
Environmental Impact Report
Healdsburg, California

Prepared for:

City of Healdsburg

401 Grove Street
Healdsburg, CA 65448
707.431.3348

Contact: Maya DeRosa, Planning & Building Director

Prepared by:

FirstCarbon Solutions

1350 Treat Boulevard, Suite 380
Walnut Creek, CA 94597
925.357.2562
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Contacts: Jason Brandman, Project Director
Kelsey Bennett, Sr. Project Manager
May 10, 2019

NORTH AMERICA | EUROPE | AFRICA | AUSTRALIA | ASIA
WWW.FIRSTCARBONSOLUTIONS.COM
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Prior to Occupancy

MM TRANS-3: Prior to development of the plan area, an
emergency vehicle only access point shall be established such
that access and egress can be maintained during a train preemption, at the at-grade railroad crossing at the site entry.

City shall verify
implementation of
emergency vehicle
access

City review and
approval of TDM plan

City shall confirm
completion of
restriping

City shall confirm
payment of
proportional fair
share fee

Method of Verification

Attachment: Attachment 2 - PC Reso. 2020-03 (2754 : North Village DA)

Includes mitigation measures from the Initial Study included in EIR Appendix A.

Applicant(s)

Prior to Occupancy

MM TRANS-1c: New developments within the plan area shall
be required to prepare and implement a Transportation
Demand Management (TDM) Plan to minimize traffic as much
as is reasonably feasible. Such Plans may include measures
such as ride-sharing, transit passes, unbundled parking,
directing traffic to the Lytton Springs Road interchange,
guaranteed rides home, and other impact-reducing measures
and shall be submitted to and approved by the City as part of
any individual development approvals.

FirstCarbon Solutions

1

Applicant(s)

MM TRANS-1b: New development within the plan area shall Prior to Occupancy
be required to improve the northbound approach to Dry Creek
Road/Grove Street (study intersection 3). The approach shall
be restriped to include a separate left-turn lane with a length
of at least 275 feet and the signal modified to provide
protected left-turn phasing, with the existing right-turn lane
converted to use for through/right-turn movements.

Applicant(s)

Applicant(s)

Responsible Entity

MM TRANS-1a: To address anticipated deficient roadway
Prior to Construction
operations, the City has planned for roadway improvements to
Dry Creek Road/U.S. 101 South Ramps (study intersection 1)
that include signalization. New development within the plan
area shall be required to contribute a proportional share
allocation towards the cost of installation of a traffic signal at
Dry Creek Road/U.S. 101 South.

Section 3.2—Transportation/Traffic

Timing of Verification

Date

Initial

Verification of Completion

1

Mitigation Monitoring and Reporting Program

Table 1: North Entry Area Plan EIR 1 Mitigation Monitoring and Reporting Program

Mitigation Measures

City of Healdsburg—North Entry Area Plan
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FirstCarbon Solutions

Applicant(s)

City review and
approval of HRA

City shall confirm
payment of
proportional fair
share fee

City shall confirm
payment of
proportional fair
share fee

Method of Verification

Attachment: Attachment 2 - PC Reso. 2020-03 (2754 : North Village DA)

MM AIR-3: Prior to occupancy of any residential components Prior to Occupancy
of the proposed plan that would occur while construction
within the plan area is still underway, the applicant shall retain
a qualified air quality consultant to prepare a health risk
assessment (HRA) in accordance with the ARB and the Office of
Environmental Health and Hazard Assessment requirements to
determine the exposure of plan residents to TACs. The HRA
shall be submitted to the Planning Division for review and
approval. If the HRA concludes that the air quality risks from

Section 3.3—Air Quality

Applicant(s)

Cumulative MM TRANS-1: New development within the plan Prior to Construction
area shall be required to contribute a proportional share
allocation towards the cost of signalizing Dry Creek Road/U.S.
101 North Ramps. The design for the traffic signal shall include
provision of an overlap phase between the westbound through
movement and the right turn from the off-ramp.

Responsible Entity

Applicant(s)

Timing of Verification

MM TRANS-5: New development within the plan area shall be Prior to Construction
required to contribute a proportional share allocation towards
the cost of widening Dry Creek Road to accommodate a
westbound left-turn lane the entire length between the U.S.
101 South and North Ramps. The amount paid shall include a
proportional share of the cost to widen the westbound
approach to Dry Creek Road/U.S. 101 North Ramps to include
a second lane; the left lane would feed into the left-turn lane
at the U.S. 101 South Ramps and the right lane would be a
shared through/right-turn lane serving through traffic and
right turns onto the U.S. 101 North on-ramp. These
improvements would allow queues in the westbound left-turn
lane at the U.S. 101 South Ramps to stack beyond the Dry
Creek Road/U.S. 101 North Ramps intersection, if needed,
without impacting through traffic.

Mitigation Measures

Date

Initial

Verification of Completion

2

Mitigation Monitoring and Reporting Program

Table 1 (cont.): North Entry Area Plan EIR Mitigation Monitoring and Reporting Program

City of Healdsburg—North Entry Area Plan
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Timing of Verification

FirstCarbon Solutions

Applicant(s)

Responsible Entity

City review and
approval of GHG
reduction measures

Method of Verification
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MM GHG-1: Prior to the final discretionary approval for each
Prior to discretionary
development project in the plan area, each developer shall
approval
provide documentation to the City of Healdsburg demonstrating
that the proposed development would meet the BAAQMD
recommended threshold of significance for individual projects or
would achieve additional GHG emissions reductions sufficient to
meet the recommended threshold through a combination of
one or more of the following measures and/or other comparable
measures approved by the City:
• Commit to 100 percent renewable energy use through a
combination of use of on-site renewable energy and
Healdsburg Electric’s “Green Rate” program.
• Install onsite solar panels to generate electricity on-site
electricity consumption.
• Provide documentation of how a ride sharing program or
other transportation demand management program for
hotel, office, and retail employees would be implemented
starting no later than 60 days after operations begin. Use of

Section 3.4—Greenhouse Gas Emissions and Energy

ongoing or future construction activities would result in health
risks for on-site receptors that are above BAAQMD
recommended thresholds that are in place at the time of the
analysis (Section 2.3 of the 2017 BAAQMD CEQA Guidelines),
then additional measures, such as the requirement for
construction equipment to meet certain tier engine standards
for off-road equipment, shall be required for all subsequent
phases of construction. Alternatively, this mitigation measure
can be satisfied by delaying occupancy of any on-site
residential components until construction of the entirety of the
proposed plan area is complete.

Mitigation Measures

Date

Initial

Verification of Completion

3

Mitigation Monitoring and Reporting Program

Table 1 (cont.): North Entry Area Plan EIR Mitigation Monitoring and Reporting Program

City of Healdsburg—North Entry Area Plan
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Timing of Verification

FirstCarbon Solutions

Applicant(s)

Responsible Entity

Site inspection by
City grading and
building inspectors

Method of Verification

Attachment: Attachment 2 - PC Reso. 2020-03 (2754 : North Village DA)

MM NOI-1a: To reduce the occurrence of potentiallyDuring Construction
significant construction noise impacts to noise-sensitive
receptors in the plan area vicinity (or sensitive receptors within
the plan area during future buildout), the construction
contractor for each development project within the plan area
shall comply with the following:
• 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.

Section 3.5—Noise

electric vehicles for ride-share program would further
reduce GHG emissions.
• Install electric vehicle charging stations at workplaces and
multi-family residences to promote the use of electric
vehicles.
• Use heat-pumps (rather than natural gas) for heating of
residential and commercial spaces.
• Purchase voluntary carbon credits from a verified GHG
emissions credit broker in an amount sufficient to offset
operational GHG emissions that exceed the recommended
significance threshold over the lifetime of the proposed
development (or a reduced amount estimated based on
implementation of other measures listed above). Copies of
the contract(s) shall be provided to the City.

Mitigation Measures

Date

Initial

Verification of Completion

4

Mitigation Monitoring and Reporting Program

Table 1 (cont.): North Entry Area Plan EIR Mitigation Monitoring and Reporting Program

City of Healdsburg—North Entry Area Plan
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FirstCarbon Solutions

Timing of Verification

Responsible Entity

Method of Verification

Attachment: Attachment 2 - PC Reso. 2020-03 (2754 : North Village DA)

• 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 each project development’s
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.
• The construction contract shall prohibit noise producing
construction activities between the hours of 6:00 p.m. and
7:30 a.m. Monday through Saturday, or at any time on a
Sunday or legal holiday.

Mitigation Measures

Date

Initial

Verification of Completion

5

Mitigation Monitoring and Reporting Program

Table 1 (cont.): North Entry Area Plan EIR Mitigation Monitoring and Reporting Program

City of Healdsburg—North Entry Area Plan

7.A.c

Packet Pg. 510

Timing of Verification

FirstCarbon Solutions

Applicant(s)

Responsible Entity

City review and
approval of
acoustical analysis

Method of Verification

Attachment: Attachment 2 - PC Reso. 2020-03 (2754 : North Village DA)

MM NOI-1b: Prior to the issuance of building permits for each Prior to issuance of
development project within the plan area, the following
building permit
requirements shall be implemented:
• 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 (i.e., within 290-feet of
the centerline of U.S. 101), an acoustic analysis shall 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. The City shall confirm
that the recommendations will reduce noise levels below the
threshold levels and require compliance with the
recommendations of the acoustic analysis.
• For school, library, church, hospital, nursing home,
neighborhood park, or commercial projects proposed in
areas where exterior day-night average noise levels are, or
are projected to exceed 70 dBA L dn (i.e., within 140-feet of
the centerline of U.S. 101) an acoustic analysis shall be
prepared that recommends project improvements, as
needed, to maintain interior noise levels at or below 45 dBA
L dn , if needed. Standard office construction methods
typically provide about 25 to 30 decibels of noise reduction
in interior spaces. The City shall confirm that the
recommendations will reduce noise levels below the
threshold levels and require compliance with the
recommendations of the acoustic analysis.

Mitigation Measures

Date

Initial

Verification of Completion
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Table 1 (cont.): North Entry Area Plan EIR Mitigation Monitoring and Reporting Program

City of Healdsburg—North Entry Area Plan

7.A.c

Packet Pg. 511

FirstCarbon Solutions

City review and
approval of
acoustical analysis

City review and
approval of
acoustical analysis

Method of Verification

Attachment: Attachment 2 - PC Reso. 2020-03 (2754 : North Village DA)

Applicant(s)

MM NOI-2: Prior to the issuance of building permits for each
Prior to issuance of
development project within the plan area, an acoustic analysis building permit
is conducted by a qualified noise specialist shall be prepared
for structures in the plan area that are located within 100 feet
of the centerline of the railroad. 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
shown in Table 3.5-7. The City shall confirm that the
recommendations will reduce vibration levels below the
threshold levels and require compliance with the
recommendations of the acoustic analysis.

Responsible Entity

Applicant(s)

Timing of Verification

MM NOI-1c: Prior to the issuance of building permits for each Prior to issuance of
development project within the plan area, the following
building permit
requirement, if applicable, shall be met:
• For any noise-sensitive land uses proposed within 50-feet of
the railroad centerline, 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 . The City shall confirm that the
recommendations will reduce noise levels below the
threshold levels and require compliance with the
recommendations of the acoustic analysis.

Mitigation Measures

Date

Initial

Verification of Completion
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Table 1 (cont.): North Entry Area Plan EIR Mitigation Monitoring and Reporting Program

City of Healdsburg—North Entry Area Plan

7.A.c

Packet Pg. 512

Timing of Verification

FirstCarbon Solutions

Applicant(s)

Responsible Entity

City review and
approval of nesting
bird survey results,
including
implementation of
protective exclusions
zones (fencing), if
required.

Method of Verification

Attachment: Attachment 2 - PC Reso. 2020-03 (2754 : North Village DA)

MM BIO-1: The following requirement shall be imposed as a
Prior to issuance of
condition of approval on all development within the proposed grading permit
plan area: A pre-construction survey of the site shall be
required in order to ensure that nesting raptors, loggerhead
shrikes, and other nesting special-status birds are not nesting
during project construction. Specifically, these measures shall
include:
• If construction is proposed during the breeding/nesting
season for local avian species (typically February 15
through August 31), a focused survey for active nests of
migratory birds within and in the vicinity of the project plan
shall be conducted by a qualified biologist. Two surveys
will be conducted, at least one (1) week apart, with the
second survey occurring no more than two (2) days prior to
tree removal. If no active nests are found, tree removal or
construction activities may proceed.
• If an active nest is located during pre-construction surveys,
the United States Fish and Wildlife Service (USFWS) and/or
the California Department of Fish and Wildlife (CDFW), as
appropriate, shall be notified regarding the status of the
nest. Furthermore, construction activities shall be
restricted to avoid disturbance of the nest until it is
abandoned or the biologist deems disturbance potential to
be minimal. Restrictions may include establishment of
exclusion zones or alteration of the construction schedule.

Initial Study Section 4—Biological Resources
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Initial
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Table 1 (cont.): North Entry Area Plan EIR Mitigation Monitoring and Reporting Program

City of Healdsburg—North Entry Area Plan

7.A.c

Packet Pg. 513

Timing of Verification

FirstCarbon Solutions

Applicant(s) shall
complete
consultation with
resource agencies
and submit permits,
mitigation plan,
and/or evidence of
mitigation bank
credits, as required.

Responsible Entity

City shall confirm
that consultation
with resource
agencies has been
completed.

Method of Verification

Attachment: Attachment 2 - PC Reso. 2020-03 (2754 : North Village DA)

If encroachment upon or fill of wetlands is proposed, as a
condition of approval for all future development within the

MM BIO-2: Prior to any specific project development approval Prior to issuance of
or grading that may fill or otherwise encroach into potentially grading permit
jurisdictional waters of the U.S., the project proponent shall
conduct a delineation of waters of the U.S. to determine the
extent of USACE, RWQCB, and CDFW potentially jurisdictional
features that would be potentially impacted on-site. Any
encroachment or fill in these USACE, RWQCB and/or CDFW
jurisdictional areas shall not occur unless a Section 404/Section
401 permit or Waste Discharge Requirement and/or
Streambed Alteration Agreement, respectively, are acquired
and the project proponent replaces the lost value of the
jurisdictional area to the satisfaction of the resources agencies
issuing the permits to ensure a no-net loss. If proposed
development will encroach upon or fill any jurisdictional
wetland areas, the applicant shall do the following:
• Apply for a Section 404 permit from the USACE
concurrently or after verification of the wetland delineation
by the USACE. Any wetlands that would be lost or
disturbed shall be replaced or rehabilitated on a “no net
loss” basis in accordance with the USACE mitigation
guidelines. On-site creation of wetland habitat may be
preferred to off-site mitigation. Habitat restoration,
rehabilitation, and/or replacement shall be at a location
and by methods agreeable to the USACE;
• Obtain a Section 401 water quality waiver of certification
from the Regional Water Quality Control Board (RWQCB);
and
• Obtain a Streambed Alteration Agreement with the CDFW.

Mitigation Measures

Date

Initial

Verification of Completion
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Table 1 (cont.): North Entry Area Plan EIR Mitigation Monitoring and Reporting Program

City of Healdsburg—North Entry Area Plan

7.A.c

Packet Pg. 514

Timing of Verification

FirstCarbon Solutions

Applicant(s)
construction
contractor

Responsible Entity

City shall ensure that
the requirement is
printed on the plan
sheets and included
in bid documents

Method of Verification

Attachment: Attachment 2 - PC Reso. 2020-03 (2754 : North Village DA)

MM CUL-1: The following requirement shall be imposed as a
During Construction
condition of approval on all future development within the
plan area: In the event a potentially significant cultural
resource is encountered during subsurface earthwork
activities, all construction activities within a 100-foot radius of
the find shall cease and workers should avoid altering the
materials until a qualified archaeologist who meets the
Secretary of Interior’s Professional Qualification Standards for
archaeology has evaluated the situation. The applicant shall
include a standard inadvertent discovery clause in every
construction contract to inform contractors of this
requirement. Any previously undiscovered resources found
during construction activities shall be recorded on appropriate
Department of Parks and Recreation (DPR) forms and
evaluated for significance in terms of CEQA criteria by a
qualified archaeologist. Potentially significant cultural
resources consist of but are not limited to stone, bone, glass,
ceramics, fossils, wood, or shell artifacts, or features including
hearths, structural remains, or historic dumpsites. If the
resource is determined to be significant under CEQA, the
qualified archaeologist shall prepare and implement a research
design and archaeological data recovery plan that will capture
those categories of data for which the site is significant in
accordance with Section 15064.5 of the CEQA Guidelines. The

Initial Study Section 5—Cultural Resources

plan area, a mitigation plan shall be implemented that includes
at least one of the following:
• Completion of an on-site Mitigation and Monitoring Plan
that includes on-site creation/preservation of the wetlands
and/or;
• Credits may be obtained at an approved mitigation bank.

Mitigation Measures

Date

Initial

Verification of Completion
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Table 1 (cont.): North Entry Area Plan EIR Mitigation Monitoring and Reporting Program

City of Healdsburg—North Entry Area Plan

7.A.c

Packet Pg. 515

Timing of Verification

FirstCarbon Solutions

Applicant(s)
construction
contractor

Responsible Entity

City shall ensure that
the requirement is
printed on the plan
sheets and included
in bid documents

Method of Verification

Attachment: Attachment 2 - PC Reso. 2020-03 (2754 : North Village DA)

MM CUL-2: The following requirement shall be imposed as a
During Construction
condition of approval on all future development within the
plan area: In the event that fossils or fossil-bearing deposits are
discovered during construction activities, excavations within a
100-foot radius of the find shall be temporarily halted or
diverted. The construction contractor shall notify a qualified
paleontologist to examine the discovery. The applicant shall
include a standard inadvertent discovery clause in every
construction contract to inform contractors of this
requirement. The paleontologist shall document the discovery
as needed in accordance with Society of Vertebrate
Paleontology standards and assess the significance of the find
under the criteria set forth in CEQA Guidelines Section
15064.5. The paleontologist shall notify the appropriate
agencies to determine procedures that would be followed
before construction activities are allowed to resume at the
location of the find. If the applicant determines that avoidance
is not feasible, the paleontologist shall prepare an excavation
plan for mitigating the effect of construction activities on the
discovery. The plan shall be submitted to the City of
Healdsburg for review and approval prior to implementation,

archaeologist shall also perform appropriate technical
analyses, prepare a comprehensive report complete with
methods, results, and recommendations, and provide for the
permanent curation or repatriation of the recovered resources
in cooperation with the designated Most Likely Descendant
(MLD) as needed. The report shall be submitted to the City of
Healdsburg, the Northwest Information Center, and the State
Historic Preservation Office (SHPO), if required. The plan shall
be approved by the City of Healdsburg for review and approval
prior to implementation, and the applicant shall adhere to the
recommendations in the plan.

Mitigation Measures

Date

Initial

Verification of Completion
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Table 1 (cont.): North Entry Area Plan EIR Mitigation Monitoring and Reporting Program

City of Healdsburg—North Entry Area Plan

7.A.c

Packet Pg. 516

Timing of Verification

FirstCarbon Solutions

Applicant(s)
construction
contractor

Responsible Entity

City shall ensure that
the requirement is
printed on the plan
sheets and included
in bid documents

Method of Verification

Attachment: Attachment 2 - PC Reso. 2020-03 (2754 : North Village DA)

1. There shall be no further excavation or disturbance within
100 feet of the remains until the County Coroner is
contacted to determine if the remains are Native American
and if an investigation of the cause of death is required. If
the coroner determines the remains to be Native
American, the coroner shall contact the Native American
Heritage Commission (NAHC) within 24 hours, and the
NAHC shall identify the person or persons it believes to be
the most likely descendant (MLD) of the deceased Native
American. The MLD may make recommendations to the
landowner or the person responsible for the excavation
work within 48 hours, for means of treating or disposing of,
with appropriate dignity, the human remains and any
associated grave goods as provided in PRC Section 5097.98.
2. Where the following conditions occur, the landowner or his
or her authorized representative shall rebury the Native
American human remains and associated grave goods with

MM CUL-3: The following requirement shall be imposed as a
During Construction
condition of approval on all future development within the
plan area: In the event of the accidental discovery or
recognition of any human remains, CEQA Guidelines Section
15064.5; Health and Safety Code Section 7050.5; Public
Resources Code Section 5097.94 and Section 5097.98 must be
followed. If during the course of project development there is
accidental discovery or recognition of any human remains, the
following steps shall be taken:

and the applicant shall adhere to the recommendations in the
plan.

Mitigation Measures

Date

Initial

Verification of Completion
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Table 1 (cont.): North Entry Area Plan EIR Mitigation Monitoring and Reporting Program

City of Healdsburg—North Entry Area Plan

7.A.c

Packet Pg. 517

Timing of Verification

Responsible Entity

Method of Verification

Attachment: Attachment 2 - PC Reso. 2020-03 (2754 : North Village DA)

When an initial study identifies the existence of, or the
probable likelihood of, Native American remains within
a project, a lead agency shall work with the appropriate
Native Americans as identified by the Native American
Heritage Commission as provided in Public Resources
Code Section 5097.98. The applicant may develop a
plan for treating or disposing of, with appropriate
dignity, the human remains and any items associated
with Native American Burials with the appropriate
Native Americans as identified by the Native American
Heritage Commission.

FirstCarbon Solutions

•

appropriate dignity either in accordance with the
recommendations of the most likely descendant or within
the plan area in a location not subject to further subsurface
disturbance:
• The NAHC is unable to identify a most likely descendent
or the most likely descendent failed to make a
recommendation within 48 hours after being notified
by the commission.
• The descendant identified fails to make a
recommendation.
• The landowner or his authorized representative rejects
the recommendation of the descendant, and mediation
by the NAHC fails to provide measures acceptable to the
landowner.
Additionally, California Public Resources Code Section 15064.5
requires the following relative to Native American Remains:

Mitigation Measures

Date

Initial

Verification of Completion
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Table 1 (cont.): North Entry Area Plan EIR Mitigation Monitoring and Reporting Program

City of Healdsburg—North Entry Area Plan

7.A.c

Packet Pg. 518

FirstCarbon Solutions

City shall verify
implementation of
emergency vehicle
access

Field inspection by
City grading and
building inspectors

NSCAPCD review and
approval of dust
control plan.

Method of Verification

Attachment: Attachment 2 - PC Reso. 2020-03 (2754 : North Village DA)

Applicant(s)

MM HAZ-2: The following requirement shall be imposed as a
Prior to Occupancy
condition of approval prior to or concurrent with all
development within the plan area: The Comstock property
developer shall provide a secondary emergency vehicle access
point to facilitate more orderly and efficient levels of
development and minimize delaying emergency response
times. Potential location options for secondary emergency
access include, but are not limited to, a second railroad
crossing over the NCRA railway north of the main entrance or
a new route south of the plan area through the vacant parcel
owned by SIMI Winery, Inc. (APN 091-060-032) and into the
plan area. If secondary emergency access is not provided to
satisfy fire safety standards, development on the Comstock
property will be limited to the extent allowed under applicable
fire safety regulations, codes, and ordinances.

Responsible Entity

Applicant(s)

Timing of Verification

MM HAZ-1: The following requirement shall be imposed as a
Prior to Construction
condition of approval prior to all development within the plan
area: The Comstock property developer shall prepare a dust
control plan that specifies measures to reduce fugitive dust
emissions during construction. The developer shall also
prepare an asbestos dust mitigation plan to be submitted to
and approved by NSCAPCD, in accordance with 17 CCR Section
93105 and 8 CCR Section 1529.

Initial Study Section 8—Hazards and Hazardous Materials
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Initial

Verification of Completion

14

Mitigation Monitoring and Reporting Program

Table 1 (cont.): North Entry Area Plan EIR Mitigation Monitoring and Reporting Program

City of Healdsburg—North Entry Area Plan

7.A.c

Packet Pg. 519

7.A.c

Exhibit D
Excerpt from the Saggio Hills Development Agreement
Exhibit B

(b) Design. The Fire Substation shall be designed in accordance with the provisions of this
Section 11 (b ), and such design shall be sufficient to provide to the City a fire substation that
accommodates three fire fighters, a brush truck, and another vehicle and related parking. With the
consent of the City, the Developer previously engaged its architect to prepare a preliminary design for the
Fire Substation. Promptly after the Developer gives the Development Notice, Developer shall engage and
require an architect selected by the Developer and reasonably acceptable to the City (the "Architect") to
complete the design for the Fire Substation
in the manner described in this Section I l(b). Subject to the City's reimbursement obligations described in
Section 12(a) below with respect to such costs and expenses, if any, as are incurred by the Developer in
the development, design and construction of the Fire Substation that exceed, in the aggregate, the
Developer Fire Substation Contribution (as defined in Section I 2(a) below), the Developer shall pay any
and all amounts due to the Architect for design work contemplated by this Section 11 (b) as and when
they become due and payable; provided, however, that nothing in this Section 11 (b) shall preclude the
Developer from pursuing any dispute resolution process with respect to any disputed amount claimed by
the Architect.
The Fire Substation will be designed and constructed by the Developer while the Fire Substation Land is
owned by the Developer. The City and the Developer desire that the Fire Substation be completed before
the Resort is completed and open to the public, and therefore desire to provide an efficient means for
promptly completing the design of the Fire Substation so that the Developer may timely begin
construction thereof. The City and the Developer therefore agree to the following process for the design
of the Fire Substation, and for the City's approval of such design in its proprietary capacity (as the future
owner of the Fire Substation). Nothing in this Section 11 (b) is intended to limit or otherwise restrict the
review of the design of the Fire Substation through the City's nonnal and customary public process of
review and approval by the City's Planning Commission and/or the City Council.
After giving the Development Notice, the Developer shall use diligent efforts to cause the Architect to
complete in a diligent and prompt manner, the following:
(i)

Schematic Plans. First, proposed schematic plans for the Fire Substation ( the "Proposed
Schematic Plans"), which plans shall be based on and consistent with the description of
the Fire Substation set forth above and applicable law. The Developer shall, promptly
after receipt of the Proposed Schematic Plans from the Architect, submit the Proposed
Schematic Plans to the City for review and approval pursuant to this Section 11 (b )(i).

Attachment: Attachment 2 - PC Reso. 2020-03 (2754 : North Village DA)

Section 11

The City shall cause the Proposed Schematic Plans to be reviewed, and a written notice
of approval or disapproval thereof to be given to the Developer within 15 business days
after the City's receipt thereof. The standard for the City's review of the Proposed
Schematic Plans, and for any revisions thereof submitted by the Developer pursuant to
this Section 11(b)(i), shall be whether the Proposed Schematic Plans (or any such
revision) are consistent with the description of the Fire Substation set forth above and
applicable law, and the City shall not unreasonably withhold approval of the Proposed
Schematic Plans ( or any such revision) if they meet such standard.
Any disapproval of the Proposed Schematic Plans ( or any such revision) shall state with
particularity the reason for such disapproval. Any failure by the City to give such a notice
of approval or disapproval within such 15 business day period shall be deemed approval.
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Upon any disapproval by the City of the Proposed Schematic Plans, the Developer shall
have the right to require that the Architect revise the Proposed Schematic Plans and then
submit the revised plans to the City for review and approval or disapproval pursuant to
this Section 11 (b )(i). Such schematic plans as are approved ( or deemed approved) by
the City pursuant to this Section 11 (b )(i) shall be the "Approved Schematic Plans".
Design Development Plans. Second, proposed design development plans for the Fire
Substation (the "Proposed Design Development Plans"), which plans shall be based on
and consistent with the Approved Schematic Plans and applicable law. The Developer
shall, promptly after receipt of the Proposed Design Development Plans from the
Architect, submit the Proposed Design Development Plans to the City for review and
approval pursuant to this Section 11 (b )(ii).
The City shall cause the Proposed Design Development Plans to be reviewed, and a
written notice of approval or disapproval thereof to be given to the Developer promptly
following completion of the City's normal design review process, but not later than ninety
(90) days after receipt thereof. The standard for the City's review of the Proposed Design
Development Plans, and for any revisions thereof submitted by the Developer pursuant to
this Section l l(b)(ii), shall be whether the Proposed Design Development Plans ( or any
such revision) are consistent with the Approved Schematic Plans and applicable law, and
the City shall not unreasonably withhold approval of the Proposed Design Development
Plans (or any such revision) if they meet such standard.
If the City is unable to approve the Proposed Design Development Plans within ninety
(90) days, as described herein, and the inability to provide such approval within said 90
days delays the occupancy of the Fire Substation beyond the date on which the Resort is
completed, then the fact that the Fire Substation is not completed shall not be a basis for
precluding the Resort from opening for business once all other requirements to such
opening have been satisfied, so long as Developer has agreed in writing to provide the
Fire Department a suitable location at the Resort site for temporary placement of a "brush
truck" and appropriate sleeping accommodations for 3 firefighters until the Fire
Substation is operational. Such temporary truck storage and firefighter accommodations
shall not, without the written approval of the City's Fire Chief, extend for more than the
number of days greater than 90 that the City required to approve the Proposed Design
Development Plans. Upon any disapproval by the City of the Proposed Design
Development Plans, the Developer shall have the right to require that the Architect revise
the Proposed Design Development Plans and then submit the revised plans to the City
for review and approval or disapproval pursuant to this Section l l(b)(ii). Such design
development plans as are approved by the City pursuant to this Section I l(b)(ii) shall be
the "Approved Design Development Plans".
(iii)

Construction Plans and Specifications. Third, proposed construction plans and
specifications for the Fire Substation (the "Proposed Construction Plans") which plans
and specifications shall be based on and consistent with the Approved Design
Development Plans and applicable law. The Developer shall, promptly after receipt of the
Proposed Construction Plans from the Architect, submit the Proposed Construction Plans
to the City for review and approval pursuant to this Section 11 (b )(iii).

Attachment: Attachment 2 - PC Reso. 2020-03 (2754 : North Village DA)

(ii)

The City shall cause the Proposed Construction Plans to be reviewed, and a written
notice of approval or disapproval thereof to be given to the Developer within 30 calendar
days after the City's receipt thereof. The standard for the City's review of the Proposed
Construction Plans, and for any revisions thereof submitted by the Developer pursuant to
this Section 11 (b )(iii), shall be whether the Proposed Construction Plans ( or any such
revision) are consistent with the Approved Design Development Plans and applicable

2 of 5
Packet Pg. 521

7.A.c

Exhibit D
law, and the City shall not unreasonably withhold approval of the Proposed Construction
Plans ( or any such revision) if they meet such standard.

Upon any disapproval by the City of the Proposed Construction Plans, the Developer
shall have the right to require that the Architect revise the Proposed Construction Plans
and then submit the revised plans to the City for review and approval or disapproval
pursuant to this Section 11 (b )(iii). Such construction plans and specifications as are
approved ( or deemed approved) by the City pursuant to this Section 11 (b )(iii) shall be
the "Approved Construction Plans".
(iv)

City Initiated Revisions to Approved Construction Plans. The parties hereto anticipate
that the Approved Construction Plans will provide for the construction of a fully functional
fire substation adequate to provide the fire service capacity contemplated by this Section
11 (b ), and that there will be no need for the City to request any changes to the
Approved Construction Plans. In the event, however, the City desires that the
Construction Work (as defined in Section I l(c) below) be completed in a manner other
than as provided for in the Approved Construction Plans, the City shall cause
documentation to be prepared and delivered to the Developer (a "Proposed City Plan
Change Request") describing in detail the change from the Approved Construction Plans
desired by the City (a "Proposed City Plan Change")
The Developer shall, upon receipt of a given Proposed City Plan Change Request and
working with the Contractor (as defined in Section I l(c) below), determine whether (x) the
implementation of the Proposed City Plan Change will adversely affect the Construction
Schedule (as defined in Section 1 l(c) below), and (y) the amount, if any, by which the
cost of the Construction Work will be increased ( or decreased) if such Proposed City
Plan Change is implemented.
If the Developer determines that such Proposed City Plan Change will adversely affect
the Construction Schedule, then (i) the Developer shall give the City written notice of
such determination, and (ii) such Proposed City Plan Change shall not be implemented
unless the City agrees in writing that, notwithstanding any provision to the contrary in the
Development Agreement (including this Exhibit B), in the event the implementation of
such Proposed City Plan Change delays the completion of the Fire Substation beyond
the date on which the Resort is completed, then the fact that the Fire Substation is not
completed shall not be a basis for precluding the Resort from opening for business once
all other requirements to such opening have been satisfied, so long as Developer has
agreed in writing to provide the Fire Department a suitable location at the Resort site for
temporary placement of a "brush truck" and appropriate sleeping accommodations for 3
firefighters until the Fire Substation is operational. Such temporary truck storage and
firefighter accommodations shall not, without the written approval of the City's Fire Chief,
extend for more than the number of days required for the Developer, using due diligence
to cause the completion of such Proposed City Plan Change, to cause such Proposed
City Plan Change to be implemented as requested by the City. If (x) the Developer
determines that such Proposed City Plan Change will not adversely affect the
Construction Schedule, or (y) the Developer determines that such Proposed City Plan
Change will adversely affect the Construction Schedule, but the Parties provide to each
other the written agreements to which the immediately preceding sentence refers, then
the Developer shall give to the City written notice of the amount of the related increase
(or decrease) in the cost of the Construction Work. If, within 5 business days after the
City's receipt of the Developer's notice (or such shorter period of time as may be (i)

Attachment: Attachment 2 - PC Reso. 2020-03 (2754 : North Village DA)

Any disapproval of the Proposed Construction Plans ( or any such revision) shall state
with particularity the reason for such disapproval. Any failure by the City to give such a
notice of approval or disapproval within 30 calendar days from receipt shall be deemed
approval.

3 of 5
Packet Pg. 522

7.A.c

Exhibit D

In the event that the Developer is to implement a given Proposed City Plan Change
pursuant to this Section l l(b)(iv), such Proposed City Plan Change shall upon and
following such implementation be part of and included in the Approved Construction
Plans. increased cost), and (y) such Proposed City Plan Change is to be implemented,
the Developer shall exercise commercially reasonable efforts to cause such Proposed
City Plan Change to be implemented by a Construction Change Directive or Change
Order ( each as defined in the form of the Construction Contract to which Section 1 l(c)
below refers) under the Construction Contract. If, during such 5 business day (or shorter
as provided above) period, the City gives the Developer written confirmation that such
Proposed City Plan Change is not to be implemented, or if the City does not give any
notice during such period, the Developer shall not implement such Proposed City Plan
Change.
In the event that the Developer is to implement a given Proposed City Plan Change
pursuant to this Section l l(b)(iv), such Proposed City Plan Change shall upon and
following such implementation be part of and included in the Approved Construction
Plans.
(v)

Developer Initiated Revisions to Approved Construction Plans. The parties hereto
anticipate that the Approved Construction Plans will provide for the construction of a fully
functional fire substation adequate to provide the fire service capacity contemplated by
this Section 11 (b ), and that there will be no need for the Developer to request any
changes to the Approved Construction Plans. In the event, however, the Developer
desires that the Construction Work be completed in a manner other than as provided for
in the Approved Construction Plans, the Developer shall cause documentation to be
prepared and delivered to the City (a "Proposed Developer Plan Change Request")
describing in detail the change from the Approved Construction Plans desired by the
Developer (a "Proposed Developer Plan Change") and the reasons therefor.
The Developer shall, prior to submitting a given Proposed Developer Plan Change
Request to the City, work with the Contractor to determine whether (x) the
implementation of the Proposed Developer Plan Change will adversely affect the
Construction Schedule, and (y) the amount, if any, by which the cost of the Construction
Work will be increased ( or decreased) if such Proposed Developer Plan Change is
implemented.
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reasonably required to avoid a material delay in the Construction Work, and (ii) specified
the Developer's notice), the City gives the Developer written confirmation that (x) the City
will pay any such increased cost (accompanied by evidence reasonably acceptable to the
Developer of the availability of City funds in an amount sufficient to timely pay such
reasonable efforts to cause such Proposed City Plan Change to be implemented by a
Construction Change Directive or Change Order ( each as defined in the form of the
Construction Contract to which Section 1 l(c) below refers) under the Construction
Contract. If, during such 5 business day (or shorter as provided above) period, the City
gives the Developer written confirmation that such Proposed City Plan Change is not to
be implemented, or if the City does not give any notice during such period, the Developer
shall not implement such Proposed City Plan Change.

Each Developer Plan Change Request submitted by the Developer to the City shall be
accompanied by the Developer's statement (with supporting documentation reasonably
acceptable to the City) of (x) any effect the Proposed Developer Plan Change will have
on the Construction Schedule, and (y) the amount of the related increase (or decrease) in
the cost of the Construction Work. The City shall, within 5 business days after the City's
receipt of such Proposed Developer Plan Change Request, give the Developer written
confirmation that (x) such Proposed Developer Plan Change is approved by the City and
is to be implemented, or (y) such proposed Developer Plan Change Request is
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disapproved by the City and shall not be implemented. The City shall not unreasonably
disapprove any Proposed Developer Plan Change that does not adversely affect the
Construction Schedule or increase the cost of the Construction Work to be paid by the
City. Any failure by the City to give such confirmation during such 5 business day period
shall be an approval of the related Proposed Developer Plan Change.
The Developer shall exercise commercially reasonable efforts to cause each Proposed
Developer Plan Change approved by the City pursuant to this Section 11 (b)(v) to be
implemented by a Construction Change Directive or Change Order under the
Construction Contract. If, during such 5 business day period, the City gives the Developer
written confirmation that such Proposed Developer Plan Change is not to be
implemented, the Developer shall not implement such Proposed City Plan Change.
Developer shall bear the cost of any Proposed Developer Plan Change that results in an
increase in the cost of the Construction Work for which the City has given its written
approval, including without limitation, any increase in Construction Work costs resulting
from Developer's request for an expedited schedule to complete the Construction Work.
In the event that the Developer is to implement a given Proposed Developer Plan
Change pursuant to this Section l l(b)(v), such Proposed Developer Plan Change shall
upon and following such implementation be part of and included in the Approved
Construction Plans.
The City's rights of review and approval or disapproval under this Section 11 (b) are
independent of, and in addition to, any governmental powers of the City, and are to be
exercised in the City's proprietary capacity as the future owner of the Fire Substation.
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Record Without Fee
Pursuant to Government Code
Sections 6103 and 27383

City of Healdsburg
401 Grove Street
Healdsburg, California 95448
Attention: Samantha Zutler, Esq.
Space Reserved for Recorder’s Use Only

AGREEMENT FOR PAYMENT IN-LIEU OF TAXES

This AGREEMENT FOR PAYMENT IN-LIEU OF TAXES (“Agreement”) dated as of
____________, 20__ (“Effective Date”), is made and entered into by and between KENDAL
AT SONOMA, a California non-profit public benefit corporation (“Owner”) and THE CITY OF
HEALDSBURG, a California municipal corporation (“City”). City and Owner may each be
referred to as a “Party”, and collectively the “Parties”.
RECITALS
A.
Owner is the owner of a portion of that certain real property located at 16977
Healdsburg Avenue in the City of Healdsburg, Sonoma County, California, which approximately
16.07-acre portion is known as all of Assessor’s Parcel Number 091-060-022 and a portion of
Assessor’s Parcel Number 091-060-019) (together the “Property”), which is more particularly
described in Attachment A attached to this Agreement and incorporated by reference. The
“Property” includes any additions, improvements, replacements, repairs or modifications, as
approved by City, which occur before or after the execution of this Agreement.
B.
In 2019, Owner’s predecessor-in-interest submitted an application to the City for
the development of a mixed-use project, which includes 221 senior independent living units
(which include 20 very low-income restricted units for workforce and volunteers and 10 income
restricted units for moderate-income senior households); approximately 30 assisted living units;
approximately 24 memory care beds; and parking and other associated ancillary uses (the
“Senior Living Facility”).
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RECORDING REQUESTED BYAND
WHEN RECORDED RETURN TO:

C.
Owner is a charitable organization that will develop, own, and operate the Senior
Living Facility. It is anticipated that the Senior Living Facility and the Property will qualify for
the “welfare exemption” from ad valorem property taxes provided in Article XIII, Sections 4(b)
and 5 of the California Constitution and Rev. & Tax. Code §§214(a) and (f) and be exempt from
ad valorem property taxes (the “Welfare Exemption”).
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E.
As 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, the Owner has offered and agreed to provide certain
public benefits to the City as specified in the Development Agreement. These public benefits
include Owner’s commitment to reimburse the City for lost property tax revenue in the event that
the Senior Living Facility applies for and obtains the Welfare Exemption, plus the cost of
additional police and fire services necessary to serve the Senior Living Facility as set forth in
Section 5.8 of the Development Agreement.
F.
Should Owner or any of its successors and assigns in interest obtain the Welfare
Exemption or any other tax exemption for the Senior Living Facility or the Property, or any
portion thereof, Owner or its successor in interest shall make an annual payment in lieu of
property taxes to the City. Owner and City have agreed to execute and record this Agreement in
order to bind Owner and its successors in interest to the in lieu payment obligations, as more
particularly set forth in this Agreement.
G.
The enforcement of the obligations set forth in this Agreement will ensure that the
City will not suffer any loss of its share of property tax revenues that are used to deliver services
to the Project, therefore benefitting the City, and Owner, and its successors in interest.
NOW, THEREFORE, in consideration of the mutual benefits accruing to the Parties, and
for other valuable consideration, the receipt and sufficiency of which is hereby acknowledged,
Owner on behalf of itself and its heirs, executors, successors, assigns and each successor in
interest hereby covenants and agrees as follows:
AGREEMENT
1.
The term (“Term”) Term of this Agreement shall commence upon the Effective Date and
shall extend for a period of ninety-nine years thereafter.
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D.
On February 11, 2020, the City’s Planning Commission approved Resolution No.
_________ approving a Master Conditional Use Permit and density bonus for the Project, and it
recommended the City Council approve a development agreement for the Project. On
___________, the City Council adopted Ordinance No. _________ approving a Development
Agreement that governs, in part, the development of the Senior Living Facility along with the
other separately owned and operated components of the mixed-use project (collectively, the
“Project Approvals”). The Project Approvals that pertain to the development of the Senior
Living Facility shall be referred to as the “Senior Living Facility Project Approvals.”

2.
This Agreement shall be recorded in the Official Records of the County of Sonoma
(“County”) prior to issuance of the first certificate of occupancy for the Senior Living Facility.
Owner hereby represents, warrants and covenants that with the exception of easements of record,
and liens of record as of the date of issuance of the first certificate of occupancy, absent the
written consent of City, this Agreement shall not be recorded behind or otherwise subordinated
in priority to any other lien (other than those pertaining to taxes or assessments), encumbrance,
or other interest in the Property.
2
SF #4836-2014-5579 v6

Packet Pg. 526

7.A.c

4.
The PILOT Payment shall equal Two Hundred Twenty Thousand One Hundred SixtyNine Dollars ($220,169) (subject to any annual increases under the Index, as defined below). In
addition, Owner shall be obligated to make an annual payment throughout the Term of One
Hundred Fourteen Thousand One Hundred Forty Nine Dollars ($114,149) (subject to any annual
increases under the Index, as defined below) to reimburse the City for the cost of additional
police and fire services necessary to serve the Senior Living Facility (the “Reimbursement
Payment”). Collectively, the PILOT Payment plus the Reimbursement Payment shall be
referred to as the “In Lieu Payment.”
5.

The In Lieu Payment shall be phased in over a three-year period as follows:

(a)
The initial In Lieu Payment in the amount of One Hundred Eleven Thousand Four
Hundred Thirty-Nine Dollars ($111,439) shall be due to City from the Owner, payable upon
issuance by City of the first certificate of occupancy for the Senior Living Facility. The due date
of the initial In Lieu payment, which will coincide with the issuance by City of the first
certificate of occupancy for the Senior Living Facility, is hereinafter referred to as the “Initial In
Lieu Payment Date.”
(b)
Assuming that the Senior Living Facility will be no more than two-thirds
occupied, on the first annual anniversary of the Initial In Lieu Payment Date, Owner shall make
an In Lieu Payment in the amount of Two Hundred Twenty-Two Thousand Eight Hundred
Seventy-Eight Dollars ($222,878) (subject to any annual increases under the Index, as defined
below) to City; provided, however, that if the Senior Living Facility is more than two-thirds
occupied, the In Lieu Payment shall be proportionately increased to reflect the actual occupancy.
(c)
On the second annual anniversary of the Initial In Lieu Payment Date, and on
each subsequent annual anniversary date of the Initial In Lieu Payment for the remainder of the
term of this Agreement, Owner shall make an In Lieu Payment in the amount of Three Hundred
Thirty-Four Thousand Three Hundred Eighteen Dollars ($334,318) (subject to any annual
increases under the Index, as defined below) to the City. Any In Lieu Payment not paid when
due shall accrue interest until paid at the lesser of ten percent (10%) per annum or the highest
rate allowed by applicable law.
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3.
In the event Owner applies for and receives the Welfare Exemption or any other
exemption from the payment of real or personal property taxes of any nature, for the Senior
Living Facility or the Property, Owner shall be obligated to make an annual payment in lieu of
taxes to City (the “PILOT Payment”) throughout the Term. If the Senior Living Facility or the
Property fail to obtain or subsequently lose the Welfare Exemption or otherwise become subject
to the payment of real or personal property taxes --- including if the State of California, or the
County Tax Assessor, enacts or enforces another means of taxation or assessment that is not
subject to the Welfare Exemption, or determines that the Senior Living Facility is only eligible
for a partial Welfare Exemption --- the amount of any subsequent PILOT Payment shall be
reduced by the amount of such increase in taxes or assessments actually paid.

6.
After the initial In Lieu Payment, subsequent In Lieu Payments shall be increased each
year by a percentage equal to the percent increase of the Consumer Price Index for All Urban
Consumers (CPI-U San Francisco-Oakland-Hayward) (the “Index”), or an equivalent index if
3
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7.
Owner hereby subjects its interest in the Property to the covenants and restrictions set
forth in this Agreement. The Parties hereby declare their express intent that the covenants and
restrictions set forth in this agreement shall be deemed covenants running with the land and shall
be binding upon and inure to the benefit of the Owner and City, regardless of any sale,
assignment, refinancing, conveyance or transfer of the Senior Living Facility or the Property, 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. The
Owner’s heirs, administrators, executors, successors in interest, transferees, and assigns
including without limitation any purchaser, transferee or lessee of the Property (collectively, the
“Successor”) shall be subject to all of the duties and obligations imposed under this Agreement
for the full term of this Agreement. If the Property and this Agreement are assigned to and
assumed by a Successor, wherever the term “Owner” is used in this Agreement, the term shall
mean such Successor.
8.
Each and every contract, deed, lease or other instrument affecting or conveying the
Senior Living Facility or the Property 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 Effective Date, Owner 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 by its terms.
9.
If, during the term of this Agreement, (i) the Senior Living Facility is physically unable
to operate for a period of six (6) consecutive months following issuance by City of a certificate
of occupancy for the Senior Living Facility due to casualty or Force Majeure (as defined below);
or (ii) there is any regulatory or legal proceeding that results in an unfavorable judgment, order,
decree, stipulation or injunction that prevents Owner from operating the Senior Living Facility,
the following shall apply:
(a)
The Owner may request a temporary reduction in In Lieu Payments due under this
Agreement during any such period of inoperation by submitting such request to the City in
writing. Upon receipt of such request, the City shall retain an economic consultant at Owner’s
expense to conduct a fiscal impact analysis of the event’s effect on the City’s costs of providing
public services to the Senior Living Facility or the Property. Using its reasonable judgement
based on the result of said fiscal impact analysis, City shall determine the amount, if any, that the
In Lieu Payments should be reduced during any such period of inoperation and shall notify
Owner of said determination in writing no later than 120 days after receipt of Owner’s request
for a reduction.
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the Index is no longer available, calculated from March of the previous year to March of the
current year. If the Index shows a decrease for the year, the In Lieu Payment will not change.

(b)
For the purpose of this Agreement, “Force Majeure” shall mean any cause not
within the reasonable control of Owner which prevents the occupancy of the Senior Living
Facility, including, but not limited to, acts of God; winds; hurricanes; tornadoes; extreme
4
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10.
Owner agrees for itself and for its Successors that in the event that a court of competent
jurisdiction determines that the covenants in this Agreement do not run with the land, such
covenants shall be enforced as equitable servitudes against the Property in favor of City.
Without limiting the generality of the foregoing, the Parties 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 Owner;
(b)
The burden of the covenants and restrictions set forth in this Agreement touch and
concern the Property in that the Owner’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
Senior Living Facility occupants.
11.
All covenants and restrictions contained in this Agreement without regard to technical
classification or designation shall be binding upon Owner and its Successors for the benefit of
the City, and such covenants and restrictions shall run in favor of the City for the Term, without
regard to whether the City is an owner of any land or interest therein to which such covenant and
restrictions relate.
12.
To the fullest extent permitted by law, Owner 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 from, in whole or in part, as a result of, in connection with, or related to Owner’s
obligations under this Agreement. Owner’s indemnity, defense and hold harmless obligations
shall not extend to any claim arising from City’s negligence or willful misconduct. The
provisions of this Section shall survive the expiration or earlier termination of this Agreement.
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weather; fires; epidemics; landslides; earthquakes; floods; other natural catastrophes; strikes; acts
of public enemies; acts, failures to act or orders of any kind of any governmental authority acting
in its regulatory or judicial capacity; insurrections; military action; war, whether or not it is
declared; sabotage; riots; civil disturbances or explosions. Nothing in this provision is intended
to excuse Owner from performing due to any governmental act, failure to act, or order, where it
was reasonably within Owner’s power to prevent such act, failure to act, or order.

13.
Prior to issuance of the first certificate of occupancy by City for the Senior Living
Facility, Owner shall establish an escrow account in favor of City (“Escrow Account”) with a
balance of no less than Six Hundred Sixty Eight Thousand Six Hundred Thirty Six Dollars
($668,636), which equals twice the amount of the annual In Lieu Payment. The Escrow Account
shall have priority over all liens, encumbrances or other interests in the Property, whether
5
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recorded or not. To the extent necessary, Owner will obtain subordination agreements from
lenders or other interest holders to ensure the priority of City’s access to the Escrow Account to
be used for the purposes defined in this Agreement. The Escrow Account shall be governed by
escrow instructions approved in writing by the City that comply with the requirements of Section
14 of this Agreement.

(a)
City may institute an administrative or legal action to cure, correct or remedy such
default, to recover damages for such default or to obtain any other remedy whether at law or in
equity, consistent with the purpose of this Agreement and the Senior Living Facility Project
Approvals. City may withdraw funds from the Escrow Account to pay for costs associated with
enforcing this Agreement under this Section 14(a).
(b)
City may attach a lien to the Property for any In Lieu Payments that are due and
payable to the City but have been unpaid for more than 60 days, plus any interest that has
accrued pursuant to Section 5(c) of this Agreement.
(c)
City may withdraw funds from the Escrow Account to cover the balance due for
any In Lieu Payments that are due and payable to the City but have been unpaid for more than 60
days, plus any interest that has accrued pursuant to Section 5(c) of this Agreement.
(d)
City may undertake administrative proceedings to form a Community Facilities
District (“CFD”) pursuant to Government Code Sections 53321, et. seq. or any applicable
successor provisions, to enforce the obligations described in this Agreement by creating annual
assessments on the Property equal to the In Lieu Payment. If City elects to undertake
proceedings to form a CFD, Owner shall, on its own behalf and on behalf of its Successors,
consent, and shall not raise objection, to such formation.
(i)
The boundaries of a CFD that is formed pursuant to this Agreement shall
be limited to the Property.
(ii)
As part of any proceedings to form a CFD, City shall be entitled to include
in any CFD assessment the cost of formation and administration of such a CFD. City will further
be entitled to use any funds in the Escrow Account to pay for any costs associated with forming
the CFD.
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14.
Failure by Owner or its Successors to perform its or their obligations hereunder shall
constitute a default under this Agreement and a violation of the Senior Living Facility Project
Approvals. In addition, a failure by Owner or its Successors to perform its or their PILOT
Payment obligations hereunder shall entitle City to any of the following remedies.

(iii) If the City elects to form a CFD, any funds remaining in the Escrow
Account after formation of the CFD and payment of City costs associated therewith shall be
released to Owner and the Escrow Account shall be terminated. If City elects to and does form
a CFD pursuant to this section 14, this Agreement shall be terminated upon formation of such
CFD and shall have no further force or effect.
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15.
At any point starting 24 months after issuance of the first certificate of occupancy for the
Senior Living Facility, regardless of any default by the Owner, the City may undertake
administrative proceedings to form a CFD to enforce the obligations described in this Agreement
by creating annual assessments on the Property equal to the In Lieu Payment. Owner shall, on
its own behalf and on behalf of its Successors, consent, and shall not raise objection, to such
formation. Further, if Owner is not in default under this Agreement, it may submit a written
request to the City for the formation of a CFD at any time following the establishment of the
Escrow Account, and City shall undertake administrative proceedings to form a CFD. If City
forms a CFD pursuant to this Section 15, City will be entitled to use any funds in the Escrow
Account to pay for any costs associated with forming the CFD, and any funds remaining in the
Escrow Account after payment of City costs associated therewith shall be released to Owner.
Upon formation of a CFD pursuant to this Section 15, the Escrow Account shall be terminated,
and this Agreement shall be terminated upon formation of such CFD and shall have no further
force or effect.
16.
Any notice to be given or other document to be delivered by either Party to the other
under this Agreement shall be in writing and shall be deemed to have been duly given and
received (i) upon personal delivery, (ii) as of the third business day after mailing by United
States registered or certified mail, return receipt requested, postage prepaid, addressed as set
forth below, or (iii) the immediately succeeding business day after deposit with Federal Express
or other equivalent overnight courier, addressed to the party for whom intended, set forth in this
Section. Any Party may from time to time, by written notice to the other, designate a different
address which shall be substituted for the one specified below.
If to the City:

City of Healdsburg
401 Grove Street
Healdsburg, CA 95448
Attention: City Manager

with a copy to:

City of Healdsburg
101 Howard Street, Suite 400
San Francisco, CA 94123
Attention: City Attorney

If to Owner:

Kendal at Sonoma
300 Page Street
San Francisco, CA 94102
Attention: Susan O’Connell
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with a copy to:

Foley and Lardner
555 California St., Suite 1700
San Francisco, CA 94104
Attention: Mark Schieble, Esq.

17.
This Agreement, including the Recitals and all Attachments, together with the Senior
Living Facility Project Approvals, contains the entire agreement between the Parties with respect
to this Agreement’s subject matter and supersedes whatever oral or written understanding they
may have had prior to the execution of this Agreement. In the event of any express conflict
between this Agreement and any of the Senior Living Facility Project Approvals, the provisions
of this Agreement shall control.
18.
No alteration, modification, or termination of this Agreement shall be valid unless made
in writing and signed by the Parties and recorded in the Official Records of the County.
19.
No waiver of any provision of this Agreement shall be deemed or shall constitute a
waiver of any other provision, whether or not similar, nor shall any waiver constitute a
continuing waiver. No waiver shall be binding unless executed in writing by the Party making
the waiver.
20.
This Agreement shall be deemed to be jointly prepared by the Parties, and any
ambiguities or uncertainties herein shall not be construed for or against either of the Parties. The
words “including,” “included,” “include” and words of similar import shall be not be interpreted
as words of exclusion but shall instead be interpreted as though followed by the words “but not
limited to” or “without limitation.”
21.
The Parties represent and warrant that each has the full right, power and authority to carry
out its obligations under this Agreement. The individuals executing this Agreement on behalf of
each Party represent and warrant that they have full power and authority to execute and deliver
this Agreement on behalf of such party.
22.
This Agreement shall not be deemed to create any third-party beneficiary rights for any
person or entity.
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Clement Fitzpatrick & Kenworthy
3333 Mendocino Ave., Suite 200
Santa Rosa, CA 95403
Attention: Steve Butler, Esq.

23.
No member, official, employee or agent of City shall be personally liable to Owner or
any Successor, in the event of any default or breach by City, or for any amount of money which
may become due to Owner or its Successor or for any obligation of City under this Agreement.
24.
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
8
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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.
25.
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.

27.
This Agreement may be executed in multiple counterparts, each of which shall be an
original and all of which together shall constitute one agreement.
[Signature Page Follows.]
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26.
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.
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IN WITNESS WHEREOF, the parties hereto have executed this Agreement as of the
Effective Date.
CITY:
CITY OF HEALDSBURG,
a California municipal corporation
_______________________________
David Mickaelian, City Manager

ATTEST:

Stephanie Williams, City Clerk
APPROVED AS TO FORM:

Samantha Zutler, City Attorney
OWNER:

KENDAL AT SONOMA
California non-profit public benefit corporation
By:
Name:
Its:

Attachment: Attachment 2 - PC Reso. 2020-03 (2754 : North Village DA)

By:

10
SF #4836-2014-5579 v6

Packet Pg. 534

PC Reso. 2020-03
Attachment 2

7.A.c

Prepared for:

City of Healdsburg
Planning & Building Department
401 Grove Street
Healdsburg, CA 95448
Contact: David Woltering, Interim Community Development Director
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FINAL
Initial Study/Addendum
North Village Project
City of Healdsburg, Sonoma County, California

Prepared by:

FirstCarbon Solutions
1350 Treat Boulevard, Suite 380
Walnut Creek, CA 94597
925.357.2562
Contact: Mary Bean, Project Director
Phil Ault, Project Manager
Date: February 4, 2020
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Introduction

SECTION 1: INTRODUCTION

1.1 ‐ Initial Study/Environmental Checklist
Pursuant to Public Resources Code Section 21166, and CEQA Guidelines Sections 15162 and 15164,
subd. (a), the attached initial study/checklist has been prepared to evaluate the proposed project.
The attached initial study/checklist uses the standard environmental checklist categories provided in
Appendix G of the CEQA Guidelines, but provides response columns for evaluation consistent with
the considerations listed under CEQA Guidelines Section 15162, subd. (a).

1.2 ‐ Environmental Analysis and Conclusions
CEQA Guidelines Section 15164, subd. (a) provides that the lead agency or a responsible agency shall
prepare an Addendum to a previously certified Environmental Impact Report or Negative Declaration
(ND) if some changes or additions are necessary but none of the conditions described in CEQA
Guidelines Section 15162 calling for preparation of a subsequent EIR or ND have occurred (CEQA
Guidelines, § 15164, subd. (a)).
An Addendum need not be circulated for public review but can be included in or attached to the
Final EIR or ND (CEQA Guidelines § 15164, subd. (c)). The decision‐making body shall consider the
Addendum with the Final EIR or Mitigated Negative Declaration (MND) prior to making a decision on
the project (CEQA Guidelines § 15164, subd. (d)). An agency must also include a brief explanation of
the decision not to prepare a subsequent EIR or ND pursuant to Section 15162 (CEQA Guidelines
Section 15164, subd. (e)).
Consequently, once an EIR or ND has been certified for a project, no subsequent EIR or ND is
required under CEQA unless, based on substantial evidence:

Attachment: Attachment 2 - PC Reso. 2020-03 (2754 : North Village DA)

This Addendum, checklist, and attached supporting documents have been prepared to assist the City
to determine whether and to what extent the North Entry Area Plan (NEAP) Environmental Impact
Report (EIR) (State Clearinghouse [SCH] No. 2018062041) prepared for the City of Healdsburg remains
sufficient to address the potential impacts of the proposed North Village Project (hereinafter referred
to as proposed project), or whether additional documentation is required under the California
Environmental Quality Act (CEQA) (Public Resources Code [PRC] § 21000, et seq.).

1) Substantial changes are proposed in the project which will require major revisions of the
previous EIR or ND . . . due to the involvement of new significant environmental effects or a
substantial increase in the severity of previously identified significant effects; 1
2) Substantial changes occur with respect to the circumstances under which the project is
undertaken which will require major revisions of the previous EIR or ND . . . due to the

1

CEQA Guidelines Section 15382 defines “significant effect on the environment” as “ . . . a substantial, or potentially substantial
adverse change in any of the physical conditions within the area affected by the project, including land, air, water, minerals, flora,
fauna, ambient noise, and objects of historic or aesthetic significance . . .” (see also PRC § 21068).
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involvement of new significant environmental effects or a substantial increase in the
severity of previously identified significant effects; or
(3) New information of substantial importance, which was not known and could not have been
known with the exercise of reasonable diligence at the time the previous EIR was certified
as complete or the ND was adopted. . . shows any of the following:
a. The project will have one or more significant effects not discussed in the previous EIR or
ND;
b. Significant effects previously examined will be substantially more severe than shown in
the previous EIR or ND;
c. Mitigation measures or alternatives previously found not to be feasible would in fact be
feasible, and would substantially reduce one or more significant effects of the project,
but the project proponents decline to adopt the mitigation measure or alternative; or
d. Mitigation measures or alternatives which are considerably different from those
analyzed in the previous EIR or ND would substantially reduce one or more significant
effects on the environment, but the project proponents decline to adopt the mitigation
measure or alternative (CEQA Guidelines, Section 15162, subd. (a); see also Pub.
Resources Code, Section 21166).
This Addendum, checklist, and attached documents constitute substantial evidence supporting the
conclusion that preparation of a supplemental or subsequent EIR or ND is not required prior to
approval of the above‐referenced permits by responsible and trustee agencies because none of the
conditions described in CEQA Guidelines Section 15162 (Subsequent EIRs and Negative Declarations)
calling for the preparation of supplemental or subsequent environmental review have occurred, and
provides the required documentation under CEQA Guidelines Section 15164.
This Addendum addresses the conclusions of the NEAP EIR.

1.2.1 ‐ Findings
There are no substantial changes proposed by the proposed project or in the circumstances in which
the proposed project will be undertaken that require major revisions of the NEAP EIR. The proposed
revisions do not require preparation of a new subsequent or supplemental EIR, ND, or MND, due to
either the involvement of new significant environmental effects or a substantial increase in the
severity of previously identified significant effects. As illustrated herein, the proposed project is
consistent with the previous EIR and would involve only minor changes; therefore, an Addendum is
appropriate CEQA compliance for the proposed project.

Attachment: Attachment 2 - PC Reso. 2020-03 (2754 : North Village DA)

Introduction

1.2.2 ‐ Conclusions
Based on an examination of the analysis, findings, and conclusions of the NEAP EIR, the potential
impacts of the proposed project remain within the impacts previously analyzed and disclosed in the
NEAP EIR (CEQA Guidelines § 15164). Therefore, no further analysis is required under CEQA before
undertaking the proposed project.

2
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1.3 ‐ Mitigation Monitoring Program
As required by Public Resources Code Section 21081.6, subd. (a)(1), a Mitigation Monitoring and
Reporting Program (MMRP) has been prepared for the proposed project in order to monitor the
implementation of the mitigation measures that have been adopted for the project. Any long‐term
monitoring of mitigation measures imposed on the overall development will be implemented in
accordance with the MMRP.

The timing of verification for Mitigation Measure (MM) TRANS‐1a, MM TRANS‐5 and
Cumulative MM TRANS‐1 is revised from “Prior to Construction” to “Prior to
Occupancy.” These three mitigations relate to the payment of a proportional share
allocation of the costs associated with improvements at the Dry Creek Road/U.S. 101
interchange.
The timing of verification for MM HAZ‐2 is revised from “Prior to Occupancy” to
“Prior to Vertical Construction or On‐site Storage of Combustible Materials.” This
mitigation establishes the timing for completion of a secondary emergency vehicle
access to the project site.
These modifications result in minor changes to the timing of when MM TRANS‐1a, MM TRANS‐5,
Cumulative MM TRANS‐1, and MM HAZ‐2 would be implemented, but they do not change the
requirements of the mitigation measures themselves. Accordingly, the modified MMRP would be as
effective or more effective than the adopted MMRP at reducing the significance of the proposed
project’s environmental effects, and no further environmental review would be required as a result
of this change.

FirstCarbon Solutions
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The following minor modifications from the MMRP adopted in connection with the NEAP EIR and
applicable to the North Village project are proposed to the “Timing of Verification" for special
conditions as cited in Table 1 of the adopted MMRP:
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Project Description

SECTION 2: PROJECT DESCRIPTION

The 30.16‐acre project site is located at 16977 Healdsburg Avenue in the City of Healdsburg, Sonoma
County, California (Exhibit 1). The project site is bounded by U.S. 101 (west), private land owned by
the Lytton Rancheria (north), Healdsburg Avenue and the North Coast Railroad Authority (NCRA)
right‐of‐way (east), and private property owned by the Simi Winery (south) (Exhibit 2). The site also
includes a 2.17‐acre parcel located between the NCRA right‐of‐way and Healdsburg Avenue. The
project site is located on the Jimtown, California United States Geological Survey (USGS) 7.5‐minute
Quadrangle Township 9 North, Range 9 West, Unsectioned (Latitude 38° 38’ 45” North; Longitude
122° 52’ 17” West).

2.1.1 ‐ Environmental Setting
The project site contains undeveloped land, with a portion used for outdoor storage of dumpsters,
trailers, and construction equipment. Roughly 18 acres of the site is located on relatively flat, grass‐
covered land that was previously graded. The northern and southwestern edges of the site consist of
sloping hillsides. Existing drainage on‐site includes swales at the perimeter of the graded pad, and a
stormwater detention basin in the southeast portion of the site. The NCRA rail line traverses the site
from north to south along an 80‐foot‐wide right‐of‐way located along the eastern portion of the site
roughly parallel to Healdsburg Avenue. A drainage feature parallels the west side of railroad and
contains shrubs. This feature flows to Foss Creek, which runs south of the project site.
Vehicular access is taken from a recently‐constructed paved accessway with an at‐grade crossing of
the NCRA tracks.2

2.1.2 ‐ General Plan and Zoning
The project site is designated as ‘Mixed Use, 10‐16 Units Per Acre’ by the Healdsburg 2030 General
Plan and zoned ‘Mixed Use’ with a ‘North Entry Area Plan Overlay’ by the NEAP. The NEAP was
adopted as an amendment to the Healdsburg 2030 General Plan and implementing regulations were
adopted by an ordinance amending the Healdsburg Municipal Code.

2.2 ‐ Project Background

Attachment: Attachment 2 - PC Reso. 2020-03 (2754 : North Village DA)

2.1 ‐ Location and Setting

2.2.1 ‐ Historic Uses
The project site was used as a lumber mill and wood products manufacturing facility from the 1940s
to 2000. Quaker Hill Project Associates, a Healdsburg development company, purchased the
property around 1990 and leased it to a variety of tenants while they pursued development plans. In
2004, Quaker Hill Project Associates completed an environmental cleanup of the lumber mill site to
prepare for new development. The cleanup included wetland mitigation in compliance with permits
2

The North Coast Rail Authority (NCRA) is a joint powers agency that owns the former Northwestern Pacific right‐of‐way from Napa
County to Humboldt County. Sonoma‐Marin Area Rail Transit (SMART) currently operates passenger rail service between San Rafael
and the Sonoma County Airport. SMART has plans to extend passenger rail service to Cloverdale in the future.
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granted by the United States Army Corps of Engineers (USACE), Regional Water Quality Control
Board (RWQCB), and the California Department of Fish and Wildlife (CDFW). The lumber mill
structures, related site improvements, and substandard soils were removed, and approximately 20
acres of the property were regraded to provide positive drainage to Healdsburg Avenue and a
drainage detention area/stormwater treatment pond at the south end of the property. All work was
completed in accordance with local, State, and federal requirements, including environmental review
of the demolition and regrading work, tree removal and protection, and wetlands mitigation.

2.2.2 ‐ North Entry Area Plan
The property owner and project applicant (Comstock Healdsburg, LLC) initiated the NEAP to guide
future development and land use activities on the project site in accordance with the requirements
of the Healdsburg 2030 General Plan. The NEAP established a buildout potential of 290 dwelling
units (subject to increase for projects that provide prescribed levels of affordable housing pursuant
to the requirements of the California State Density Bonus Law) and 200,000 square feet of non‐
residential uses (including a hotel with a maximum of 130 rooms). Vehicular access to the site would
be provided by a recently completed access road that connects to Healdsburg Avenue at an
intersection that is planned to be signalized. The access road has an at‐grade crossing of the railroad
tracks. The Healdsburg City Council adopted the NEAP and certified an associated EIR in May 2019.

2.3 ‐ Project Characteristics
2.3.1 ‐ Project Summary
In June 2019, the project applicant filed an application for a Master Conditional Use Permit to
develop the proposed project pursuant to the NEAP. The proposed project consists of the following
uses:
 301 affordable and special needs dwelling units (including 221 senior independent living units,

75 affordable multi‐family units, and 5 live‐work units)
 Ancillary facilities including dining facilities, meeting rooms, and administrative offices to

support the senior independent living units

Attachment: Attachment 2 - PC Reso. 2020-03 (2754 : North Village DA)

In 2010, the Public Utilities Commission approved conversion of the existing private rail crossing into
the North Village site to a public crossing, subject to the installation of the crossing improvements.
The crossing improvements were completed in 2019.

 Approximately 24 memory care beds and 30 assisted living beds (not to exceed 54 memory

care and assisted living beds)
 Up to 108‐room hotel with 100‐seat restaurant, bar, and event space
 Approximately 12,000 square feet of commercial/retail space
 Public amenities including a pedestrian promenade, “Grange” building, and common green
 Streets, utilities, parking, landscaping and other infrastructure and improvements

6
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Table 1 compares the proposed project to the NEAP. The conceptual site plan is shown in Exhibit 3.

Table 1: Proposed Project Comparison to NEAP
Residential

Commercial

Convalescent

North Entry Area Plan

290 dwelling units,
(subject to increase for
projects that provide
prescribed levels of
affordable housing
pursuant to the
requirements of
California State Density
Bonus Law)

200,000 square feet
(including 130 room
hotel)

North Village Project

221 senior independent
75 multi‐family
5 live‐work
301 dwelling units

113,760 square feet
24 memory care beds
(including 108 room
30 assisted living beds
hotel*)
12,000 square feet (retail)

Net Change

11 dwelling units per
(74,240 square feet)
Density Bonus application (22 hotel rooms)

—

24 memory care beds
30 assisted living beds

Notes:
* Includes 100‐seat restaurant, 60‐seat rooftop bar, 2,000‐square‐foot lobby, meeting, and event space, and 2,400‐
square‐foot "Grange" building event space.
Source: Comstock Healdsburg LLC, 2019.

2.3.2 ‐ Residential Uses
Affordable/Workforce Housing
The proposed project includes approximately 80 housing units for families and the local workforce,
with units proposed to be affordable to lower income (below 80% of the area median income),
moderate income (between 80 percent and 120 percent of the area median income) and middle
income (up to 160 percent of the area median income) households. The proposed project would
include approximately 30 workforce housing units in one apartment complex, 45 moderate income
and middle income apartment units in a second building, and five live‐work units for middle income
households that would be located above the proposed retail uses. A total of 54 units would be
restricted to incomes levels at 120 percent of the area median income (AMI) or lower. The proposed
units would include a range of sizes, from 500 to 1,100 square feet, including studio, 1‐, 2‐ and 3‐
bedroom units.

Attachment: Attachment 2 - PC Reso. 2020-03 (2754 : North Village DA)

Scenario

The 30‐unit apartment complex would include approximately five 1‐bedroom units, nine 2‐bedroom
units, and 16 3‐bedroom units. The 45 apartments in the mixed‐use component would include
approximately 15 studio units, 16 1‐bedroom units, and 14 2‐bedroom units.
A community room would be provided in the multi‐family housing community and would include a
kitchenette and space for activities and events. Other amenities such as a fitness room, lobby, mail
center and bicycle storage would also be provided. Laundry hook‐ups would be provided in each
FirstCarbon Solutions
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unit. Outdoor amenities would include a tot lot, barbeque and gathering area with tables and
benches, a community garden, and bike racks.

The proposed project includes a Senior Living Community with a base of 184 independent living
units, plus an additional 37 density bonus units for a total of 221 independent living units. To address
the needs of residents as they change over time, medical services consisting of approximately 30
assisted living beds and 24 memory care beds (not to exceed 54 total beds) are also included in the
facility. The Senior Living Community would include ancillary uses typical of similar senior
communities such as dining options, health/wellness/fitness facilities and programs, and learning
opportunities.
The Senior Living Community will be licensed by the State of California as a Residential Care Facility
for the Elderly (RCFE) and will serve individuals 62 years of age and older.
The Senior Living Community includes 10 units for residents whose income does not exceed 120
percent Area Median Income (AMI). Additionally, the community would provide 20 units at 50 percent
AMI, with those units restricted to workers and volunteers serving the Senior Living Community.
A Density Bonus Application has been filed as part of the proposed project for the Senior Living
Community. Thus, the total dwelling unit count for the proposed project (including
Affordable/Workforce units) is 301, which is 11 dwelling units above the 290‐unit base density
established in the NEAP.

Independent Living
‘Independent living unit’ is defined as a living unit in a continuing care retirement community that
includes a kitchen and is not used exclusively for assisted living services or nursing services.
Independent living is for seniors who are able to live on their own in an apartment or house with
minimal assistance but who want the conveniences of living within a community that provides
services and amenities for the aging. The services provided are aimed at minimizing seniors’ daily
responsibilities and would include landscaping, laundry and housekeeping services, dining,
transportation, security surveillance, and a variety of activities and wellness programs.

Assisted Living
‘Assisted living unit’ refers to the living area or unit within a continuing care retirement community
that is specifically designed to provide ongoing assisted living services. Assisted living provides
support for those who are capable of independent living with limited assistance for their daily living
activities. Assisted living services include but are not limited to assistance with personal activities of
daily living, including dressing, feeding, toileting, bathing, grooming, mobility, and associated tasks to
help maintain physical and psychosocial comfort. Assisted living is part of a continuum of long‐term
care services that provides a combination of housing, personal care services, and health care.
Assisted living offers a multi‐faceted residential setting that provides personal care services, 24‐hour
supervision and assistance, activities, and health‐related services designed to respond to individuals
who need assistance with normal daily activities in a way that promotes maximum independence.
12
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Exhibit 3
Conceptual Site Plan
32570028 • 11/2019 | 3_conceptual_site_plan.cdr
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Memory Care
Memory care provides a higher level of care with services similar to assisted living that also includes
activities and services related to cognitive decline.

2.3.3 ‐ Commercial Uses
The proposed project would include a 108‐room hotel to serve guests of the residents in the North
Village, as well as greater Healdsburg. The hotel has been designed to the agrarian and residential
scale that is identified in the NEAP. The hotel would also include a fitness facility and spa, restaurant,
rooftop bar, and meeting spaces. The restaurant and rooftop bar would be available to hotel guests
and the public. A number of fitness/spa memberships would be available to the public as well.
The restaurant would seat 60 guests indoors and 40 guests outdoors and would provide lunch and
dinner service. The rooftop bar would be a combination of indoor/outdoor space and would
accommodate 60 guests. In addition to culinary programming, a chef’s garden is proposed on the
property. It is envisioned that the garden will be used for the restaurants and would host culinary
education programming and tours for both guests and the public.
The hotel property also includes a special event space ("Grange"). This modern‐day barn‐like
structure would be available for public use and may be used for indoor and outdoor events.
The hotel and related uses are expected to have a total of 135 full‐ and part‐time employees that will
provide services with three assigned shifts. The largest shift would include up to 50 employees.

Retail
The proposed project would provide a retail mix of approximately 12,000 square feet of small‐scale
neighborhood commercial uses, which is within the NEAP’s allowance. These uses would be located
along a pedestrian promenade with a landscaped courtyard, fountain, and public art.
The Healdsburg 2030 General Plan prohibits certain commercial uses in the NEAP area. Specifically,
regional or community shopping centers, grocery or drugstore anchored neighborhood shopping
centers, home improvement or hardware stores, and automobile dealerships or service stations are
prohibited uses.

Attachment: Attachment 2 - PC Reso. 2020-03 (2754 : North Village DA)

Hotel

2.3.4 ‐ Building Coverage
The proposed project would develop a total of 667,386 square feet of floor area, which equates to a
47.6 percent floor area ratio (FAR) for the project site. Approximately 126,000 square feet of the
proposed project would be devoted to commercial/retail floor area, representing approximately 12.8
percent of the proposed development.

FirstCarbon Solutions

15

Packet Pg. 553

7.A.c
Project Description

City of Healdsburg—North Village Project
Initial Study/Addendum

2.3.5 ‐ Circulation
Vehicles
The existing 70‐foot‐wide vehicular access easement to Healdsburg Avenue would be maintained
and improved for ingress and egress to the site. A gated Emergency Vehicle Access (EVA) would
provide a second point of emergency access to Healdsburg Avenue near the northeast corner of the
project site.

The interior of the proposed project includes a pedestrian promenade that would provide pedestrian
connections to other uses and parking.
A perimeter trail (approximately 0.75 mile) is proposed along the outer edges of the proposed
project and would connect to the planned Montage Park on the east side of Healdsburg Avenue and
the Foss Creek trail system.

2.3.6 ‐ Parking
The proposed project would provide 648 off‐street spaces. Parking would be provided by use as
follows:





Multi‐family: 119 spaces
Senior housing: 289 spaces
Retail: 44 spaces
Hotel: 196 spaces

2.3.7 ‐ Utilities
Public utilities were extended to the project across the NCRA right‐of‐way through the 70‐foot public
access and utility easement in 2018 in conjunction with construction of the Public At‐Grade Rail
Crossing Project and the Healdsburg Avenue Improvement Project. The extended utilities include
City water, sewer, electrical conduit, and natural gas service encasement. Natural gas service would
be provided by Pacific Gas and Electric (PG&E). All utilities have been encased under the NCRA right‐
of‐way for ease of future maintenance and would be extended on‐site through a private street.

Storm Drainage

Attachment: Attachment 2 - PC Reso. 2020-03 (2754 : North Village DA)

Pedestrians and Bicycles

The proposed project would install a private drainage system. The drainage system would consist of
a combination of the existing drainage swale around the perimeter of the site and a piped storm
drain system that would collect stormwater from the paved surfaces on the site. All developed
drainage from the site will drain to the existing on‐site stormwater quality pond where it would be
detained to meet Sonoma County Stormwater Low Impact Design (LID) volume requirements. Each
developed parcel would be required to meet LID stormwater treatment requirements.

16
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Water
Two 12‐inch diameter water mains would be extended into the site within the private street,
creating a looped water system that would allow for active water service during times of
maintenance.

Sewer
A 10‐inch diameter sewer main would be extended into the site from Healdsburg Avenue.

Overhead electric lines on Healdsburg Avenue frontage would be undergrounded as part of the
project’s public improvements. Utility lines within the project site would also be installed
underground.

Natural Gas
Natural gas service for the site would come from the gas main in Healdsburg Avenue.

2.4 ‐ Discretionary Approvals
The proposed project requires the following discretionary approvals from the City of Healdsburg:





Master Conditional Use Permit
Density Bonus
Design Review
Conditional Use Permits for Senior Living Community, Mixed‐Use, and Hotel components

FirstCarbon Solutions
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CEQA Checklist

SECTION 3: CEQA CHECKLIST

The questions posed in the checklist come from Appendix G of the CEQA Guidelines and the NEAP
EIR. A “no” answer does not necessarily mean that there are no potential impacts relative to the
environmental category, but that there is no change in the condition or status of the impact since it
was analyzed and addressed with mitigation measures in the Final NEAP EIR. These environmental
categories might be answered with a “no” in the checklist, since the proposed project does not
introduce changes that would result in a modification to the conclusion of the previously approved
CEQA document.
This addendum addresses the conclusions of the NEAP EIR.

3.1 ‐ Explanation of Checklist Evaluation Categories
(1)

Conclusion in EIR and Related Documents
This column summarizes the conclusion of the EIR relative to the environmental issue listed
under each topic.

(2)

Do the Proposed Changes Involve New Impacts?
Pursuant to CEQA Guidelines Section 15162, subd. (a)(1), this column indicates whether the
changes represented by the proposed project will result in new significant environmental
impacts not previously identified or mitigated by the EIR or whether the changes will result
in a substantial increase in the severity of a previously identified significant impact.

(3)

New Circumstances Involving New Impacts?
Pursuant to CEQA Guidelines Section 15162, subd. (a)(2), this column indicates whether
there have been substantial changes with respect to the circumstances under which the
project is undertaken that will require major revisions to the EIR due to the involvement of
new significant environmental effects or a substantial increase in the severity of previously
identified significant effects.

(4)

Attachment: Attachment 2 - PC Reso. 2020-03 (2754 : North Village DA)

The purpose of the checklist is to evaluate the categories in terms of any changed condition (e.g.,
changed circumstances, project changes, or new information of substantial importance) that may
result in a changed environmental result (e.g., a new significant impact or substantial increase in the
severity of a previously identified significant effect) (CEQA Guidelines § 15162).

New Information Requiring New Analysis or Verification?
Pursuant to CEQA Guidelines Section 15162, subd. (a)(3)(A‐D), this column indicates whether
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 EIR was adopted, shows any
of the following:

FirstCarbon Solutions
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(A) The project will have one or more significant effects not discussed in the previous EIR or
negative declaration;
(B) Significant effects previously examined will be substantially more severe than shown in
the previous EIR;

(D) Mitigation measures or alternatives which are considerably different from those
analyzed in the previous EIR would substantially reduce one or more significant effects
on the environment, but the project proponents decline to adopt the mitigation
measure or alternative.
If the additional analysis completed as part of this environmental review were to find that
the conclusions of the EIR remain the same and no new significant impacts are identified, or
identified impacts are not found to be substantially more severe, or additional mitigation is
not necessary, then the question would be answered “no” and no additional environmental
document would be required.

(5)

Mitigation Measures Implemented or Address Impacts
Pursuant to CEQA Guidelines Section 15162, subd. (a)(3), this column indicates whether the
EIR provides mitigation measures to address effects in the related impact category. Any
previously adopted mitigation measures will be identified. The response will also address
proposed revisions to previously adopted mitigation measures. These mitigation measures
will be implemented with the construction of the project, as applicable. If “NA” is indicated,
the Final EIR has concluded that the impact either does not occur with this project or is not
significant, and therefore no additional mitigation measures are needed.

3.2 ‐ 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)

Attachment: Attachment 2 - PC Reso. 2020-03 (2754 : North Village DA)

(C) Mitigation measures or alternatives previously found not to be feasible would in fact be
feasible, and would substantially reduce one or more significant effects of the project,
but the project proponents decline to adopt the mitigation measure or alternative; or

Mitigation Measures
Applicable mitigation measures from the EIR that apply to the project are listed under each
environmental category.

(3)

Conclusions
A discussion of the conclusion relating to the analysis is contained in each section.
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Environmental Issue
Area

Conclusion in
NEAP EIR

CEQA Checklist

Do the Proposed
Changes Involve
New or More
Severe Impacts?

New
Circumstances New Information
Involving New or Requiring New
More Severe
Analysis or
Impacts?
Verification?

Mitigation
Measures

I. Aesthetics, Light, and Glare

a) Have a substantial No impact.
adverse effect on
scenic
ridgelines
designated in the
Healdsburg General
Plan?

No.

No.

No.

None.

b) Substantially damage Less than
scenic
resources, significant
including, but not impact.
limited to, trees, rock
outcroppings,
and
historic building within
a State Scenic Highway
or a scenic highway
designated in the
Healdsburg General
Plan?

No.

No.

No.

None.

c) In non‐urbanized areas, Less than
substantially degrade significant
the existing visual impact.
character or quality of
public views of the site
and its surroundings?
(Public views are those
that are experienced
from publicly accessible
vantage point). If the
project is in an
urbanized area, would
the project conflict
with applicable zoning
and other regulations
governing
scenic
quality?

No.

No.

No.

None.

d) Create a new source Less than
of substantial light or significant
glare which would impact.
adversely affect day or
nighttime views in the
area?

No.

No.

No.

None.

FirstCarbon Solutions
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Except as provided in Public Resources Code Section 21099, would the project:
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Discussion
Summary of the NEAP EIR

The NEAP EIR considered the plan area’s proximity and ability to cause visually obtrusive
development on scenic ridgelines designated in the Healdsburg 2030 General Plan. The 2030
General Plan requires visibility analysis for new development within 200 feet on either side of
the centerline of a designated scenic ridgeline. The plan area was determined to be farther
than 200 feet from a designated scenic ridgeline, and the NEAP EIR concluded that
implementation of the NEAP would not result in visually obtrusive development on a scenic
ridgeline designated in the Healdsburg 2030 General Plan. Therefore, no impact related to
scenic vistas of scenic ridgelines would occur.
North Village Project Analysis

The proposed project is within the boundaries of the NEAP area. The Healdsburg 2030 General
Plan Policy NR‐10 requires a visibility analysis for new development located within 200 feet on
either side of the centerline of major scenic ridgelines. The nearest designated scenic
ridgelines to the proposed project are the same as those analyzed in the NEAP EIR and are not
within 200 feet of the NEAP area or the proposed project. Therefore, implementation of the
proposed project would not introduce new scenic vista or scenic ridgeline impacts or create
more severe scenic vista or scenic ridgeline impacts than those analyzed in the NEAP EIR. No
additional analysis is required.
b)

Summary of the NEAP EIR

The NEAP EIR concluded that the potential for damage to scenic resources within the viewshed
of a State Scenic Highway or a scenic roadway designated by the Healdsburg 2030 General Plan
would be less than significant. There are no visible rock outcroppings or historic buildings
visible from designated State Scenic Highways or locally designated scenic roadways. There is
no State Scenic Highway adjacent to or near the plan area. There are locally designated scenic
roadways on the border of the plan area at U.S. 101 and Healdsburg Avenue that have views of
designated scenic ridgelines of the Mayacama Mountains. The NEAP EIR determined that
building height limitations of 50 feet would avoid obstruction of the views of these scenic
resources. Therefore, the NEAP EIR concluded impacts to the viewshed from designated State
Scenic Highways or locally designated highways were found to be less than significant.

Attachment: Attachment 2 - PC Reso. 2020-03 (2754 : North Village DA)

a)

North Village Project Analysis

The proposed project is on the border of the U.S. 101 corridor and Healdsburg Avenue, which
is locally designated as a scenic roadway by the Healdsburg 2030 General Plan. However, as
discussed in the NEAP EIR, the NEAP restricts building heights to a maximum of 50 feet, which
would regulate any potential obstruction of views. The project proposes a maximum building
height of 50 feet, which is consistent with what was evaluated and disclosed in the NEAP EIR.
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Additionally, there are no rock outcroppings or historic buildings near the proposed project
that are visible from Healdsburg Avenue or U.S. 101. Therefore, implementation of the
proposed project would not introduce new impacts to the viewshed from designated State
Scenic Highways or locally designated highways or create more severe aesthetic impacts than
those analyzed in the NEAP EIR. No additional analysis is required.
Summary of the NEAP EIR

The NEAP EIR determined that implementation of the NEAP would produce new physical
development in the plan area that would be regulated by development standards that apply to
the physical aspects of development such as landscaping, natural topography, scale, orientation,
and building massing. The implementation of the NEAP would allow for a mix of multi‐family
residential and commercial uses within the plan area, however 40 percent of the plan area would
remain in its existing open space condition and building heights would be limited between 28‐50
feet depending on proximity to view corridors. The NEAP EIR concluded that development
standards would regulate development to ensure that visual character or quality of this plan area
or its surroundings would not be substantially degraded. Therefore, the NEAP EIR concluded that
impacts related to visual character and quality would be less than significant.
North Village Project Analysis

The proposed project includes residential and commercial uses. The proposed project would
produce up to 301 dwelling units, 11 dwelling units more than the 290 dwelling units evaluated
in the NEAP EIR. Additionally, the project proposes to develop approximately 125,760 square feet
of commercial use for hotel rooms and retail space, which is a reduction of 74,240 square feet
from the 200,000 square feet of commercial space evaluated and disclosed in the NEAP EIR.
The project site fronts on U.S. 101 and Healdsburg Avenue, which are locally designated as
scenic roadways. Consistent with the NEAP EIR, the proposed project would be subject to the
50‐foot maximum building height established in the NEAP. The proposed project includes
buildings of up to 50 feet that meet that standard. The NEAP further restricts development that
fronts Healdsburg Avenue to a maximum height of 35 feet. Consistent with the NEAP, the
proposed project includes development along Healdsburg Avenue with heights ranging
between 22‐35 feet. Development for the proposed project would follow NEAP design
standards that would protect and minimize the impacts related to visual character and quality.
Therefore, implementation of the proposed project would not introduce new impacts related
to visual character or quality or create more severe impacts related to visual character or
quality than those analyzed in the NEAP EIR. No additional analysis is required.
d)

Attachment: Attachment 2 - PC Reso. 2020-03 (2754 : North Village DA)

c)

Summary of the NEAP EIR

The NEAP EIR concluded that the plan would introduce new sources of nighttime lighting and
daytime glare. Nighttime lighting would be regulated through NEAP design standards and the
City of Healdsburg’s project‐level design review process to minimize light impacts. The NEAP
design standards to minimize nighttime light include compatibility with the rural context of the
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surrounding area, shielded internal lighting to prevent leakage off‐site or upward, limiting
streetlights to what is necessary for public safety, and a height limitation for light fixtures of 12‐
20 feet. Furthermore, the City would review development proposals for consistency with
design measures such as Healdsburg Municipal Code Section 20.24.015, which requires
outdoor lighting fixtures to be shielded or positioned to direct light downward to minimize
spillage onto adjacent properties. Daytime glare would be regulated through NEAP design
standards that require development to be constructed with non‐reflective materials like
composition shingle and flat concrete tiles, as well as the use of muted exterior building colors,
and the use of natural‐looking materials like brick, wood siding, and stone masonry. In
addition, the City would review project proposals and features for consistency with applicable
land use regulated and standard to minimize glare. Thus, the NEAP EIR concluded that sources
of nighttime light and daytime glare would be minimized to the maximum extent practical and
impacts would be less than significant.
North Village Project Analysis

The proposed project includes development with a maximum height of 50 feet, and would
utilize natural‐looking, non‐reflective exterior building materials, as directed by the NEAP
development standards.
The proposed project would produce new sources of nighttime lighting and daytime glare, and
would be regulated by the NEAP design standards for minimizing daytime glare and nighttime
light sources. The proposed project would be consistent with the NEAP design standards, and
would also be subject to the City’s design review process as analyzed in the NEAP EIR.
Therefore, implementation of the proposed project would not introduce new nighttime lighting
or daytime glare impacts or create more severe nighttime lighting or daytime glare impacts
than those analyzed in the NEAP EIR. No additional analysis is required.

Mitigation Measures
None.

Conclusion
The proposed project does not propose land use or zoning changes and would not change the type
or extent of development allowed under the NEAP and analyzed in the NEAP EIR. Development of
the proposed project would be in accordance with the densities, standards, and development
guidelines permitted under the NEAP and analyzed in the NEAP EIR. The proposed project does not
propose substantial visual changes beyond those analyzed in the NEAP EIR or require major revisions
to the NEAP EIR. Therefore, the proposed project would not involve new significant aesthetic
impacts or more severe aesthetic impacts than those previously identified and analyzed in the NEAP
EIR. No additional analysis is required.
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Environmental Issue
Area

Conclusion in
NEAP EIR

CEQA Checklist

Do the Proposed
Changes Involve
New or More
Severe Impacts?

New
Circumstances New Information
Involving New or Requiring New
More Severe
Analysis or
Impacts?
Verification?

Mitigation
Measures

II. Agricultural and Forest Resources

a) Convert
Prime No impact.
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
non‐
agricultural use?

No.

No.

No.

None.

b) Conflict with existing No impact.
zoning for agricultural
use, or a Williamson
Act contract?

No.

No.

No.

None.

c) Conflict with existing No impact.
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))?

No.

No.

No.

None.

d) Result in the loss of No impact.
forest
land
or
conversion of forest
land to non‐forest
use?

No.

No.

No

None.

e) Involve other changes No impact.
in
the
existing
environment
which,
due to their location or
nature, could result in
conversion
of
Farmland, to non‐

No.

No.

No.

None.
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Environmental Issue
Area

Conclusion in
NEAP EIR

Do the Proposed
Changes Involve
New or More
Severe Impacts?

New
Circumstances New Information
Involving New or Requiring New
More Severe
Analysis or
Impacts?
Verification?

Mitigation
Measures

agricultural use or
conversion of forest
land to non‐forest use?

a)

Summary of the NEAP EIR

The NEAP EIR determined that the California Department of Conservation Farmland Mapping
and Monitoring Program mapped the plan area as “Urban and Built‐Up,” which is a non‐
agricultural land use designation. Thus, the NEAP EIR concluded future development within the
plan area would not convert Prime Farmland, Unique Farmland, or Farmland of Statewide
Importance to non‐agriculture use and no impact would occur.
North Village Project Analysis

The proposed project includes residential and commercial land uses within the boundaries of
the NEAP area. Consistent with the NEAP EIR, the California Department of Conservation
Farmland Mapping and Monitoring Program maps the project as “Urban and Built Land,” which
is a non‐agricultural land use. As a result, the proposed project would not convert Prime
Farmland, Unique Farmland, or Farmland of Statewide Importance to non‐agriculture use.
Therefore, implementation of the proposed project would not introduce new impacts or create
more severe impacts related to the conversion of Prime Farmland, Unique Farmland, or
Farmland of Statewide Importance to non‐agricultural uses than those analyzed in the NEAP
EIR. No additional analysis is required.
b)

Summary of the NEAP EIR

The NEAP EIR identified that the parcels within the plan area were designated Mixed Use by
the Healdsburg 2030 General Plan, which is a non‐agricultural zoning designation and
considered not suitable or appropriate for primary agriculture activities. Moreover, the land
within the plan area is not in agricultural use, and therefore, not encumbered by the
Williamson Act. The NEAP EIR concluded these conditions inhibit the possibility of conflicts
with agricultural zoning or a Williamson Act contract and no impact would occur.

Attachment: Attachment 2 - PC Reso. 2020-03 (2754 : North Village DA)

Discussion

North Village Project Analysis

The proposed project site would be within the boundaries of the NEAP area and proposes to
construct residential and commercial development consistent with what was analyzed in the
NEAP EIR. As assessed in the NEAP EIR, the project site is designated mixed use, which is a non‐
agricultural zoning designation, and is considered inappropriate and unsuitable for primary
26

FirstCarbon Solutions

Packet Pg. 564

7.A.c
City of Healdsburg—North Village Project
Initial Study/Addendum

CEQA Checklist

agricultural activities. Consistent with what was analyzed in the NEAP EIR, the land within the
project site is not in agricultural use and, as a result, not impeded by a Williamson Act contract.
These conditions prevent conflict with agriculture zoning or a Williamson Act contract.
Therefore, implementation of the proposed project would not introduce new impacts or create
more severe impacts related to conflict with zoning for agricultural use, or a Williamson Act
contract than those analyzed in the NEAP EIR. No additional analysis is required.
Summary of the NEAP EIR

The NEAP EIR concluded that the plan area was designated Mixed Use, which is a non‐forest
designation, and does not contain forest or timberland. These conditions preclude the
possibility of conflicts with forest or timberland zoning. Therefore, the NEAP EIR concluded no
impact would occur.
North Village Project Analysis

The proposed project site is entirely within the NEAP area and is designated Mixed Use, which
is a non‐forest zoning designation, consistent with the NEAP EIR. Additionally, the project site
does not contain forest or timberland. The existing conditions prevent the possibility of
conflicts with forest or timberland. Therefore, implementation of the proposed project would
not introduce new impacts or create more severe impacts related to conflict with forest or
timberland zoning than those analyzed in the NEAP EIR. No additional analysis is required.
d)

Summary of the NEAP EIR

The NEAP EIR concluded the plan area did not contain any forestland, which precludes the
possibility of the loss of forestland, and no impact would occur.
North Village Project Analysis

The proposed project site does not contain any forestland. Consistent with the NEAP EIR, this
condition precludes the possibility of the loss of forestland. Therefore, implementation of the
proposed project would not introduce new impacts or create more severe impacts resulting in
the loss of forestland or conversion of forestland to non‐forest use than those analyzed in the
NEAP EIR. No additional analysis is required.
e)

Attachment: Attachment 2 - PC Reso. 2020-03 (2754 : North Village DA)

c)

Summary of the NEAP EIR

The NEAP EIR identified that the plan area does not contain, nor is located adjacent to,
forestland. Although various farmlands are adjacent to the plan area, the NEAP would not
result in the conversion of farmland to non‐agriculture use or conversion of forestland to non‐
forest use. Therefore, impacts would be less than significant.
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North Village Project Analysis

Mitigation Measures
None.

Conclusion
The proposed project does not include land use or zoning changes and would not change the type or
extent of development allowed under the NEAP and analyzed in the NEAP EIR. Development of the
proposed project would be in accordance with the densities, standards, and development guidelines
permitted under the NEAP and analyzed in the NEAP EIR. The proposed project does not propose
substantial agricultural and forest resources changes beyond those analyzed in the NEAP EIR or
require major revisions to the NEAP EIR. Therefore, the proposed project would not involve new
significant agricultural and forest resources impacts or more severe agricultural and forest resource
impacts than those previously identified and analyzed in the NEAP EIR. No additional analysis is
required.
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The proposed project site does not contain farmland or forestland and it is not located
adjacent to forested land. The project site is encompassed by the NEAP area and, as stated in
the NEAP EIR, an area to the northeast (across Healdsburg Avenue) and an area to the west
(across U.S. 101) are mapped by the California Department of Conservation Farmland Mapping
and Monitoring Program as farmlands. Although there are farmlands adjacent to the NEAP
area, the project would not result in the conversion of existing farmland to non‐agricultural use
or the conversion of forestland to non‐forest use. Therefore, implementation of the proposed
project would not introduce new impacts or create more severe impacts than those analyzed
in the NEAP EIR. No additional analysis is required.
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Environmental Issue
Area

Conclusion in
NEAP EIR

CEQA Checklist

Do the Proposed
Changes Involve
New or More
Severe Impacts?

New
Circumstances New Information
Involving New or Requiring New
More Severe
Analysis or
Impacts?
Verification?

Mitigation
Measures

III. Air Quality

a) Conflict
with
or No impact.
obstruct
implementation of the
applicable air quality
plan?

No.

No.

No.

None.

b) Result
in
a Less than
cumulatively
significant.
considerable
net
increase of any criteria
pollutant for which
the project region is
non‐attainment under
an applicable federal
or State ambient air
quality standard?

No.

No.

No.

None.

c) Expose
sensitive
receptors
to
substantial pollutant
concentrations?

Less than
significant
with
mitigation.

No.

No.

No.

MM AIR‐3
and MM
HAZ‐1

d) Result
in
other No impact.
emissions (such as
those leading to odors
or) adversely affecting
a substantial number
of people?

No.

No.

No.

None.

Attachment: Attachment 2 - PC Reso. 2020-03 (2754 : North Village DA)

Where available, the significance criteria established by the applicable air quality management district or
air pollution control district may be relied upon to make the following determinations.
Would the project:

Discussion
Air quality impacts associated with the proposed project would be consistent with those identified in
the NEAP EIR analysis. The NEAP EIR analysis identified one potential significant impact related to
the above environmental issues from the standard environmental checklist categories provided in
Appendix G of the CEQA Guidelines. As described below, impacts related to air quality would not
substantially change as a result of the proposed revisions.
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Summary of the NEAP EIR

As discussed in the Initial Study for the NEAP EIR, the Northern Sonoma County Air Pollution
Control District (APCD) is not required to prepare or implement an air quality plan. Therefore,
no impacts would occur with regard to potential conflicts with an applicable air quality plan.

The proposed project is on the same site as the project previously analyzed in the NEAP EIR. As
the proposed project would also fall within the jurisdiction of the Northern Sonoma County
APCD, no impacts would occur with regard to potential conflicts with an applicable air quality
plan. Therefore, the proposed project would not introduce new environmental impacts or
create more severe environmental impacts than those analyzed in the NEAP EIR. No additional
analysis is required.
b)

Summary of NEAP EIR

As mentioned in the NEAP EIR, the portion of the North Coast Air Basin within the Northern
Sonoma County APCD’s jurisdiction is an attainment area for all federal and State standards for
criteria pollutants. Therefore, the project assessed whether it would result in a cumulatively
considerable net increase in air quality impacts by determining whether regional emissions
would exceed the appropriate Bay Area Air Quality Management District (BAAQMD) regional
thresholds of significance by project level. The NEAP EIR analysis determined that construction
emissions would not exceed the BAAQMD’s thresholds of significance and would result in less
than significant impacts. Future development within the NEAP EIR would be required to
implement Best Management Practices (BMPs) per the Healdsburg 2030 General Plan Policy
NR‐28 in order to reduce construction‐related fugitive dust emissions. The NEAP EIR analysis
also determined that operational emissions would not exceed the BAAQMD’s thresholds of
significance and would result in a less than significant impact. The NEAP EIR concluded that,
considering this information, the project would not result in cumulative impacts related to
criteria pollutants and ozone precursors and this impact would be less than significant.
North Village Project Analysis

The proposed project is on the same site as the project previously analyzed in the NEAP EIR
and contemplates similar uses. In addition, the overall footprint of the proposed project is
similar to the previously approved project. The project is being constructed at a later date than
what was assumed in the NEAP EIR. The construction schedule used in the NEAP EIR represents
a worst‐case analysis scenario for the proposed project because improvements in technology
and more stringent regulatory requirements would result in lower emission factors for
construction equipment as the construction/analysis year becomes further into the future.
Therefore, construction impacts associated with the proposed project would be similar or less
than the NEAP EIR construction analysis. As noted in the NEAP EIR, future development, such
as the proposed project, would implement BMPs of the Healdsburg 2030 General Plan Policy
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North Village Project Analysis
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NR‐28 to reduce fugitive dust. The proposed project would not result in construction‐related
cumulative impacts.
Project operational emissions are compared to the emissions analyzed in the project previously
analyzed in the NEAP EIR below.

Table 2: Daily Operational Emissions Comparison (NEAP EIR vs. Proposed Project)
Pounds per Day
Emissions Source

ROG

NOX

PM10

PM2.5

Area

19.71

2.92

0.35

0.35

Energy

0.28

2.49

0.19

0.19

Mobile

10.62

48.28

25.52

7.06

Total Operational
Emissions

30.60

53.69

26.05

7.60

Area

13.97

3.58

0.42

0.42

Energy

0.25

2.22

0.17

0.17

Mobile

6.19

28.33

15.12

4.18

Total Operational
Emissions

20.41

34.13

15.71

4.78

Net Change

‐10.19

‐19.56

‐10.34

‐2.82

Thresholds of
Significance

54

54

82

54

Exceeds Significance
Threshold?

No

No

No

No

Attachment: Attachment 2 - PC Reso. 2020-03 (2754 : North Village DA)

NEAP EIR

Proposed Project

Notes:
ROG = reactive organic gases; NOX = oxides of nitrogen
PM10 = particulate matter 10 microns or less in diameter
PM2.5 = particulate matter 2.5 microns or less in diameter
The highest emissions occur during the summer modeling run for ROG. The highest emissions occur during the winter
modeling run for NOX, PM10, and PM2.5.
Calculations use unrounded totals.
Source: CalEEMod Output (see Appendix A).
Source of Thresholds: BAAQMD 2017.

As shown above in Table 2, the proposed project would result in lower emissions of each
criteria air pollutant than the previous NEAP EIR and would individually not exceed the
applicable BAAQMD Thresholds of Significance. Therefore, the operational cumulative impact
related to criteria pollutants and ambient air quality would be less than significant. The
proposed project would not introduce new environmental impacts or create more severe
environmental impacts than those analyzed in the NEAP EIR. No additional analysis is required.
FirstCarbon Solutions
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Summary of NEAP EIR

Construction impacts related to fugitive dust would be less than significant on the basis that
future development would implement BMPs per Healdsburg 2030 General Plan Policy NR‐28 to
reduce fugitive dust emissions. The NEAP EIR identified a potentially significant impact related
to asbestos and health risks and hazards during construction. The NEAP EIR concluded that,
with implementation of MM HAZ‐1, the plan would not expose sensitive receptors to
substantial concentrations of asbestos. The NEAP EIR also recommends implementation of
Mitigation Measure (MM) AIR‐3 to reduce cancer risk and hazards impacts to less than
significant levels.
The NEAP EIR concluded that ongoing operation of the plan would not result in impacts
contributing to a carbon monoxide hotspot. The plan would locate new sensitive receptors that
could be subject to existing sources of toxic air contaminant (TACs) in the plan area. Impacts
from existing sources of TAC emissions on sensitive receptors on the plan area are not subject
to CEQA and no further discussion is necessary. Based on the analysis, the NEAP EIR concluded
that long‐term operation impacts associated with exposure of sensitive receptors to substantial
pollutant concentrations would be less than significant.
North Village Project Analysis

The proposed project is on the same site as the project previously analyzed in the NEAP and
contemplates similar land uses. The overall footprint of the proposed project is similar to the
previously analyzed project. As mentioned in Impact III(b) of this Addendum, construction
impacts of the proposed project would be similar or less than the analysis presented in the
NEAP EIR. The general location is not expected to change compared to those proposed in NEAP
EIR and emissions are less than what was analyzed in the NEAP EIR. It follows that the fugitive
dust‐related construction impacts would be less than significant, with implementation of the
BMPs in the Healdsburg 2030 General Plan Policy NR‐28. Implementation of MM HAZ‐1 would
reduce construction impacts related to asbestos. Implementation of MM AIR‐3 would reduce
construction impacts to cancer risk and hazards. Similar to the NEAP EIR, project long‐term
operational impacts associated with exposure of sensitive receptors to substantial pollutant
concentrations would be less than significant. Therefore, the proposed project would not
introduce new environmental impacts or create more severe environmental impacts than
those analyzed in the NEAP EIR. No additional analysis is required.
d)

Attachment: Attachment 2 - PC Reso. 2020-03 (2754 : North Village DA)

The NEAP EIR assessed whether the project would result in construction or operation‐period
impacts to sensitive receptors.

Summary of NEAP EIR

The Initial Study of the NEAP EIR concluded that the project would not create objectionable
odors affecting a substantial number of people. No impacts would occur.
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North Village Project Analysis

The proposed project is on the same site as the project previously analyzed in the NEAP EIR
and contemplates the same land uses and the overall footprint of the proposed project is
similar to the previously approved project. As such, the proposed project would not create
objectionable odors affecting a substantial number of people. No impacts would occur.

MM HAZ‐1

The following requirement shall be imposed as a condition of approval prior to all
development within the plan area: The Comstock property developer shall prepare a
dust control plan that specifies measures to reduce fugitive dust emissions during
construction. The developer shall also prepare an asbestos dust mitigation plan to
be submitted to and approved by BAAQMD, in accordance with 17 CCR Section
93105 and 8 CCR Section 1529.

MM AIR‐3

Prepare Construction Health Risk Assessment
Prior to occupancy of any residential components of the proposed plan that would
occur while construction within or near the plan area is still underway, the applicant
shall retain a qualified air quality consultant to prepare a construction health risk
assessment (HRA) in accordance with the ARB and the Office of Environmental Health
and Hazard Assessment requirements to determine the exposure of plan area residents
to TACs. The HRA shall be submitted to the Planning Division for review and approval. If
the HRA concludes that the air quality risks from ongoing or future construction
activities would result in health risks for on‐site receptors that are above BAAQMD
recommended thresholds and in place at the time of the analysis (see Section.3 of the
2017 BAAQMD CEQA Guidelines), then additional measures, such as the requirement
for construction equipment to meet certain tier engine standards for off‐road
equipment, shall be required for all subsequent phases of construction. Alternatively,
this mitigation measure can be satisfied by delaying occupancy of any on‐site
residential components until construction of the entirety of the plan area is complete.

Conclusion
The proposed project does not propose land use or zoning changes and would not change the type
or extent of development allowed under the NEAP and analyzed in the NEAP EIR. Applicable
mitigation measures previously identified in the NEAP EIR will be required as set forth in the MMRP
and no considerably different mitigation measures that may substantially reduce impacts have been
identified or rejected. Development of the proposed project would be in accordance with the
densities, standards, and development guidelines permitted under the NEAP and analyzed in the
NEAP EIR. The proposed project does not propose substantial air quality changes beyond those
analyzed in the NEAP EIR or require major revisions to the NEAP EIR. Therefore, the proposed project
would not involve new significant or more severe air quality impacts than those previously identified
and analyzed in the NEAP EIR. No additional analysis is required.

FirstCarbon Solutions
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Environmental Issue
Area

Conclusion in
NEAP EIR

Do the Proposed
Changes Involve
New or More
Severe Impacts?

New
Circumstances New Information
Involving New or Requiring New
More Severe
Analysis or
Impacts?
Verification?

Mitigation
Measures

IV. Biological Resources

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 Game or
U.S. Fish and Wildlife
Service?

Less than
significant
impact with
mitigation
incorporated.

No.

No.

No.

MM BIO‐1

b) Have a substantial Less than
adverse effect on any significant
riparian habitat or impact.
other sensitive natural
community identified
in local or regional
plans, policies, and
regulations or by the
California Department
of Fish and Game or
U.S. Fish and Wildlife
Service?

No.

No.

No.

None.

c) Have a substantial
adverse effect on state
or federally protected
wetlands (including,
but not limited to,
marsh, vernal pool,
coastal, etc.) through
direct removal, filling,
hydrological
interruption, or other
means?

No.

No.

No.

MM BIO‐2

No.

No.

No.

None.

Less than
significant
impact with
mitigation
incorporated.

d) Interfere substantially Less than
with the movement of significant
any native resident or impact.
migratory
fish
or
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Environmental Issue
Area

Conclusion in
NEAP EIR

CEQA Checklist

Do the Proposed
Changes Involve
New or More
Severe Impacts?

New
Circumstances New Information
Involving New or Requiring New
More Severe
Analysis or
Impacts?
Verification?

Mitigation
Measures

e) Conflict with any local Less than
policies or ordinances significant
protecting biological impact.
resources, such as a
tree
preservation
policy or ordinance?

No.

No.

No.

None.

f) 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.

None.

Discussion
a)

Summary of the NEAP EIR

As part of the NEAP EIR, a special‐status wildlife habitat assessment report was prepared for
the plan area in support of the 2004 regrading Initial Study. The report determined that most
of the special‐status species that inhabit the region are not expected in the plan area because
of extensive habitat modification and fragmentation, high levels of human activity, and a lack
of recent local recorded sightings. The NEAP EIR determined that intact habitats to the north
and south could support special‐status species, and that MM BIO‐1 would reduce any potential
impacts to a less than significant level.

Attachment: Attachment 2 - PC Reso. 2020-03 (2754 : North Village DA)

wildlife species or with
established
native
resident or migratory
wildlife corridors, or
impede the use of
wildlife nursery sites?

North Village Project Analysis

The proposed project includes uses anticipated under the NEAP EIR and consistent with the
Healdsburg 2030 General Plan and zoning designations. The proposed project would be within
the same building envelope as analyzed in the NEAP EIR and would not disturb land outside of
areas already considered for potential development. In addition, the proposed project would
still be required to implement MM BIO‐1, which requires pre‐construction surveys and
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protection of any active nests in order to further reduce potential impacts to migratory birds
and nesting raptors. Therefore, implementation of the proposed project would not introduce
new special‐status species impacts or create more severe special‐status specie impacts than
those analyzed in the NEAP EIR. No additional analysis is required.
Summary of the NEAP EIR

The NEAP EIR determined that implementation of federal, State, and local regulations and
General Plan policies that are designed to protect riparian (Policy PS‐D‐2; Policy NR‐B‐1; Policy
NR‐B‐3; and Policy NR‐C‐6), oak woodland (Policy LU‐C‐2; Policy NR‐B‐2; Policy NR‐B‐3; Policy
NR‐C‐6; and Policy CD‐A‐7), wetlands (Policy NR‐C‐6), and other sensitive habitats (Policy LU‐C‐
2; Policy NR‐B‐1; Policy NR‐B‐3; Policy NR‐B‐5; Policy NR‐C‐4; and Policy NR‐C‐6) would ensure
that impacts related to these habitats or other sensitive communities are less than significant.
North Village Project Analysis

The proposed project would develop the same types of uses as anticipated in the NEAP EIR and
buildout of the proposed project would occur within the same project boundaries as evaluated
in the NEAP EIR. Similar to the NEAP EIR, impacts associated with riparian habitat or other
sensitive natural communities would be reduced with implementation of federal, State, and
local regulations. In addition, the proposed project would be subject to a master conditional
use permit and design review, which includes a review for compliance with the NEAP and the
Healdsburg 2030 General Plan policies referenced previously. Therefore, implementation of the
proposed project would not introduce new riparian habitat or other sensitive natural
community impacts or create more severe impacts than those analyzed in the NEAP EIR. No
additional analysis is required.
c)

Summary of the NEAP EIR

The NEAP EIR determined that construction activities could potentially result in a substantial
adverse effect on federal‐ and State‐protected wetlands as defined by Section 404 of the Clean
Water Act through direct removal, filling, hydrological interruption, or other means. However,
the NEAP concluded that implementation of MM BIO‐2 would reduce impacts to wetlands to a
less than significant level.
North Village Project Analysis

Attachment: Attachment 2 - PC Reso. 2020-03 (2754 : North Village DA)

b)

The proposed project would develop the same types of uses as anticipated in the NEAP EIR and
buildout of the proposed project would occur within the same project boundaries as evaluated
in the NEAP EIR. As required in the MMRP for the NEAP EIR, the project would still implement
MM BIO‐2 in order to further reduce potential impacts to wetlands by conducting a wetland
delineation of waters of United States and completing on‐site mitigation and monitoring as
needed. Therefore, implementation of the proposed project would not introduce new
wetlands impacts or create more severe impacts than those analyzed in the NEAP EIR. No
additional analysis is required.
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Summary of the NEAP EIR

The NEAP EIR determined that the project site was previously graded, does not contain
spawning habitat, and does not include native wildlife nursery sites or migratory wildlife
corridors. The NEAP EIR concluded that conformance with federal, State, and Healdsburg 2030
General Plan policies that protect biological resources (Policy PS‐D‐2; Policy NR‐2; Policy S‐C‐3)
would reduce potential impacts to a less than significant level.

The proposed project would develop the same types of uses as anticipated in the NEAP EIR and
buildout of the proposed project would occur within the same project boundaries as evaluated
in the NEAP EIR. As a result, the project site does not contain spawning habitat or habitat
quality that would support a native resident corridor, migratory wildlife corridor, or wildlife
nursery site. Therefore, implementation of the proposed project would not introduce new
wildlife corridor, migratory fish and wildlife, or native wildlife nursery site impacts or create
more severe impacts than those analyzed in the NEAP EIR. No additional analysis is required.
e)

Summary of the NEAP EIR

The NEAP EIR determined that the site had been previously graded and does not contain
heritage trees or any types of habitat identified as biologically unique and of limited
distribution, such as serpentine chaparral, serpentine grassland, or native grassland. As a
result, the NEAP EIR concluded that impacts would be less than significant.
North Village Project Analysis

The proposed project would develop the same types of uses as anticipated in the NEAP EIR and
buildout of the proposed project would occur within the same project boundaries as evaluated
in the NEAP EIR. Although the project does not propose to remove trees, any tree removal
would be required to comply with the applicable provisions of the Municipal Code, similar to
the NEAP. Therefore, implementation of the proposed project would not introduce new
impacts related to heritage tree or conflicts with local policies protecting biological resources
impacts or create more severe impacts than those analyzed in the NEAP EIR. No additional
analysis is required.
f)

Attachment: Attachment 2 - PC Reso. 2020-03 (2754 : North Village DA)

North Village Project Analysis

Summary of the NEAP EIR

The NEAP EIR determined that the plan area is not located in an area covered by an adopted
habitat conservation plan. As a result, the NEAP EIR concluded that no impacts would occur.
North Village Project Analysis

The proposed project would develop the same types of uses as anticipated in the NEAP EIR and
buildout of the proposed project would occur within the same project boundaries as evaluated in
the NEAP EIR. As a result, the proposed project would not be located in an area covered by an
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adopted habitat conservation plan. Therefore, implementation of the proposed project would
not introduce new impacts associated with an adopted habitat conservation plan, natural
community conservation plan, or other habitat conservation plan or create more severe impacts
than those analyzed in the NEAP EIR. No additional analysis is required.

Mitigation Measures
Migratory Birds and Nesting Raptors
The following requirement shall be imposed as a condition of approval on all
development within the proposed plan area: A pre‐construction survey of the site
shall be required in order to ensure that nesting raptors, loggerhead shrikes, and
other nesting special‐status birds are not nesting during project construction.
Specifically, these measures shall include:
 If construction is proposed during the breeding/nesting season for local avian

species (typically February 15 through August 31), a focused survey for active
nests of migratory birds within and in the vicinity of the project plan shall be
conducted by a qualified biologist. Two surveys will be conducted, at least one (1)
week apart, with the second survey occurring no more than two (2) days prior to
tree removal. If no active nests are found, tree removal or construction activities
may proceed.
 If an active nest is located during pre‐construction surveys, the United States Fish
and Wildlife Service (USFWS) and/or the California Department of Fish and
Wildlife (CDFW), as appropriate, shall be notified regarding the status of the nest.
Furthermore, construction activities shall be restricted to avoid disturbance of the
nest until it is abandoned or the biologist deems disturbance potential to be
minimal. Restrictions may include establishment of exclusion zones or alteration
of the construction schedule.
MM BIO‐2

Federally Protected Wetlands
Prior to any specific project development approval or grading that may fill or
otherwise encroach into potentially jurisdictional waters of the U.S., the project
proponent shall conduct a delineation of waters of the U.S. to determine the extent
of USACE, RWQCB, and CDFW potentially jurisdictional features that would be
potentially impacted on‐site. Any encroachment or fill in these USACE, RWQCB
and/or CDFW jurisdictional areas shall not occur unless a Section 404/Section 401
permit or Waste Discharge Requirement and/or Streambed Alteration Agreement,
respectively, are acquired and the project proponent replaces the lost value of the
jurisdictional area to the satisfaction of the resources agencies issuing the permits to
ensure a no‐net loss. If proposed development will encroach upon or fill any
jurisdictional wetland areas, the applicant shall do the following:
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 Apply for a Section 404 permit from the USACE concurrently or after verification

If encroachment upon or fill of wetlands is proposed, as a condition of approval for
all future development within the plan area, a mitigation plan shall be implemented
that includes at least one of the following:
 Completion of an on‐site Mitigation and Monitoring Plan that includes on‐site

creation/preservation of the wetlands and/or;
 Credits may be obtained at an approved mitigation bank.

Conclusion
The proposed project does not include land use or zoning changes and would not change the type or
extent of development allowed under the NEAP and analyzed in the NEAP EIR. Applicable mitigation
measures previously identified in the NEAP EIR will be required as set forth in the MMRP and no
considerably different mitigation measures that may substantially reduce impacts have been
identified or rejected. Development of the proposed project would be in accordance with the
densities, standards, and development guidelines permitted under the NEAP and analyzed in the
NEAP EIR. The proposed project does not propose substantial biological resource changes beyond
those analyzed in the NEAP EIR or require major revisions to the NEAP EIR. Therefore, the proposed
project would not involve new or more severe biological resource impacts than those previously
identified and analyzed in the NEAP EIR. No additional analysis is required.

FirstCarbon Solutions
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of the wetland delineation by the USACE. Any wetlands that would be lost or
disturbed shall be replaced or rehabilitated on a “no net loss” basis in accordance
with the USACE mitigation guidelines. On‐site creation of wetland habitat may be
preferred to off‐site mitigation. Habitat restoration, rehabilitation, and/or
replacement shall be at a location and by methods agreeable to the USACE;
 Obtain a Section 401 water quality waiver of certification from the Regional Water
Quality Control Board (RWQCB); and
 Obtain a Streambed Alteration Agreement with the CDFW.
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Environmental Issue
Area

V.

Conclusion in
NEAP EIR

Do the Proposed
Changes Involve
New or More
Severe Impacts?

New
Circumstances New Information
Involving New or Requiring New
More Severe
Analysis or
Impacts?
Verification?

Mitigation
Measures

Cultural and Tribal Cultural Resources

a) Cause a substantial
adverse change in the
significance
of
a
historical resource as
pursuant to Section
15064.5?

Less than
significant
impact with
mitigation
incorporated.

No.

No.

No.

MM CUL‐1

b) Cause a substantial
adverse change in the
significance of an
archaeological
resource pursuant to
Section 15064.5?

Less than
significant
impact with
mitigation
incorporated.

No.

No.

No.

MM CUL‐1

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

Less than
significant
impact with
mitigation
incorporated.

No.

No.

No.

MM CUL‐3

Would the project cause a substantial adverse change in the significance of a tribal cultural resource,
defined in Public Resources Code Section 21074 as either a site, feature, place, cultural landscape that is
geographically defined in terms of the size and scope of the landscape, sacred place, or object with
cultural value to a California Native American tribe, and that is:
d) Listed or eligible for
listing in the California
Register of Historical
Resources, or in a local
register of historical
resources as defined
in Public Resources
Code
Section
5020.1(k), or

Less than
significant
impact with
mitigation
incorporated.

e) A
resource No impact.
determined by the
lead agency, in its
discretion
and
supported
by
substantial evidence,
to
be
significant
pursuant to criteria set
forth in subdivision (c)
of Public Resources
Code Section 5024.1.
In applying the criteria
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No.

No.

No.

MM CUL‐1,
MM CUL‐3
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Conclusion in
NEAP EIR

Do the Proposed
Changes Involve
New or More
Severe Impacts?

New
Circumstances New Information
Involving New or Requiring New
More Severe
Analysis or
Impacts?
Verification?

Mitigation
Measures

set forth in subdivision
(c) of Public Resource
Code Section 5024.1,
the lead agency shall
consider
the
significance of the
resource
to
a
California
Native
American tribe.

Discussion
Cultural Resources
a)

Summary of the NEAP EIR

As described in the Initial Study prepared for the NEAP EIR, a cultural resources survey was
conducted for the plan area in 2002, which consisted of archival research and a pedestrian
survey of the plan area, both of which failed to identify any historic cultural resources within
the plan area. An updated records search was requested from the Northwest Information
Center (NWIC) on April 4, 2018. The records search determined that eight recorded historic
cultural resources are within 0.5 mile of the project site but all resources are located outside
the project boundaries. The NEAP EIR concluded that subsurface construction could damage or
destroy undiscovered historic cultural resources but implementation of MM CUL‐1 would
reduce impacts to a less than significant level.
North Village Project Analysis

The proposed project would be within the same building envelope as analyzed in the NEAP EIR
and would not disturb land outside of areas already considered for potential development. As
a result, the project site would not impact known historical resources and implementation of
the same MM CUL‐1 would ensure any potential impacts to undiscovered historic resources
would be less than significant. Therefore, implementation of the proposed project would not
introduce new historical resource impacts or create more severe historical resources impacts
than those analyzed in the NEAP EIR. No additional analysis is required.
b)

Attachment: Attachment 2 - PC Reso. 2020-03 (2754 : North Village DA)

Environmental Issue
Area

CEQA Checklist

Summary of the NEAP EIR

As described in the Initial Study prepared for the NEAP EIR, a cultural resources survey was
conducted for the plan area in 2002, which consisted of archival research and a pedestrian
survey of the plan area, both of which failed to identify any archeological cultural resources
within the plan area. An updated records search was requested from the NWIC on April 4,
FirstCarbon Solutions
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2018. The records search determined that eight recorded archeological cultural resources are
within 0.5 mile of the project site but all resources are located outside the project boundaries.
The NEAP EIR concluded that subsurface construction could damage or destroy undiscovered
archeological cultural resources but implementation of MM CUL‐1 would reduce impacts to a
less than significant level.

The proposed project would be within the same building envelope as analyzed in the NEAP EIR
and would not disturb land outside of areas already considered for potential development. As
a result, the project site would not impact known archeological resources and implementation
of the same MM CUL‐1 would ensure any potential impacts to undiscovered archeological
resources would be less than significant. Therefore, implementation of the proposed project
would not introduce new archeological resource impacts or create more severe archeological
resource impacts than those analyzed in the NEAP EIR. No additional analysis is required.
c)

Summary of the NEAP EIR

The NEAP EIR determined that no human remains or cemeteries are known to exist within or
near the plan area but subsurface construction activity could uncover previously undiscovered
human remains. As a result, the NEAP EIR concluded that implementation of MM CUL‐3 would
ensure that impacts would be less than significant.
North Village Project Analysis

The proposed project would be within the same building envelope as analyzed in the NEAP EIR
and would not disturb land outside of areas already considered for potential development. As
a result, the project site would not impact known human remains or cemeteries and
implementation of the same MM CUL‐3 would ensure any potential impacts to undiscovered
human remains and cemeteries would be less than significant. Therefore, implementation of
the proposed project would not introduce new impacts or create more severe human remains
or cemeteries impacts than those analyzed in the NEAP EIR. No additional analysis is required.

Tribal Cultural Resources
d)

Summary of the NEAP EIR

Attachment: Attachment 2 - PC Reso. 2020-03 (2754 : North Village DA)

North Village Project Analysis

As part of the NEAP EIR, FirstCarbon Solutions (FCS) staff conducted a review of the California
Register of Historical Resources, local registers of historic resources, and a records search
conducted at the NWIC, which failed to identify any listed Tribal Cultural Resources (TCRs) that
may be adversely affected by the implementation of the NEAP. However, the NEAP EIR
determined that potentially unknown TCRs could be uncovered during subsurface construction
activity. The NEAP EIR concluded that implementation of MM CUL‐1 and MM CUL‐3 would
reduce any potential impacts to undiscovered TCRs to a less than significant level.
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North Village Project Analysis

The proposed project would be within the same building envelope as analyzed in the NEAP EIR
and would not disturb land outside of areas already considered for potential development. As
a result, the project site would not impact known TCRs and implementation of the same MM
CUL‐1 and MM CUL‐3 would ensure any potential impacts to undiscovered TCRs would be less
than significant. Therefore, implementation of the proposed project would not introduce new
impacts or create more severe TCR impacts than those analyzed in the NEAP EIR. No additional
analysis is required.
Summary of the NEAP EIR

As part of the NEAP EIR, tribal consultation efforts were conducted by the City of Healdsburg
pursuant to Assembly Bill 52 (AB 52), which failed to identify significant TCRs meeting the
criteria set forth in subdivision (c) of Public Resources Code Section 5024.1. The NEAP EIR
concluded that no impact would occur.
North Village Project Analysis

The proposed project would be within the same building envelope as analyzed in the NEAP EIR
and would not disturb land outside of areas already considered for potential development. As
a result, the project site would not impact known TCRs and no impact would occur. Therefore,
implementation of the proposed project would not introduce new impacts or create more
severe TCR impacts than those analyzed in the NEAP EIR. No additional analysis is required.

Mitigation Measures
MM CUL‐1

FirstCarbon Solutions

The following requirement shall be imposed as a condition of approval on all future
development within the plan area: In the event a potentially significant cultural
resource is encountered during subsurface earthwork activities, all construction
activities within a 100‐foot radius of the find shall cease and workers should avoid
altering the materials until a qualified archaeologist who meets the Secretary of
Interior’s Professional Qualification Standards for archaeology has evaluated the
situation. The applicant shall include a standard inadvertent discovery clause in
every construction contract to inform contractors of this requirement. Any
previously undiscovered resources found during construction activities shall be
recorded on appropriate Department of Parks and Recreation (DPR) forms and
evaluated for significance in terms of CEQA criteria by a qualified archaeologist.
Potentially significant cultural resources consist of but are not limited to stone,
bone, glass, ceramics, fossils, wood, or shell artifacts, or features including hearths,
structural remains, or historic dumpsites. If the resource is determined to be
significant under CEQA, the qualified archaeologist shall prepare and implement a
research design and archaeological data recovery plan that will capture those
categories of data for which the site is significant in accordance with Section 15064.5
of the CEQA Guidelines. The archaeologist shall also perform appropriate technical
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MM CUL‐3

The following requirement shall be imposed as a condition of approval on all future
development within the plan area: In the event of the accidental discovery or
recognition of any human remains, CEQA Guidelines Section 15064.5; Health and
Safety Code Section 7050.5; Public Resources Code Section 5097.94 and Section
5097.98 must be followed. If during the course of project development there is
accidental discovery or recognition of any human remains, the following steps shall
be taken:
1. There shall be no further excavation or disturbance within 100 feet of the remains
until the County Coroner is contacted to determine if the remains are Native
American and if an investigation of the cause of death is required. If the coroner
determines the remains to be Native American, the coroner shall contact the
Native American Heritage Commission (NAHC) within 24 hours, and the NAHC shall
identify the person or persons it believes to be the most likely descendant (MLD) of
the deceased Native American. The MLD may make recommendations to the
landowner or the person responsible for the excavation work within 48 hours, for
means of treating or disposing of, with appropriate dignity, the human remains and
any associated grave goods as provided in PRC Section 5097.98.
2. Where the following conditions occur, the landowner or his or her authorized
representative shall rebury the Native American human remains and associated
grave goods with appropriate dignity either in accordance with the
recommendations of the most likely descendant or within the plan area in a
location not subject to further subsurface disturbance:
 The NAHC is unable to identify a most likely descendent or the most likely
descendent failed to make a recommendation within 48 hours after being
notified by the commission.
 The descendant identified fails to make a recommendation.
 The landowner or his authorized representative rejects the recommendation of
the descendant, and mediation by the NAHC fails to provide measures
acceptable to the landowner.

Attachment: Attachment 2 - PC Reso. 2020-03 (2754 : North Village DA)

analyses, prepare a comprehensive report complete with methods, results, and
recommendations, and provide for the permanent curation or repatriation of the
recovered resources in cooperation with the designated Most Likely Descendant
(MLD) as needed. The report shall be submitted to the City of Healdsburg, the
Northwest Information Center, and the State Historic Preservation Office (SHPO), if
required. The plan shall be approved by the City of Healdsburg for review and
approval prior to implementation, and the applicant shall adhere to the
recommendations in the plan.

Additionally, California Public Resources Code Section 15064.5 requires the following
relative to Native American Remains:
 When an initial study identifies the existence of, or the probable likelihood of,

Native American remains within a project, a lead agency shall work with the
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appropriate Native Americans as identified by the Native American Heritage
Commission as provided in Public Resources Code Section 5097.98. The applicant
may develop a plan for treating or disposing of, with appropriate dignity, the human
remains and any items associated with Native American Burials with the
appropriate Native Americans as identified by the Native American Heritage
Commission.

The proposed project does not include land use or zoning changes and would not change the type or
extent of development allowed under the NEAP and analyzed in the NEAP EIR. Applicable mitigation
measures previously identified in the NEAP EIR will be required as set forth in the MMRP and no
considerably different mitigation measures that may substantially reduce impacts have been
identified or rejected. Development of the proposed project would be in accordance with the
densities, standards, and development guidelines permitted under the NEAP and analyzed in the
NEAP EIR. The proposed project does not propose substantial cultural or tribal cultural resource
changes beyond those analyzed in the NEAP EIR or require major revisions to the NEAP EIR.
Therefore, the proposed project would not involve new significant or more severe cultural or tribal
cultural resource impacts than those previously identified and analyzed in the NEAP EIR. No
additional analysis is required.

FirstCarbon Solutions
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Environmental Issue
Area

Conclusion in
NEAP EIR

Do the Proposed
Changes Involve
New or More
Severe Impacts?

New
Circumstances New Information
Involving New or Requiring New
More Severe
Analysis or
Impacts?
Verification?

Mitigation
Measures

VI. Energy

a) Result in potentially Less than
significant
significant.
environmental impact
due
to
wasteful,
inefficient,
or
unnecessary
consumption
of
energy
resources,
during
project
construction
or
operation?

No.

No.

No.

None.

b) Conflict
with
obstruct a State
local
plan
renewable energy
energy efficiency?

No.

No.

No.

None.

or Not
or addressed.
for
or

Discussion
The NEAP EIR described the types of energy consumption that would be required during
construction and concluded that construction‐related energy impacts would be less than
significant. The NEAP EIR noted that energy performance standards for Title 24, the California
Building Standards Code, and policies set forth in the Healdsburg 2030 General Plan, such as
Implementation Measure NR‐14, would have an effect on energy conservation in the
development of new structures and communities within the plan area. The NEAP EIR
concluded that operational energy impacts would be less than significant.
Project Analysis and Conclusion
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Would the project:

Construction

The proposed project is on the same site as the project previously analyzed in the NEAP EIR
and contemplates similar land uses and the overall footprint of the proposed project is similar
to the previously analyzed project. The project is being constructed at a later date than what
was assumed in the NEAP EIR. The construction schedule used in the NEAP EIR represents a
worst‐case analysis scenario for the proposed project because improvements in technology
and more stringent regulatory requirements would result in lower energy consumption for
construction equipment as the analysis year increases. Therefore, construction impacts
associated with the project would be similar or less than the NEAP EIR construction analysis.
No additional analysis is required.
46
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Operation

The operational phase of the proposed project would consume energy as part of building
operations and transportation activities. Building operations for the proposed project would
involve energy consumption for multiple purposes including, but not limited to, building
heating and cooling, refrigeration, lighting, and electronics.

Operational energy would also be consumed during vehicle trips associated with the proposed
project. Fuel consumption would be related to vehicle use by residents, employees and visitors
associated with the proposed project. Based on the estimates contained in the CalEEMod
output files, project‐related vehicle trips would result in approximately 7.0 million vehicle miles
traveled (VMTs), and consume an estimated 287,989 gallons of gasoline and diesel combined,
on an annual basis (Modeling output files are included in Appendix A of this document). The
project site is located approximately 1.5 miles southeast of U.S. 101 via the Lytton Springs
interchange. As such, it would be in proximity to a regional route of travel. On‐site shuttle
services to downtown Healdsburg, Santa Rosa Regional Airport, and the Sonoma‐Marin Area
Rail Transit (SMART) station will be available to residents, employees, and guests. Additionally,
there is one bus route located near the project site; the nearest bus stops are located on the
Healdsburg Avenue frontage of the site where routes 60 and 60X run. The existing
transportation facilities in the area would provide future residents, visitors, and employees
associated with the proposed project with access to public transportation, thus further
reducing fuel consumption demand. For these reasons, project operational transportation fuel
consumption would not result in the use of large amounts of energy, or use of energy in a
wasteful manner. The Healdsburg 2030 General Plan3 policies applicable to the proposed
project include: Goals H‐G, PS‐C, and NR‐E which encourage site design practices to reduce and
conserve energy, specifically policy H‐G‐2, which requires that energy‐efficiency performance
in new housing meet or exceed State minimum standards. Furthermore, the proposed project’s
buildings would be designed and constructed in accordance with the State’s Title 24 energy
efficiency standards. These standards would help reduce the amount of energy required for
lighting, water heating, and heating and air conditioning in buildings and promote energy
conservation. As such, building and site designs would be reviewed, prior to approval of the
proposed project. Therefore, operation of the proposed project would not result in wasteful,
inefficient, or unnecessary consumption of energy resources and impacts are less than
significant. This finding is consistent with the NEAP EIR.

3
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Based on the modeling output files used to estimate GHG emissions associated with the
proposed project, building operations would consume approximately 2.9 million kilowatt hours
of electricity per year and an estimated 84,808 therms of natural gas on an annual basis (inputs
used to calculate values are described in more detail in Appendix A).

City of Healdsburg. 2009. Healdsburg 2030 General Plan. July. Website: https://www.ci.healdsburg.ca.us/354/General‐Plan.
Accessed November 14, 2019.
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Summary of NEAP EIR

The NEAP EIR determined that development under the proposed plan would comply with
California regulations limiting equipment idling during construction. Additionally, the NEAP EIR
determined that compliance with energy performance standards for Title 24, the California
Building Standards Code, and policies set forth in the Healdsburg 2030 General Plan, such as
Implementation Measure NR‐14, would support energy conservation in the development of
new structures and communities within the plan area.

Construction

During the construction phase, the proposed project would adhere to California Code of
Regulations Title 13, Sections 2449(d)(3) and 2485, which limit idling from both on‐road and
off‐road diesel‐powered equipment. The proposed project would be required to comply with
these regulations, which are enforced by the California Air Resources Board (ARB). Part 11,
Chapter 5 of the State’s Title 24 energy efficiency standards establish mandatory measures for
non‐residential buildings, including material conservation and efficiency. The proposed project
would also be required to comply with these mandatory measures.
Operation

During the operational phase of the proposed project, the energy consumption for building
operations and transportation activities would involve energy consumption for multiple purposes
including, but not limited to, building heating and cooling, lighting, and electronics, as well as
parking lot lighting. These standards include minimum energy efficiency requirements related to
building envelopes, mechanical systems (e.g., HVAC and water heating systems), and indoor and
outdoor lighting. These standards help reduce the amount of energy required for lighting, water
heating, and heating and air conditioning in buildings and promote energy conservation.
New structures are required to comply with California Code of Regulations Title 24, Part 6,
Energy Efficiency Standards, which are expected to increase in stringency over time. The
proposed project would comply with the applicable Title 24 Energy Efficiency Standards in
effect at the time building permits are received. As of January 1, 2020, photovoltaic systems
are required for new homes. The standards also encourage demand responsive technologies
including battery storage and heat pump water heaters and improvements to the building’s
thermal envelope through high performance attics, walls and windows to improve comfort and
energy savings. Therefore, the operational energy consumption would not preclude
implementation of the State of California’s energy reduction efforts.4
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Project Analysis and Conclusion

The Healdsburg 2030 General Plan5 addresses energy conservation guidelines in the Housing
Element and Natural Resources Element. Goals H‐G and NR‐E reinforce the California Building

4

5
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California Energy Commission. 2019. Building Energy Efficiency Standards. Website: https://www.energy.ca.gov/programs‐and‐
topics/programs/building‐energy‐efficiency‐standards/2019‐building‐energy‐efficiency. Accessed May 6, 2019.
City of Healdsburg. 2009. Healdsburg 2030 General Plan. July. Website: https://www.ci.healdsburg.ca.us/354/General‐Plan.
Accessed November 20, 2019.
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and Energy code to promote energy efficient building design. Building and site designs would be
reviewed by the City of Healdsburg for energy impacts, prior to approval of the proposed project.
Housing Element
 Goal H‐G. Conservation of energy. To promote energy conservation in residential

development and reduce greenhouse gas emissions.
‐ H‐G‐2. Require energy‐efficiency performance in new housing that meets or exceeds
minimum State standards.
‐ H‐G‐3. Promote energy‐efficient residential site development practices.

 Goal NR‐E. Reduce greenhouse gas emissions and increase energy efficiency

communitywide.
‐ NR‐E‐6. The City will comply with state climate protection goals and programs to the
maximum extent allowed by the City’s jurisdictional authority.
In addition to the Healdsburg 2030 General Plan energy reduction policies, the State of
California under Senate Bill 350 (SB 350) has adopted an Integrated Resources Plan to meet
California greenhouse gas (GHG) emissions reduction goals, while balancing the need for
reliable and affordable electric service to customers. Additionally, a Sustainability Reduction
Plan for sustainable Electric and Water Initiatives identifies reduction accomplishments in 2015
and sets goals for 2020 and 2030 as a roadmap towards reducing emissions and fostering
sustainable initiatives. The Sonoma County Regional Climate Action Plan6 identifies these
standards and contains goals and measures that support the State‐mandated Title 24 Energy
Efficiency Standard, enforced locally by the City of Healdsburg through the building permit
review and inspection process. The City of Healdsburg addresses measures to increasing
energy efficiency and renewable energy in Goals 1 and 2 in Section 5.3 of the Sonoma County
Regional Climate Action Plan. As noted in Section 6(c), the Healdsburg 2030 General Plan and
Sonoma County Regional Climate Action Plan contain multiple voluntary measures supporting
renewable energy and energy efficiency. The proposed project would not conflict with or
obstruct any of these local voluntary measures.
The proposed project would be served by Healdsburg Electric Utility for electrical power and
PG&E for natural gas. California’s Renewables Portfolio Standard (RPS) requires that 33 percent
of electricity retail sales be served by renewable energy sources by 2020. Healdsburg’s
Standard Rate power mix as of 2017 includes 39 percent large hydroelectric, 38 percent eligible
renewable, 17 percent natural gas, and 6 percent unspecified sources of power. Healdsburg
Electric Utility’s renewable energy resource mix is comprised of 37 percent geothermal and 1
percent eligible hydroelectric. Healdsburg Electric Utility also offers a Green Rate option for
100 percent renewable service comprised of 100 percent geothermal.7 Therefore, the
proposed project would receive electricity from a utility company that would meet California’s
6

7

Attachment: Attachment 2 - PC Reso. 2020-03 (2754 : North Village DA)

Natural Resources Element

Sonoma County. 2016. Sonoma County Regional Climate Action Plan. July. Website: https://rcpa.ca.gov/projects/climate‐action‐
2020/. Accessed November 20, 2019.
California Energy Commission (CEC). 2019. Power Content Label. Website:
https://ww2.energy.ca.gov/pcl/power_content_label.html. Accessed January 29, 2020.
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RPS requirements. As such, the proposed project would not conflict with or obstruct a State or
local plan for renewable energy or energy efficiency. Operational energy impacts would be less
than significant.

Mitigation Measures
None.

The proposed project does not include land use or zoning changes and would not change the type or
extent of development allowed under the NEAP and analyzed in the NEAP EIR. Applicable mitigation
measures previously identified in the NEAP EIR will be required as set forth in the MMRP and no
considerably different mitigation measures that may substantially reduce impacts have been
identified or rejected. Development of the proposed project would be in accordance with the
densities, standards, and development guidelines permitted under the NEAP and analyzed in the
NEAP EIR. Therefore, the proposed project would not involve new significant energy impacts.

50
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Do the Proposed
Changes Involve
New or More
Severe Impacts?

New
Circumstances New Information
Involving New or Requiring New
More Severe
Analysis or
Impacts?
Verification?

Mitigation
Measures

VII. Geology, Seismicity, and Soils
Would the project:

i) Rupture of a known Less than
earthquake fault, as significant
delineated on the impact.
most recent Alquist‐
Priolo
Earthquake
Fault Zoning Map
issued by the State
Geologist for the
area or based on
other
substantial
evidence of a known
fault?
Refer
to
Division of Mines
and Geology Special
Publication 42.

No.

No.

No.

None.

ii) Strong
seismic Less than
ground shaking?
significant
impact.

No.

No.

No.

None.

iii) Seismic‐related
Less than
ground
failure, significant
including
impact.
liquefaction?

No.

No.

No.

None.

iv) Landslides?

Less than
significant
impact.

No.

No.

No.

None.

b) Result in substantial Less than
soil erosion or the loss significant
of topsoil?
impact.

No.

No.

No.

None.

c) Be located on a
Less than
geologic unit or soil
significant
that is unstable, or
impact.
that would become
unstable as a result of
the project, and
potentially result in
on‐ or off‐site
landslide, lateral
spreading, subsidence,
liquefaction or
collapse?

No.

No.

No.

None.
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d) Be
located
on Less than
expansive soil, as significant
defined in Table 18‐1‐ impact.
B of the Uniform
Building Code (1994),
creating
substantial
direct or indirect risks
to life or property?

No.

No.

No.

None.

e) Have soils incapable of No impact.
adequately supporting
the use of septic tanks
or
alternative
wastewater disposal
systems where sewers
are not available for
the
disposal
of
wastewater?

No.

No.

No.

None.

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

No.

No.

No.

Mitigation
Measure
CUL‐2

Less than
significant
impact with
mitigation.

Discussion
The NEAP EIR determined the plan area is in a seismically active region that includes major
active fault systems capable of producing a maximum earthquake event of 6.9 (Richter
Magnitude). In the NEAP area, there are two previously unidentified strike‐slip faults that are
associated with the Healdsburg Fault, which cross the northern and southern portions of the
plan area. The central portion of the plan area may contain soils that are prone to liquefaction
during or immediately following a seismic event. In addition, the plan area is generally flat with
gentle topography. As discussed in the NEAP EIR, the City of Healdsburg would implement
federal, State, and General Plan policies to minimize seismic hazards. Any development within
the NEAP area would be subject to the pertinent federal, State, and General Plan policies that
minimize seismic hazard risks as implemented by the City of Healdsburg. Therefore, the NEAP
EIR concluded that impacts related to seismic hazards would be less than significant.
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North Village Project Analysis

The proposed project would implement the same federal, State, and General Plan policies
evaluated in the NEAP EIR to minimize seismic hazards risk. The proposed project does not
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include any development in areas not previously contemplated in the NEAP EIR. This precludes
the potential for new impacts associated with seismic hazards, beyond what was already
evaluated and disclosed in NEAP EIR. Therefore, implementation of the proposed project
would not introduce new impacts or create more severe impacts than those analyzed in the
NEAP EIR. No additional analysis is required.
Summary of the NEAP EIR

The NEAP EIR determined that to minimize the potential risk of soil erosion and loss of topsoil
during construction of new development in the plan area would be subject to mandatory
compliance with California Building Standard Code requirements. Previous grading activities on
a portion of the plan area included mass grading to improve sheet flow drainage, and to direct
flow to on‐site collection, retention, and a discharge drainage system that was constructed to
minimize soil erosion and improve water quality. The plan area’s relatively flat topography and
the prior grading and drainage improvements would help to ensure the plan area would not
experience significant erosion, sedimentation, or loss of topsoil through standard control
practices. Therefore, the NEAP EIR concluded that impacts from erosion would be less than
significant.
North Village Project Analysis

The proposed project includes an overall slight reduction in development by decreasing
commercial buildout to 113,760 square feet from the original 200,000 square feet of
commercial space evaluated in the NEAP EIR. Otherwise, development buildout and grading
activities are similar to those evaluated in the NEAP EIR. The project does not propose
development in areas not previously analyzed in the NEAP EIR, which precludes potential for
new impacts associated with erosion, sedimentation, and loss of topsoil. Therefore,
implementation of the proposed project would not introduce new impacts or create more
severe impacts than those analyzed in the NEAP EIR. No additional analysis is required.
c)

Summary of the NEAP EIR

The NEAP EIR determined that the plan area is located on a relatively stable geologic unit and
covered in cohesive soil with a shallow bedrock. As discussed under Impact a), the NEAP EIR
concluded that implementation of federal, State, and General Plan policies would minimize
geologic hazard risks associated with unstable soil or seismic condition that could result in
significant impacts related to lateral spreading, liquefaction, or landslides. Construction
activities in the plan area would be subject to California Building Standards Code requirements
to minimize soil erosion and further prevent unstable soil conditions. Since the plan area is
relatively level there were no areas identified as previously experiencing landslides.
Additionally, mass grading was previously completed in 2004 and grading associated with the
NEAP would be minimal, consisting of minor cuts and fills for road improvements, parking
areas, building pads, and on‐site drainage. Therefore, the NEAP EIR determined that
development in the plan area would not experience unstable soils conditions leading to
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significant impacts associated with lateral spreading, liquefaction, or landslides and impacts
would be less than significant.

The proposed project does not include development in areas beyond those assessed by the
NEAP EIR. The proposed project would implement federal, State, and General Plan policies,
which minimize risks associated with geologic hazards such as lateral spreading, liquefaction,
and landslides. This precludes the potential for new impacts associated with unstable geologic
units or soils. Therefore, implementation of the proposed project would not introduce new
impacts or create more severe impacts than those analyzed in the NEAP EIR. No additional
analysis is required.
d)

Summary of the NEAP EIR

The NEAP EIR concludes that the plan area contains expansive soils with a medium to very high
expansion potential. The geotechnical report for the plan area included recommendations for
proposed development, which would be implemented prior to construction. Additionally, the
City would review future development applications for consistency prior to issuance of building
permits, which include structural design and other techniques to reduce impacts associated
with expansive soils. As such, the NEAP would not expose people or structures to substantial
adverse effects associated with expansive soils. Therefore, impacts were determined to be less
than significant.
North Village Project Analysis

The proposed project does not include development in areas beyond those assessed in the
NEAP EIR. This precludes the potential for new impacts associated with expansive soils, beyond
what was already evaluated and disclosed in the NEAP EIR. Therefore, implementation of the
proposed project would not introduce new impacts or create more severe impacts than those
analyzed in the NEAP EIR. No additional analysis is required.
e)

Summary of the NEAP EIR

The NEAP EIR determined that development within the plan area would be connected to a
public sanitary sewer system maintained by the Municipal Utility Department, which services
the entire City of Healdsburg. An existing 10‐inch public sewer would be extended to the plan
area; no septic tanks were proposed within the plan area. Therefore, the NEAP EIR concluded
no impact would occur.
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North Village Project Analysis

North Village Project Analysis

The proposed project does not include development outside of the plan area that was
evaluated in the NEAP EIR. Development proposed by the project would connect to the public
sanitary sewer system and does not propose septic or alternative systems. Therefore,
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implementation of the proposed project would not introduce new impacts or create more
severe impacts than those analyzed in the NEAP EIR. No additional analysis is required.
Summary of the NEAP EIR

The NEAP EIR concluded there are potential fossiliferous rocks and sediment layers within the
plan area. Within Sonoma County, where the plan area is located, there are 27 vertebrate fossil
localities, but thus far, no vertebrate fossils have been found within 10 miles of the plan area.
The likelihood of encountering undiscovered paleontological resources during plan
implementation is considered low since the plan previously underwent site grading and
drainage improvements, so fill work was previously completed and no major mass earthwork
grading is anticipated in the plan area. The potential for encountering undiscovered
paleontological resources is considered low, but there is still a possibility that paleontological
resources could be uncovered. The NEAP EIR concluded that implementation of MM CUL‐2
would reduce potential impacts to a less than significant level.
North Village Project Analysis

The proposed project does not include development outside of the area previously evaluated
in the NEAP EIR. The same conditions evaluated in the NEAP EIR are present for the proposed
project. It is possible, even though it is unlikely, that the project’s construction activities could
uncover paleontological resources. Consistent with the NEAP EIR, implementation of MM CUL‐
2 would reduce the potential impacts to paleontological resources to less than significant.
Therefore, implementation of the proposed project would not introduce new impacts or create
more severe impacts than those analyzed in the NEAP EIR. No additional analysis is required.

Mitigation Measures
MM CUL‐2

FirstCarbon Solutions

The following requirement shall be imposed as a condition of approval on all future
development within the plan area: In the event that fossils or fossil‐bearing deposits
are discovered during construction activities, excavations within a 100‐foot radius of
the find shall be temporarily halted or diverted. The construction contractor shall
notify a qualified paleontologist to examine the discovery. The applicant shall
include a standard inadvertent discovery clause in every construction contract to
inform contractors of this requirement. The paleontologist shall document the
discovery as needed in accordance with Society of Vertebrate Paleontology
standards and assess the significance of the find under criteria set forth in CEQA
Guidelines Section 15064.5. The paleontologist shall notify the appropriate agencies
to determine procedures that would be followed before construction activities are
allowed to resume at the location of the find. If the applicant determines that
avoidance is not feasible, the paleontologist shall prepare an excavation plan for
mitigating the effect of construction activities on the discovery. The plan shall be
submitted to the City of Healdsburg for review and approval prior to
implementation, and the applicant shall adhere to the recommendations in the plan.
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The proposed project does not include land use or zoning changes and would not change the type or
extent of development allowed under the NEAP and analyzed in the NEAP EIR. Applicable mitigation
measures previously identified in the NEAP EIR will be required as set forth in the MMRP and no
considerably different mitigation measures that may substantially reduce impacts have been
identified or rejected. Development of the proposed project would be in accordance with the
densities, standards, and development guidelines permitted under the NEAP and analyzed in the
NEAP EIR. The proposed project does not propose substantial geological, seismic, or soils changes
beyond those analyzed in the NEAP EIR or require major revisions to the NEAP EIR. Therefore, the
proposed project would not involve new significant or more severe geology, seismicity, and soils
impacts than those previously identified and analyzed in the NEAP EIR. No additional analysis is
required.
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Do the Proposed
Changes Involve
New or More
Severe Impacts?

New
Circumstances New Information
Involving New or Requiring New
More Severe
Analysis or
Impacts?
Verification?

Mitigation
Measures

VIII. Greenhouse Gas Emissions

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

Less than
significant
with
mitigation.

No.

No.

No.

MM GHG‐1

b) Conflict with any
applicable plan, policy
or regulation adopted
for the purpose of
reducing
the
emissions
of
greenhouse gases?

Less than
significant
with
mitigation.

No.

No.

No.

MM GHG‐1

Discussion
a)

Summary of the NEAP EIR

The NEAP EIR considered the project’s generation of GHG emissions during both construction
and operations of the project.
The Northern Sonoma County APCD has not adopted standards of significance for construction
and operational GHG emissions and instead, suggests the use of the BAAQMD’s thresholds and
mitigation measures. The BAAQMD does not presently provide a construction‐related GHG
generation threshold, but it does recommend that construction‐generated GHGs be quantified
and disclosed. The BAAQMD also recommends that lead agencies make a determination of the
level of significance of construction‐generated GHG emissions in relation to meeting AB 32
GHG emission reduction goals. The NEAP EIR disclosed that the project would generate
approximately 1,627 metric ton (MT) carbon dioxide equivalent (CO2e) over its 2‐year
construction duration, or amortized emissions of 54.2 MT CO2e per year. The NEAP EIR also
identified that the plan is consistent with the reduction goals of the ARB Scoping Plan and the
Scoping Plan Update per SB 32 and would not significantly hinder or delay the State’s ability to
meet the reduction targets contained in AB 32 and SB 32 or conflict with implementation of
the Scoping Plan and Scoping Plan Update.
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Would the project:

The BAAQMD’s efficiency threshold of 4.6 MT CO2e per service population (employees plus
residents) per year was utilized to determine significance for long‐term operational impacts.
The analysis provided in the NEAP EIR concluded that long‐term operational impacts associated
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with the generation of GHG emissions would be less than significant with implementation of
MM GHG‐1.

The proposed project is on the same site as the project previously analyzed in the NEAP EIR
and contemplates similar land uses and the overall footprint of the proposed project is similar
to the previously approved project. As indicated in Appendix A of the NEAP EIR, construction
was assumed to begin in mid‐2019 and conclude in June 2021. The project would be
constructed at a later date than what was assumed in the NEAP EIR. The construction schedule
used in the NEAP EIR represented a worst‐case analysis scenario for the proposed project and
improvements in technology and more stringent regulatory requirements would result in lower
emission factors for construction equipment as the analysis year increases. Therefore,
construction emissions would not increase as a result of a later construction analysis year.
Considering this information, impacts associated with the generation of GHG emissions during
construction of the proposed project would be roughly the same or less than the impacts
disclosed in the NEAP EIR, and no new significant impacts would result from construction of
the proposed project.
The proposed project is on the same site as the project previously analyzed in the NEAP EIR
and contemplates similar land uses and the overall footprint of the proposed project is similar
to the development area contemplated in the NEAP. The proposed project is estimated to
accommodate 771 residents and 269 employees.8,9,10,11 A summary comparison of the
operational GHG emissions is shown in Table 3. The proposed project would generate
approximately 4,544 MT CO2e per year with the addition of amortized construction emissions
from the NEAP EIR.

Table 3: Operational GHG Emissions Comparison
NEAP EIR Emissions
(MT CO2e per year)

Proposed Project Emissions
(MT CO2e per year)

Net Change in
Emissions
(MT CO2e per year)

Area

130.0

159.1

29.1

Energy

507.0

1,115.4

608.4

4,539.2

3,034.7

(1,504.5)

122.3

116.1

(6.2)

GHG Emission Source

Mobile (Vehicles)
Waste
8

9

10

11
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North Village Project Analysis

The number of residents was calculated by multiplying 301 proposed dwelling units by 2.56 people per household, which was the
average household size in 2010 according to the Healdsburg Housing Element 2015‐2023.
City of Healdsburg. 2015. Healdsburg Housing Element 2015‐2023. Website:
https://www.ci.healdsburg.ca.us/DocumentCenter/View/5437/Adopted‐Housing‐Element. Accessed November 21, 2018.
Regional average employment densities from Table II‐B of the Southern California Association of Governments (SCAG) Employment
Density Study were used to calculate the number of employees for the proposed project. Thus, 1152 square feet per employee was
assumed for the hotel land use, 857 square feet per employee was assumed for the strip mall land use, and 344 square feet per
employee was assumed for the assisted living land use. The inverse of each of these employment densities was multiplied by the
square feet of each land use (113,760 square feet, 12,000 square feet, and 53,790 square feet, respectively), and then the resulting
number of employees for these three land uses was summed to get the total number of employees for the proposed project.
Southern California Association of Governments (SCAG). 2001. Employment Density Study. Accessed November 21, 2018.
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NEAP EIR Emissions
(MT CO2e per year)

Proposed Project Emissions
(MT CO2e per year)

Net Change in
Emissions
(MT CO2e per year)

76.2

64.8

(11.4)

5,374.7

4,490.1

(884.6)

54.2

54.2

—

Total Emissions

5,428.9

4,544.3

(884.6)

Additional Off‐Model Mitigation
Through the Implementation of GHG
Emissions Reduction Measures (MM
GHG‐1)

(695.5)

—

—

Total Project Operational Emissions
with the Implementation of GHG
Emissions Reduction Measures

4,733.4

—

—

Service Population (Employees and
Residents)

1,029

1,040

—

Annual Emissions Per Service
Population

4.6

4.4

—

BAAQMD Threshold (MT CO2e/Service
Population/year)

4.6

4.6

—

Does project exceed threshold?

No

No

—

GHG Emission Source

Water
Total Operational
Construction Emissions (Amortized
over 30 Years)

Notes:
MT CO2e = metric tons of carbon dioxide equivalent.
Source of Emissions: CalEEMod Output (see Appendix A)

As shown above in Table 3, the project’s long‐term operational emissions, without mitigation,
would be less than those analyzed in the NEAP EIR and would also not exceed the BAAQMD’s
efficiency threshold of 4.6 MT CO2e per service population per year. Therefore, the project
satisfies the requirements of MM GHG‐1 by demonstrating that the proposed development
would meet the BAAQMD recommended threshold of significance for individual projects
without requiring any additional GHG emissions reduction measures. Therefore, the proposed
project would not introduce new environmental impacts or create more severe environmental
impacts than those analyzed in the NEAP EIR. No additional analysis is required.
b)

Attachment: Attachment 2 - PC Reso. 2020-03 (2754 : North Village DA)

Table 3 (cont.): Operational GHG Emissions Comparison

Summary of NEAP EIR

The NEAP EIR concluded that the project would not exceed the BAAQMD’s threshold of
significance with implementation of MM GHG‐1. Therefore, impacts associated with conflicts
with any applicable plan, policy or regulation of an agency adopted for reducing the emissions
of GHGs would be less than significant with implementation of MM GHG‐1.
FirstCarbon Solutions
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North Village Project Analysis

Mitigation Measures
MM GHG‐1

Implement GHG Emissions Reduction Measures
Prior to the final discretionary approval for each development project in the plan
area, each developer shall provide documentation to the City of Healdsburg
demonstrating that the proposed development would meet the BAAQMD
recommended threshold of significance for individual projects or would achieve
additional GHG emissions reductions sufficient to meet the recommended threshold
through a combination of one or more of the following measures and/or other
comparable measures approved by the City:
 Commit to 100 percent renewable energy use through a combination of use of
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on‐site renewable energy and Healdsburg Electric’s “Green Rate” program.
Install on‐site solar panels to generate electricity for on‐site electricity
consumption.
Provide documentation how a ride‐sharing program or other transportation
demand management program for hotel, office, and retail employees would be
implemented starting no later than 60 days after operations begin. Use of electric
vehicles for ride‐share program would further reduce GHG emissions.
Install electric vehicle charging stations at workplaces and multi‐family residences
to promote the use of electric vehicles.
Use heat‐pumps (rather than natural gas) for heating of residential and
commercial spaces.
Purchase voluntary carbon credits from a verified GHG emissions credit broker in
an amount sufficient to offset operational GHG emissions that exceed the
recommended significance threshold over the lifetime of the proposed
development (or a reduced amount estimated based on implementation of other
measures listed above). Copies of the contract(s) shall be provided to the City.

Attachment: Attachment 2 - PC Reso. 2020-03 (2754 : North Village DA)

The BAAQMD thresholds of significance used to determine significance for the project’s
potential to generate GHG emissions in the NEAP EIR would remain applicable to the project.
As shown in Impact 8(a), the proposed project’s generation of GHG emissions during
construction and operations would be less than the emissions projected in the NEAP EIR, and
would not exceed the applicable thresholds of significance with implementation of MM GHG‐1.
Therefore, the proposed project would not substantially conflict with existing California
legislation adopted to reduce Statewide GHG emissions. The proposed project would not
introduce new environmental impacts or create more severe environmental impacts than
those analyzed in the NEAP EIR. No additional analysis is required.
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The proposed project does not include land use or zoning changes and would not change the type or
extent of development allowed under the NEAP and analyzed in the NEAP EIR. Applicable mitigation
measures previously identified in the NEAP EIR will be required as set forth in the MMRP and no
considerably different mitigation measures that may substantially reduce impacts have been
identified or rejected. Development of the proposed project would be in accordance with the
densities, standards, and development guidelines permitted under the NEAP and analyzed in the
NEAP EIR. The proposed project does not propose substantial GHG emissions changes beyond those
analyzed in the NEAP EIR or require major revisions to the NEAP EIR. Therefore, the proposed project
would not involve new significant or more severe GHG emission impacts than those previously
identified and analyzed in the NEAP EIR. No additional analysis is required.

FirstCarbon Solutions
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Environmental Issue
Area

IX.

Conclusion in
NEAP EIR

Do the Proposed
Changes Involve
New or More
Severe Impacts?

New
Circumstances New Information
Involving New or Requiring New
More Severe
Analysis or
Impacts?
Verification?

Mitigation
Measures

Hazards and Hazardous Materials

a) Create a significant Less than
hazard to the public or significant
the
environment impact.
through the routine
transport, use, or
disposal of hazardous
materials?

No.

No.

No.

None.

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

Less than
significant
with
mitigation.

No.

No.

No.

MM HAZ‐1

c) Emit
hazardous No impact.
emissions or handle
hazardous or acutely
hazardous materials,
substances, or waste
within
one‐quarter
mile of an existing or
proposed school?

No.

No.

No.

None.

d) Be located on a site Less than
which is included on a significant
list
of
hazardous impact.
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.

None.

e) For a project located Less than
within an airport land significant
use plan or, where impact.
such a plan has not
been adopted, within
two miles of a public
airport or public use
airport, would the

No.

No.

No.

None.
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Environmental Issue
Area

Conclusion in
NEAP EIR

CEQA Checklist

Do the Proposed
Changes Involve
New or More
Severe Impacts?

New
Circumstances New Information
Involving New or Requiring New
More Severe
Analysis or
Impacts?
Verification?

Mitigation
Measures

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

Less than
significant
with
mitigation.

No.

No.

None.

MM HAZ‐2

g) Expose people or
structures,
either
directly or indirectly to
a significant risk of
loss, injury or death
involving
wildland
fires?

Less than
significant
with
mitigation.

No.

No.

None.

MM HAZ‐2

Discussion
a)

Summary of the NEAP EIR

The NEAP EIR determined the residential and commercial land uses proposed in the NEAP did
not typically involve regular use, storage, transport, or disposal of significant amounts of
hazardous materials. Given the NEAP’s proposed land uses, the use of acutely hazardous
materials of any quantity that would have potential to result in releases that could potentially
expose substantial numbers of people or the environment to harm were considered minimal.
Construction and operation would involve minor routine transport and handling of hazardous
substances such as diesel fuels, lubricants, solvent, asphalt, pesticides, and fertilizers, which
could result in the exposure of workers to hazardous materials. However, the NEAP EIR
concluded that, with compliance with applicable federal, State, and local laws pertaining to the
safe handling and transport of hazardous materials, project construction and operation would
not create a significant hazard to the public or the environment. Federal and State regulations
would ensure proper training and established programs for hazardous material handling,
tracking, cleanup and remediation, and emergency plans and accessibility are compliant.
Furthermore, Healdsburg 2030 General Plan Policies S‐H‐1 and S‐H‐2 regulate the production
and use, storage, and transport of hazardous materials within the City of Healdsburg by
ensuring new developments provide for reasonable controls and protect current and new

FirstCarbon Solutions
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project result in a
safety
hazard
or
excessive noise for
people residing or
working in the project
area?
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development from existing hazardous waste. Therefore, the NEAP EIR concluded impacts
would be less than significant.

Consistent with the NEAP EIR, the proposed project includes development of residential and
commercial land uses, which will not include the use of acutely hazardous materials.
Construction and operation activities would involve minor routine transport and handling of
hazardous substances such as diesel fuels, lubricants, solvent, asphalt, pesticides, and
fertilizers, which could result in the exposure of workers to hazardous materials. Applicable
federal, State, and local laws and regulations would ensure programs and procedure for
handling, transporting, disposal, cleanup, and remediation of hazardous materials are in place
and followed. The proposed project would not introduce changes to the amount of exposure of
hazardous materials during routine transport, use, or disposal beyond those analyzed in the
NEAP EIR. Therefore, implementation of the proposed project would not introduce new
impacts or create more severe impacts related to the routine transport, use, or disposal of
hazardous materials than those analyzed in the NEAP EIR. No additional analysis is required.
b)

Summary of the NEAP EIR

The NEAP EIR determined that the proposed commercial and residential land uses would not
involve the transport or use of acutely hazardous materials. Although minor hazardous
materials such as cleaning solvents, diesel, gasoline, greaser/degreasers, mechanical fluids, and
oil would be used, the NEAP EIR found that risk of upset and hazardous material release would
not be increased.
The NEAP EIR evaluated the project site for asbestos‐containing materials and determined that
while the western portion of the NEAP area contained an isolated portion of weathered
serpentine without visually noticeable asbestos‐form minerals, it is likely that some asbestos
exists in this rock type. The plan area previously underwent site drainage improvements and
site grading improvements, including replacing on‐site soils with engineered fill and further
grading activities. Although regulations and procedures are in place to minimize asbestos
exposure during construction, construction workers and nearby residents could be exposed to
dust from asbestos rock and soil during construction of foundation excavations or pipeline
trenching. To minimize asbestos dust exposure, MM HAZ‐1 would be implemented to require
the developer to establish and follow an asbestos dust mitigation plan during construction
activities. The NEAP EIR concluded that with implementation of MM HAZ‐1, impacts would be
less than significant.
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North Village Project Analysis

North Village Project Analysis

The proposed project includes residential and commercial land uses consistent with those that
were evaluated in the NEAP EIR. Risk of upset or accidental exposure from hazardous materials
would still be minimal as low‐risk hazardous materials proposed in the North Village Project
include cleaning solvents, diesel, gasoline, greaser/degreasers, mechanical fluids, and oil. The
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project site still contains serpentine rock that may contain asbestos deposits and excavation
activities could expose and create asbestos dust. Consistent with the NEAP EIR, MM HAZ‐1
would be implemented to require the developer to establish a plan and procedure to mitigate
asbestos dust exposure. Therefore, implementation of the proposed project would not
introduce new risks of upset or accidental exposure of hazardous materials impacts or create
more severe risks of upset or accidental exposure of hazardous materials impacts than those
analyzed in the NEAP EIR. No additional analysis is required.
Summary of the NEAP EIR

The NEAP EIR concludes the plan area is located approximately 1.5 miles north of Healdsburg
High School, the closest school to the NEAP area. Buildout under the NEAP EIR could include
senior community living with medical services, which may emit hazardous emissions or handle
limited quantities of hazardous materials, and such handling would be consistent with
applicable regulations. The emission or handling of acutely hazardous materials of any quantity
at such a distance from a school precludes the possibility of a school becoming exposed to
hazardous emissions or materials. Therefore, the NEAP EIR determined no impact would occur.
North Village Project Analysis

The proposed project includes land uses consistent with what was considered under the NEAP
EIR. The project site is approximately 1.5 miles from the nearest school. The proposed on‐site
medical services may emit hazardous emissions or handle quantities of hazardous materials in
limited amounts and consistent with applicable regulations; however, the distance to the
nearest school precludes the possibility of a school being exposed to hazardous emissions or
materials. Therefore, implementation of the proposed project would not introduce new
impacts or create more severe impacts than those analyzed in the NEAP EIR. No additional
analysis is required.
d)

Summary of the NEAP EIR

The NEAP EIR indicated that a lumberyard and mill previously occupied the plan area. The plan
area is indicated as a cleanup site by State Water Resources Control Board (State Water Board)
GeoTracker and cleanup activities were finished in April 1996. The plan area was not listed on
any other database searches of compiled hazardous material sites. The NEAP EIR concluded
that impacts from a known hazard site would be less than significant.
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c)

North Village Project Analysis

The proposed project is in an area previously contemplated for development in the NEAP EIR.
As a result, the proposed project would not be constructed on an area listed as a hazardous
materials site not already evaluated in the NEAP EIR. Therefore, implementation of the
proposed project would not introduce new impacts or create more severe impacts than those
analyzed in the NEAP EIR. No additional analysis is required.
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Summary of the NEAP EIR

North Village Project Analysis

The proposed project does not include any development in areas not previously contemplated
by the NEAP EIR. As described in the NEAP EIR, the closest airport to the planning area is
Healdsburg Municipal Airport located 1.2 miles to the southwest, which is within the plan area
of the CALUP, but does not fall within a county airport zone or a referral boundary area.
Therefore, referral to the Sonoma County Airport Land Use Commission is not required.
Development of the proposed project would not expose people residing and working within
the project vicinity to a safety hazard regarding operation of a public airport. Therefore,
implementation of the proposed project would not introduce new impacts or create more
severe impacts than those analyzed in the NEAP EIR. No additional analysis is required.
f)

Summary of the NEAP EIR

The NEAP EIR indicated that the City of Healdsburg and Sonoma County do not have adopted
emergency response plans. The NEAP included roadway improvements primarily to Healdsburg
Avenue, a designated arterial street, which would ease access entering, exiting, and navigating
through the plan area. The project would not include roadway modifications, such as lane
narrowing or permanent road closures, that would impair or interfere with emergency
response or evacuation. The plan area has a single access across a railway, which, given the
proposed size of the development and potential need for plan area evacuation in the case of
wildfires or other emergencies, poses a potentially significant impact due to a lack of a
secondary emergency vehicle access. Implementation of MM HAZ‐2 would ensure that a
secondary emergency vehicle access road is provided for the plan area to minimize delaying
emergency response times. Therefore, the NEAP EIR concluded that with implementation of
MM HAZ‐2, impacts would be less than significant.

Attachment: Attachment 2 - PC Reso. 2020-03 (2754 : North Village DA)

The NEAP EIR indicated that the plan area is located approximately 1.2 miles southwest of the
Healdsburg Municipal Airport. The plan area is included in the Comprehensive Airport Land
Use Plan (CALUP) for Sonoma County and is located outside a referral area boundary and other
county airport zones. Referral to the Sonoma County Airport Land Use Commission is not
required. The plan did not propose changes to land use designations for the property.
Therefore, the NEAP EIR concluded development would not expose people residing and
working with the plan area to a safety hazard regarding operation of a public airport and
impacts would be less than significant.

North Village Project Analysis

The proposed project includes two access points to the project site. The first is the main
entrance from Healdsburg Avenue, which crosses a designated railway. Compliant with MM
HAZ‐2 in the NEAP EIR, a secondary emergency vehicle access point to the project site would
be constructed from Healdsburg Avenue near the northeast corner of the project site, which
would minimize potential delay for emergency response. Therefore, implementation of the
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proposed project would not introduce new impacts or create more severe impacts than those
analyzed in the NEAP EIR. No additional analysis is required.
g)

Summary of the NEAP EIR

North Village Project Analysis

The proposed project includes a secondary access route near the northeast corner of the
project site from Healdsburg Avenue, which would improve emergency service accessibility to
the project site. Consistent with the NEAP EIR, the proposed project would be required to
implement MM HAZ‐2 to increase emergency vehicle access to the project site, lowering the
risk of loss, death, or injury because of wildfire. Therefore, implementation of the proposed
project would not introduce new impacts or create more severe impacts than those analyzed
in the NEAP EIR. No additional analysis is required.

Mitigation Measures
MM HAZ‐1

The following requirement shall be imposed as a condition of approval prior to all
development within the plan area: The Comstock property developer shall prepare a
dust control plan that specifies measures to reduce fugitive dust emissions during
construction. The developer shall also prepare an asbestos dust mitigation plan to
be submitted to and approved by BAAQMD, in accordance with 17 CCR Section
93105 and 8 CCR Section 1529.

MM HAZ‐2

The following requirement shall be imposed as a condition of approval prior to or
concurrent with all development within the plan area: The Comstock property
developer shall provide a secondary emergency vehicle access point to facilitate
more orderly and efficient levels of development and minimize delaying emergency
response times. Potential location options for secondary emergency access include,
but are not limited to, a second railroad crossing over the NCRA railway north of the
main entrance or a new route south of the plan area through the vacant parcel
owned by SIMI Winer, Inc. (APN 091‐060‐032) and into the plan area. If secondary
emergency access is not provided to satisfy fire safety standards, development on
the Comstock property will be limited to the extent allowed under applicable fire
safety regulations, codes, and ordinances.

FirstCarbon Solutions
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The NEAP EIR determined that the plan area is at moderate risk of wildland fires. Wildland fire
risk would be minimized with the implementation of General Plan Policies S‐D‐1 through S‐D‐5,
which would ensure that development reflects appropriate design and building materials.
Implementation of MM HAZ‐2 would create alternate access points for emergency vehicles,
thereby improving emergency response times. The NEAP EIR concluded that with
implementation of MM HAZ‐2, impacts would be less than significant.
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The proposed project does not include land use or zoning changes and would not change the type or
extent of development allowed under the NEAP and analyzed in the NEAP EIR. Applicable mitigation
measures previously identified in the NEAP EIR will be required as set forth in the MMRP and no
considerably different mitigation measures that may substantially reduce impacts have been
identified or rejected. Development of the proposed project would be in accordance with the
densities, standards, and development guidelines permitted under the NEAP and analyzed in the
NEAP EIR. The proposed project does not propose substantial hazards changes beyond those
analyzed in the NEAP EIR or require major revisions to the NEAP EIR. Therefore, the proposed project
would not involve new significant or more severe hazards or hazardous materials impacts than those
previously identified and analyzed in the NEAP EIR. No additional analysis is required.
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Environmental Issue
Area

Conclusion in
NEAP EIR

CEQA Checklist

Do the Proposed
Changes Involve
New or More
Severe Impacts?

New
Circumstances New Information
Involving New or Requiring New
More Severe
Analysis or
Impacts?
Verification?

Mitigation
Measures

X. Hydrology and Water Quality

a) Violate any water Less than
quality standards or significant
waste
discharge impact.
requirements
or
otherwise
substantially degrade
surface or ground
water quality?

No.

No.

No.

None.

b) Substantially decrease Less than
groundwater supplies significant
or interfere
impact.
substantially with
groundwater recharge
such that the project
may impede
sustainable
groundwater
management of the
basin?

No.

No.

No.

None.

Attachment: Attachment 2 - PC Reso. 2020-03 (2754 : North Village DA)

Would the project:

c) Substantially alter the existing drainage pattern of the site or area, including through the alteration of the
course of a stream or river or through the addition of impervious surfaces, in a manner which would:
(i) result in substantial Less than
erosion or siltation significant
on‐ or off‐site;
impact.

No.

No.

No.

None.

(ii) substantially
Less than
increase the rate or significant
amount of surface impact.
runoff in a manner
which would result
in flooding on‐ or
offsite;

No.

No.

No.

None.

(iii) create or contribute Less than
runoff water which significant
would exceed the
impact.
capacity of existing
or planned
stormwater drainage
systems or provide
substantial
additional sources of
polluted runoff; or

No.

No.

No.

None.
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Area

Conclusion in
NEAP EIR

(iv) impede or redirect No impact.
flood flows?

Do the Proposed
Changes Involve
New or More
Severe Impacts?

New
Circumstances New Information
Involving New or Requiring New
More Severe
Analysis or
Impacts?
Verification?

Mitigation
Measures

No.

No.

No.

None.

d) In
flood
hazard, Less than
tsunami, or seiche significant
zones, risk release of impact.
pollutants due to
project inundation?

No.

No.

No.

None.

e) Conflict
with
or
obstruct
implementation of a
water quality control
plan or sustainable
groundwater
management plan?

No.

No.

No.

None.

This checklist
question was
not
previously
evaluated in
the NEAP
EIR.

Discussion
a)

Summary of the NEAP EIR

The NEAP EIR determined that development of the plan area would result in minor grading and
trenching activities as mass grading activities were previously completed in 2004. Future
grading and excavation activities could result in temporary impacts to surface water and
groundwater quality caused by surface runoff that contains sediments that may then enter
nearby waterways and groundwater aquifers. Development within the plan area that disturbs
more than 1 acre of soil would be required to be compliance with the National Pollutant
Discharge Elimination System (NPDES) General Permit for Construction Activities. The City of
Healdsburg Ordinance No. 1091 requires that development plans that require design review,
building permits, and/or grading permits must prepare a Storm Water Pollution Prevention
Plan (SWPPP). Since development within the NEAP area would require design review, building
permits, and grading permits, a SWPPP would be required. Implementation of a SWPPP would
ensure that construction measures are implemented to prevent stormwater pollutants from
further degrading surface or groundwater quality or violate standards established by the North
Coast RWQCB. The NEAP EIR determined that development within the plan area would be
required to meet post‐construction stormwater treatment standard and prepare a Standard
Urban Stormwater Mitigation Plan (SUSMP) in compliance with RWQCB requirements. The
City’s Standard Storm Water Management Plan Guidelines require projects to incorporate
BMPs into project designs. Incorporation of BMPs, such as rain gardens and vegetated swales,
into project design would ensure that pollutants would be retained on‐site and would not
further degrade surface or ground water quality. Therefore, the NEAP EIR concluded that with
implementation of a SWPPP, SUSMP, and BMPs, proposed development and future
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development would not violate RWQCB standards or result in significant construction‐related
or operation‐related water quality impacts and impacts would be less than significant.

The proposed project includes a Stormwater LID Plan, which includes BMPs, a SWPPP, and a
SUSMP that is incorporated into the project site plan. Consistent with the NEAP EIR, the
proposed North Village Project’s SWPPP and site plan indicate that interceptor trees would be
planted along the private drive and the parking lots to capture stormwater runoff from large
areas of impervious surface. Stormwater runoff from project rooftops will be disconnected
from storm drain inlets and directed across landscaped areas, to bioretention basins located in
large open areas throughout the project site, and to planter bioretention basins that would be
located roadside and along sidewalks/walking paths. The SUSMP and project site plan indicate
that any excess stormwater volume would be directed to the existing drainage
detention/stormwater treatment pond. Trash would be removed from the storm drain system
using Contech Hydrodynamic Separators or similar technology. Consistent with the NEAP EIR,
the project Stormwater LID Plan is compliant with federal, State, and local regulations and all
Stormwater LID Plan BMPs and measures would be incorporated into the project site plan.
Therefore, implementation of the proposed project would not introduce new surface and
groundwater quality impacts or create more severe impacts than those analyzed in the NEAP
EIR. No additional analysis is required.
b)

Summary of the NEAP EIR

The NEAP EIR determined the City of Healdsburg would provide potable water service to the
plan area, which it obtains from well fields located along the Russian River and Dry Creek.
According to the 2015 Urban Water Management Plan, the City does not use groundwater
supplies for municipal water sources. Therefore, the NEAP EIR concluded that development of
the plan area would not significantly decrease groundwater supplies or interfere with
groundwater recharge and impacts would be less than significant.
North Village Project Analysis

The proposed project includes development that would receive potable water service from the
City of Healdsburg. As previously stated in the NEAP EIR, the City of Healdsburg does not use
groundwater supplies as a municipal water source. The City of Healdsburg’s municipal water is
supplied by well fields located along the Russian River and Dry Creek. Therefore,
implementation of the proposed project would not introduce new groundwater supply or
recharge impacts or create more severe impacts than those analyzed in the NEAP EIR. No
additional analysis is required.
c)

Attachment: Attachment 2 - PC Reso. 2020-03 (2754 : North Village DA)

North Village Project Analysis

Summary of the NEAP EIR

The NEAP EIR concluded that no alterations to streams or rivers would occur. Alterations to
drainage patterns would not result in substantial erosion or siltation on or off‐site, result in a
substantial increase in the rate or amount of stormwater and flooding, contribute to runoff or
FirstCarbon Solutions
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deficient downstream storm drainage facilities, or impede or redirect flood flows. Consistent
with the NEAP EIR, the project would be required to develop a Stormwater LID Plan, SWPPP,
and SUSMP to implement BMPs that comply with RWQCB and City stormwater regulations.
Run‐off would be directed towards landscaped areas and bioretention basins for filtration, and
excess runoff volumes would be directed towards an existing drainage retention pond. The
NEAP EIR determined that future projects would be required to install a storm drain system
compliant with RWQCB and City regulations that would collect runoff and discharge it to an
off‐site public system. The NEAP EIR concluded that compliance with NPDES permit conditions
and City regulations would mitigate the effects of increased impervious surfaces. Therefore,
the NEAP EIR determined that implementation of a Stormwater LID Plan, SWPPP, and SUSMP
would ensure impacts of erosion, siltation, flooding, stormwater volume, and deficient
drainage facilities would be less than significant.
North Village Project Analysis

The proposed project includes a Stormwater LID Plan that outlines BMPs and would also
prepare and implement a SWPPP and SUSMP for the project area to reduce erosion, siltation,
flooding, and stormwater volume. Similar to what was analyzed in the NEAP EIR, the proposed
project would not alter streams or rivers. Consistent with the NEAP EIR, the project site plan
indicates locations of proposed bioretention basins, interceptor trees, and landscape areas for
filtration/infiltration, which would be compliant with RWQCB and City regulations. Therefore,
implementation of the proposed project would not introduce new impacts or create more
severe impacts than those analyzed in the NEAP EIR. No additional analysis is required.
d)

Summary of the NEAP EIR

The NEAP EIR determined the plan area is not susceptible to the effects of seiche, tsunami, or
mudflows because the plan area is not located near a large open body of water, not located
near the Pacific Ocean, and the topography is relatively flat, so potential for mudflow is
minimal. Therefore, the NEAP EIR concluded impacts related to seiche, tsunami, or mudflow
are less than significant.
The plan area is not within a 100‐year flood zone, but the City of Healdsburg is located along
the Russian River and Dry Creek, which are connected to dam systems used for water supply
and flood control purposes. The nearby Warm Springs Dam, if it were to fail, could inundate
most of the City of Healdsburg, up to an elevation of 230 feet. The plan area is located below
230 feet and is at risk for flooding because of dam failure. Implementation of Healdsburg 2030
General Plan Measures S‐4 and S‐5 would guarantee that City emergency operations and plans
are adequately prepared and periodically updated to minimize risk associated with dam failure
flooding. Therefore, the NEAP EIR concluded impacts related to dam failure flooding would be
less than significant.
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North Village Project Analysis

The proposed project does not propose development in areas not previously considered in the
NEAP EIR. This precludes the potential for new impacts associated with seiche, tsunami,
mudflow, or flooding. Therefore, implementation of the proposed project would not introduce
new impacts or create more severe impacts than those analyzed in the NEAP EIR. No additional
analysis is required.
Summary of the NEAP EIR

The NEAP EIR did not evaluate whether the plan would result in impacts that would conflict
with or obstruct implementation of a water quality control plan or sustainable groundwater
management plan.
North Village Project Analysis

The proposed project would incorporate BMPs from the required Stormwater LID Plan, SWPPP,
and SUSMP. These standard measures would ensure, to the maximum extent practicable, that
the proposed project would not result in pollutants entering groundwater. The Healdsburg
2015 Urban Water Management Plan indicates that the City of Healdsburg is located in the
northern portion of the Santa Rosa Valley Basin. The City does not currently pump from a
groundwater basin or aquifer. The Healdsburg 2015 Urban Water Management Plan outlines a
Water Shortage Contingency Plan and Demand Management Measures, which ensure
adequate groundwater supplies and water quality control. The City would review the project
plan for consistency and compliance with RWQCB and City standards regarding water quality
control and groundwater management. Therefore, impacts would be less than significant.

Mitigation Measures
None.

Conclusion
The proposed project does not include land use or zoning changes and would not change the type or
extent of development allowed under the NEAP and analyzed in the NEAP EIR. Development of the
proposed project would be in accordance with the densities, standards, and development guidelines
permitted under the NEAP and analyzed in the NEAP EIR. The proposed project does not propose
substantial development or land use changes beyond those analyzed in the NEAP EIR or require
major revisions to the NEAP EIR. Therefore, the proposed project would not involve new significant
or more severe hydrology and water quality impacts than those previously identified and analyzed in
the NEAP EIR. No additional analysis is required.
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Environmental Issue
Area

Conclusion in
NEAP EIR

Do the Proposed
Changes Involve
New or More
Severe Impacts?

New
Circumstances New Information
Involving New or Requiring New
More Severe
Analysis or
Impacts?
Verification?

Mitigation
Measures

XI. Land Use and Planning

a) Physically divide an Less than
established
significant
community?
impact.

No.

No.

No.

None.

b) Cause a significant Less than
environmental impact significant
due to a conflict with impact.
any land use plan,
policy, or regulation
adopted
for
the
purpose of avoiding or
mitigating
an
environmental effect?

No.

No.

No.

None.

Discussion
a)

Summary of the NEAP EIR

The NEAP EIR determined the proposed development plan and plan area was consistent with
the General Plan guidelines and policies, and thus consistent with City land use regulations.
The plan area is designated and zoned as Mixed‐Use, and the City would review future
development projects to ensure they are Mixed‐Use compatible and consistent with the intent
of the NEAP. As such, the NEAP EIR concluded that buildout proposed in the NEAP would not
physically divide an established community and impacts would be less than significant.
North Village Project Analysis

As described in the Project Description, the proposed project includes residential, commercial,
and outdoor uses that would be compliant with the Mixed‐Use land designation and zoning
established for the NEAP. Therefore, implementation of the proposed project would not
introduce new impacts or create more severe impacts that would divide an established
community than those analyzed in the NEAP EIR. No additional analysis is required.
b)

Attachment: Attachment 2 - PC Reso. 2020-03 (2754 : North Village DA)

Would the project:

Summary of the NEAP EIR

The NEAP proposed development such as a senior living community, residential apartments, a
hotel, offices, and restaurants. Development within the plan area must comply with applicable
Healdsburg 2030 General Plan policies, land use regulation, and the City would review for project
compliance prior approval of construction permits. The NEAP EIR concluded that development
under the NEAP would not conflict with any land use plans, policies, or regulations that were
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adopted for the purpose of avoiding or mitigating an environmental effect and impacts would be
less than significant.

The proposed project includes a lesser amount of commercial development than was assessed
in the NEAP EIR. This reduction would still be in compliance with the site’s Mixed‐Use land
designation and zoning, and would not meaningfully deviate from the land uses contemplated
in the NEAP EIR. Consistent with NEAP EIR, the proposed project would not conflict with
applicable land use plans, policies, or regulations that were adopted for the purpose of
avoiding or mitigating an environmental effect. Therefore, implementation of the proposed
project would not introduce new impacts or create more severe impacts than those analyzed
in the NEAP EIR. No additional analysis is required.

Mitigation Measures
None.

Conclusion
The proposed project does not include land use or zoning changes and would not change the type or
extent of development allowed under the NEAP and analyzed in the NEAP EIR. Development of the
proposed project would be in accordance with the densities, standards, and development guidelines
permitted under the NEAP and analyzed in the NEAP EIR. The proposed project does not propose
substantial land use or development changes beyond those analyzed in the NEAP EIR or require
major revisions to the NEAP EIR. Therefore, the proposed project would not involve new significant
or more severe land use and planning impacts than those previously identified and analyzed in the
NEAP EIR. No additional analysis is required.
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Environmental Issue
Area

Conclusion in
NEAP EIR

Do the Proposed
Changes Involve
New or More
Severe Impacts?

New
Circumstances New Information
Involving New or Requiring New
More Severe
Analysis or
Impacts?
Verification?

Mitigation
Measures

XII. Mineral Resources

a) Result in the loss of No impact.
availability of a known
mineral resource that
would be of value to
the region and the
residents of the State?

No.

No.

No.

None.

b) Result in the loss of No impact.
availability of a locally‐
important
mineral
resource recovery site
delineated on a local
general plan, specific
plan or other land use
plan?

No.

No.

No.

None.

Discussion
a)

Summary of the NEAP EIR

The NEAP EIR determined that development within the NEAP planning area would not result in
the loss of mineral resources. The NEAP EIR concluded that the plan area is not located in a
mineral zone and no impact would occur. The General Plan does identify a sand and gravel
processing plant along the Russian River, 3.5 miles south of the plan area, and General Plan
Policy NR‐G‐1 expresses the City’s intent to allow continued use of properties along the Russian
River for sand and gravel mining operations.
North Village Project Analysis

The proposed project does not include development outside of the area previously evaluated
in the NEAP EIR. The same conditions evaluated in the NEAP EIR are present for the proposed
project. Consistent with the NEAP EIR, the North Village Project is not in a mineral zone.
Therefore, implementation of the proposed project would not introduce new mineral resource
impacts or create more severe mineral resource impacts than those analyzed in the NEAP EIR.
No additional analysis is required.
b)

Attachment: Attachment 2 - PC Reso. 2020-03 (2754 : North Village DA)

Would the project:

Summary of the NEAP EIR

The NEAP EIR confirmed that no known historical mineral extraction activities have occurred
within the plan area. The General Plan designated the plan area for mixed‐use land uses and
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the plan area is not identified within or near a mineral zone. The NEAP EIR concluded that
development of the plan area would not result in the loss of availability of locally important
mineral resources and no impact would occur.
North Village Project Analysis

Mitigation Measures
None.

Conclusion
The proposed project does not include land use or zoning changes and would not change the type or
extent of development allowed under the NEAP and analyzed in the NEAP EIR. Development of the
proposed project would be in accordance with the densities, standards, and development guidelines
permitted under the NEAP and analyzed in the NEAP EIR. The proposed project does not propose
substantial development and area changes beyond those analyzed in the NEAP EIR or require major
revisions to the NEAP EIR. Therefore, the proposed project would not involve new significant or
more severe mineral resource impacts than those previously identified and analyzed in the NEAP
EIR. No additional analysis is required.
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The proposed project does not propose development outside of the area previously evaluated
in the NEAP EIR. The same conditions evaluated in the NEAP EIR are present for the proposed
project. Therefore, implementation of the proposed project would not introduce new impacts
or create more severe impacts than those analyzed in the NEAP EIR. No additional analysis is
required.
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Environmental Issue
Area

Conclusion in
NEAP EIR

Do the Proposed
Changes Involve
New or More
Severe Impacts?

New
Circumstances New Information
Involving New or Requiring New
More Severe
Analysis or
Impacts?
Verification?

Mitigation
Measures

XIII. Noise
Would the project:
a) Generation
of
a
substantial temporary
or permanent increase
in ambient noise
levels in the vicinity of
the project 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.

b) Generation
of
excessive
groundborne vibration
or groundborne noise
levels?

Less than
significant
with
mitigation.

No.

No.

No.

NOI‐2

c) For a project located No impact.
within the vicinity of a
private airstrip or 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 working in
the project area to
excessive noise levels?

No.

No.

No.

No.
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NOI‐1a, NOI‐
1b, and NOI‐
1c

Discussion
a)

Summary of the NEAP EIR

The NEAP EIR determined that stationary noise source impacts to off‐site receptors would be
less than significant and concluded that implementation of MM NOI‐1, NOI‐1b, and NOI‐1c
would reduce noise impacts related to construction, traffic, and railroad noise to a less than
significant level.
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Consistent with the NEAP EIR, the proposed project would be within the same building
envelope and would not disturb land outside of areas already considered for potential
development. The proposed project would implement the same mitigation measures in order
to reduce potential noise impacts. The proposed project would meet the requirements of MM
NOI‐1b, and would not develop multi‐family residential or hotel land uses within 290 feet of
the centerline of U.S. 101, nor develop school, library, church, hospital, nursing home,
neighborhood park, or commercial land uses within 140 feet of the centerline of U.S. 101. The
proposed project does not propose development within 50 feet of the centerline of the
railroad tracks, and therefore is in compliance with MM NOI‐1c. Therefore, implementation of
the proposed project would not introduce substantial temporary or permanent increase noise
impacts beyond those analyzed in the NEAP EIR. No additional analysis is required.
b)

Summary of the NEAP EIR

The NEAP EIR determined that vibration impacts would not occur during construction because
ground vibration levels would attenuate to below the Federal Transit Administration (FTA)
damage threshold criteria due to the distance of the closest off‐site receptors. The NEAP EIR
concluded that implementation of MM NOI‐2 would ensure an acoustical analysis is performed
for structures proposed within 100 feet of the adjacent railroad and that operational vibration
impacts would be less than significant.
North Village Project Analysis

The proposed project would be within the same building envelope as analyzed in the NEAP EIR
and would not disturb land outside of areas already considered for potential development. The
proposed project would meet the requirements of MM NOI‐2, and would not develop any
structures within 100 feet of the centerline of the adjacent railroad. Therefore, implementation
of the proposed project would not introduce substantial temporary or permanent increases in
groundborne vibration impacts than those analyzed in the NEAP EIR. No additional analysis is
required.
c)

Summary of the NEAP EIR

The NEAP EIR determined that the plan area is located outside the Healdsburg Airport 55 A‐
weighted decibel (dBA) community noise equivalent level (CNEL) airport noise contours and no
private airstrips are located within 2 miles of the plan area. As a result, the NEAP EIR concluded
no impacts would occur related to airport land use plans.
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North Village Project Analysis

North Village Project Analysis

The proposed project does not include development outside of the area previously evaluated
in the NEAP EIR. The proposed project would be within the same building envelope as analyzed
in the NEAP EIR and would not disturb land outside of areas already considered for potential
development. Therefore, implementation of the proposed project would not introduce new or
FirstCarbon Solutions
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greater impacts related to airport land use plans or private airstrips than those analyzed in the
NEAP EIR. No additional analysis is required.

Mitigation Measures
MM NOI‐1a

To reduce the occurrence of potentially‐significant construction noise impacts to
noise‐sensitive receptors in the plan area vicinity (or sensitive receptors within the
plan area during future buildout), the construction contractor for each development
project within the plan area shall comply with the following:
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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.
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 each project development’s 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.
The construction contract shall prohibit noise producing construction activities
between the hours of 6:00 p.m. and 7:30 a.m. Monday through Saturday, or at
any time on a Sunday or legal holiday.
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Prior to the issuance of building permits for each development project within the
plan area, the following requirements shall be implemented:

exterior day/night average noise levels are, or are projected to exceed, 65 dBA Ldn
(i.e., within 290‐feet of the centerline of U.S. 101), an acoustic analysis shall 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. The City shall confirm that the recommendations will reduce
noise levels below the threshold levels and require compliance with the
recommendations of the acoustic analysis.
 For school, library, church, hospital, nursing home, neighborhood park, or
commercial projects proposed in areas where exterior day‐night average noise
levels are, or are projected to exceed 70 dBA Ldn (i.e., within 140 feet of the
centerline of U.S. 101) an acoustic analysis shall 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. The City shall confirm that
the recommendations will reduce noise levels below the threshold levels and
require compliance with the recommendations of the acoustic analysis.
MM NOI‐1c

Prior to the issuance of building permits for each development project within the
plan area, the following requirement, if applicable, shall be met:
 For any noise‐sensitive land uses proposed within 50 feet of the railroad

centerline, 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. The City shall confirm that the recommendations will
reduce noise levels below the threshold levels and require compliance with the
recommendations of the acoustic analysis.
MM NOI‐2

FirstCarbon Solutions

Prior to the issuance of building permits for each development project within the
plan area, an acoustic analysis is conducted by a qualified noise specialist shall be
prepared for structures in the plan area that are located within 100 feet of the
centerline of the railroad. 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 shown in
Table 3.5‐7 [of the NEAP EIR]. The City shall confirm that the recommendations will
reduce vibration levels below the threshold levels and require compliance with the
recommendations of the acoustic analysis.
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The proposed project does not include land use or zoning changes and would not change the type or
extent of development allowed under the NEAP and analyzed in the NEAP EIR. Applicable mitigation
measures previously identified in the NEAP EIR will be required as set forth in the MMRP and no
considerably different mitigation measures that may substantially reduce impacts have been
identified or rejected. Development of the proposed project would be in accordance with the
densities, standards, and development guidelines permitted under the NEAP and analyzed in the
NEAP EIR. The proposed project does not propose substantial noise and vibration impact changes
beyond those analyzed in the NEAP EIR or require major revisions to the NEAP EIR. Therefore, the
proposed project would not involve new significant or more severe noise and vibration impacts than
those previously identified and analyzed in the NEAP EIR. No additional analysis is required.
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Area

Conclusion in
NEAP EIR
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Do the Proposed
Changes Involve
New or More
Severe Impacts?

New
Circumstances New Information
Involving New or Requiring New
More Severe
Analysis or
Impacts?
Verification?

Mitigation
Measures

XIV. Population and Housing

a) Induce
substantial Less than
unplanned population significant
growth in an area, impact.
either directly (for
example, by proposing
new
homes
and
businesses)
or
indirectly
(for
example,
through
extension of roads or
other infrastructure)?

No.

No.

No.

None.

b) Displace substantial No impact.
numbers of existing
people or housing,
necessitating
the
construction
of
replacement housing
elsewhere?

No.

No.

No.

None.

Discussion
a)

Summary of the NEAP EIR

The NEAP EIR determined that the population growth that would result from development
within the plan area is accounted for in the City’s General Plan Healdsburg Housing Element
2015‐2023 anticipated population growth of 11,600 in 2020 and 12,300 in 2030. The NEAP’s
proposed development—290 residential dwelling units and 200,000 square feet of commercial
development—are consistent with the mixed‐use land use designation of the plan area and the
potential buildout anticipated in the City’s General Plan. Therefore, the NEAP EIR concluded
substantial unplanned population growth impacts would be less than significant.

Attachment: Attachment 2 - PC Reso. 2020-03 (2754 : North Village DA)

Would the project:

North Village Project Analysis

The proposed project would develop 301 residential dwelling units pursuant to the California
State Density Bonus Law, which is 11 more units than were evaluated in the NEAP EIR. The
proposed project would include the development of 125,760 square feet of commercial
development, which is a reduction of 74,240 square feet from what was evaluated in the NEAP
EIR. The increase of 11 dwelling units would generate a negligibly larger population than what
was considered in the NEAP EIR. However, consistent with the NEAP EIR, the population growth
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generated by the proposed project would be within the population growth anticipated in the
Healdsburg 2030 General Plan. Additionally, the proposed project would be within the
boundaries of NEAP area, which is designated mixed‐use land use. The proposed residential
and commercial development would be consistent with the City of Healdsburg’s mixed‐use
land use designation. Therefore, implementation of the proposed project would not introduce
population growth impacts or create more severe unplanned population growth impacts than
those analyzed in the NEAP EIR. No additional analysis is required.
Summary of the NEAP EIR

The NEAP EIR concluded the NEAP planning area did not contain dwelling units, precluding the
possibility of displacement of existing housing or persons. No impact would occur.
North Village Project Analysis

The proposed project includes commercial and residential development that is entirely within
the NEAP planning area, which does not contain existing dwelling units, thus precluding the
possibility of displacement of housing or persons. Therefore, implementation of the proposed
project would not introduce new displacement of housing or persons impacts or create more
severe displacement of housing or persons impacts than those analyzed in the NEAP EIR. No
additional analysis is required.

Mitigation Measures
None.

Conclusion
The proposed project does not include land use or zoning changes and would not change the type or
extent of development allowed under the NEAP and analyzed in the NEAP EIR. Development of the
proposed project would be in accordance with the densities, standards, and development guidelines
permitted under the NEAP and analyzed in the NEAP EIR. The proposed project does not propose
substantial population growth and housing changes beyond those analyzed in the NEAP EIR or
require major revisions to the NEAP EIR. Therefore, the proposed project would not involve new
significant or more severe population and housing impacts than those previously identified and
analyzed in the NEAP EIR. No additional analysis is required.
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Area

Conclusion in
NEAP EIR
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Do the Proposed
Changes Involve
New or More
Severe Impacts?

New
Circumstances New Information
Involving New or Requiring New
More Severe
Analysis or
Impacts?
Verification?

Mitigation
Measures

XV. Public Services

a) Fire protection?

Less than
significant
impact.

No.

No.

No.

None.

b) Police protection?

Less than
significant
impact.

No.

No.

No.

None.

c) Schools?

Less than
significant
impact.

No.

No.

No.

None.

d) Parks?

Less than
significant
impact.

No.

No.

No.

None.

e) Other public facilities? Less than
significant
impact.

No.

No.

No.

None.

Discussion
a)

Summary of the NEAP EIR

The NEAP EIR determined that development within the plan area would not require additional
construction of new fire facilities for the Healdsburg Fire Department and the development
within the plan area is not anticipated to increase the 4‐minute average response time of fire
protection services. The NEAP EIR found that the current water system would provide sufficient
water supply for fire flow demand and future development would be required to comply with
all applicable Fire Code requirements associated with adequate fire access, fire flows, and the
number of hydrants. Two 12‐inch water mains adjacent to the plan area would be extended to
service the NEAP area and improve water services. Furthermore, Healdsburg 2030 General
Plan Policy PS‐E‐2 requires mixed‐use development to have built‐in fire protection equipment,
which is assured at the time of construction with development permits. Therefore, the NEAP
EIR concluded that fire protection service impacts would be less than significant.
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Would the project result in substantial adverse physical impacts associated with the provision of new or
physically altered governmental facilities, need for new or physically altered governmental facilities, the
construction of which could cause significant environmental impacts, in order to maintain acceptable
service ratios, response times or other performance objectives for any of the public services:
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The proposed project includes residential and commercial development with an increase in 11
residential dwelling units and a decrease in commercial square footage by 74,240 square feet,
which is a decrease of overall square footage than was addressed in the NEAP EIR. The
proposed project does not include any other land use or policy changes that could directly or
indirectly change population growth not previously contemplated in the NEAP EIR.
Additionally, the proposed project would comply with Healdsburg 2030 General Plan Policy PS‐
E‐2 by having built‐in fire protection equipment at the time development permits given.
Therefore, implementation of the proposed project would not introduce new fire protection
service impacts or create more severe fire protection service impacts than those analyzed in
the NEAP EIR. No additional analysis is required.
b)

Summary of the NEAP EIR

The NEAP EIR identified the Healdsburg Police Department Headquarters located 2.33 miles
south of the plan area as the nearest police station to the plan area. The Healdsburg General
Plan anticipated residential and commercial buildout would increase the demand for police
services, and the City anticipated the need for additional officers and facilities in the future.
The NEAP EIR determined that future development within the NEAP area would not increase
police response times and the NEAP would be compliant with the General Plan. Development
would be required to incorporate safety measures such as parking lot lights. The Police
Department would review any future development plans to comment and assure safety
concerns are considered and addressed. The NEAP EIR concluded that future development
within the NEAP area would not require new police facilities or the expansion of existing police
facilities and police service impacts would be less than significant.
North Village Project Analysis

The proposed project does not include any land use or policy changes within the NEAP area
that could potentially result in an increase in demand for police protection services not
previously contemplated in the NEAP EIR. Therefore, implementation of the proposed project
would not introduce new police service impacts or create more severe police service impacts
than those analyzed in the NEAP EIR. No additional analysis is required.
c)

Attachment: Attachment 2 - PC Reso. 2020-03 (2754 : North Village DA)

North Village Project Analysis

Summary of the NEAP EIR

The NEAP EIR determined that the 290 residential dwelling units proposed in the NEAP would
increase demand for school services. The Healdsburg Unified School District (HUSD), which
services the plan area, includes two elementary schools, a junior high, and a high school. The
HUSD enrolls 2,200 students a year with a capacity to accommodate up to 3,900 students. The
NEAP EIR found that development anticipated in the plan area could generate as many as 174
new students, which is consistent with the residential buildout scenario contemplated in the
General Plan. The NEAP EIR concluded that future development in the plan area would be
required to pay developer fees pursuant to State law in order to fund the construction or
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maintenance of school facilities and the NEAP would not create a need for new or expanded
school facilities. Therefore, the NEAP EIR determined that school service impacts were
determined to be less than significant.

The proposed project includes an additional 11 residential dwelling units, which may slightly
increase the number of new students that could be generated from development in the NEAP
planning area. However, given that the project includes a Senior Living Community, whereas
the NEAP EIR analyzed a project where all residential was multi‐family‐ it is likely that the
project will generate fewer students than analyzed in the NEAP EIR. The HUSD can
accommodate up to 3,900 students and has an estimated 2,200 students, so the HUSD could
accommodate the potential new students. The proposed project does not propose any further
changes to development plans or land use that could potentially result in direct or indirect
school student population growth not previously considered in the NEAP EIR. Therefore,
implementation of the proposed project would not introduce new school service impacts or
create more severe school service impacts than those analyzed in the NEAP EIR. No additional
analysis is required.
d)

Summary of the NEAP EIR

The NEAP EIR determined the implementation of the NEAP would not remove existing
parkland, but would increase demand on park services. The Healdsburg Municipal Code
Section 20.08.175.B requires mixed‐using zoning to include 200 square feet of useable open
space for each dwelling unit. The NEAP EIR found that future development within the plan area
would be required to include 200 square feet of useable open space for each dwelling unit.
The City includes 43‐acres of public parkland and Healdsburg 2030 General Plan Policy PS‐H‐4
sets a minimum Citywide ratio of 5 acres of parkland per 1,000 residents for planning
purposes. The Healdsburg 2030 General Plan identifies an existing 16‐acre deficiency in the
Citywide parkland to resident ratio. As part of the approved Montage Healdsburg project,
located directly east of the NEAP area, a 36‐acre community park would be constructed, which
would increase accessibility of park facilities to residents within the NEAP area. Therefore, the
NEAP EIR concluded that development in the plan area would not result in the need for new or
expanded park facilities and impacts would be less than significant.
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North Village Project Analysis

North Village Project Analysis

The proposed project does not propose development or land use changes that could
potentially result in an increase in park demand not previously contemplated in the NEAP EIR.
This precludes the potential for the proposed project to introduce new or more severe impacts
than those evaluated in the NEAP EIR. Therefore, implementation of the proposed project
would not introduce new park service impacts or create more severe park service impacts than
those analyzed in the NEAP EIR. No additional analysis is required.
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Summary of the NEAP EIR

North Village Project Analysis

The proposed project does not include development or land use changes that potentially could
result in a demand for other public facilities not previously contemplated in the NEAP EIR. This
precludes the potential for new impacts associated with new or expanded community and
library facilities. Therefore, implementation of the proposed project would not introduce new
impacts or create more impacts to community and library facilities than those analyzed in the
NEAP EIR. No additional analysis is required.

Mitigation Measures
None.

Conclusion
The proposed project does not include land use or zoning changes and would not change the type or
extent of development allowed under the NEAP and analyzed in the NEAP EIR. Development of the
proposed project would be in accordance with the densities, standards, and development guidelines
permitted under the NEAP and analyzed in the NEAP EIR. The proposed project does not propose
substantial public service impacts or development changes beyond those analyzed in the NEAP EIR
or require major revisions to the NEAP EIR. Therefore, the proposed project would not involve new
significant or more severe public service impacts than those previously identified and analyzed in the
NEAP EIR. No additional analysis is required.
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The NEAP EIR determined that the development envisioned in the NEAP could create increased
demand on other public facilities. The Healdsburg Regional Library and Healdsburg Community
Center are located nearby the plan area. New development in the plan area would be required
to pay impacts fees that offset the costs associated with providing additional public services.
The NEAP was determined to be consistent with the projected land use intensities and
densities identified in the General Plan buildout. The NEAP EIR concluded that development
within the NEAP area was expected to be served by existing and planned‐for public facilities
and impacts would be less than significant.
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Do the Proposed
Changes Involve
New or More
Severe Impacts?

New
Circumstances New Information
Involving New or Requiring New
More Severe
Analysis or
Impacts?
Verification?

Mitigation
Measures

XV. Recreation

a) Would the project Less than
increase the use of significant
existing neighborhood impact.
and regional parks or
other
recreational
facilities such that
substantial
physical
deterioration of the
facility would occur or
be accelerated?

No.

No.

No.

None.

b) Does the project No impact.
include recreational
facilities or require the
construction
or
expansion
of
recreational facilities,
which might have an
adverse physical effect
on the environment?

No.

No.

No.

None.

Discussion
a)

Summary of the NEAP EIR

The NEAP EIR determined that the NEAP is consistent with the Healdsburg 2030 General Plan
vision for redevelopment in the northern portion of Healdsburg and compliant with densities and
development standards permitted in the General Plan. The plan area would be serviced by the
3.5‐acre Barbieri Park and a planned 36‐acre community park that is part of the Montage
Healdsburg development project. The NEAP EIR found that, although development of the plan
area could increase demand for City parks, existing parks and recreation facilities would
adequately service the NEAP planning area and the anticipated population growth is not expected
to deteriorate existing park facilities. Therefore, the NEAP EIR concluded impacts would be less
than significant.
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Would the project:

North Village Project Analysis

The proposed project does not include development or land use changes that potentially could
directly or indirectly result in population growth not previously contemplated in the NEAP EIR.
This precludes the potential for new impacts associated with deterioration of parks and
recreation facilities. Therefore, implementation of the proposed project would not introduce
FirstCarbon Solutions
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new impacts to park or recreational facilities or create more impacts than those analyzed in
the NEAP EIR. No additional analysis is required.
Summary of the NEAP EIR

The NEAP EIR concluded the NEAP area does not include or require new park or recreation
facilities. The plan’s residential component would incorporate public common spaces, passive
recreational outdoor areas, and potentially a community garden or tot lot. As previously
stated, the Montage Healdsburg development includes a 36‐acre community park which will
be developed with recreational facilities and would serve residents in the NEAP planning area.
The Healdsburg Open Space Preserve is located less than 0.5 mile from the plan area and offers
a 3‐mile trail network. Therefore, the NEAP EIR concluded that future development’s increased
demand on recreation facilities would not have an adverse physical effect on the environment
and no impacts would occur.
North Village Project Analysis

The proposed project does not include development or land use changes that potentially could
result in a significant increase in recreational facility use or demand that would necessitate the
need for new or expanded facilities not previously contemplated in the NEAP EIR. This
precludes the potential for new impacts associated with use of park and recreation facilities
leading to adverse effects to the environment. Therefore, implementation of the proposed
project would not introduce new impacts or create more impacts than those analyzed in the
NEAP EIR. No additional analysis is required.

Mitigation Measures
None.

Conclusion
The proposed project does not include land use or zoning changes and would not change the type or
extent of development allowed under the NEAP and analyzed in the NEAP EIR. Development of the
proposed project would be in accordance with the densities, standards, and development guidelines
permitted under the NEAP and analyzed in the NEAP EIR. The proposed project does not propose
substantial development changes beyond those analyzed in the NEAP EIR or require major revisions
to the NEAP EIR. Therefore, the proposed project would not involve new significant or more severe
recreation impacts than those previously identified and analyzed in the NEAP EIR. No additional
analysis is required.

90

Attachment: Attachment 2 - PC Reso. 2020-03 (2754 : North Village DA)

b)

FirstCarbon Solutions

Packet Pg. 628

7.A.c
City of Healdsburg—North Village Project
Initial Study/Addendum

Environmental Issue
Area

Conclusion in
NEAP EIR
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Do the Proposed
Changes Involve
New or More
Severe Impacts?

New
Circumstances New Information
Involving New or Requiring New
More Severe
Analysis or
Impacts?
Verification?

Mitigation
Measures

XVI. Transportation
Would the project:
a) Conflict with a program
plan, ordinance or
policy of the circulation
system,
including
transit, roadway, bicycle
and
pedestrian
facilities?

Significant
and
unavoidable
impact with
mitigation.

No.

No.

No.

b) Would the project
conflict or be
inconsistent with
CEQA Guidelines
Section 15064.3,
subdivision (b)?

No impact.

No.

No.

No.

None.

c) Substantially increase Less than
hazards due to a significant
geometric
design impact.
feature (e.g., sharp
curves or dangerous
intersections)
or
incompatible uses (e.g.,
farm equipment)?

No.

No.

No.

MM TRANS‐5

d) Result in inadequate Less than
emergency access?
significant
with
mitigation.

No.

No.

No.

MM TRANS‐3

Discussion
Analysis and discussion is based on the Addendum to the Traffic Impact Study for the North Area
Entry Plan provided by W‐Trans transportation sub‐consultants (Appendix B).
a)

Attachment: Attachment 2 - PC Reso. 2020-03 (2754 : North Village DA)

MM TRANS‐
1a and
TRANS‐1b

Summary of the NEAP EIR

The NEAP EIR determined that traffic generated due to development of the plan area under
the Existing Plus Plan scenario could significantly impact study area intersections. As a result,
the NEAP EIR concluded that implementation of MM TRANS‐1a and TRANS‐1b would reduce
these impacts. However, since there was no guarantee that the planned improvements would
be completed prior to development in the NEAP planning area, the NEAP EIR concluded
impacts would remain significant and unavoidable.
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North Village Project Analysis

As described in the Project Description, the proposed project includes uses consistent with the
level of development evaluated in the NEAP EIR and consistent with the Healdsburg 2030
General Plan and zoning designations. The proposed project would be within the same building
envelope as analyzed in the NEAP EIR and would not disturb land outside of areas already
considered for potential development. As summarized in Table 4, the proposed project would
generate an estimated 2,992 daily trips, including 157 in the AM peak‐hour and 216 in the PM
peak‐hour.

Daily
Land Use

AM Peak‐hour

PM Peak‐hour

Units

Rate

Trips

Rate

Trips

In

Out

Rate

Trips

In

Out

—

N/A

4,930

N/A

259

129

130

N/A

351

164

187

North Village
Project
Hotel

108
rooms

8.36

903

0.47

51

30

21

0.60

65

33

32

Senior Living
Facility

221 du

3.70

818

0.20

44

15

29

0.26

57

32

25

Multi‐family
Housing

75 du

7.32

549

0.46

35

8

27

0.56

42

26

16

Live/Work

5 units

9.95

50

0.86

4

3

1

0.94

5

2

3

12,000 SF 44.32

532

0.96

12

7

5

2.71

33

14

19

NEAP

Retail
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Table 4: North Village Project Trip Generation Summary

Memory Care
Facility

30 beds

2.60

78

0.19

6

4

2

0.26

8

3

5

Assisted Living
Facility

24 beds

2.60

62

0.19

5

3

2

0.26

6

2

4

Subtotal

—

2,992

—

157

70

87

—

216

112

104

Net Change

—

‐1,938

—

‐102

‐59

‐43

—

‐135

‐52

‐83

Note:
du = dwelling unit; SF = square feet
Source: W‐Trans 2019.

In comparison to the expected trip generation for the development scenario evaluated in the
NEAP EIR, the proposed project trip estimate includes 1,938 fewer daily trips, including 102
fewer AM peak‐hour trips, and 135 fewer PM peak‐hour trips. Additionally, the proposed
project would be required to implement MM TRANS‐1a, which would ensure that the
proposed project contributes to the Dry Creek Road/U.S. 101 South Ramp intersection
improvements, and TRANS‐1b, which would improve the northbound approach to Dry Creek
Road/Grove Street. As a result, the proposed project would generate fewer trips than analyzed
in the NEAP EIR and would be required to implement MM TRANS‐1a and TRANS‐1b, which
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would reduce impacts to a less than significant level. The North Village Project would be served
by existing transit stops on Healdsburg Avenue that were constructed as part of the Montage
Healdsburg Project. In addition, the proposed project includes bicycle and pedestrian facilities
consistent with what was analyzed in the NEAP EIR. Therefore, implementation of the
proposed project would not introduce new circulation system impacts or create more severe
impacts than those analyzed in the NEAP EIR. No additional analysis is required.
b)

Summary of the NEAP EIR

North Village Project Analysis

The proposed project includes uses anticipated under the NEAP EIR and consistent with the
Healdsburg 2030 General Plan and zoning designations. Additionally, the proposed project
would be within the same building envelope as analyzed in the NEAP EIR and would not disturb
land outside of areas already considered for potential development. No adopted regional
congestion management program is applicable to the project site and no impact would occur.
Therefore, implementation of the proposed project would not introduce new circulation
system impacts or create more severe impacts than those analyzed in the NEAP EIR. No
additional analysis is required.
c)

Summary of the NEAP EIR

The NEAP EIR determined that development under the NEAP would not include sharp curves
or incompatible uses. However, the NEAP EIR concluded that plan‐generated automobile trips
would result in significant impacts to vehicle queues at the left‐turn lane on the westbound
approach to Dry Creek Road/U.S. 101 South, which could result in traffic safety hazards due to
inadequate vehicle stopping distances. Although the NEAP EIR identified MM TRANS‐5 to
reduce impacts, impacts would remain significant and unavoidable because the widening
project would not be implemented until fully funded.
North Village Project Analysis

The proposed project includes uses anticipated under the NEAP EIR and consistent with the
Healdsburg 2030 General Plan and zoning designations. Consistent with the NEAP EIR, the
proposed project would not include sharp curves or incompatible uses. Consistent with MM
TRANS‐5, the project applicant would be required to pay a proportional share fee towards the
cost of widening Dry Creek Road to accommodate a westbound left‐turn lane the entire length
between the U.S. 101 South and North Ramps. Therefore, implementation of the proposed
project would not introduce new traffic safety hazards impacts or create more severe impacts
than those analyzed in the NEAP EIR. No additional analysis is required.
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The NEAP EIR concluded that since there is no adopted regional congestion management
program in Sonoma County, no impact would occur.
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d)

Summary of the NEAP EIR

The NEAP EIR determined that the proposed access point from Healdsburg Avenue via an at‐
grade crossing of the NCRA rail line would not be adequate emergency access and two points
of access would be required. As a result, the NEAP EIR concluded that implementation of MM
TRANS‐3 would ensure that an additional emergency vehicle access would be provided that
would reduce impacts to a less than significant level.

The proposed project includes uses anticipated under the NEAP EIR and consistent with the
Healdsburg 2030 General Plan and zoning designations. The proposed project would be within
the same building envelope as analyzed in the NEAP EIR and would not disturb land outside of
areas already considered for potential development. Additionally, the proposed project would
implement MM TRANS‐3 consistent with the NEAP EIR, which would ensure that the proposed
project provides an emergency vehicle only access point such that emergency access could be
maintained even if there is a blockage of the at‐grade railroad crossing at the site entry.
Therefore, implementation of the proposed project would not introduce new emergency
access impacts or create more severe impacts than those analyzed in the NEAP EIR. No
additional analysis is required.

Mitigation Measures
MM TRANS‐1a To address anticipated deficient roadway operations, the City has planned for
roadway improvements to Dry Creek Road/U.S. 101 South Ramps (study intersection
1) that include signalization. New development within the plan area shall be
required to contribute a proportional share allocation towards the cost of
installation of a traffic signal at Dry Creek Road/U.S. 101 South.
MM TRANS‐1b New development within the plan area shall be required to improve the northbound
approach to Dry Creek Road/Grove Street (study intersection 3). The approach shall
be restriped to include a separate left‐turn lane and the signal modified to provide
protected left‐turn phasing, with the existing right‐turn lane converted to use for
through/right‐turn movements.
MM TRANS‐3

Prior to development of the plan area, an emergency vehicle only access point shall
be established such that access and egress can be maintained during a train
preemption at the public, at‐grade railroad crossing at the site entry.

MM TRANS‐5

New development within the plan area shall be required to contribute a
proportional share allocation towards the cost of widening Dry Creek Road to
accommodate a westbound left‐turn lane the entire length between the U.S. 101
South and North Ramps. The amount paid shall include a proportional share of the
cost to widen the westbound approach to Dry Creek Road/U.S. 101 North Ramps to
include a second lane; the left lane would feed into the left‐turn lane at the U.S. 101
South Ramps and the right lane would be a shared through/right‐turn lane serving
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through traffic and right turns onto the U.S. 101 North on‐ramp. These
improvements would allow queues in the westbound left‐turn lane at the U.S. 101
South Ramps to stack beyond the Dry Creek Road/U.S. 101 North Ramps
intersection, if needed, without impacting through traffic.

The proposed project does not include land use or zoning changes and would not change the type or
extent of development allowed under the NEAP and analyzed in the NEAP EIR. Applicable mitigation
measures previously identified in the NEAP EIR will be required as set forth in the MMRP and no
considerably different mitigation measures that may substantially reduce impacts have been
identified or rejected. Development of the proposed project would be in accordance with the
densities, standards, and development guidelines permitted under the NEAP and analyzed in the
NEAP and analyzed in the NEAP EIR. The proposed project does not propose substantial
transportation changes beyond those analyzed in the NEAP EIR or require major revisions to the
NEAP EIR. Therefore, the proposed project would not involve new significant or more severe
transportation impacts than those previously identified and analyzed in the NEAP EIR. No additional
analysis is required.

FirstCarbon Solutions

Attachment: Attachment 2 - PC Reso. 2020-03 (2754 : North Village DA)

Conclusion

95

Packet Pg. 633

7.A.c
City of Healdsburg—North Village Project
Initial Study/Addendum

CEQA Checklist

Environmental Issue
Area

XVIII.

Conclusion in
NEAP EIR

Do the Proposed
Changes Involve
New or More
Severe Impacts?

New
Circumstances New Information
Involving New or Requiring New
More Severe
Analysis or
Impacts?
Verification?

Mitigation
Measures

Utilities and Service Systems

a) Require or result in
the relocation or
construction of new or
expanded
water,
wastewater treatment
or
stormwater
drainage,
electric
power, natural gas, or
telecommunications
facilities,
the
construction
or
relocation of which
could cause significant
environmental
effects?

This checklist
question was
not
evaluated in
the NEAP
EIR.

No.

No.

No.

None.

b) Have sufficient water Less than
supplies available to significant.
serve the project and
reasonably
foreseeable
future
development during
normal,
dry
and
multiple dry years?

No.

No.

No.

None.

c) Result
in
a Less than
determination by the significant.
wastewater treatment
provider which serves
or may serve the
project that it has
adequate capacity to
serve the project’s
projected demand in
addition
to
the
provider’s
existing
commitments?

No.

No.

No.

None.

d) Generate solid waste Less than
in excess of State or significant.
local standards, or in
excess of the capacity
of local infrastructure,
or otherwise impair
the attainment of solid
waste reduction goals?

No.

No.

No.

None.
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Conclusion in
NEAP EIR

e) Comply with federal, No impact.
State,
and
local
management
and
reduction statutes and
regulations related to
solid waste?

Do the Proposed
Changes Involve
New or More
Severe Impacts?

No.

New
Circumstances New Information
Involving New or Requiring New
More Severe
Analysis or
Impacts?
Verification?

No.

No.

Mitigation
Measures

None.

Discussion
a)

Summary of the NEAP EIR

The NEAP EIR did not evaluate impacts related to relocation or construction of new or
expanded water, wastewater treatment, or stormwater drainage, electric power, natural gas, or
telecommunications facilities.
North Village Project Analysis

The proposed project includes uses anticipated under the NEAP EIR and consistent with the
Healdsburg 2030 General Plan and zoning designations. The proposed project would include
the construction of new water, wastewater, stormwater drainage, electric power, natural gas,
and telecommunications connections. The temporary construction impacts associated with
these new utility connections have been analyzed in previous chapters and implementation of
all mitigation measures would reduce potential impacts to a less than significant level. As
discussed under Impacts XVIII(b) and (c), the proposed project would be served by adequate
water supplies and wastewater treatment capacity. As discussed under Impact X, Hydrology
and Water Quality, the proposed project would include stormwater drainage facilities in
accordance with C.3 requirements and peak runoff flows would be detained during peak storm
events and released at a rate no greater than the pre‐development peak runoff flows. The
applicable natural gas, electrical power, and telecommunications providers would serve the
project, similar to the project analyzed in the NEAP EIR. Therefore, implementation of the
proposed project would not result in the need for relocation or construction of new or
expanded water, wastewater treatment or stormwater drainage, electric power, natural gas, or
telecommunications facilities or create more severe impacts than those analyzed in the NEAP
EIR. As a result, impacts would be less than significant.
b)
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Summary of the NEAP EIR

The NEAP EIR determined that the proposed water demand from development within the
NEAP plan area was accounted for in the City of Healdsburg Urban Water Management Plan.
As a result, the NEAP EIR concluded that the City would have sufficient water supplies to serve
the plan area and impacts would be less than significant.
FirstCarbon Solutions
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The proposed project includes uses anticipated under the NEAP EIR and consistent with the
General Plan and zoning designations. Although the proposed project would generate
additional water demand compared to existing conditions, the proposed project would not
generate water demand outside of what was analyzed under the NEAP EIR. As discussed in the
NEAP EIR, water demand associated with mixed‐use development on the project site was
accounted for in the City’s Urban Water Management Plan and the City has sufficient water
supplies to serve the project. Therefore, implementation of the proposed project would not
introduce new water demand impacts or create more severe impacts that would prevent the
City from providing sufficient water supplies beyond those analyzed in the NEAP EIR. No
additional analysis is required.
c)

Summary of the NEAP EIR

The NEAP EIR determined that the City of Healdsburg Wastewater Treatment Plant (WWTP) would
have an available capacity of 0.42 million gallons per day (mgd) to serve the plan area’s
wastewater demand. As a result, the NEAP EIR concluded that impacts would be less than
significant.
North Village Project Analysis

As described in the Project Description, the proposed project would result in a total of 301
dwelling units and include a 108 room hotel with restaurant, bar, and event space for a total of
113,760 square feet, 12,000 square feet of commercial/retail space, 30 memory care beds, and
24 assisted living beds. The proposed project includes uses anticipated under the NEAP EIR and
consistent with the Healdsburg 2030 General Plan and zoning designations. Therefore, the
proposed project would result in wastewater generation consistent with what was analyzed
under the NEAP EIR and consistent with the Healdsburg 2030 General Plan land use
designations. In conclusion, implementation of the proposed project would not introduce new
wastewater treatment capacity impacts or create more severe impacts than those analyzed in
the NEAP EIR. No additional analysis is required.
d)

Summary of the NEAP EIR

The NEAP EIR indicated that the Redwood Empire Disposal Transfer Station had a permitted
capacity of 435 tons per day (tpd) with the expected development expected to generate 15.8
tpd. In addition, the NEAP EIR identified the four closest landfills that would serve the NEAP
planning area and determined all landfills would have sufficient capacity to serve future
development. As a result, the NEAP EIR concluded that the planning area would be served by
solid waste facilities with adequate capacity and impacts would be less than significant.

Attachment: Attachment 2 - PC Reso. 2020-03 (2754 : North Village DA)

North Village Project Analysis

North Village Project Analysis

As described in the Project Description, the proposed project would include a total of 301
dwelling units, and a 108‐room hotel with restaurant, bar, and event space for a total of
113,760 square feet, 12,000 square feet of commercial/retail space, 30 memory care beds, and
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24 assisted living beds. The proposed project includes uses anticipated under the NEAP EIR and
would generate similar solid waste amounts.

e)

Summary of the NEAP EIR

The NEAP EIR indicated that future development in the plan area would be required to comply
with applicable, federal, State, and local regulations related to solid waste. As a result, the
NEAP EIR concluded that since development would be consistent with the Healdsburg 2030
General Plan regulations, future development would not impede the ability of the City to meet
waste diversion requirements or violate other applicable regulations related to solid waste and
no impact would occur.
North Village Project Analysis

The proposed project includes uses anticipated under the NEAP EIR and consistent with the
General Plan and zoning designations. Although the proposed project would generate
additional solid waste compared to existing conditions, the proposed project would not
generate solid waste amounts outside of what was analyzed under the NEAP EIR or conflict
with federal, State, or local solid waste regulations. As discussed in the NEAP EIR, solid waste
generation associated with mixed‐use development on the project site was accounted for in
the City’s General Plan. Therefore, implementation of the proposed project would not
introduce new solid waste impacts or create more severe impacts beyond those analyzed in
the NEAP EIR. No additional analysis is required.

Mitigation Measures
None.
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Although the proposed project would generate additional solid waste compared to existing
conditions, the proposed project would not generate solid waste amounts outside of what was
analyzed under the NEAP EIR. As discussed in the NEAP EIR, solid waste generation associated
with mixed‐use development on the project site was accounted for in the Healdsburg 2030
General Plan. Therefore, implementation of the proposed project would not introduce new
solid waste impacts or create more severe impacts beyond those analyzed in the NEAP EIR. No
additional analysis is required.

Conclusion
The proposed project does not include land use or zoning changes and would not change the type or
extent of development allowed under the NEAP and analyzed in the NEAP EIR. Development of the
proposed project would be in accordance with the densities, standards, and development guidelines
permitted under the NEAP and analyzed in the NEAP EIR. The proposed project does not include
substantial changes to utilities beyond those analyzed in the NEAP EIR or require major revisions to
the NEAP EIR. Therefore, the proposed project would not involve new significant or more severe
utilities impacts than those previously identified and analyzed in the NEAP EIR. No additional
analysis is required.
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CEQA Checklist

Environmental Issue
Area

Conclusion in
NEAP EIR

Do the Proposed
Changes Involve
New or More
Severe Impacts?

New
Circumstances New Information
Involving New or Requiring New
More Severe
Analysis or
Impacts?
Verification?

Mitigation
Measures

XIX. Wildfire
If located in or near State Responsibility Areas or lands classified as very high fire hazard severity zones,
would the project:
a) Substantially impair an
adopted emergency
response plan or
emergency evacuation
plan?

Less than
significant
with
mitigation.

No.

No.

No.

b) Due to slope, prevailing
winds,
and
other
factors,
exacerbate
wildfire risks, and
thereby expose project
occupants to, pollutant
concentrations from a
wildfire
or
the
uncontrolled spread of
a wildfire?

This question
was not
analyzed in
the NEAP
EIR.

No.

No.

No.

None.

c) Require
the
installation
or
maintenance
of
associated
infrastructure (such as
roads, fuel breaks,
emergency
water
sources, power lines
or other utilities) that
may exacerbate fire
risk or that may result
in
temporary
or
ongoing impacts to
the environment?

This question
was not
analyzed in
the NEAP EIR.

No.

No.

No.

None.

d) Expose people or
structures to significant
risks,
including
downslope
or
downstream flooding
or landslides, as a
result of runoff, post‐
fire slope instability, or
drainage changes?

This question
was not
analyzed in
the NEAP EIR.

No.

No.

No.

None.
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Discussion
Summary of the NEAP EIR

The NEAP EIR determined that the City of Healdsburg and Sonoma County do not have
adopted emergency response plans. The NEAP included roadway improvements primarily to
Healdsburg Avenue, a designated arterial street, which would ease access entering, exiting,
and navigating through the plan area. The NEAP would not include roadway modifications,
such as lane narrowing or permanent road closures, that would impair or interfere with
emergency response or evacuation. The plan area has a single access across a railway, which,
given the proposed size of the development and potential need for plan area evacuation in the
case of wildfires or other emergencies, poses a potentially significant impact due to a lack of a
secondary emergency vehicle access. Implementation of MM HAZ‐2 would ensure that a
secondary emergency vehicle access road is provided for the plan area to minimize delaying
emergency response times. Therefore, the NEAP EIR concluded that with implementation of
MM HAZ‐2, impacts would be less than significant.
North Village Project Analysis

The project proposes two access points to the project site. The first is the main entrance and
exit to the project site from Healdsburg Avenue across a recently constructed at‐grade railway
crossing. Consistent with MM HAZ‐2 in the NEAP EIR, a secondary emergency vehicle access
point to the project site would be constructed from Healdsburg Avenue at the northeast corner
of the project site. The provision of a second access point would minimize delays in emergency
response, consistent with MM HAZ‐2. Therefore, implementation of the proposed project
would not introduce new impacts or create more severe impacts than those analyzed in the
NEAP EIR. No additional analysis is required.
b)

Summary of the NEAP EIR

The NEAP EIR did not analyze impacts associated with increased wildfire risks due to slopes,
prevailing winds or other factors.
North Village Project Analysis

The proposed project includes uses anticipated under the NEAP EIR and consistent with the
General Plan and zoning designations. As discussed under Impact IX, Hazards and Hazardous
Materials, the project site is not located in high or very high hazard severity zone. The buildable
portion of the project site is located on relatively flat land with no development on steep
slopes that could increase wildfire risk. The BAAQMD monitors weather data, including annual
wind speed, at various stations around the San Francisco Bay Area. The closest station to the
proposed project is located in the City of Napa, approximately 38 miles to the southeast. At the
Napa station, the average measured wind speeds in 2019 ranged from 4 to 7 miles per hour
(mph) with maximum gusts ranging from 16 to 31 mph.12 As a result, the project site is not
12
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a)

Bay Area Air Quality Management District (BAAQMD). 2019. Website: http://www.baaqmd.gov/about‐air‐quality/current‐air‐
quality/air‐monitoring‐data/#/met?id=203&style=table&zone=‐1&date=2019‐12‐24&view=monthly. Accessed December 20, 2019.
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located in an area with steep slopes or high prevailing winds that would further increase
wildfire risk. Therefore, the proposed project would not expose future occupants to pollutant
concentrations from a wildfire or the uncontrolled spread of a wildfire due to increased risk of
wildfire and impacts would be less than significant.
c)

Summary of the NEAP EIR

North Village Project Analysis

The proposed project includes uses anticipated under the NEAP EIR and consistent with the
Healdsburg 2030 General Plan and zoning designations. The proposed project would include a
main entrance and an emergency access road from Healdsburg Avenue consistent with
California Fire Code requirements and Healdsburg Municipal Code policies. Additionally, the
project would not require emergency water sources, because sufficient water supplies would
be provided by the City of Healdsburg. New electrical power and other utility lines on and
connecting to the project site would be installed below ground, minimizing potential ignition
and related fire risk, consistent with California Building Code and Healdsburg Municipal Code
regulations. Therefore, the proposed project would not increase fire risk due to installation or
maintenance of associated infrastructure and impacts would be less than significant.
d)

Summary of the NEAP EIR

The NEAP EIR did not analyze impacts associated with exposure of people or structures to
significant risks, including downslope or downstream flooding or landslides, as a result of
runoff, post‐fire slope instability, or drainage changes.
North Village Project Analysis

The proposed project includes uses anticipated under the NEAP EIR and consistent with the
General Plan and zoning designations. The project site has not been affected by previous
wildfires that could have resulted in drainage changes or loss of vegetation. As discussed
previously, the proposed project is not located on soils or slopes susceptible to landslide
impacts. Additionally, the proposed project would include stormwater drainage BMPs that
would be designed to detain runoff and prevent drainage changes or loss of topsoil and
vegetation, which could further increase downstream flooding. Therefore, the proposed
project would not expose people or structures to significant risks associated with post‐fire
slope instability and impacts would be less than significant.

102

Attachment: Attachment 2 - PC Reso. 2020-03 (2754 : North Village DA)

The NEAP EIR did not analyze impacts associated with the installation or maintenance of
associated infrastructure (such as roads, fuel breaks, emergency water sources, power lines or
other utilities) that may exacerbate fire risk or that may result in temporary or ongoing impacts
to the environment.
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The following requirement shall be imposed as a condition of approval prior to or
concurrent with all development within the plan area: The Comstock property
developer shall provide a secondary emergency vehicle access point to facilitate
more orderly and efficient levels of development and minimize delaying emergency
response times. Potential location options for secondary emergency access include,
but are not limited to, a second railroad crossing over the NCRA railway north of the
main entrance or a new route south of the plan area through the vacant parcel
owned by SIMI Winery, Inc. (APN 091‐060‐032) and into the plan area. If secondary
emergency access is not provided to satisfy fire safety standards, development on
the Comstock property will be limited to the extent allowed under applicable fire
safety regulations, codes, and ordinances.

Conclusion
The proposed project does not include land use or zoning changes and would not change the type or
extent of development allowed under the NEAP and analyzed in the NEAP EIR. Applicable mitigation
measures previously identified in the NEAP EIR will be required as set forth in the MMRP and no
considerably different mitigation measures that may substantially reduce impacts have been
identified or rejected. Development of the proposed project would be in accordance with the
densities, standards, and development guidelines permitted under the NEAP and analyzed in the
NEAP EIR. Therefore, the proposed project would not involve new significant wildfire hazard impacts.
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CalEEMod Version: CalEEMod.2016.3.2
Date: 1/29/2020 1:35 PM
North Village Addendum Operations - Sonoma-North Coast County, Annual

North Village Addendum Operations
Sonoma-North Coast County, Annual

1.1 Land Usage
Land Uses

Size

Metric

Lot Acreage

Floor Surface Area

Population

Enclosed Parking Structure

160.00

Space

1.44

64,000.00

0

Other Asphalt Surfaces

117.87

1000sqft

2.71

117,870.00

0

Other Non-Asphalt Surfaces

93.40

1000sqft

2.14

93,400.00

0

Parking Lot

240.00

Space

2.16

96,000.00

0

Hotel

108.00

Room

3.60

113,760.00

0

Apartments Mid Rise

80.00

Dwelling Unit

5.22

99,904.00

229

Congregate Care (Assisted Living)

54.00

Dwelling Unit

3.38

53,790.00

154

Retirement Community

221.00

Dwelling Unit

11.25

146,678.00

632

Strip Mall

12.00

1000sqft

0.28

12,000.00

0

1.2 Other Project Characteristics
Urbanization

Urban

Climate Zone

4

Utility Company

Pacific Gas & Electric Company

CO2 Intensity
(lb/MWhr)

491.65

Wind Speed (m/s)

CH4 Intensity
(lb/MWhr)

2.2

0.022

Precipitation Freq (Days)

75

Operational Year

2021

N2O Intensity
(lb/MWhr)

1.3 User Entered Comments & Non-Default Data
Project Characteristics - Adjusted based on California's Renewables Portfolio Standard (RPS)

0.005
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1.0 Project Characteristics

Land Use - Based on North Village Narrative 110519
Construction Phase - Operations only
Off-road Equipment - Operations only
Trips and VMT - Operations only
Vehicle Trips - Trip rates based on TIA Addendum by W-Trans (11/25/19)
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Woodstoves - Compliance with NSCAPCD Regulation IV
Water Mitigation - Compliance with Green Building Code Standards

Table Name

Column Name

Default Value

New Value

tblConstructionPhase

NumDays

30.00

1.00

tblFireplaces

FireplaceWoodMass

3,078.40

0.00

tblFireplaces

FireplaceWoodMass

3,078.40

0.00

tblFireplaces

FireplaceWoodMass

3,078.40

0.00

tblFireplaces

NumberWood

28.00

0.00

tblFireplaces

NumberWood

18.90

0.00

tblFireplaces

NumberWood

77.35

0.00

tblLandUse

LandUseSquareFeet

156,816.00

113,760.00

tblLandUse

LandUseSquareFeet

80,000.00

99,904.00

tblLandUse

LandUseSquareFeet

54,000.00

53,790.00

tblLandUse

LandUseSquareFeet

221,000.00

146,678.00

tblLandUse

LotAcreage

2.11

5.22

tblLandUse

LotAcreage

44.20

11.25

tblOffRoadEquipment

OffRoadEquipmentUnitAmount

1.00

0.00

tblOffRoadEquipment

OffRoadEquipmentUnitAmount

3.00

0.00

tblOffRoadEquipment

OffRoadEquipmentUnitAmount

2.00

0.00

tblProjectCharacteristics

CH4IntensityFactor

0.029

0.022

tblProjectCharacteristics

CO2IntensityFactor

641.35

491.65

tblProjectCharacteristics

N2OIntensityFactor

0.006

0.005

tblVehicleTrips

ST_TR

6.39

7.48

tblVehicleTrips

ST_TR

2.20

2.60

tblVehicleTrips

ST_TR

8.19

8.36

tblVehicleTrips

ST_TR

2.03

3.70

tblVehicleTrips

ST_TR

42.04

44.32

tblVehicleTrips

SU_TR

5.86

7.48

tblVehicleTrips

SU_TR

2.44

2.60
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tblVehicleTrips

SU_TR

5.95

8.36

tblVehicleTrips

SU_TR

1.95

3.70

tblVehicleTrips

SU_TR

20.43

44.32

tblVehicleTrips

WD_TR

6.65

7.48

tblVehicleTrips

WD_TR

2.74

2.60

tblVehicleTrips

WD_TR

8.17

8.36

tblVehicleTrips

WD_TR

2.40

3.70

tblWoodstoves

WoodstoveWoodMass

3,019.20

0.00

tblWoodstoves

WoodstoveWoodMass

3,019.20

0.00

tblWoodstoves

WoodstoveWoodMass

3,019.20

0.00

2.0 Emissions Summary
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

NBioCO2

tons/yr

Total CO2

CH4

N2O

CO2e

7.1500e003

2.8200e003

159.1265

MT/yr

Area

2.4130

0.1634

2.7049

9.9000e004

0.0253

0.0253

0.0253

0.0253

0.0000

158.1074

Energy

0.0457

0.4057

0.2756

2.4900e003

0.0316

0.0316

0.0316

0.0316

0.0000

1,110.007 1,110.0070
0

0.0381

0.0150

1,115.424
3

Mobile

1.0067

5.0365

11.2380

0.0330

0.0345

2.6322

0.0324

0.7315

0.0000

3,031.308 3,031.3088
8

0.1355

0.0000

3,034.696
4

Waste

0.0000

0.0000

0.0000

0.0000

52.6680

0.0000

52.6680

3.1126

0.0000

130.4828

Water

0.0000

0.0000

0.0000

0.0000

8.4891

44.3334

52.8225

0.8739

0.0210

80.9395

0.0914

2.6891

0.0893

0.7884

61.1572

4.1672

0.0388

4,520.669
6

Total

3.4654

5.6055

14.2186

0.0365

2.5978

2.5978

0.6991

0.6991

158.1074

4,343.756 4,404.9137
6
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Mitigated Operational
NOx

CO

SO2

Fugitive
PM10

Category

Exhaust
PM10

PM10
Total

Fugitive
PM2.5

Exhaust
PM2.5

PM2.5
Total

Bio- CO2

NBioCO2

Total CO2

tons/yr

CH4

N2O

CO2e

7.1500e003

2.8200e003

159.1265

MT/yr

Area

2.4130

0.1634

2.7049

9.9000e004

0.0253

0.0253

0.0253

0.0253

0.0000

158.1074

Energy

0.0457

0.4057

0.2756

2.4900e003

0.0316

0.0316

0.0316

0.0316

0.0000

1,110.007 1,110.0070
0

0.0381

0.0150

1,115.424
3

Mobile

1.0067

5.0365

11.2380

0.0330

0.0345

2.6322

0.0324

0.7315

0.0000

3,031.308 3,031.3088
8

0.1355

0.0000

3,034.696
4

Waste

0.0000

0.0000

0.0000

0.0000

46.8746

0.0000

46.8746

2.7702

0.0000

116.1297

Water

0.0000

0.0000

0.0000

0.0000

6.7913

35.4667

42.2580

0.6991

0.0168

64.7516

0.0914

2.6891

0.0893

0.7884

53.6659

3.6501

0.0346

4,490.128
6

Total

Percent
Reduction

3.4654

5.6055

14.2186

2.5978

0.0365

2.5978

0.6991

0.6991

ROG

NOx

CO

SO2

Fugitive
PM10

Exhaust
PM10

PM10
Total

Fugitive
PM2.5

Exhaust
PM2.5

PM2.5
Total

0.00

0.00

0.00

0.00

0.00

0.00

0.00

0.00

0.00

0.00

158.1074

4,334.889 4,388.5557
9

Bio- CO2 NBio-CO2

12.25

0.20

Total
CO2

CH4

N20

CO2e

0.37

12.41

10.84

0.68

4.0 Operational Detail - Mobile
4.1 Mitigation Measures Mobile
ROG

NOx

CO

SO2

Category

Fugitive
PM10

Exhaust
PM10

PM10
Total

Fugitive
PM2.5

Exhaust
PM2.5

PM2.5
Total

Bio- CO2

tons/yr

NBioCO2

Total CO2

CH4

N2O

CO2e

MT/yr

Mitigated

1.0067

5.0365

11.2380

0.0330

2.5978

0.0345

2.6322

0.6991

0.0324

0.7315

0.0000

3,031.308 3,031.3088
8

0.1355

0.0000

3,034.696
4

Unmitigated

1.0067

5.0365

11.2380

0.0330

2.5978

0.0345

2.6322

0.6991

0.0324

0.7315

0.0000

3,031.308 3,031.3088
8

0.1355

0.0000

3,034.696
4
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Land Use

Weekday

Apartments Mid Rise
Congregate Care (Assisted Living)
Enclosed Parking Structure
Hotel
Other Asphalt Surfaces
Other Non-Asphalt Surfaces
Parking Lot
Retirement Community
Strip Mall
Total

598.75
140.40
0.00
902.88
0.00
0.00
0.00
817.70
531.84
2,991.57

Average Daily Trip Rate
Saturday
Sunday
598.75
140.40
0.00
902.88
0.00
0.00
0.00
817.70
531.84
2,991.57

598.75
140.40
0.00
902.88
0.00
0.00
0.00
817.70
531.84
2,991.57

Unmitigated
Annual VMT

Mitigated
Annual VMT

1,717,641
402,767

1,717,641
402,767

1,715,409

1,715,409

2,345,744
819,051
7,000,613

2,345,744
819,051
7,000,613

4.3 Trip Type Information
Miles

Trip %
H-O or C-NW H-W or CW
7.50
42.90

Trip Purpose %

Land Use

H-W or C-W

H-S or C-C

Apartments Mid Rise

10.80

7.30

Congregate Care (Assisted
Living)
Enclosed Parking Structure

10.80

7.30

7.50

9.50

7.30

7.30

0.00

0.00

0.00

Hotel

9.50

7.30

7.30

19.40

61.60

19.00

42.90

H-S or C-C

H-O or C-NW

Primary

Diverted

Pass-by

19.50

37.60

86

11

3

19.50

37.60

86

11

3

0

0

0

58

38

4

Other Asphalt Surfaces

9.50

7.30

7.30

0.00

0.00

0.00

0

0

0

Other Non-Asphalt Surfaces

9.50

7.30

7.30

0.00

0.00

0.00

0

0

0

Parking Lot

9.50

7.30

7.30

0.00

0.00

0.00

0

0

0

Retirement Community

10.80

7.30

7.50

42.90

19.50

37.60

86

11

3

Strip Mall

9.50

7.30

7.30

16.60

64.40

19.00

45

40

15
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4.4 Fleet Mix
LDA

LDT1

LDT2

MDV

LHD1

LHD2

MHD

HHD

OBUS

UBUS

MCY

SBUS

MH

Apartments Mid Rise

0.578299

0.039453

0.169996 0.109068 0.028307

0.006716

0.029274 0.026666 0.003071

0.001838 0.005325

0.000874 0.001112

Congregate Care (Assisted
Living)
Enclosed Parking Structure

0.578299

0.039453

0.169996 0.109068 0.028307

0.006716

0.029274 0.026666 0.003071

0.001838 0.005325

0.000874 0.001112

0.578299

0.039453

0.169996 0.109068 0.028307

0.006716

0.029274 0.026666 0.003071

0.001838 0.005325

0.000874 0.001112

Hotel

0.578299

0.039453

0.169996 0.109068 0.028307

0.006716

0.029274 0.026666 0.003071

0.001838 0.005325

0.000874 0.001112

Other Asphalt Surfaces

0.578299

0.039453

0.169996 0.109068 0.028307

0.006716

0.029274 0.026666 0.003071

0.001838 0.005325

0.000874 0.001112

Other Non-Asphalt Surfaces

0.578299

0.039453

0.169996 0.109068 0.028307

0.006716

0.029274 0.026666 0.003071

0.001838 0.005325

0.000874 0.001112

Parking Lot

0.578299

0.039453

0.169996 0.109068 0.028307

0.006716

0.029274 0.026666 0.003071

0.001838 0.005325

0.000874 0.001112

Retirement Community

0.578299

0.039453

0.169996 0.109068 0.028307

0.006716

0.029274 0.026666 0.003071

0.001838 0.005325

0.000874 0.001112

Strip Mall

0.578299

0.039453

0.169996 0.109068 0.028307

0.006716

0.029274 0.026666 0.003071

0.001838 0.005325

0.000874 0.001112

5.0 Energy Detail
Historical Energy Use: N

5.1 Mitigation Measures Energy
ROG

NOx

CO

SO2

Category

Fugitive
PM10

Exhaust
PM10

PM10
Total

Fugitive
PM2.5

Exhaust
PM2.5

PM2.5
Total

Bio- CO2

NBioCO2

tons/yr

Total CO2

CH4

N2O

CO2e

MT/yr

Electricity
Mitigated

0.0000

0.0000

0.0000

0.0000

0.0000

657.4404

657.4404

0.0294

6.6900e003

660.1683

Electricity
Unmitigated

0.0000

0.0000

0.0000

0.0000

0.0000

657.4404

657.4404

0.0294

6.6900e003

660.1683

NaturalGas
Mitigated

0.0457

0.4057

0.2756

2.4900e003

0.0316

0.0316

0.0316

0.0316

0.0000

452.5666

452.5666

8.6700e003

8.3000e003

455.2560

NaturalGas
Unmitigated

0.0457

0.4057

0.2756

2.4900e003

0.0316

0.0316

0.0316

0.0316

0.0000

452.5666

452.5666

8.6700e003

8.3000e003

455.2560

Attachment: Attachment 2 - PC Reso. 2020-03 (2754 : North Village DA)

Land Use

Packet Pg. 650

7.A.c

5.2 Energy by Land Use - NaturalGas
Unmitigated
ROG

NOx

CO

SO2

Fugitive
PM10

Exhaust
PM10

PM10
Total

Fugitive
PM2.5

Exhaust
PM2.5

PM2.5
Total

Bio- CO2 NBio- CO2 Total CO2

N2O

CO2e

Land Use

kBTU/yr

Apartments Mid
Rise

691156

3.7300e003

0.0319

0.0136

2.0000e004

2.5700e003

2.5700e003

2.5700e003

2.5700e003

0.0000

36.8827

36.8827

7.1000e004

6.8000e004

37.1019

Congregate Care
(Assisted Living)

466530

2.5200e003

0.0215

9.1500e003

1.4000e004

1.7400e003

1.7400e003

1.7400e003

1.7400e003

0.0000

24.8958

24.8958

4.8000e004

4.6000e004

25.0438

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

5.04071e+
006

0.0272

0.2471

0.2076

1.4800e003

0.0188

0.0188

0.0188

0.0188

0.0000

268.9913

268.9913

5.1600e003

4.9300e003

270.5897

Other Asphalt
Surfaces

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

Other Non-Asphalt
Surfaces

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

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

Retirement
Community

2.25395e+
006

0.0122

0.1039

0.0442

6.6000e004

8.4000e003

8.4000e003

8.4000e003

8.4000e003

0.0000

120.2791

120.2791

2.3100e003

2.2100e003

120.9939

Strip Mall

28440

1.5000e004

1.3900e003

1.1700e003

1.0000e005

1.1000e004

1.1000e004

1.1000e004

1.1000e004

0.0000

1.5177

1.5177

3.0000e005

3.0000e005

1.5267

0.0457

0.4057

0.2756

2.4900e003

0.0316

0.0316

0.0316

0.0316

0.0000

452.5666

452.5666

8.6900e003

8.3100e003

455.2560

Total

tons/yr

CH4

MT/yr

Attachment: Attachment 2 - PC Reso. 2020-03 (2754 : North Village DA)

NaturalGa
s Use

Packet Pg. 651

7.A.c

Mitigated
ROG

NOx

CO

SO2

Fugitive
PM10

Exhaust
PM10

PM10
Total

Fugitive
PM2.5

Exhaust
PM2.5

PM2.5
Total

Bio- CO2 NBio- CO2 Total CO2

N2O

CO2e

Land Use

kBTU/yr

Apartments Mid
Rise

691156

3.7300e003

0.0319

0.0136

2.0000e004

2.5700e003

2.5700e003

2.5700e003

2.5700e003

0.0000

36.8827

36.8827

7.1000e004

6.8000e004

37.1019

Congregate Care
(Assisted Living)

466530

2.5200e003

0.0215

9.1500e003

1.4000e004

1.7400e003

1.7400e003

1.7400e003

1.7400e003

0.0000

24.8958

24.8958

4.8000e004

4.6000e004

25.0438

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

5.04071e+
006

0.0272

0.2471

0.2076

1.4800e003

0.0188

0.0188

0.0188

0.0188

0.0000

268.9913

268.9913

5.1600e003

4.9300e003

270.5897

Other Asphalt
Surfaces

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

Other Non-Asphalt
Surfaces

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

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

Retirement
Community

2.25395e+
006

0.0122

0.1039

0.0442

6.6000e004

8.4000e003

8.4000e003

8.4000e003

8.4000e003

0.0000

120.2791

120.2791

2.3100e003

2.2100e003

120.9939

Strip Mall

28440

1.5000e004

1.3900e003

1.1700e003

1.0000e005

1.1000e004

1.1000e004

1.1000e004

1.1000e004

0.0000

1.5177

1.5177

3.0000e005

3.0000e005

1.5267

0.0457

0.4057

0.2756

2.4900e003

0.0316

0.0316

0.0316

0.0316

0.0000

452.5666

452.5666

8.6900e003

8.3100e003

455.2560

Total

tons/yr

CH4

MT/yr

Attachment: Attachment 2 - PC Reso. 2020-03 (2754 : North Village DA)

NaturalGa
s Use

Packet Pg. 652

7.A.c

5.3 Energy by Land Use - Electricity
Unmitigated
Total CO2

t
o
n

CH4

N2O

CO2e

MT/yr

Land Use

kWh/yr

Apartments Mid
Rise

330268

73.6526

3.3000e003

7.5000e004

73.9582

Congregate Care
(Assisted Living)

222931

49.7155

2.2200e003

5.1000e004

49.9218

Enclosed Parking
Structure

362880

80.9254

3.6200e003

8.2000e004

81.2612

Hotel

866851

193.3154

8.6500e003

1.9700e003

194.1175

Other Asphalt
Surfaces

0

0.0000

0.0000

0.0000

0.0000

Other Non-Asphalt
Surfaces

0

0.0000

0.0000

0.0000

0.0000

Parking Lot

33600

7.4931

3.4000e004

8.0000e005

7.5242

Retirement
Community

1.00324e+
006

223.7309

0.0100

2.2800e003

224.6592

Strip Mall

128280

28.6076

1.2800e003

2.9000e004

28.7263

657.4404

0.0294

6.7000e003

660.1683

Total

Attachment: Attachment 2 - PC Reso. 2020-03 (2754 : North Village DA)

Electricity
Use

Packet Pg. 653

7.A.c

Mitigated
Total CO2

CH4

t
o
n

N2O

CO2e

MT/yr

Land Use

kWh/yr

Apartments Mid
Rise

330268

73.6526

3.3000e003

7.5000e004

73.9582

Congregate Care
(Assisted Living)

222931

49.7155

2.2200e003

5.1000e004

49.9218

Enclosed Parking
Structure

362880

80.9254

3.6200e003

8.2000e004

81.2612

Hotel

866851

193.3154

8.6500e003

1.9700e003

194.1175

Other Asphalt
Surfaces

0

0.0000

0.0000

0.0000

0.0000

Other Non-Asphalt
Surfaces

0

0.0000

0.0000

0.0000

0.0000

Parking Lot

33600

7.4931

3.4000e004

8.0000e005

7.5242

Retirement
Community

1.00324e+
006

223.7309

0.0100

2.2800e003

224.6592

Strip Mall

128280

28.6076

1.2800e003

2.9000e004

28.7263

657.4404

0.0294

6.7000e003

660.1683

SO2

Fugitive
PM10

Total

6.0 Area Detail
6.1 Mitigation Measures Area
Use only Natural Gas Hearths
ROG

NOx

CO

Category

Exhaust
PM10

PM10
Total

Fugitive
PM2.5

Exhaust
PM2.5

PM2.5
Total

Bio- CO2

NBioCO2

tons/yr

Total CO2

CH4

N2O

CO2e

MT/yr

Mitigated

2.4130

0.1634

2.7049

9.9000e004

0.0253

0.0253

0.0253

0.0253

0.0000

158.1074

158.1074

7.1500e003

2.8200e003

159.1265

Unmitigated

2.4130

0.1634

2.7049

9.9000e004

0.0253

0.0253

0.0253

0.0253

0.0000

158.1074

158.1074

7.1500e003

2.8200e003

159.1265

Attachment: Attachment 2 - PC Reso. 2020-03 (2754 : North Village DA)

Electricity
Use

Packet Pg. 654

7.A.c

6.2 Area by SubCategory
Unmitigated
NOx

CO

SO2

SubCategory

Fugitive
PM10

Exhaust
PM10

PM10
Total

Fugitive
PM2.5

Exhaust
PM2.5

PM2.5
Total

Bio- CO2

NBioCO2

tons/yr

Total CO2

CH4

N2O

CO2e

MT/yr

Architectural
Coating

0.6285

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

Consumer
Products

1.6883

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

Hearth

0.0155

0.1328

0.0565

8.5000e004

0.0107

0.0107

0.0107

0.0107

0.0000

153.7886

153.7886

2.9500e003

2.8200e003

154.7025

Landscaping

0.0807

0.0306

2.6484

1.4000e004

0.0146

0.0146

0.0146

0.0146

0.0000

4.3188

4.3188

4.2100e003

0.0000

4.4240

Total

2.4130

0.1634

2.7049

9.9000e004

0.0253

0.0253

0.0253

0.0253

0.0000

158.1074

158.1074

7.1600e003

2.8200e003

159.1265

ROG

NOx

CO

SO2

Exhaust
PM10

PM10
Total

Exhaust
PM2.5

PM2.5
Total

Bio- CO2

NBioCO2

Total CO2

CH4

N2O

CO2e

Mitigated

SubCategory

Fugitive
PM10

Fugitive
PM2.5

tons/yr

MT/yr

Architectural
Coating

0.6285

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

Consumer
Products

1.6883

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

Hearth

0.0155

0.1328

0.0565

8.5000e004

0.0107

0.0107

0.0107

0.0107

0.0000

153.7886

153.7886

2.9500e003

2.8200e003

154.7025

Landscaping

0.0807

0.0306

2.6484

1.4000e004

0.0146

0.0146

0.0146

0.0146

0.0000

4.3188

4.3188

4.2100e003

0.0000

4.4240

Total

2.4130

0.1634

2.7049

9.9000e004

0.0253

0.0253

0.0253

0.0253

0.0000

158.1074

158.1074

7.1600e003

2.8200e003

159.1265

Attachment: Attachment 2 - PC Reso. 2020-03 (2754 : North Village DA)

ROG

Packet Pg. 655

7.A.c

7.0 Water Detail
7.1 Mitigation Measures Water
Apply Water Conservation Strategy
Total CO2

t
o
n

N2O

CO2e

MT/yr

Mitigated

42.2580

0.6991

0.0168

64.7516

Unmitigated

52.8225

0.8739

0.0210

80.9395

CH4

N2O

CO2e

7.2 Water by Land Use
Unmitigated
Indoor/Out Total CO2
door Use
t
o
n

MT/yr

Land Use

Mgal

Apartments Mid
Rise

5.21232 /
3.28603

10.5082

0.1702

4.1000e003

15.9861

Congregate Care
(Assisted Living)

3.51832 /
2.21807

7.0930

0.1149

2.7700e003

10.7906

Enclosed Parking
Structure

0/0

0.0000

0.0000

0.0000

0.0000

Hotel

2.73961 /
0.304401

4.4126

0.0894

2.1400e003

7.2872

Other Asphalt
Surfaces

0/0

0.0000

0.0000

0.0000

0.0000

Other Non-Asphalt
Surfaces

0/0

0.0000

0.0000

0.0000

0.0000

Parking Lot

0/0

0.0000

0.0000

0.0000

0.0000

Retirement
Community

14.399 /
9.07766

29.0289

0.4703

0.0113

44.1616

Strip Mall

0.88887 /
0.544791

1.7798

0.0290

7.0000e004

2.7139

52.8225

0.8739

0.0210

80.9395

Total

Attachment: Attachment 2 - PC Reso. 2020-03 (2754 : North Village DA)

Category

CH4

Packet Pg. 656

7.A.c

Mitigated
Indoor/Out Total CO2
door Use

CH4

CO2e

MT/yr

Land Use

Mgal

Apartments Mid
Rise

4.16986 /
2.62882

8.4066

0.1362

3.2800e003

12.7889

Congregate Care
(Assisted Living)

2.81465 /
1.77446

5.6744

0.0919

2.2100e003

8.6325

Enclosed Parking
Structure

0/0

0.0000

0.0000

0.0000

0.0000

Hotel

2.19169 /
0.243521

3.5301

0.0715

1.7200e003

5.8298

Other Asphalt
Surfaces

0/0

0.0000

0.0000

0.0000

0.0000

Other Non-Asphalt
Surfaces

0/0

0.0000

0.0000

0.0000

0.0000

Parking Lot

0/0

0.0000

0.0000

0.0000

0.0000

Retirement
Community

11.5192 /
7.26212

23.2231

0.3762

9.0600e003

35.3293

Strip Mall

0.711096 /
0.435833

1.4239

0.0232

5.6000e004

2.1712

42.2580

0.6991

0.0168

64.7516

Total

8.0 Waste Detail
8.1 Mitigation Measures Waste
Institute Recycling and Composting Services
Category/Year
Total CO2

t
o
n

CH4

N2O

CO2e

MT/yr

Mitigated

46.8746

2.7702

0.0000

116.1297

Unmitigated

52.6680

3.1126

0.0000

130.4828

Attachment: Attachment 2 - PC Reso. 2020-03 (2754 : North Village DA)

t
o
n

N2O
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8.2 Waste by Land Use
Unmitigated
Total CO2

t
o
n

CH4

N2O

CO2e

MT/yr

Land Use

tons

Apartments Mid
Rise

36.8

7.4701

0.4415

0.0000

18.5068

Congregate Care
(Assisted Living)

49.27

10.0014

0.5911

0.0000

24.7780

Enclosed Parking
Structure

0

0.0000

0.0000

0.0000

0.0000

Hotel

59.13

12.0029

0.7094

0.0000

29.7366

Other Asphalt
Surfaces

0

0.0000

0.0000

0.0000

0.0000

Other Non-Asphalt
Surfaces

0

0.0000

0.0000

0.0000

0.0000

Parking Lot

0

0.0000

0.0000

0.0000

0.0000

Retirement
Community

101.66

20.6361

1.2196

0.0000

51.1250

Strip Mall

12.6

2.5577

0.1512

0.0000

6.3366

52.6680

3.1126

0.0000

130.4828

Total

Attachment: Attachment 2 - PC Reso. 2020-03 (2754 : North Village DA)

Waste
Disposed

Packet Pg. 658
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Mitigated
Total CO2

CH4

t
o
n

N2O

CO2e

MT/yr

Land Use

tons

Apartments Mid
Rise

32.752

6.6484

0.3929

0.0000

16.4710

Congregate Care
(Assisted Living)

43.8503

8.9012

0.5261

0.0000

22.0524

Enclosed Parking
Structure

0

0.0000

0.0000

0.0000

0.0000

Hotel

52.6257

10.6825

0.6313

0.0000

26.4655

Other Asphalt
Surfaces

0

0.0000

0.0000

0.0000

0.0000

Other Non-Asphalt
Surfaces

0

0.0000

0.0000

0.0000

0.0000

Parking Lot

0

0.0000

0.0000

0.0000

0.0000

Retirement
Community

90.4774

18.3661

1.0854

0.0000

45.5012

Strip Mall

11.214

2.2763

0.1345

0.0000

5.6395

46.8745

2.7702

0.0000

116.1297

Total

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

Attachment: Attachment 2 - PC Reso. 2020-03 (2754 : North Village DA)

Waste
Disposed

User Defined Equipment
Equipment Type

Number

11.0 Vegetation

Packet Pg. 659

7.A.c

CalEEMod Version: CalEEMod.2016.3.2
Date: 1/29/2020 1:37 PM
North Village Addendum Operations - Sonoma-North Coast County, Summer

North Village Addendum Operations
Sonoma-North Coast County, Summer

1.1 Land Usage
Land Uses

Size

Metric

Lot Acreage

Floor Surface Area

Population

Enclosed Parking Structure

160.00

Space

1.44

64,000.00

0

Other Asphalt Surfaces

117.87

1000sqft

2.71

117,870.00

0

Other Non-Asphalt Surfaces

93.40

1000sqft

2.14

93,400.00

0

Parking Lot

240.00

Space

2.16

96,000.00

0

Hotel

108.00

Room

3.60

113,760.00

0

Apartments Mid Rise

80.00

Dwelling Unit

5.22

99,904.00

229

Congregate Care (Assisted Living)

54.00

Dwelling Unit

3.38

53,790.00

154

Retirement Community

221.00

Dwelling Unit

11.25

146,678.00

632

Strip Mall

12.00

1000sqft

0.28

12,000.00

0

1.2 Other Project Characteristics
Urbanization

Urban

Climate Zone

4

Utility Company

Pacific Gas & Electric Company

CO2 Intensity
(lb/MWhr)

491.65

Wind Speed (m/s)

CH4 Intensity
(lb/MWhr)

2.2

0.022

Precipitation Freq (Days)

75

Operational Year

2021

N2O Intensity
(lb/MWhr)

1.3 User Entered Comments & Non-Default Data
Project Characteristics - Adjusted based on California's Renewables Portfolio Standard (RPS)
Land Use - Based on North Village Narrative 110519

0.005

Attachment: Attachment 2 - PC Reso. 2020-03 (2754 : North Village DA)

1.0 Project Characteristics

Construction Phase - Operations only
Off-road Equipment - Operations only
Trips and VMT - Operations only
Vehicle Trips - Trip rates based on TIA Addendum by W-Trans (11/25/19)
Woodstoves - Compliance with NSCAPCD Regulation IV
Packet Pg. 660

7.A.c

Water Mitigation - Compliance with Green Building Code Standards
Table Name

Column Name

Default Value

New Value

tblConstructionPhase

NumDays

30.00

1.00

tblFireplaces

FireplaceWoodMass

3,078.40

0.00

tblFireplaces

FireplaceWoodMass

3,078.40

0.00

tblFireplaces

FireplaceWoodMass

3,078.40

0.00

tblFireplaces

NumberWood

28.00

0.00

tblFireplaces

NumberWood

18.90

0.00

tblFireplaces

NumberWood

77.35

0.00

tblLandUse

LandUseSquareFeet

156,816.00

113,760.00

tblLandUse

LandUseSquareFeet

80,000.00

99,904.00

tblLandUse

LandUseSquareFeet

54,000.00

53,790.00

tblLandUse

LandUseSquareFeet

221,000.00

146,678.00

tblLandUse

LotAcreage

2.11

5.22

tblLandUse

LotAcreage

44.20

11.25

tblOffRoadEquipment

OffRoadEquipmentUnitAmount

1.00

0.00

tblOffRoadEquipment

OffRoadEquipmentUnitAmount

3.00

0.00

tblOffRoadEquipment

OffRoadEquipmentUnitAmount

2.00

0.00

tblProjectCharacteristics

CH4IntensityFactor

0.029

0.022

tblProjectCharacteristics

CO2IntensityFactor

641.35

491.65

tblProjectCharacteristics

N2OIntensityFactor

0.006

0.005

tblVehicleTrips

ST_TR

6.39

7.48

tblVehicleTrips

ST_TR

2.20

2.60

tblVehicleTrips

ST_TR

8.19

8.36

tblVehicleTrips

ST_TR

2.03

3.70

tblVehicleTrips

ST_TR

42.04

44.32

tblVehicleTrips

SU_TR

5.86

7.48

tblVehicleTrips

SU_TR

2.44

2.60

tblVehicleTrips

SU_TR

5.95

8.36
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tblVehicleTrips

SU_TR

1.95

3.70

tblVehicleTrips

SU_TR

20.43

44.32

tblVehicleTrips

WD_TR

6.65

7.48

tblVehicleTrips

WD_TR

2.74

2.60

tblVehicleTrips

WD_TR

8.17

8.36

tblVehicleTrips

WD_TR

2.40

3.70

tblWoodstoves

WoodstoveWoodMass

3,019.20

0.00

tblWoodstoves

WoodstoveWoodMass

3,019.20

0.00

tblWoodstoves

WoodstoveWoodMass

3,019.20

0.00

2.0 Emissions Summary
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

NBioCO2

CH4

N2O

CO2e

4,187.602 4,187.6020
0

0.1308

0.0758

4,213.460
7

0.0501

2,749.774
3

lb/day

Total CO2

lb/day

Area

13.9699

3.5784

30.8048

0.0222

0.4239

0.4239

0.4239

0.4239

0.0000

Energy

0.2506

2.2230

1.5103

0.0137

0.1731

0.1731

0.1731

0.1731

2,733.530 2,733.5303
3

0.0524

Mobile

6.1934

26.8144

62.7312

0.1900

14.9265

0.1887

15.1152

4.0017

0.1773

4.1789

19,230.17 19,230.178
88
8

0.8214

Total

20.4139

32.6157

95.0462

0.2259

14.9265

0.7858

15.7123

4.0017

0.7743

4.7760

0.0000

26,151.31 26,151.311
11
1

1.0046

0.1259

26,213.94
90

NOx

CO

SO2

Fugitive
PM10

Exhaust
PM10

PM10
Total

Fugitive
PM2.5

Exhaust
PM2.5

PM2.5
Total

Bio- CO2

CH4

N2O

CO2e

4,187.602 4,187.6020
0

0.1308

0.0758

4,213.460
7

0.0501

2,749.774
3

19,250.71
39

Mitigated Operational
ROG

Category

lb/day

NBioCO2

Total CO2

lb/day

Area

13.9699

3.5784

30.8048

0.0222

0.4239

0.4239

0.4239

0.4239

0.0000

Energy

0.2506

2.2230

1.5103

0.0137

0.1731

0.1731

0.1731

0.1731

2,733.530 2,733.5303
3

0.0524

Mobile

6.1934

26.8144

62.7312

0.1900

14.9265

0.1887

15.1152

4.0017

0.1773

4.1789

19,230.17 19,230.178
88
8

0.8214

Total

20.4139

32.6157

95.0462

0.2259

14.9265

0.7858

15.7123

4.0017

0.7743

4.7760

26,151.31 26,151.311
11
1

1.0046

0.0000
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19,250.71
39
0.1259

26,213.94
90
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7.A.c

Percent
Reduction

ROG

NOx

CO

SO2

Fugitive
PM10

Exhaust
PM10

PM10
Total

Fugitive
PM2.5

Exhaust
PM2.5

PM2.5
Total

0.00

0.00

0.00

0.00

0.00

0.00

0.00

0.00

0.00

0.00

Bio- CO2 NBio-CO2

0.00

0.00

Total
CO2

CH4

N20

CO2e

0.00

0.00

0.00

0.00

4.0 Operational Detail - Mobile
4.1 Mitigation Measures Mobile
NOx

CO

SO2

Fugitive
PM10

Category

Exhaust
PM10

PM10
Total

Fugitive
PM2.5

Exhaust
PM2.5

PM2.5
Total

Bio- CO2

NBioCO2

Total CO2

lb/day

CH4

N2O

CO2e

lb/day

Mitigated

6.1934

26.8144

62.7312

0.1900

14.9265

0.1887

15.1152

4.0017

0.1773

4.1789

19,230.17 19,230.178
88
8

0.8214

19,250.71
39

Unmitigated

6.1934

26.8144

62.7312

0.1900

14.9265

0.1887

15.1152

4.0017

0.1773

4.1789

19,230.17 19,230.178
88
8

0.8214

19,250.71
39

4.2 Trip Summary Information
Land Use

Weekday

Apartments Mid Rise
Congregate Care (Assisted Living)
Enclosed Parking Structure
Hotel
Other Asphalt Surfaces
Other Non-Asphalt Surfaces
Parking Lot
Retirement Community
Strip Mall
Total

598.75
140.40
0.00
902.88
0.00
0.00
0.00
817.70
531.84
2,991.57

Average Daily Trip Rate
Saturday
Sunday
598.75
140.40
0.00
902.88
0.00
0.00
0.00
817.70
531.84
2,991.57

598.75
140.40
0.00
902.88
0.00
0.00
0.00
817.70
531.84
2,991.57

Unmitigated
Annual VMT

Mitigated
Annual VMT

1,717,641
402,767

1,717,641
402,767

1,715,409

1,715,409

2,345,744
819,051
7,000,613

2,345,744
819,051
7,000,613

4.3 Trip Type Information
Miles

Trip %
H-O or C-NW H-W or CW
7.50
42.90

Trip Purpose %

H-S or C-C

H-O or C-NW

Primary

Diverted

Pass-by

19.50

37.60

86

11

3

19.50

37.60

86

11

3

Land Use

H-W or C-W

H-S or C-C

Apartments Mid Rise

10.80

7.30

Congregate Care (Assisted
Living)
Enclosed Parking Structure

10.80

7.30

7.50

9.50

7.30

7.30

0.00

0.00

0.00

0

0

0

Hotel

9.50

7.30

7.30

19.40

61.60

19.00

58

38

4

Other Asphalt Surfaces

9.50

7.30

7.30

0.00

0.00

0.00

0

0

0

Other Non-Asphalt Surfaces

9.50

7.30

7.30

0.00

0.00

0.00

0

0

0

Parking Lot

9.50

7.30

7.30

0.00

0.00

0.00

0

0

0

Retirement Community

10.80

7.30

7.50

42.90

19.50

37.60

86

11

3

Strip Mall

9.50

7.30

7.30

16.60

64.40

19.00

45

40

15

42.90
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4.4 Fleet Mix
LDA

LDT1

LDT2

MDV

LHD1

LHD2

MHD

HHD

OBUS

UBUS

MCY

SBUS

MH

Apartments Mid Rise

0.578299

0.039453

0.169996 0.109068

0.028307

0.006716

0.029274 0.026666 0.003071

0.001838 0.005325

0.000874 0.001112

Congregate Care (Assisted
Living)
Enclosed Parking Structure

0.578299

0.039453

0.169996 0.109068

0.028307

0.006716

0.029274 0.026666 0.003071

0.001838 0.005325

0.000874 0.001112

0.578299

0.039453

0.169996 0.109068

0.028307

0.006716

0.029274 0.026666 0.003071

0.001838 0.005325

0.000874 0.001112

Hotel

0.578299

0.039453

0.169996 0.109068

0.028307

0.006716

0.029274 0.026666 0.003071

0.001838 0.005325

0.000874 0.001112

Other Asphalt Surfaces

0.578299

0.039453

0.169996 0.109068

0.028307

0.006716

0.029274 0.026666 0.003071

0.001838 0.005325

0.000874 0.001112

Other Non-Asphalt Surfaces

0.578299

0.039453

0.169996 0.109068

0.028307

0.006716

0.029274 0.026666 0.003071

0.001838 0.005325

0.000874 0.001112

Parking Lot

0.578299

0.039453

0.169996 0.109068

0.028307

0.006716

0.029274 0.026666 0.003071

0.001838 0.005325

0.000874 0.001112

Retirement Community

0.578299

0.039453

0.169996 0.109068

0.028307

0.006716

0.029274 0.026666 0.003071

0.001838 0.005325

0.000874 0.001112

Strip Mall

0.578299

0.039453

0.169996 0.109068

0.028307

0.006716

0.029274 0.026666 0.003071

0.001838 0.005325

0.000874 0.001112

5.0 Energy Detail
Historical Energy Use: N

5.1 Mitigation Measures Energy
ROG

NOx

CO

SO2

Category

Fugitive
PM10

Exhaust
PM10

PM10
Total

Fugitive
PM2.5

Exhaust
PM2.5

PM2.5
Total

lb/day

Bio- CO2

NBioCO2

Total CO2

CH4

N2O

CO2e

lb/day

NaturalGas
Mitigated

0.2506

2.2230

1.5103

0.0137

0.1731

0.1731

0.1731

0.1731

2,733.530 2,733.5303
3

0.0524

0.0501

2,749.774
3

NaturalGas
Unmitigated

0.2506

2.2230

1.5103

0.0137

0.1731

0.1731

0.1731

0.1731

2,733.530 2,733.5303
3

0.0524

0.0501

2,749.774
3
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5.2 Energy by Land Use - NaturalGas
Unmitigated
ROG

NOx

CO

SO2

Fugitive
PM10

Exhaust
PM10

PM10
Total

Fugitive
PM2.5

Exhaust
PM2.5

PM2.5
Total

Bio- CO2 NBio- CO2 Total CO2

N2O

CO2e

Land Use

kBTU/yr

Apartments Mid
Rise

1893.58

0.0204

0.1745

0.0743

1.1100e003

0.0141

0.0141

0.0141

0.0141

222.7739

222.7739

4.2700e003

4.0800e003

224.0977

Congregate Care
(Assisted Living)

1278.17

0.0138

0.1178

0.0501

7.5000e004

9.5200e003

9.5200e003

9.5200e003

9.5200e003

150.3724

150.3724

2.8800e003

2.7600e003

151.2660

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

Hotel

13810.2

0.1489

1.3539

1.1373

8.1200e003

0.1029

0.1029

0.1029

0.1029

0.0311

0.0298

1,634.378
7

Other Asphalt
Surfaces

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

Other Non-Asphalt
Surfaces

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

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

Retirement
Community

6175.19

0.0666

0.5691

0.2422

3.6300e003

0.0460

0.0460

0.0460

0.0460

726.4934

726.4934

0.0139

0.0133

730.8106

Strip Mall

77.9178

8.4000e004

7.6400e003

6.4200e003

5.0000e005

5.8000e004

5.8000e004

5.8000e004

5.8000e004

9.1668

9.1668

1.8000e004

1.7000e004

9.2213

0.2506

2.2230

1.5103

0.0137

0.1731

0.1731

0.1731

0.1731

0.0524

0.0501

2,749.774
3

Total

lb/day

CH4

lb/day

1,624.7238 1,624.723
8

2,733.5303 2,733.530
3
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Mitigated
ROG

NOx

CO

SO2

Fugitive
PM10

Exhaust
PM10

PM10
Total

Fugitive
PM2.5

Exhaust
PM2.5

PM2.5
Total

Bio- CO2 NBio- CO2 Total CO2

N2O

CO2e

Land Use

kBTU/yr

Apartments Mid
Rise

1.89358

0.0204

0.1745

0.0743

1.1100e003

0.0141

0.0141

0.0141

0.0141

222.7739

222.7739

4.2700e003

4.0800e003

224.0977

Congregate Care
(Assisted Living)

1.27817

0.0138

0.1178

0.0501

7.5000e004

9.5200e003

9.5200e003

9.5200e003

9.5200e003

150.3724

150.3724

2.8800e003

2.7600e003

151.2660

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

Hotel

13.8102

0.1489

1.3539

1.1373

8.1200e003

0.1029

0.1029

0.1029

0.1029

0.0311

0.0298

1,634.378
7

Other Asphalt
Surfaces

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

Other Non-Asphalt
Surfaces

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

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

Retirement
Community

6.17519

0.0666

0.5691

0.2422

3.6300e003

0.0460

0.0460

0.0460

0.0460

726.4934

726.4934

0.0139

0.0133

730.8106

Strip Mall

0.0779178

8.4000e004

7.6400e003

6.4200e003

5.0000e005

5.8000e004

5.8000e004

5.8000e004

5.8000e004

9.1668

9.1668

1.8000e004

1.7000e004

9.2213

0.2506

2.2230

1.5103

0.0137

0.1731

0.1731

0.1731

0.1731

0.0524

0.0501

2,749.774
3

SO2

Fugitive
PM10

PM10
Total

Fugitive
PM2.5

CH4

N2O

CO2e

Total

lb/day

CH4

lb/day

1,624.7238 1,624.723
8

2,733.5303 2,733.530
3

6.0 Area Detail
6.1 Mitigation Measures Area
Use only Natural Gas Hearths
ROG

NOx

CO

Category

Exhaust
PM10

Exhaust
PM2.5

PM2.5
Total

Bio- CO2

lb/day

NBioCO2

Total CO2

lb/day

Mitigated

13.9699

3.5784

30.8048

0.0222

0.4239

0.4239

0.4239

0.4239

0.0000

4,187.602 4,187.6020
0

0.1308

0.0758

4,213.460
7

Unmitigated

13.9699

3.5784

30.8048

0.0222

0.4239

0.4239

0.4239

0.4239

0.0000

4,187.602 4,187.6020
0

0.1308

0.0758

4,213.460
7

Attachment: Attachment 2 - PC Reso. 2020-03 (2754 : North Village DA)

NaturalGa
s Use

Packet Pg. 666

7.A.c

6.2 Area by SubCategory
Unmitigated
NOx

CO

SO2

SubCategory

Fugitive
PM10

Exhaust
PM10

PM10
Total

Fugitive
PM2.5

Exhaust
PM2.5

PM2.5
Total

Bio- CO2

NBioCO2

lb/day

Total CO2

CH4

N2O

CO2e

lb/day

Architectural
Coating

3.4439

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

Consumer
Products

9.2507

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

Hearth

0.3790

3.2389

1.3782

0.0207

0.2619

0.2619

0.2619

0.2619

Landscaping

0.8963

0.3395

29.4265

1.5500e003

0.1621

0.1621

0.1621

0.1621

Total

13.9699

3.5784

30.8048

0.0222

0.4239

0.4239

0.4239

0.4239

0.0000

ROG

NOx

CO

SO2

Exhaust
PM10

PM10
Total

Exhaust
PM2.5

PM2.5
Total

Bio- CO2

0.0000

4,134.705 4,134.7059
9
52.8961

52.8961

4,187.602 4,187.6020
0

0.0793

0.0758

0.0515

4,159.276
4
54.1844

0.1308

0.0758

4,213.460
7

CH4

N2O

CO2e

Mitigated

SubCategory

Fugitive
PM10

Fugitive
PM2.5

NBioCO2

lb/day

Total CO2

lb/day

Architectural
Coating

3.4439

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

Consumer
Products

9.2507

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

Hearth

0.3790

3.2389

1.3782

0.0207

0.2619

0.2619

0.2619

0.2619

Landscaping

0.8963

0.3395

29.4265

1.5500e003

0.1621

0.1621

0.1621

0.1621

Total

13.9699

3.5784

30.8048

0.0222

0.4239

0.4239

0.4239

0.4239

7.0 Water Detail
7.1 Mitigation Measures Water

0.0000

4,134.705 4,134.7059
9
52.8961

0.0000

52.8961

4,187.602 4,187.6020
0

0.0793

0.0758

0.0515
0.1308

4,159.276
4
54.1844

0.0758

4,213.460
7
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8.0 Waste Detail
8.1 Mitigation Measures Waste
Institute Recycling and Composting Services
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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

User Defined Equipment
Equipment Type

11.0 Vegetation

Number
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North Village Addendum Operations - Sonoma-North Coast County, Winter

North Village Addendum Operations
Sonoma-North Coast County, Winter

1.1 Land Usage
Land Uses

Size

Metric

Lot Acreage

Floor Surface Area

Population

Enclosed Parking Structure

160.00

Space

1.44

64,000.00

0

Other Asphalt Surfaces

117.87

1000sqft

2.71

117,870.00

0

Other Non-Asphalt Surfaces

93.40

1000sqft

2.14

93,400.00

0

Parking Lot

240.00

Space

2.16

96,000.00

0

Hotel

108.00

Room

3.60

113,760.00

0

Apartments Mid Rise

80.00

Dwelling Unit

5.22

99,904.00

229

Congregate Care (Assisted Living)

54.00

Dwelling Unit

3.38

53,790.00

154

Retirement Community

221.00

Dwelling Unit

11.25

146,678.00

632

Strip Mall

12.00

1000sqft

0.28

12,000.00

0

1.2 Other Project Characteristics
Urbanization

Urban

Climate Zone

4

Utility Company

Pacific Gas & Electric Company

CO2 Intensity
(lb/MWhr)

491.65

Wind Speed (m/s)

CH4 Intensity
(lb/MWhr)

2.2

0.022

Precipitation Freq (Days)

75

Operational Year

2021

N2O Intensity
(lb/MWhr)

1.3 User Entered Comments & Non-Default Data
Project Characteristics - Adjusted based on California's Renewables Portfolio Standard (RPS)
Land Use - Based on North Village Narrative 110519

0.005

Attachment: Attachment 2 - PC Reso. 2020-03 (2754 : North Village DA)

1.0 Project Characteristics

Construction Phase - Operations only
Off-road Equipment - Operations only
Trips and VMT - Operations only
Vehicle Trips - Trip rates based on TIA Addendum by W-Trans (11/25/19)
Woodstoves - Compliance with NSCAPCD Regulation IV
Packet Pg. 669

7.A.c

Water Mitigation - Compliance with Green Building Code Standards
Table Name

Column Name

Default Value

New Value

tblConstructionPhase

NumDays

30.00

1.00

tblFireplaces

FireplaceWoodMass

3,078.40

0.00

tblFireplaces

FireplaceWoodMass

3,078.40

0.00

tblFireplaces

FireplaceWoodMass

3,078.40

0.00

tblFireplaces

NumberWood

28.00

0.00

tblFireplaces

NumberWood

18.90

0.00

tblFireplaces

NumberWood

77.35

0.00

tblLandUse

LandUseSquareFeet

156,816.00

113,760.00

tblLandUse

LandUseSquareFeet

80,000.00

99,904.00

tblLandUse

LandUseSquareFeet

54,000.00

53,790.00

tblLandUse

LandUseSquareFeet

221,000.00

146,678.00

tblLandUse

LotAcreage

2.11

5.22

tblLandUse

LotAcreage

44.20

11.25

tblOffRoadEquipment

OffRoadEquipmentUnitAmount

1.00

0.00

tblOffRoadEquipment

OffRoadEquipmentUnitAmount

3.00

0.00

tblOffRoadEquipment

OffRoadEquipmentUnitAmount

2.00

0.00

tblProjectCharacteristics

CH4IntensityFactor

0.029

0.022

tblProjectCharacteristics

CO2IntensityFactor

641.35

491.65

tblProjectCharacteristics

N2OIntensityFactor

0.006

0.005

tblVehicleTrips

ST_TR

6.39

7.48

tblVehicleTrips

ST_TR

2.20

2.60

tblVehicleTrips

ST_TR

8.19

8.36

tblVehicleTrips

ST_TR

2.03

3.70

tblVehicleTrips

ST_TR

42.04

44.32

tblVehicleTrips

SU_TR

5.86

7.48

tblVehicleTrips

SU_TR

2.44

2.60

tblVehicleTrips

SU_TR

5.95

8.36

Attachment: Attachment 2 - PC Reso. 2020-03 (2754 : North Village DA)

Waste Mitigation - Statewide diversion/recycling materials (11% reduction)

Packet Pg. 670

tblVehicleTrips

SU_TR

1.95

3.70

tblVehicleTrips

SU_TR

20.43

44.32

tblVehicleTrips

WD_TR

6.65

7.48

tblVehicleTrips

WD_TR

2.74

2.60

tblVehicleTrips

WD_TR

8.17

8.36

tblVehicleTrips

WD_TR

2.40

3.70

tblWoodstoves

WoodstoveWoodMass

3,019.20

0.00

tblWoodstoves

WoodstoveWoodMass

3,019.20

0.00

tblWoodstoves

WoodstoveWoodMass

3,019.20

0.00

2.0 Emissions Summary
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

NBioCO2

CH4

N2O

CO2e

4,187.602 4,187.6020
0

0.1308

0.0758

4,213.460
7

0.0501

2,749.774
3

lb/day

Total CO2

lb/day

Area

13.9699

3.5784

30.8048

0.0222

0.4239

0.4239

0.4239

0.4239

0.0000

Energy

0.2506

2.2230

1.5103

0.0137

0.1731

0.1731

0.1731

0.1731

2,733.530 2,733.5303
3

0.0524

Mobile

5.5107

28.3307

64.9057

0.1797

14.9265

0.1908

15.1172

4.0017

0.1792

4.1809

18,184.18 18,184.180
04
4

0.8425

Total

19.7312

34.1320

97.2208

0.2156

14.9265

0.7878

15.7143

4.0017

0.7763

4.7779

0.0000

25,105.31 25,105.312
27
7

1.0257

0.1259

25,168.47
87

NOx

CO

SO2

Fugitive
PM10

Exhaust
PM10

PM10
Total

Fugitive
PM2.5

Exhaust
PM2.5

PM2.5
Total

Bio- CO2

CH4

N2O

CO2e

4,187.602 4,187.6020
0

0.1308

0.0758

4,213.460
7

0.0501

2,749.774
3

18,205.24
37

Mitigated Operational
ROG

Category

lb/day

NBioCO2

Total CO2

lb/day

Area

13.9699

3.5784

30.8048

0.0222

0.4239

0.4239

0.4239

0.4239

0.0000

Energy

0.2506

2.2230

1.5103

0.0137

0.1731

0.1731

0.1731

0.1731

2,733.530 2,733.5303
3

0.0524

Mobile

5.5107

28.3307

64.9057

0.1797

14.9265

0.1908

15.1172

4.0017

0.1792

4.1809

18,184.18 18,184.180
04
4

0.8425

Total

19.7312

34.1320

97.2208

0.2156

14.9265

0.7878

15.7143

4.0017

0.7763

4.7779

25,105.31 25,105.312
27
7

1.0257

0.0000
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7.A.c

18,205.24
37
0.1259

25,168.47
87

Packet Pg. 671

7.A.c

Percent
Reduction

ROG

NOx

CO

SO2

Fugitive
PM10

Exhaust
PM10

PM10
Total

Fugitive
PM2.5

Exhaust
PM2.5

PM2.5
Total

0.00

0.00

0.00

0.00

0.00

0.00

0.00

0.00

0.00

0.00

Bio- CO2 NBio-CO2

0.00

0.00

Total
CO2

CH4

N20

CO2e

0.00

0.00

0.00

0.00

4.0 Operational Detail - Mobile
4.1 Mitigation Measures Mobile
NOx

CO

SO2

Fugitive
PM10

Category

Exhaust
PM10

PM10
Total

Fugitive
PM2.5

Exhaust
PM2.5

PM2.5
Total

Bio- CO2

NBioCO2

Total CO2

lb/day

CH4

N2O

CO2e

lb/day

Mitigated

5.5107

28.3307

64.9057

0.1797

14.9265

0.1908

15.1172

4.0017

0.1792

4.1809

18,184.18 18,184.180
04
4

0.8425

18,205.24
37

Unmitigated

5.5107

28.3307

64.9057

0.1797

14.9265

0.1908

15.1172

4.0017

0.1792

4.1809

18,184.18 18,184.180
04
4

0.8425

18,205.24
37

4.2 Trip Summary Information
Land Use

Weekday

Apartments Mid Rise
Congregate Care (Assisted Living)
Enclosed Parking Structure
Hotel
Other Asphalt Surfaces
Other Non-Asphalt Surfaces
Parking Lot
Retirement Community
Strip Mall
Total

598.75
140.40
0.00
902.88
0.00
0.00
0.00
817.70
531.84
2,991.57

Average Daily Trip Rate
Saturday
Sunday
598.75
140.40
0.00
902.88
0.00
0.00
0.00
817.70
531.84
2,991.57

598.75
140.40
0.00
902.88
0.00
0.00
0.00
817.70
531.84
2,991.57

Unmitigated
Annual VMT

Mitigated
Annual VMT

1,717,641
402,767

1,717,641
402,767

1,715,409

1,715,409

2,345,744
819,051
7,000,613

2,345,744
819,051
7,000,613

4.3 Trip Type Information
Miles

Trip %
H-O or C-NW H-W or CW
7.50
42.90

Trip Purpose %

H-S or C-C

H-O or C-NW

Primary

Diverted

Pass-by

19.50

37.60

86

11

3

19.50

37.60

86

11

3

Land Use

H-W or C-W

H-S or C-C

Apartments Mid Rise

10.80

7.30

Congregate Care (Assisted
Living)
Enclosed Parking Structure

10.80

7.30

7.50

9.50

7.30

7.30

0.00

0.00

0.00

0

0

0

Hotel

9.50

7.30

7.30

19.40

61.60

19.00

58

38

4

Other Asphalt Surfaces

9.50

7.30

7.30

0.00

0.00

0.00

0

0

0

Other Non-Asphalt Surfaces

9.50

7.30

7.30

0.00

0.00

0.00

0

0

0

Parking Lot

9.50

7.30

7.30

0.00

0.00

0.00

0

0

0

Retirement Community

10.80

7.30

7.50

42.90

19.50

37.60

86

11

3

Strip Mall

9.50

7.30

7.30

16.60

64.40

19.00

45

40

15

42.90

Attachment: Attachment 2 - PC Reso. 2020-03 (2754 : North Village DA)

ROG

Packet Pg. 672

7.A.c

4.4 Fleet Mix
LDA

LDT1

LDT2

MDV

LHD1

LHD2

MHD

HHD

OBUS

UBUS

MCY

SBUS

MH

Apartments Mid Rise

0.578299

0.039453

0.169996 0.109068

0.028307

0.006716

0.029274 0.026666 0.003071

0.001838 0.005325

0.000874 0.001112

Congregate Care (Assisted
Living)
Enclosed Parking Structure

0.578299

0.039453

0.169996 0.109068

0.028307

0.006716

0.029274 0.026666 0.003071

0.001838 0.005325

0.000874 0.001112

0.578299

0.039453

0.169996 0.109068

0.028307

0.006716

0.029274 0.026666 0.003071

0.001838 0.005325

0.000874 0.001112

Hotel

0.578299

0.039453

0.169996 0.109068

0.028307

0.006716

0.029274 0.026666 0.003071

0.001838 0.005325

0.000874 0.001112

Other Asphalt Surfaces

0.578299

0.039453

0.169996 0.109068

0.028307

0.006716

0.029274 0.026666 0.003071

0.001838 0.005325

0.000874 0.001112

Other Non-Asphalt Surfaces

0.578299

0.039453

0.169996 0.109068

0.028307

0.006716

0.029274 0.026666 0.003071

0.001838 0.005325

0.000874 0.001112

Parking Lot

0.578299

0.039453

0.169996 0.109068

0.028307

0.006716

0.029274 0.026666 0.003071

0.001838 0.005325

0.000874 0.001112

Retirement Community

0.578299

0.039453

0.169996 0.109068

0.028307

0.006716

0.029274 0.026666 0.003071

0.001838 0.005325

0.000874 0.001112

Strip Mall

0.578299

0.039453

0.169996 0.109068

0.028307

0.006716

0.029274 0.026666 0.003071

0.001838 0.005325

0.000874 0.001112

5.0 Energy Detail
Historical Energy Use: N

5.1 Mitigation Measures Energy
ROG

NOx

CO

SO2

Category

Fugitive
PM10

Exhaust
PM10

PM10
Total

Fugitive
PM2.5

Exhaust
PM2.5

PM2.5
Total

lb/day

Bio- CO2

NBioCO2

Total CO2

CH4

N2O

CO2e

lb/day

NaturalGas
Mitigated

0.2506

2.2230

1.5103

0.0137

0.1731

0.1731

0.1731

0.1731

2,733.530 2,733.5303
3

0.0524

0.0501

2,749.774
3

NaturalGas
Unmitigated

0.2506

2.2230

1.5103

0.0137

0.1731

0.1731

0.1731

0.1731

2,733.530 2,733.5303
3

0.0524

0.0501

2,749.774
3
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Land Use

Packet Pg. 673

7.A.c

5.2 Energy by Land Use - NaturalGas
Unmitigated
ROG

NOx

CO

SO2

Fugitive
PM10

Exhaust
PM10

PM10
Total

Fugitive
PM2.5

Exhaust
PM2.5

PM2.5
Total

Bio- CO2 NBio- CO2 Total CO2

N2O

CO2e

Land Use

kBTU/yr

Apartments Mid
Rise

1893.58

0.0204

0.1745

0.0743

1.1100e003

0.0141

0.0141

0.0141

0.0141

222.7739

222.7739

4.2700e003

4.0800e003

224.0977

Congregate Care
(Assisted Living)

1278.17

0.0138

0.1178

0.0501

7.5000e004

9.5200e003

9.5200e003

9.5200e003

9.5200e003

150.3724

150.3724

2.8800e003

2.7600e003

151.2660

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

Hotel

13810.2

0.1489

1.3539

1.1373

8.1200e003

0.1029

0.1029

0.1029

0.1029

0.0311

0.0298

1,634.378
7

Other Asphalt
Surfaces

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

Other Non-Asphalt
Surfaces

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

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

Retirement
Community

6175.19

0.0666

0.5691

0.2422

3.6300e003

0.0460

0.0460

0.0460

0.0460

726.4934

726.4934

0.0139

0.0133

730.8106

Strip Mall

77.9178

8.4000e004

7.6400e003

6.4200e003

5.0000e005

5.8000e004

5.8000e004

5.8000e004

5.8000e004

9.1668

9.1668

1.8000e004

1.7000e004

9.2213

0.2506

2.2230

1.5103

0.0137

0.1731

0.1731

0.1731

0.1731

0.0524

0.0501

2,749.774
3

Total

lb/day

CH4

lb/day

1,624.7238 1,624.723
8

2,733.5303 2,733.530
3
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Mitigated
ROG

NOx

CO

SO2

Fugitive
PM10

Exhaust
PM10

PM10
Total

Fugitive
PM2.5

Exhaust
PM2.5

PM2.5
Total

Bio- CO2 NBio- CO2 Total CO2

N2O

CO2e

Land Use

kBTU/yr

Apartments Mid
Rise

1.89358

0.0204

0.1745

0.0743

1.1100e003

0.0141

0.0141

0.0141

0.0141

222.7739

222.7739

4.2700e003

4.0800e003

224.0977

Congregate Care
(Assisted Living)

1.27817

0.0138

0.1178

0.0501

7.5000e004

9.5200e003

9.5200e003

9.5200e003

9.5200e003

150.3724

150.3724

2.8800e003

2.7600e003

151.2660

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

Hotel

13.8102

0.1489

1.3539

1.1373

8.1200e003

0.1029

0.1029

0.1029

0.1029

0.0311

0.0298

1,634.378
7

Other Asphalt
Surfaces

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

Other Non-Asphalt
Surfaces

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

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

Retirement
Community

6.17519

0.0666

0.5691

0.2422

3.6300e003

0.0460

0.0460

0.0460

0.0460

726.4934

726.4934

0.0139

0.0133

730.8106

Strip Mall

0.0779178

8.4000e004

7.6400e003

6.4200e003

5.0000e005

5.8000e004

5.8000e004

5.8000e004

5.8000e004

9.1668

9.1668

1.8000e004

1.7000e004

9.2213

0.2506

2.2230

1.5103

0.0137

0.1731

0.1731

0.1731

0.1731

0.0524

0.0501

2,749.774
3

SO2

Fugitive
PM10

PM10
Total

Fugitive
PM2.5

CH4

N2O

CO2e

Total

lb/day

CH4

lb/day

1,624.7238 1,624.723
8

2,733.5303 2,733.530
3

6.0 Area Detail
6.1 Mitigation Measures Area
Use only Natural Gas Hearths
ROG

NOx

CO

Category

Exhaust
PM10

Exhaust
PM2.5

PM2.5
Total

Bio- CO2

lb/day

NBioCO2

Total CO2

lb/day

Mitigated

13.9699

3.5784

30.8048

0.0222

0.4239

0.4239

0.4239

0.4239

0.0000

4,187.602 4,187.6020
0

0.1308

0.0758

4,213.460
7

Unmitigated

13.9699

3.5784

30.8048

0.0222

0.4239

0.4239

0.4239

0.4239

0.0000

4,187.602 4,187.6020
0

0.1308

0.0758

4,213.460
7
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6.2 Area by SubCategory
Unmitigated
NOx

CO

SO2

SubCategory

Fugitive
PM10

Exhaust
PM10

PM10
Total

Fugitive
PM2.5

Exhaust
PM2.5

PM2.5
Total

Bio- CO2

NBioCO2

lb/day

Total CO2

CH4

N2O

CO2e

lb/day

Architectural
Coating

3.4439

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

Consumer
Products

9.2507

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

Hearth

0.3790

3.2389

1.3782

0.0207

0.2619

0.2619

0.2619

0.2619

Landscaping

0.8963

0.3395

29.4265

1.5500e003

0.1621

0.1621

0.1621

0.1621

Total

13.9699

3.5784

30.8048

0.0222

0.4239

0.4239

0.4239

0.4239

0.0000

ROG

NOx

CO

SO2

Exhaust
PM10

PM10
Total

Exhaust
PM2.5

PM2.5
Total

Bio- CO2

0.0000

4,134.705 4,134.7059
9
52.8961

52.8961

4,187.602 4,187.6020
0

0.0793

0.0758

0.0515

4,159.276
4
54.1844

0.1308

0.0758

4,213.460
7

CH4

N2O

CO2e

Mitigated

SubCategory

Fugitive
PM10

Fugitive
PM2.5

NBioCO2

lb/day

Total CO2

lb/day

Architectural
Coating

3.4439

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

Consumer
Products

9.2507

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

Hearth

0.3790

3.2389

1.3782

0.0207

0.2619

0.2619

0.2619

0.2619

Landscaping

0.8963

0.3395

29.4265

1.5500e003

0.1621

0.1621

0.1621

0.1621

Total

13.9699

3.5784

30.8048

0.0222

0.4239

0.4239

0.4239

0.4239

7.0 Water Detail
7.1 Mitigation Measures Water

0.0000

4,134.705 4,134.7059
9
52.8961

0.0000

52.8961

4,187.602 4,187.6020
0

0.0793

0.0758

0.0515
0.1308

4,159.276
4
54.1844

0.0758

4,213.460
7
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8.0 Waste Detail
8.1 Mitigation Measures Waste
Institute Recycling and Composting Services

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
User Defined Equipment
Equipment Type

11.0 Vegetation

Number
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North Village Addendum
(Annually)
287,989 gallons (gasoline, diesel)
8,480,786 kilo‐British Thermal Units
2,948,050 kilowatt hours
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Summary of Energy Use During Operations
Operation vehicle fuel
Operation natural gas
Operation electricity
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Operation Fuel Calculation
California Air Resource Board (ARB). 2019. EMFAC2014 Web Database. Website: https://www.arb.ca.gov/emfac/2014/. Accessed December 27, 2019
VMT = Vehicle Miles Traveled
EMFAC2014 (v1.0.7) Emissions Inventory
FE = Fuel Economy
Region Type: County
Region: Sonoma
Calendar Year: 2021
Season: Annual
Vehicle Classification: EMFAC2007 Categories
Units: miles/day for VMT, trips/day for Trips, tons/day for Emissions, 1000 gallons/day for Fuel Consumption

Region
Sonoma
Sonoma
Sonoma
Sonoma
Sonoma
Sonoma
Sonoma
Sonoma
Sonoma
Sonoma
Sonoma
Sonoma
Sonoma
Sonoma
Sonoma
Sonoma
Sonoma
Sonoma
Sonoma
Sonoma
Sonoma
Sonoma
Sonoma
Sonoma
Sonoma

Calculations
CalYr
2021
2021
2021
2021
2021
2021
2021
2021
2021
2021
2021
2021
2021
2021
2021
2021
2021
2021
2021
2021
2021
2021
2021
2021
2021

VehClass
HHDT
HHDT
LDA
LDA
LDT1
LDT1
LDT2
LDT2
LHDT1
LHDT1
LHDT2
LHDT2
MCY
MDV
MDV
MH
MH
MHDT
MHDT
OBUS
OBUS
SBUS
SBUS
UBUS
UBUS

MdlYr
Aggregated
Aggregated
Aggregated
Aggregated
Aggregated
Aggregated
Aggregated
Aggregated
Aggregated
Aggregated
Aggregated
Aggregated
Aggregated
Aggregated
Aggregated
Aggregated
Aggregated
Aggregated
Aggregated
Aggregated
Aggregated
Aggregated
Aggregated
Aggregated
Aggregated

Speed
Aggregated
Aggregated
Aggregated
Aggregated
Aggregated
Aggregated
Aggregated
Aggregated
Aggregated
Aggregated
Aggregated
Aggregated
Aggregated
Aggregated
Aggregated
Aggregated
Aggregated
Aggregated
Aggregated
Aggregated
Aggregated
Aggregated
Aggregated
Aggregated
Aggregated

Fuel
GAS
DSL
GAS
DSL
GAS
DSL
GAS
DSL
GAS
DSL
GAS
DSL
GAS
GAS
DSL
GAS
DSL
GAS
DSL
GAS
DSL
GAS
DSL
GAS
DSL

Population
16.2357747
1990.65771
127800.651
1744.04913
10787.9328
24.1208699
37609.0288
61.9427824
3740.69359
4692.50238
518.335158
1142.21655
7475.81569
30063.4821
429.500068
944.722673
264.027529
329.754643
4906.57378
150.418135
259.670519
21.1385156
184.829458
51.7428284
65.6686323

VMT
1901.58782
245931.739
5124518.91
66522.4195
366089.647
393.849078
1576995.55
2947.49564
110465.203
152622.895
18866.9752
43547.786
49489.7954
995008.243
18671.0489
7969.92947
2361.92909
15106.2266
256968.217
7934.25359
20604.4692
1094.23205
7031.80495
7584.28379
9499.33669

Fuel
Consumption
0.413152808
43.4813758
176.0277166
1.85737646
15.28725683
0.015190621
71.98203753
0.101025801
11.55172881
8.910520906
2.158259728
2.801706884
1.405497211
62.82762792
0.848846587
1.217382531
0.247348009
2.391642459
30.90363593
1.215986499
2.843487843
0.091929642
0.971560625
1.53122594
2.153322052

FE
4.602626
5.656025
29.112
35.81526
23.94737
25.92712
21.90818
29.17567
9.562656
17.12839
8.741754
15.54331
35.21159
15.83711
21.99579
6.546775
9.549012
6.316256
8.315145
6.524952
7.246196
11.90293
7.237639
4.953079
4.41148
Vehicles
Sum of VMT*FE
Total VMT
Weighted Average FE

VMT*FE
8752.297397
1390996.01
149184995.2
2382517.703
8766885.439
10211.37273
34549104.69
85995.16575
1056340.683
2614184.771
164930.4524
676876.5416
1742614.519
15758057.98
410684.4192
52177.3347
22554.08911
95414.79808
2136728.012
51770.62412
149304.0142
13024.56687
50893.66491
37565.56046
41906.13175

221454486
9110127.821
24.30860361 miles/gallon

Total VMT
Source: AQ/GHG Appendix, CalEEMod Output
North Village Addendum Operations ‐ Sonoma‐North Coast County, Annual
Date: 1/29/2020 1:35 PM
Fuel
Consumption
VMT
Vehicles
7,000,613
287,989
Total
7,000,613
287,989
Total VMT
Fuel consumption

7,000,613 miles
287,989 gallons per year
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Operation Natural Gas Use
Source: AQ/GHG Appendix, CalEEMod Output
North Village Addendum Operations ‐ Sonoma‐North Coast County, Annual
Date: 1/29/2020 1:35 PM

Land Use
Apartments Mid Rise
Congregate Care (Assisted Living)
Enclosed Parking Structure
Hotel
Other Asphalt Surfaces
Other Non‐Asphalt Surfaces
Parking Lot
Retirement Community
Strip Mall
Total

Natural Gas Use
kBTU/yr
691,156
466,530
‐
5,040,710
‐
‐
‐
2,253,950
28,440
8,480,786 kBTU/yr

Conversion from kBTU/yr to CF/yr
Abraxas. 2019. Energy Conversion Calculator.
Website: https://www.abraxasenergy.com/energy‐resources/toolbox/conversion‐
calculators/energy/. Accessed December 27, 2019.
Equivalency:
8,480,786 kBTU/yr
84,808 therms
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Operation Electricity Use
Source: AQ/GHG Appendix, CalEEMod Output
North Village Addendum Operations ‐ Sonoma‐North Coast County, Annual
Date: 1/29/2020 1:35 PM
kWh/yr = kilowatt hours per year

Total Electricity Use

Electricity Use
(kWh/yr)
330,268
222,931
362,880
866,851
‐
‐
33,600
1,003,240
128,280
2,948,050 kWh/yr
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Land Use
Apartments Mid Rise
Congregate Care (Assisted Living)
Enclosed Parking Structure
Hotel
Other Asphalt Surfaces
Other Non‐Asphalt Surfaces
Parking Lot
Retirement Community
Strip Mall
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Appendix B:
Addendum to the Traffic Impact Study
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November 27, 2019
Ms. Mary Bean
First Carbon Solutions
1350 Treat Boulevard
Walnut Creek, CA 94597

Addendum to the Traffic Impact Study for the North Entry Area Plan

As requested, the following information is provided to compare the trip generation potential of the North Entry
Area Plan EIR published on April 9, 2019, with that of the proposed North Village project in the City of Healdsburg.
The currently proposed North Village has different land uses and intensities compared to the project as evaluated
in the North Entry Area Plan EIR. The following information supplements or replaces information in the
Transportation and Traffic section of the City of Healdsburg’s North Entry Area Plan Final Environmental Impact
Report, as indicated.

Changes to the Project Description
The project as evaluated in the North Entry Area Plan (NEAP) Final Environmental Impact Report (FEIR) included
290 dwelling units, 130 hotel rooms, 40,000 square feet of office space, and 30,000 square feet of retail space.
Under the Full Buildout scenario, the project was expected to generate 4,930 daily trips, including 259 trips during
the a.m. peak hour, and 351 trips during the p.m. peak hour as shown in Table 3.2-4 of the EIR.
The proposed North Village project consists of a 221-unit independent senior living facility, 75 multi-family units,
five live-work units, a 108-room hotel, 12,000 square feet of retail space, a 30-bed memory care facility, and a 24bed assisted living facility.
In comparison to the project description applied for analysis of the North Entry Area Plan, the North Village project
consists of eleven more residential units, 30 memory care beds, 24 assisted living beds, and 22 fewer hotel rooms,
40,000 square feet less office space, and 8,000 square feet less of retail space.

Trip Generation
The anticipated trip generation for land use development was estimated using standard trip rates published by the
Institute of Transportation Engineers (ITE) in Trip Generation Manual, 10th Edition, 2017 as well as the 9th edition
published in 2012. The standard trip rates for Multifamily Housing (Land Use #220), Senior Adult Housing (Land Use
#252), Hotel (Land Use #310), and Specialty Retail Center (Land Use #826) were applied as these descriptions most
closely match the proposed land uses.
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Dear Ms. Bean;

To retain consistency with the NEAP EIR, the trip generation estimation for the North Village project uses rates for
Specialty Retail Center (Land Use #826) from the Institute of Transportation Engineers (ITE) Trip Generation Manual,
9th Edition, 2012; this land use was deleted from the 10th Edition. Additionally, custom rates were used to estimate
the expected trip generation potential of the five live-work units based on existing developments in downtown
Santa Rosa, California. Further, to be conservative, the trip generation estimate for both the assisted living and
memory care portions of the proposed project were based on applicable rates for Assisted Living (Land Use #254)
as this has higher rates than Congregate Care, another potentially applicable land use.
Based on the proposed land use intensities of the North Village project, the project’s trip generation has been
updated as indicated in Table 3.2-4, Trip Generation Summary (Updated); this replaces Table 3.2-4 in the NEAP EIR.
490 Mendocino Avenue, Suite 201 Santa Rosa, CA 95401 707.542.9500 w-trans.com
SANTA ROSA • OAKLAND • SAN JOSE
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Agenda Item:

__4B_____

Meeting Date: February 11, 2020
Prepared By:

Linda Ruffing, Planning Consultant

REQUEST FOR PLANNING COMMISSION ACTION
PROPERTY ADDRESS:

16977 Healdsburg Avenue, Healdsburg, CA

APPLICANT:

CCS Healdsburg, LLC (formerly Comstock Healdsburg, LLC)

SUBJECT:

Addendum to the North Entry Area Plan Final Environmental Impact Report
Master Conditional Use Permit Application (MCUP 2019-04), Density Bonus
Application and Development Agreement (DA 2020-01) for the "North
Village Project"
Proposed project includes 75 multi-family housing units and 5 live-work units,
plus a Senior Living Community with 221 independent living units and 54
assisted living/memory care beds, plus ancillary facilities. The multi-family
housing would include 54 affordable units (<120% AMI), and 26 "missing
middle" units (120-160% AMI) including 5 live-work units. The Senior Living
Community would provide a total of 30 affordable units. The project also
includes a 108-key hotel with restaurant and meeting facilities; 12,000 square
feet of commercial/retail space; and a variety of public spaces and amenities.
The MCUP also encompasses a density bonus application, which requests an
increase of 11 dwelling units above the base density of 290 dwelling units, and
a request for a shared parking reduction accompanied by a shared parking
analysis pursuant to Municipal Code section 20.16.150(B)(3).
The Development Agreement includes terms that vest the size and density of
the North Village Project to provide the Applicant assurance that the North
Village Project can be developed and used under existing rules governing
development of the property and, in exchange, provide public benefits beyond
those that could be imposed through conditions of approval, including
requiring the Developer to construct the affordable housing components
subject to the City's "local preference" requirements; requiring the Developer
to construct a Healdsburg Fire Department Substation with direct access to
Healdsburg Avenue; requiring additional contributions for connectivity
improvements; requiring the Senior Living Community to reimburse the City
for lost property tax revenue and the cost of increased demands for service;
and requiring Developer to pay the City one half cent for every dollar charged
to hotel guests for room occupancy, parking, and resort fees beginning 10 years
after issuance of the hotel certificate of occupancy.

Attachment: Attachment 4 - Staff Report- North Village MCUP 02-11-20 (2754 : North Village DA)

David Woltering

_________
Reviewed By: _/s/
David Woltering
Interim Community Development Director
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RECOMMENDED ACTION(S):

1) Approve Resolution No. 2020-02 (Exhibit 1) approving an Addendum to the NEAP EIR, finding that
no subsequent environmental review is required to comply with the California Environmental Quality
Act, and approving a "master" Conditional Use Permit CUP 2019-04, including density bonus and
shared parking reduction requests, based on the suggested findings and subject to the recommended
conditions of approval.
2) Approve Resolution No. 2020-03 (Exhibit 2) recommending that the City Council approve the proposed
Development Agreement with CCS Healdsburg, LLC.

PROJECT DESCRIPTION:
Master Conditional Use Permit
The Applicant, CCS Healdsburg, LLC, has applied for a master Conditional Use Permit (MCUP) to:
1. Authorize the mix and density of residential and commercial land uses on each of four development
parcels;
2. Approve backbone infrastructure improvements to serve future development;
3. Provide conceptual approval of the grading and drainage improvements; and
4. Provide conceptual approval of a shared parking plan.
The Applicant's Project Description is included as Exhibit 3 and a detailed North Village Submittal Package
comprised of 53 pages of conceptual plans and renderings is presented in Exhibit 4. The plan set has been
updated in response to feedback received at the Planning Commission workshops held on November 12, 2019,
and December 10, 2019. Updates include modifications to the circulation system to provide two traffic circles,
one at the intersection of the Primary Street (Street "A") with the Secondary Street (Street "B") and one at the
west end of Street "B", and additional street trees.
It is important to note that, while the narrative and plans presented in Exhibits 3 and 4 set forth the applicant's
vision for the North Village Project ("Project"), no precise design, massing, or programming details are
proposed for approval at this time. The MCUP addresses only the four topics identified above, as well as the
request for a density bonus. The Project will require future design review approvals for all proposed structures,
as well as subsequent conditional use permits for uses that are designated as conditionally permitted by the
Land Use Code.
As proposed, the Project is envisioned as a mixed use residential neighborhood with a variety of housing types
including senior housing, workforce housing, and live-work units. The Project includes limited retail space that
is intended to serve development on the site and in nearby neighborhoods in north Healdsburg. The Project also
includes a 108-key hotel with ancillary facilities including a restaurant and bar. The development would be
concentrated on 18 acres of the 32-acre site which is located within the City of Healdsburg, adjacent to the
northern City limits, as described in the Site Description later in this report. The Project site is designated for
Mixed Use development in the Healdsburg 2030 General Plan and the North Entry Area Plan ("NEAP").
The proposed development program that would be authorized by the MCUP is as follows:
Parcel 1 (Senior Living Community; 16.07 acres)


Development on Parcel 1 would include a Senior Living Community (a State-licensed Residential Care
Facility for the Elderly serving individuals 62 years of age and older) with 221 independent living units.
Affordable units include: 10 units targeted to households in the moderate-income range (<120% AMI) and
20 units targeted to workers and volunteers serving the Senior Living Community who are in the very lowincome range (<50% AMI). To address the needs of residents as they change over time, medical services
consisting of approximately 30 assisted living beds and 24 memory care beds (not to exceed 54 total beds)
are also included in the facility. The Senior Living Community would include ancillary uses typical of

Attachment: Attachment 4 - Staff Report- North Village MCUP 02-11-20 (2754 : North Village DA)

By motion, it is recommended that the Planning Commission:
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similar senior communities such as dining options, health/wellness/fitness facilities and programs, and
learning opportunities. The total floor area of the residential and associated facilities will be approximately
388,000 SF. The total commercial floor area (assisted living, memory care, clinic, etc.) will be
approximately 54,000 SF.



Development on Parcel 2 would consist of 30 multi-family apartments. The mix of apartment types is
anticipated to include 5 1BR units; 9 2BR units and 16 3BR units. All of the units would be affordable units
and the affordability mix includes 15 units reserved for to moderate-income households and 15 units
reserved for lower income households (<80% AMI), with approximately 6 (but no less than 3) units reserved
for very low-income households (50% AMI). The total floor area is estimated at approximately 45,000 SF.
A community room would be provided in the multi‐family housing community and would include a
kitchenette and space for activities and events. Other amenities such as a fitness room, lobby, mail center
and bicycle storage would also be provided. Laundry hook‐ups would be provided in each unit. Outdoor
amenities would include a tot lot, barbeque and gathering area with tables and benches, a community
garden, and bike racks.

Parcel 3 (Hotel; 8.12 acres)


Development on Parcel 3 would be anchored by a 108-key hotel intended to serve guests of the residents
in the North Village, as well as greater Healdsburg. The hotel would include a fitness facility and spa,
restaurant, rooftop bar, and meeting spaces. The restaurant and rooftop bar would be available to hotel
guests and the public. A number of fitness/spa memberships would be available to the public as well. The
restaurant would seat 60 guests indoors and 40 guests outdoors and would provide lunch and dinner service.
The rooftop bar would be a combination of indoor/outdoor space and would accommodate 60 guests. The
hotel property also includes a special event space ("Grange") that would be available for public use and
may be used for indoor and outdoor events. The total interior floor area on Parcel 3 is estimated at
approximately 87,000 SF with covered exterior areas totaling approximately 27,000 SF.

Parcel 4 (Mixed Use Residential/Retail; 5.10 acres)


Parcel 4 would include approximately 12,000 SF of commercial/retail square footage on the ground floor
of structures fronting the Primary Street (Street "A") with 45 multi-family units and five live-work units
both above the retail and in other structures on the parcel. The mix of apartment types is anticipated to
include 15 studio units; 16 1BR units; and 14 2BR units. All of the units would be affordable with 24 units
reserved for moderate-income households and 26 units (including the 5 live-work units) reserved for
middle-income households (120-160% AMI). The middle-income units will be subject to the City's Growth
Management Ordinance and will require Category C allocations.

Backbone Infrastructure Improvements


Infrastructure improvements authorized by the MCUP include: a new traffic signal on Healdsburg Avenue
at the site entry; Healdsburg Avenue frontage improvements which include curbs, gutters, landscaping and
lighting; two private streets (Street "A" and Street "B") including sidewalks, lighting, landscaping, and
underground utilities; establishment of a secondary emergency vehicle access (EVA) with gated access
over the North Coast Rail Authority ("NCRA") right of way; extension of a segment of the Foss Creek
Pathway along the Healdsburg Avenue frontage of the site; and establishment of Perimeter Trail. Wet and
dry utilities in Street "A" and Street "B" would include City water, private sewer, private storm drains,
electricity (Healdsburg Electric) and natural gas (PG&E).
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Parcel 2 (Multi-family; 2.89 acres)

Shared Parking


The Project would provide a total of 608 parking spaces on-site which would be allocated to the various
uses as follows: Senior Living Community (289 spaces); Multi-family (55 spaces); Hotel (155 spaces);
Mixed Use Residential/Retail (109 spaces). Exhibit 5 presents a Shared Parking Demand Study (Walker
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Consultants; 01-24-20), which satisfies the criteria to prepare a shared parking analysis in conjunction with
a request for a parking reduction pursuant to Municipal Code Section 20.16.150.B.3. The Applicant has
also submitted a draft Transportation Demand Management Plan which is presented in Exhibit 6 (Walker
Consultants; 01-24-20).

The Applicant has requested a density bonus that would allow a total of 301 residential units on the property
which exceeds the 290-unit base density for residential units established by the North Entry Area Plan (NEAP).
The density bonus application is included in Exhibit 7. The senior housing qualifies for a density bonus increase
of 20% of the number of senior housing units, but only 11 density bonus units are proposed. A parking
concession to allow 204 parking spaces was requested but it was rendered moot by a subsequent parking
assignment plan submitted by the Applicant based on the Shared Parking Study. The plan allocates 289 parking
spaces to the Senior Living Community (see Exhibit 4, sheet 48).
Development Agreement
Land Use Code section 20.12.225 requires a Development Agreement ("DA") in conjunction with an MCUP
for any development within the NEAP Overlay area that includes a hotel. A proposed DA between the City of
Healdsburg and CCS Healdsburg, LLC has been negotiated. Per State and local law, the Planning Commission
is required to make a recommendation to the City Council regarding adoption of the DA. The proposed DA is
included as an attachment to Exhibit 1. As proposed, the DA includes the following primary deal points:
1. Affordable/Workforce Housing: The Developer shall construct 30 units of housing affordable to households
with very low, low and moderate incomes. No more than 15 of these units may be targeted to moderateincome (80-120% AMI) households. The remaining units shall be split between very low income (<50%
AMI) and low income (50-80% AMI) households. It is anticipated that 6 units will be targeted to very lowincome households and 9 units to low income households. A minimum of 3 units must be targeted to very
low-income households. The Developer is also required to enter into Affordable Housing Agreement.
2. Middle Income Housing: The Developer shall construct 50 units of housing affordable to households with
moderate- (80-120% AMI) and middle-incomes (120-160% AMI). Of these units, 24 shall be made
available to moderate-income households, 21 units shall be made available to middle-income households,
and five live-work units shall be made available to middle-income households. The Developer is also
required to enter into Middle Income Housing Agreement.
3. Local Preference Policy: The Developer is required to adhere to the City's Local Preference Policy in
prioritizing and qualifying households to occupy the Affordable/Workforce and Middle-Income Housing.
4. Senior Living Community Affordable Housing: The Developer (or its assignee, anticipated to be a nonprofit
Senior Living Community developer and operator) shall construct a minimum of 30 units of affordable
housing within the Senior Living Community. Of these, 20 units shall be targeted to very low-income
(<50% AMI) households and reserved for employees and volunteers of the Senior Living Community; and
10 units shall be targeted to moderate-income (80-120% AMI) households and subject to the City’s Local
Preference Policy. Developer is required to enter into Senior Living Community Affordable Housing
Agreement.
5. Timing Requirements for Construction of Affordable Housing: All Workforce/Affordable Housing and
Middle-Income Affordable Housing units must receive a certificate of occupancy or the Developer must
issue a completion guaranty before the City will issue a final certificate of occupancy for the hotel.

Attachment: Attachment 4 - Staff Report- North Village MCUP 02-11-20 (2754 : North Village DA)

Density Bonus

6. Fire Substation: The Developer shall construct a Healdsburg Fire Department Substation using the design
process set forth in Section 11(b) of Exhibit B to the Saggio Hills Development Agreement. The City shall
contribute $1,500,000 (the remaining contribution from the Montage Developer). The Developer's
contribution shall be capped at $2,000,000. The Fire Substation shall be completed and conveyed to the
City prior to the City's issuance of the first certificate of occupancy for the hotel.
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7. Connectivity Measures: The Developer shall provide on-site shuttles from the Project to downtown and
encourage bicycling through clear wayfinding signage and provision of support facilities. The Developer
shall also make a $250,000 contribution to the City for connectivity improvements.

9. Hotel Add-On Fee: The Developer shall record a Hotel Add-On Fee Agreement against the Hotel parcel
providing that, beginning on the date that is 10 years after issuance of a certificate of occupancy for the
hotel, the Developer shall pay to the City a Hotel-Add-On Fee equaling one half cent for every dollar
charged to hotel guests for room occupancy, parking, and resort fees.

SITE DESCRIPTION:
The Project site is located at 16977 Healdsburg Avenue, at the northern gateway to the City of Healdsburg. The
approximately 32.18-acre site is on the west side of Healdsburg Avenue just inside the city limits. It is bordered
by US 101 (west), a vacant parcel within unincorporated Sonoma County (north), Healdsburg Avenue (east)
and a vacant parcel owned by Simi Winery (south). The Montage Healdsburg property is located on the east
side of Healdsburg Avenue across from the Project site and the Parkland Farms residential subdivision is located
to the southeast of the site.
The site was formerly used as a lumber mill and was improved in 2004 to facilitate its future reuse. Those
improvements consisted of demolition of structures associated with the lumber mill, remediation of
contaminated soils, grading, drainage improvements and wetland mitigation.
There are a variety of conditions on the project site that limit the amount of developable land. Two fault traces
traverse the site on an east-west axis and there are steep slopes along the north and west boundaries of the
property. The North Coast Railroad Authority ("NCRA") right-of-way traverses the site on a north-south
alignment roughly parallel to Healdsburg Avenue. Additionally, there are drainage easements around the
perimeter of the graded pad and an existing stormwater treatment area on the southern portion of the site. As a
result, the net developable acreage of the site is approximately 18.2 acres.
Access to the Project site is provided via a recently constructed at-grade railroad crossing. The crossing
improvements are nearly complete. Upon completion, the at-grade crossing will be dedicated to the City.

BACKGROUND:
In November 2017, Comstock Healdsburg, LLC submitted an application for a tentative map to establish four
parcels and backbone infrastructure for the North Village project. The City determined that the application
could not be processed until an Area Plan was prepared and adopted pursuant to the requirements of the
Healdsburg 2030 General Plan. In 2018, the Planning Commission conducted numerous workshops to receive
community input on the NEAP and, on May 20, 2019, the Healdsburg City Council adopted the North Entry
Area Plan ("NEAP"). An ordinance amending the Land Use Code to establish zoning regulations to implement
the NEAP was adopted on June 3, 2019.
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8. Reimbursement for City Expenses: The Developer (or its assignee, anticipated to be a nonprofit Senior
Living Community developer and operator) shall record a Payment-In-Lieu of Taxes (PILOT) Agreement
against the Senior Living Community parcel to reimburse the City for lost property tax revenue in the event
that the Senior Living Community receives a "welfare exemption" from ad valorem property taxes, plus the
cost of increased demands for services from the City's Fire Department. The annual payment shall equal
approximately $334,000, with increases each year based on the Consumer Price Index.

The North Village Project site comprises the planning area for the NEAP. The NEAP provides detailed guidance
for development of a neighborhood with a mix of residential and commercial uses on the Project site including
a vision concept, land use guidelines, development standards and design guidelines.
Following adoption of the NEAP, the Applicant submitted an application for a Master Conditional Use Permit
("MCUP"). The Planning Commission held a workshop on November 12, 2019, to provide an opportunity for
the Applicant to present their development plans to the Commission and the community. The presentation
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The MCUP application together with a Development Agreement for the Project is now being brought forward
for a public hearing and formal action by the Planning Commission.
It is noted that the Applicant received approval of a Lot Line Adjustment on January 8, 2019 (LLA 2018-05).
The LLA adjusted the boundaries of the four parcels that comprise the Project site to roughly conform to the
parcels shown in the MCUP application. A subsequent LLA application (LLA 2019-03) is in process to slightly
adjust the configuration of the parcels. An LLA is a ministerial action authorized by the Community
Development Director if the requested parcels meet all Land Use Code requirements and no additional parcels
are created.

CONSISTENCY ANALYSIS: HEALDSBURG 2030 GENERAL PLAN, NORTH ENTRY
AREA PLAN & LAND USE CODE
Healdsburg 2030 General Plan
The Healdsburg 2030 General Plan land use designation for the Project site is Mixed Use ("MU"). This land
use classification provides for a broad range of uses, including multi-family residential, hotels and retail uses.
Exhibit 8 presents a table that identifies relevant guiding principles, goals, and policies in the General Plan and
evaluates the project's consistency with them. As shown, the Project is consistent with General Plan guiding
principles relating to housing, infrastructure, economic development, and tourism. The Project is consistent
with General Plan land use policies protecting downtown Healdsburg as the commercial center of the city and
policies pertaining to development at the North Entry. The Project is also consistent with General Plan housing
goals and policies.
North Entry Area Plan (NEAP)
The Healdsburg 2030 General Plan identifies the northern entry to Healdsburg as an area warranting special
study in recognition of its importance both as an attractive gateway into the City and an area of transition from
the rural landscape of the Alexander Valley to the more urban core of downtown Healdsburg. In 2011, the City
adopted the Saggio Hills Area Plan for the 258.5-acre property on the east side of Healdsburg Avenue at the
north entry. In 2017, Comstock Healdsburg, LLC submitted an application for a tentative subdivision map in
preparation for development of the Project site. The City determined that pursuant to the requirements of the
General Plan, preparation of the NEAP was required prior to action on development applications for the
property. The Applicant funded the NEAP planning effort which culminated in adoption of the NEAP in May
2019, along with an amendment to the Land Use Code that established implementing regulations. The vision
for the Project site, as expressed in the NEAP, is as follows:
"Located at the northern boundary of Healdsburg, the North Entry area is a livable community
that serves its residents and surrounding community. The development and landscaping reflect a
transition from the agricultural and rural character of the Alexander Valley to the compact walkable
character of the city further south. Development within the North Entry area is a mix of different sizes
and types of residential buildings, local-serving shops, neighborhood services, cafés, and possibly a
hotel. Offices and workspaces may provide employment opportunities. The residences provide a range
of housing options for existing and new residents of Healdsburg and for all age groups. The North
Entry area is an inviting neighborhood that provides public open spaces and plazas, connections to the
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explained the Applicant's vision for the Project, discussed the various considerations that informed their
conceptual plans and allowed them to receive informal feedback from the Planning Commission and the
community. The Planning Commission held a follow-up workshop on December 10, 2019, to provide a more
in-depth review of the Shared Parking Study and draft Transportation Demand Management Plan, the proposed
on-site circulation network, and off-site circulation concerns. In response, the Applicant modified the on-site
circulation system to include two traffic circles, added street trees, and modified the conceptual plans for the
central focal point component of their development plans to create more continuity between the retail plaza, the
"Grange" building, and the common green area.
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Foss Creek Pathway, and options to access downtown or the surrounding region by walking, biking,
and transit."

The NEAP establishes 18 guiding principles addressing the following topics: New Neighborhood, Buildings
and Landscape, Building Siting and Orientation, Building Massing, Contextual Design, Parking, Healdsburg
Avenue Building Orientation, Building Heights, Views from the Site, Views to the Site, Land Use, Gateway,
Central Focal Point, Landscaping along Healdsburg Avenue, Multimodal Options, Connectivity, Emergency
Access, Sitewide Master Planning. The Project's consistency with each of the principles that can be addressed
at the MCUP stage of entitlements is evaluated in Exhibit 9-A. The remaining guiding principles will be
addressed in future design review processes and, where applicable, conditional use permit processes for the
specific development proposals on each of the four parcels that comprise the project site.
Land Use Framework
The NEAP's Land Use Framework describes existing General Plan development guidelines and land use
regulations relevant to the plan area and establishes a modified set of permitted and conditionally permitted
uses for the NEAP which have been incorporated into the City's Land Use Code. The Land Use Framework
also presents development standards and establishes buildout limitations.
The Project's consistency with relevant NEAP land use and development standards is summarized in Exhibit 9B. Consistency with NEAP land use policies is addressed in Exhibit 9-C. The consistency analysis focuses on
the project elements that will be authorized by a MCUP. Detailed architectural and site improvement plans will
be evaluated in the context of future entitlement processes which include design review and, for certain uses,
conditional use permits. NEAP development standards which are not addressed in Exhibits 9-B and 9-C will be
addressed in future entitlements such as design review and subsequent conditional use permits.
Design Framework
The NEAP's Design Framework describes and illustrates key design objectives and establishes design
guidelines for future development of the plan area. Topics include site planning, building design, landscaping,
and public realm enhancements. The design guidelines address frontage improvements along internal streets
and Healdsburg Avenue and views across the site from U.S. 101. Site design guidelines address building
placement, orientation and scale, topography, views, parking, off-street loading, etc. Building design guidelines
were written taking into account the agrarian influences in the region and Alexander Valley. The guidelines
address massing, roof form, windows, architectural elements, and building materials. Landscaping, lighting and
signage design guidelines are provided along with guidelines to address public realm design elements for the
Healdsburg Avenue frontage.
The current application is for an MCUP and each component of the proposed Project will be subject to the
City's design review process in the future. At that time, detailed architectural, site improvement, landscaping,
lighting and signage plans will be evaluated for consistency with the NEAP's design guidelines. The Project's
consistency with guidelines in the design framework that are pertinent to the development authorized by the
MCUP, including the backbone infrastructure for the Project and frontage improvements along the site's
Healdsburg Avenue frontage, is evaluated in Exhibit 9-D.
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As discussed throughout this staff report, the proposed Project is consistent with the vision set forth in the
NEAP. The Project will establish a new residential neighborhood with a mix of different sizes and types of
residential buildings. It will include neighborhood serving retail uses and a hotel that can accommodate guests
of residents living in the Senior Living Community and the multi-family apartments on the site, as well as
visitors to the greater Healdsburg region.

Circulation and Open Space
The NEAP provides recommended circulation, access, and connectivity improvements both on- and off-site. It
addresses improvements along Healdsburg Avenue, the extension of the Foss Creek Pathway, the NCRA
Railway Crossing, future SMART train service on the NCRA tracks that traverse the plan area, and the need
for emergency vehicle access. Consistency of the proposed project with NEAP circulation policies is addressed
in Exhibit 9-E. The NEAP also describes concepts and policies to guide publicly accessible open space
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improvements in future development. Consistency of the proposed Project with NEAP open space policies is
addressed in Exhibit 9-F.
Utilities
The NEAP identifies existing utility infrastructure conditions and potential needs for wet utilities, (water supply,
wastewater and stormwater collection systems) and dry utilities (electrical, gas, and telecommunications) on
the project site. Consistency with NEAP guidelines for utilities is addressed in Exhibit 9-G.

The Land Use Code (Healdsburg Municipal Code, Title 20) contains regulations to implement the policies of
the Healdsburg 2030 General Plan, including the NEAP. Applicable Land Use Code regulations for the Project
include provisions relating to permitted and conditionally permitted uses; specific development standards for
property designated Mixed Use and within the NEAP Overlay; inclusionary housing requirements; and general
development standards for parking, grading and erosion control, drainage and utilities. Consistency of the
Project with Land Use Code requirements is addressed in Exhibit 10 and in the Discussion/Analysis section of
this report, below.

DISCUSSION/ANALYSIS:
The following discussion focuses on topics where special conditions are necessary to ensure that development
under the MCUP is consistent with General Plan policies; NEAP policies, development standards and
guidelines; and Land Use Code regulations. Exhibits 8, 9, and 10 provide a detailed consistency analysis for
each of these governing documents. The reader is also directed to Exhibit 1, Attachment A, which provides a
comprehensive set of Conditions of Approval that are recommended for the MCUP.
Density Bonus Application
The Applicant has applied for a density bonus for the independent living units in the Senior Living Community
to allow a total of 11 units above and beyond the sitewide base density (290 total dwelling units) established in
the NEAP. A total of 221 senior independent living units are proposed.
This is well within the allowable density bonus of up to 20% of the senior units. Assuming a cap of 210 units
for the Senior Living Community (which would keep the Project within the 290-unit base density), the full 20%
density bonus would allow up to 42 density bonus units.
Allowable Uses and Development Densities
The NEAP requires an MCUP to facilitate comprehensive planning for development of the Project site by
establishing an approved mix of uses on each parcel, establishing requirements for shared infrastructure, and
establishing conditions to ensure compatibility of future development with the vision for the mixed use
neighborhood as envisioned by the NEAP. Table 1 identifies the proposed uses on each of the four parcels that
comprise the Project site, as well as specific development parameters relating to floor area, site coverage,
affordable housing, housing unit mix, and shared parking.
All of the proposed uses are consistent with the Mixed Use zoning designation and the NEAP Overlay. The
MCUP will authorize the mix of uses on each parcel and the allowable number of residential units, hotel keys,
etc. The layout and design of buildings, walkways, site amenities, parking, landscaping, lighting and signage
will occur through the design review process.
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Land Use Code

In accordance with Land Use Code section 20.12.215, a subsequent conditional use permit is not required for
Parcel 2, as "Multifamily dwellings not part of a mixed use development" is a permitted use. Subsequent
conditional use permits will be required for the following conditionally permitted uses:




Parcel 1: Senior Living Community ("Residential care, general")
Parcel 3: Hotel ("Visitor Lodging")
Parcel 4: Mixed Use ("Residential uses as part of a mixed use development")
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TABLE __
NORTH VILLAGE USE TABLE
Parcel 2
Multi-Family
Housing

Allowable
uses

221 independent
living units and
ancillary facilities;
Total of 54 assisted
living and memory
care beds; ancillary
facilities

30 apartments

108 key hotel;
restaurant (60
seats indoor; 40
seats outdoor);
Rooftop bar (60
seats);
"Grange"
building;
Fitness
center/spa

45 apartments;
5 live-work
units;
12,000 SFcommercial/retail

Floor Area

388,000 SF senior independent
living units and
ancillary facilities;
54,000 SF assisted
living/memory care
and ancillary
facilities

45,000 SF

87,000 SF interior floor
area;
27,000 SF exterior covered
areas

55,000 SF apartments and
live-work units;
12,000 SF commercial/retail

Interior: 641,000
SF
Interior/Exterior:
668,000 SF

NonResidential
Floor Area

54,000 SF

87,000 SF

12,000 SF

Total:
153,000 SF

Use type

Parcel 3
Hotel

Parcel 4
Mixed Use
Residential

Cap: 200,000 SF
Floor Area
Ratio

0.63

0.36

0.25

0.30

Average FAR:
0.46

Site
Coverage

147,000 SF

17,500 SF

54,200 SF

25,600 SF

Total:
244,300 SF (.31)
Cap: 475,675 SF
(.60)

Affordable
Housing

30 units:
very low (20)
moderate (10)

30 units:
very low (6)
low (9)
moderate (15)

N/A

50 units:
moderate (24)
middle (26)

Total:
110 affordable
units

1 BR (5)
2 BR (9),
3 BR (16)

N/A

Studio (15)
1 BR (16)
2 BR (14)
live-work (5)

55 spaces

155 spaces

64 spaces (apts)
45 spaces (retail)

Housing
Unit Mix
(approx.)

Shared
Parking

289 spaces
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Parcel 1
Senior Living
Community

Total:
608 spaces
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The NEAP Overlay establishes a maximum density of 290 units (Land Use Code section 20.12.220(B)(1)). A
density bonus application was submitted with the MCUP application requesting an increase over the base
density to allow 301 units. The Senior Living Community is eligible for a 20% density bonus and the request
is consistent with State and local density bonus laws.

The NEAP and Land Use Code section 20.12.220(B)(2) require a minimum of 280 residential units to be
included in a MCUP application in order for a visitor lodging use to be approved and the number of hotel rooms
is capped at 130 rooms. The NEAP includes Policy LU-1.8 which states that "Visitor accommodation and
tourism should not be primary uses of the Plan Area, but a hotel may be appropriate if scaled to support demands
generated by primary uses on the site and designed to integrate with the rural character of the site. The number
of hotel rooms shall be determined through a master Conditional Use Permit process." Staff recommends that
the Planning Commission find that the proposed 108-room hotel is consistent with this requirement.
As shown on Table 1, the total non-residential floor area within the Project is approximately 153,000 SF. The
NEAP and Land Use Code section 20.12.220(B)(3) establish a maximum floor area cap for non-residential uses
of 200,000 SF. The proposed Project complies with this limitation. The Project proposes a total of 244,300 SF
of site coverage which is well below the total site coverage cap of 60% of 18.2 developable acres (476,675 SF).
A condition is recommended to allow the Planning Commission to authorize minor adjustments to the floor
area and site coverage limitations through design review processes and subsequent conditional use permits,
where applicable, so long as any additional floor area or site coverage granted must remain within the sitewide
limitations established by the NEAP and the Land Use Code.
Inclusionary Housing Requirements
Land Use Code section 20.20.030(C)(1) requires that at least 20% of the new units in residential or mixed-use
projects with five or more dwelling units be affordable to low-, moderate-, or middle-income households. For
rental projects, a minimum of 5% of the new units must be affordable to low-income households and 15% must
be affordable to moderate-income households.
As proposed, 100% of the multi-family housing in the Project will be affordable to low-, moderate-, and middleincome households. As shown in Table 1, the multi-family uses in the Project include a total of 80 dwelling
units, all of which will be rental housing. Of these, 15 units are targeted to very low- and low-income households
(below 80% AMI); 39 units are targeted to moderate-income households (80-120% AMI); and the remaining
26 units are targeted to "missing middle" households (120-160% AMI). The Project meets and exceeds the
City's inclusionary housing requirements.
The Senior Living Community is a licensed Residential Care Facility for the Elderly and therefore it is exempt
from inclusionary housing requirements. Nevertheless, the Senior Living Community would include 30
affordable units. Of those, 20 units are targeted to very low-income workers and volunteers at the facility and
10 units are targeted to moderate-income households.
The proposed DA requires the Applicant to enter into regulatory agreements for each of the affordable housing
components. The agreements will establish the Applicant's or successor party's obligations to provide and
maintain the affordable housing for a term of 55 years. In addition, the multi-family housing will be subject to
the City's "Local Preference Requirements" which require that within the pool of eligible applicants, first
priority will be given to households with members who live or work in the city limits of Healdsburg, second
priority shall be given to households with members who live or work in unincorporated north Sonoma County
or the cities of Windsor, Geyserville, or Cloverdale; and last priority shall be given to members of the general
public.
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Land Use Code section 20.12.230 establishes that retail uses be limited to smaller ancillary and specialty shops
designed to serve the primary uses on the site and to complement but not undermine the role of downtown as
the commercial center of Healdsburg. The Project proposes 12,000 SF of retail space as part of the Mixed Use
Residential development on Parcel 4. The retail uses would front on Street "A" with a retail plaza in the center
of the parcel serving as an active community gathering area.
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Shared Parking Reduction

As proposed, the Project would provide 608 parking spaces. Based on the City's parking requirements (Land
Use Code section 20.16.150(A)) and the State's parking requirements for affordable housing, the Project would
be required to provide 669 parking spaces (resulting in a 61-parking space deficit). Table 1 in the Shared
Parking Study identifies the applicable parking requirements for each of the proposed land uses.
The Shared Parking Study is based on a model which accounts for variations in the accumulation of vehicles
by hour, by day, or by season at the individual land uses and projects parking demand based on the 85th
percentile of peak-hour parking demands (rather than the absolute peak ever generated by the development).
The Shared Parking Study identifies a peak parking demand of 506 spaces (resulting in a 102-parking space
surplus).
Exhibit 4, Sheet 48, shows the proposed parking assignments for the various uses in the proposed Project. As
shown, the 608 proposed parking spaces would be allocated to the various uses as follows:






289 spaces - Senior Living Community
55 spaces - Multi-Family Apartments
155 spaces - Hotel/Restaurant/Spa
64 spaces - Mixed Use- Residential
45 spaces - Mixed Use- Retail

Based on the Shared Parking Study, staff recommends that the Planning Commission authorize the proposal to
provide 608 parking spaces within the Project under the authority granted by Municipal Code Section
20.16.150(B)(3). A condition is recommended which clarifies that, as part of the design review and/or
subsequent conditional use permit approval for each parcel, a parking signage plan shall be approved indicating
parking spaces that would be restricted to specific uses and parking spaces that would be available for shared
parking. In addition, the design and layout of onsite parking will be subject to design review.
The Applicant submitted a North Village Transportation Demand Management (TDM) Plan (Exhibit 6) which
was also prepared by Walker Consultants. Key measures recommended for in the TDM Plan include
implementation of transportation programs that will have a direct effect on car ownership of senior housing
residents and affordable housing residents, such as providing a fleet of shared electric vehicles, a car-sharing
service and/or mobile technology services to facilitate sharing of personal vehicles among residents of the
development. Car-sharing services can reduce ownership of a second car at multi-family housing complexes or
ownership of a car at senior housing developments. Other recommended TDM measures include increased
access to transit services, operation of a shuttle service, provision of bicycle facilities and bike-sharing
programs, and promotion of carpooling and vanpooling. TDM measures proposed for development on each
parcel in the Project site will be evaluated at the design review and/or subsequent conditional use permit phase
of the entitlement process.
Circulation Network
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The North Village Shared Parking Study was prepared by Walker Consultants (Exhibit 5). The Shared Parking
Study identifies the parking demands associated with the proposed mix of uses in the Project and then models
peak parking demands based on the operational characteristics associated with those uses. Shared parking
leverages complementary land uses peak parking on a site, allowing for the sharing of parking spaces among
uses in a mixed-use environment- in lieu of providing a minimum number of parking spaces for each individual
use. This affords an opportunity to provide adequate parking without building more parking spaces than
necessary, resulting in a more efficient use of land dedicated to parking.

The MCUP is intended to authorize the "backbone" infrastructure for the Project, including off-site and shared
improvements. Offsite improvements addressed by recommended MCUP conditions include installation of a
traffic signal at the Healdsburg Avenue entry to the Project and restriping of the northbound leg of the Grove
Street/Dry Creek Road intersection per MM TRANS-1b in the NEAP EIR. Onsite improvements addressed by
the MCUP conditions include the secondary emergency vehicle access (EVA) from Healdsburg Avenue and its
associated crossing of the NCRA right of way; Street "A" and Street "B" and associated sidewalks, landscaping,
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lighting and underground utilities; the Perimeter Trail; the Foss Creek Pathway; and other Healdsburg Avenue
frontage improvements.

Emergency Vehicle Access. The recommended conditions of approval requiring that the secondary EVA across
the NCRA right of way must be installed prior to issuance of the first building permit for vertical construction
on the site or storage of combustible materials on the site, whichever comes first. Exhibit 4, Sheet 50, shows
plans for the EVA. A condition is recommended specifying that the rail crossing shall have a 20' paved width,
per Fire Code requirements.
Street and sidewalk widths. Exhibit 4, sheet 37 shows the improvement plans for the Street "A" and Street "B"
and sections indicating the dimensions of the various features. The proposed configuration of Street "A" at the
site entry was established in conjunction with the at-grade rail crossing that was recently installed. The crossing
plans were approved by the CPUC, NCRA and City of Healdsburg and the crossing was constructed last year.
The crossing arms, signals, and associated equipment will not be installed unless and until rail service resumes
within the right-of-way. Street "A" at the site entry has two 13' outbound lanes and one 20' inbound lane,
separated by a 10' wide concrete median. The travel lanes taper to a single 13' lane in either direction as Street
"A" curves to the north just west of the NCRA right-of-way. Improvements include a 5' planter and a 5'
sidewalk.
Immediately north of the access driveway to the Senior Living Community entrance, the Street "A"
improvements change to a more pedestrian-oriented, plaza style section. This part of Street "A" has a 44' wide
street section comprised of two 13' travel lanes, with 9' parallel parking on either side. The sidewalks are 13' in
width and include a zone along the curb with bollards, streetlights, and tree wells. At the suggestion of the
Planning Commission in the December 2019 workshop, a traffic circle is included at the north end of Street
"A" where it intersects with Street "B".
Street "B" has a 62' street section comprised of 13' travel lanes with 18' perpendicular parking on either side.
This section would be backed by 6' sidewalks on either side. Landscaping would be provided in planters that
extend into the parking aisles, as shown on Exhibit 4, sheet 37. At the suggestion of the Planning Commission
in the December 2019 workshop, a traffic circle is included at the west end of Street "B."
The Circulation chapter of the NEAP states that "travel lanes will be a relatively narrow 11 feet to limit vehicle
speeds and calm traffic." While the 13' street widths are inconsistent with the street widths envisioned in the
NEAP, a 26' width is necessary to meet Fire Code requirements for access to buildings which are more than 30'
in height at the eaves. The travel lanes on Street "B" are also 13' in width to accommodate turning movements
associated with the perpendicular parking spaces which line the street. At the December 2019 workshop,
Planning Commissioners suggested that angled parking be provided on Street "B" rather than perpendicular
parking. The Applicant has opted not to do so, as approximately 40 parking spaces were eliminated when the
two traffic circles and a clear zone in front of the retail plaza and the "Grange" building were added. Converting
the perpendicular parking to angled parking would have resulted in the loss of an additional 24 spaces.
The Circulation chapter of the NEAP states that the Primary Street (Street "A") "will have on-street parking
and generous, 10-foot-wide walkways on both sides that are separated from the street by landscaping." As
proposed, the entry section of Street "A" has a 5' wide planting strip backed by a 5' wide sidewalk. Within the
more active pedestrian zone in front of the retail area, the plans show sidewalks that are 13' wide. The
landscaping plans indicate that shade trees would be planted within 5' tree wells.
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Traffic signal. The recommended conditions of approval include conditions require the traffic signal to be
installed prior to issuance of the first certificate of occupancy on any parcel within the Project site. The signal
design was prepared for the Healdsburg Avenue improvements that were performed in conjunction with the
Montage Healdsburg project.

Staff recommends that the street sections, as proposed, be approved and that, through the design review process,
the Planning Commission ensure that the NEAP's vision of a pedestrian-scaled, walkable community is
achieved.
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Perimeter Trail. The NEAP includes an open space policy supporting development of a walking trail around
the perimeter of the Project site. The plans include a perimeter trail (Exhibit 4, Sheet 46). As shown, the trail
would be 6' wide and surfaced with decomposed granite along the east side of the development area and a 3-4'
wide dirt trail along the base of the slopes on the north and west sides of the property. The recommended
conditions include provisions for maintenance of and public access to the perimeter trail.
Foss Creek Pathway. The NEAP includes the following guiding principle: "Connectivity- To help complete
the Foss Creek regional multiuse path, determine an alignment on the North Village development site, provide
a public access easement, and construct the path. For the majority or entirety of the site, the trail will be on the
east side of the NCRA right-of-way. The planned improvements to the at-grade rail crossing and signalization
of the intersection will establish a safe and comfortable connection for bicyclists and pedestrians across the
NCRA tracks that continue across Healdsburg Avenue to link with the existing Foss Creek trail." The NEAP
also includes a Circulation policy to "connect the Plan Area’s pedestrian and bicycle networks with the planned
Foss Creek Pathway extension, Healdsburg Avenue’s proposed pedestrian and bicycle improvements, and
future regional transportation networks such as the SMART path."
The Project plans include a section of the Foss Creek Pathway which would extend from the south property
boundary to the site entry. The plans do not include the Foss Creek Pathway segment north of the site entry.
While there are site constraints, it may be possible for the pathway to be located at least partially within the
NCRA right-of-way as that is the planned location of SMART's multi-use path. The NEAP also includes a
design guideline calling for installation of an "open split rail fencing that is no more than four feet in height and
rural in design, material, and character on the eastern edge of the NCRA right-of way, to the west of the Foss
Creek Pathway and the landscaped frontage along Healdsburg Avenue." Development of the Foss Creek
Pathway along the entire frontage of the site is consistent with the NEAP and the City's Bicycle & Pedestrian
Master Plan. A condition is recommended to require development of the Foss Creek Pathway along the entire
frontage, if feasible, and to require the open split rail fencing along the eastern edge of the NCRA right-of-way.
Healdsburg Ave frontage improvements. The Project will be required to install frontage improvements along
Healdsburg Avenue, consistent with the NEAP. Improvements will include the undergrounding of existing
overhead utilities, installation of streetlights and landscaping, installation of curbs and gutters, installation of
sidewalks at the site entry and to the SCT bus stop on Healdsburg Avenue, and installation of the Foss Creek
Pathway (see above).
Street Landscaping
The NEAP acknowledges the importance of the site and its Healdsburg Avenue frontage as the northern
gateway to Healdsburg. It calls for landscaping along Healdsburg Avenue that helps to establish a transition
from rural to urban uses, and which establishes the area as a welcoming gateway. In addition, the NEAP calls
for provision of "a secondary gateway, or sense of entry, to the development itself through landscaping, signage,
public art, wayfinding, and other special design treatments." The NEAP design guidelines call for the use of
"iconic plants to the northern California rural landscape to emphasize the entryway as a gateway to the North
Entry Area" and for the use of "native oak and/or redwood trees in plantings along Healdsburg Avenue." The
NEAP design guidelines also call for "a wide landscaping easement along the west side of Healdsburg Avenue
between the street and the North Coast Railroad Authority (NCRA) right-of-way, planted with groupings of
native landscaping that is consistent with and complements the landscaping along the east side of Healdsburg
Avenue for the Montage Healdsburg project."
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Driveways off of Street "A". The NEAP includes a design guideline which states "Driveways and ramps to
parking should be located and designed to minimize contact between drivers, pedestrians, and bicyclists." The
Project plans include three driveway entries in close proximity to the curve on the Street "A". A condition is
recommended requiring that, if feasible, the driveway to the Senior Living Community should be aligned with
the driveway on the south side of the street which provides access to the parking on Parcel 4 to minimize
potential conflicts related to vehicle turning movements.

As shown on Exhibit 4, Sheet 49, the landscaping plan includes groupings of "large street trees" along
Healdsburg Avenue, with groupings of "small/medium" trees to the west, adjacent to the NCRA tracks. The
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tree species include a variety of native oaks, sycamore, maple, and box elder. All of these are large, native tree
species that would create a distinctive, tree-lined entryway to Healdsburg.

Exhibit 4, Sheet 49 illustrates the proposed street landscaping plan for Street "A" and Street "B" within the
Project site. In the interior of the project, Street "A" is lined with densely spaced, medium height, shade trees.
These trees would be planted in 5'x5' tree wells located on the sidewalk between each of the parallel parking
spaces. Street trees along Street "B" would be planted in 5'x10' tree wells which are rhythmically spaced
between every five parking spaces and staggered on each side of the street. Exhibit 4, Sheet 37 shows the
engineering details for the planters on Streets "A" and "B". When detailed on-site improvements plans are
reviewed, minor adjustments to the spacing of the planters may be necessary to ensure the availability of
appropriately located staging areas for ladder truck access to adjacent buildings.
Community Focal Point
The NEAP calls for development on the Project site to provide a "central focal point" that will serve as a
gathering space for residents, neighbors and visitors and will allow for a flexible and diverse range of activities,
including congregation, socializing, events, and other public activities.
The conceptual plans submitted with the MCUP illustrate the community focal point as envisioned by the
Applicant. (Exhibit 4, Sheets 8, 14, 28 and 32). The Applicant has proposed a pedestrian plaza which would be
activated by the retail component of the mixed use/residential development. The plaza would have a pedestrian
connection to the Grange building across the street which would provide indoor and outdoor space for
community and private events. The Grange sits on the edge of a "common green" open space that would also
be available to residents and visitors of the North Village.
The community focal point is conceptually laid out in the plans for the MCUP, but it will be fully vetted through
the design review process for Parcels 3 and 4. At the MCUP stage, the Planning Commission must make a
finding that a suitable location has been identified for establishment of a central focal point for the
neighborhood. Staff recommends that the proposed location is suitable for the community focal point. It is
centrally located among residential, retail and visitor serving uses, it includes spaces that are appropriate for
both active and passive recreation activities, it would have both hardscaped and landscaped areas, and it includes
a special events facility that would accommodate public and private events. A condition is recommended that
specifies that future development of Parcels 3 and 4 must include the community amenities associated with the
central focal point.

FINDINGS:
Findings of Consistency with State Density Bonus Law:
The MCUP application, as submitted, includes a request for a density bonus for the Senior Living Community
to increase the total unit count for the Project to 301 units, which is 11 units above the 290 dwelling units
permitted as the base density under the NEAP. As discussed earlier in this staff report, the density bonus request
is consistent with the State density bonus law for senior housing projects. The City has not identified any
grounds for denial of the density bonus.

Attachment: Attachment 4 - Staff Report- North Village MCUP 02-11-20 (2754 : North Village DA)

As shown on Exhibit 4, Sheet 49, the landscaping at the site entry includes a cluster of tall columnar trees or
palms on either side of the entry and focal accent trees (fruitless olives) on either side of the Street "A" on the
west side of the NCRA right-of-way. The sidewalks on either side of the entry road are lined with the tall
columnar trees or palms until the entryway to the Senior Living Community and the beginning of the mixed
use development. The planting concept will help to create a uniquely landscaped entryway to the neighborhood.

Findings for Shared Parking Reduction:
Pursuant to Land Use Code section 20.16.150(B)(3), the City may approve a shared parking reduction that
reduces the number of required parking spaces for multiple land uses on a site 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. As
discussed above, the application includes a shared parking analysis completed and signed by a registered traffic
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engineer indicating that no adverse effects would result from the shared use of parking spaces, because the
proposed parking supply exceeds the projected parking demand for various uses over the course of the day.

Pursuant to Land Use Code section 20.28.165, the Planning Commission is required to make the following
findings in order to approve the MCUP application to allow (1) mixed-use residential and (2) visitor lodging
(hotel) uses in the Mixed Use (MU) zoning district. In addition, Land Use Code section 20.12.230 identifies
supplemental findings for an MCUP on properties with the NEAP Overlay designation. It should be noted that
these findings, and in some cases additional findings, will be required to be made for subsequent conditional
use permits for specific uses on the Project site. Staff has provided a suggested basis for the Planning
Commission to rely upon for each of the following findings (see italicized text 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 Project site is designated Mixed Use (MU) in the Healdsburg General Plan and assigned the NEAP
Overlay by the Land Use Code. 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. 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 proposed Senior Living Community, multi-family apartments, hotel, and retail uses would be
considered consistent with the intent of the MU land use designation as they are permitted and/or
conditionally permitted uses in the MU zoning district and the NEAP Overlay district.
2. The proposed location of the conditional use and the conditions under which it would be operated and
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 vacant parcels to the
north and south, the Montage Healdsburg development to the east, and US 101 to the west. The NEAP
EIR determined that the Project would not significantly impact properties or improvements in the
immediate vicinity of the site. The NCRA railroad right-of-way traverses the Project site and, in the
future, the SMART train may provide service over this currently unutilized stretch of track. The noise
analysis in the NEAP EIR determined that noise levels associated with a future active rail line would
be acceptable after implementation of applicable mitigation measures. Similarly, the noise analysis
determined that noise associated with the US 101 corridor which lies immediately west of the Project
site would be acceptable after implementation of applicable mitigation measures. The analysis did not
identify any off-site noise impacts. Based on the analysis in the NEAP EIR and the associated
mitigations, the proposed mixed use development 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 the Land Use Code.
Under the MU zoning designation, in Land Use Code Section 20. 08.155 Table 12, a hotel (visitor
lodging), residential uses as part of a mixed use development, and residential care, general, are
allowable uses subject to approval of a conditional use permit to be acted upon by the Planning
Commission. Each of these uses will be required to obtain a subsequent conditional use permit, in
conjunction with the design review process, to ensure that the specific design, layout and operational
characteristics of the proposed uses comply with all Land Use Code standards.
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General Plan, NEAP, and Land Use Code Consistency Findings for Conditional Use Permit 2019-04:

4. The proposed visitor lodging use is compatible with surrounding land uses and will not detrimentally affect
the health, safety or welfare of the surrounding neighborhood or area.
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The proposed 108-key hotel with restaurant, bar, fitness center/spa, special events center and ancillary
facilities is compatible with the surrounding uses within the Project. It would provide amenities that
would be available to residents in the community (i.e., restaurant and bar, special events center;
memberships at the fitness center/spa; etc.). A subsequent conditional use permit is required for the
hotel to ensure that its operational characteristics are compatible with surround uses.
As proposed, the Project would include one hotel facility. The Montage Healdsburg resort is under
construction on a 248-acre property immediately across Healdsburg Avenue, to the east of the Project
site. The 130-key Montage resort is on the interior of the property and not visible from the Project site
or Healdsburg Avenue. Other than these two hotels, the nearest visitor lodging facilities are on the Dry
Creek Road corridor which is approximately two miles south of the Project site.
6. The proposed mix of residential and commercial uses is consistent with the preferred uses identified in the
North Entry Area Plan and supports the Plan’s vision and guiding principles, goals, and policies.
The Project includes a mix of housing types serving a variety of ages, household sizes, and income
levels. The 221 independent living units in the Senior Living Community are considered "special needs"
housing and 30 of these units would be restricted as affordable units. All of the other 80 units are
affordable to households ranging from very low- to middle-income. The proposed commercial uses
include a hotel and 12,000 square feet of retail. These would not compete with commercial uses in
downtown Healdsburg and are consistent with the NEAP.
7. Proposed residential uses include a mix of housing types and meet the North Entry Area Plan’s target of at
least 250 residential units.
The Project includes a total of 301 units of housing, including senior independent living units, multifamily apartments, and live-work units. It exceeds the NEAP's target for housing production.
8. Retail uses are limited to smaller ancillary and specialty shops designed to serve the primary uses on the
site and to complement but not undermine the role of the downtown as the commercial center of Healdsburg.
The Project includes 12,000 square feet of retail on Parcel 4 which is intended to serve residents and
visitors on the North Village site and from nearby neighborhoods in north Healdsburg. Onsite retail
use would not compete with the commercial center of Healdsburg.
9. Visitor lodging uses do not exceed the cap on hotel rooms established in the North Entry Area Plan and are
appropriately sited and scaled to fit into a well-integrated and interconnected mixed use neighborhood.
The Project includes a 108-room hotel which is 17% fewer rooms than the 130-room cap established
by the NEAP. The location of the hotel on Parcel 3 puts it adjacent to the northern slopes of the site
which will provide a sense of enclosure and a scenic backdrop for the hotel. Integration and
connectivity of the hotel with the mixed use neighborhood will be addressed through design review and
a subsequent conditional use permit process.
10. An appropriate location is identified for establishment of a central focal point for the neighborhood which
will serve as an active community gathering space for residents, neighbors and visitors.
The conceptual plans for the Project establish a community focal point that consists of the retail plaza
on Parcel 4, the "Grange" community and special events facility on Parcel 3 and the common green
open space on Parcel 3. These amenities would provide for a range of publicly available spaces for use
by residents, workers and visitors in the mixed use neighborhood.
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5. Approval of the visitor lodging use will not result in an over-concentration of such uses in a neighborhood.

11. Appropriate off-tract infrastructure, improvements, and mechanisms for establishing maintenance
obligations are identified, including Healdsburg Avenue traffic signal and frontage improvements, internal
street access and utilities, a secondary emergency vehicle access, the Foss Creek pathway extension and
perimeter pathway, and any additional publicly accessible open space.
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The MCUP addresses all of the shared infrastructure on-site as well as off-site improvements required
for the Project. The recommended conditions identify the timing for implementation of the various
components of the backbone infrastructure and include mechanisms for establishing maintenance
obligations.

The City Engineer has reviewed the preliminary grading and drainage plans and determined that the
Project would not result in stormwater impacts. Conditions are recommended to establish further
requirements for Low Impact Development stormwater improvements.

ENVIRONMENTAL ANALYSIS:
During the NEAP planning process, a focused Environmental Impact Report (NEAP EIR) was prepared to
analyze the potential project and cumulative environmental impacts associated with future development under
the NEAP (State Clearinghouse No. 2018062041). Potentially significant impacts identified in NEAP EIR
related to the following topics:


Traffic impacts at the Dry Creek Road/U.S. 101 South Ramps and Dry Creek Road/Grove Street during
the PM peak period for both the Existing Conditions + Plan and cumulative development scenario.



Traffic safety hazards relating to insufficient lane storage and intersection conditions with respect to
queue lengths at the Dry Creek Road/U.S. 101 North Ramps and South Ramps intersections.



Impacts related to emergency vehicle access across the NCRA railroad tracks.



Air quality impacts related to exposure of sensitive receptors (on-site) to air pollutant concentrations
from construction activities.



Impacts related to GHG emissions.



Impacts related to construction noise, traffic noise, railroad noise and groundborne vibrations.

The NEAP EIR found that, with the implementation of mitigation measures identified in the EIR, all of these
impacts could be reduced to a less than significant level except for the traffic impacts and safety hazards at the
U.S. 101/Dry Creek Road intersection and the Dry Creek Road/Grove Street intersection. These impacts were
identified as significant unavoidable adverse impacts and, pursuant to CEQA Guidelines section 15083, a
Statement of Overriding Considerations was prepared and adopted as part of the City Council resolution
certifying the NEAP EIR. On May 20, 2019, the City Council certified the NEAP EIR and adopted a Mitigation
Monitoring and Reporting Program ("NEAP MMRP") to ensure that the mitigation measures identified in the
EIR are implemented. The Draft and Final EIRs are included as Exhibits 11 and 12, respectively. The NEAP
MMRP is included as Exhibit 13.
The analysis in the NEAP EIR allows the use of CEQA streamlining and/or tiering provisions for projects
developed under the NEAP EIR, including the Project. Accordingly, the City has prepared an Addendum to
the NEAP EIR pursuant to Public Resources Code section 21166 and CEQA Guidelines section 15164 that
documents the City’s review of the Project in accordance with CEQA (Exhibit 14). All mitigation measures in
the NEAP MMRP are project-level measures applicable to the Project. The City has identified the following
applicable CEQA streamlining and/or tiering code sections, each of which, separately and independently,
provides a basis for the Project’s CEQA compliance:
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12. The preliminary grading and drainage plan identifies sufficient drainage facilities, easements, and crosseasements to ensure that future development will not result in on-site or off-site stormwater impacts.

A. A Community Plan Exemption, pursuant to Public Resources Code section 21083.3 and CEQA
Guidelines section 15183;
B. Reliance on the NEAP EIR as a Program EIR, pursuant to CEQA Guidelines section 15168.
Review of the MCUP application for the Project involved preparation of an Environmental Checklist in order
to determine whether and to what extent the NEAP EIR remains sufficient to address the potential impacts of
the Project. The analysis prepared for the Addendum included updated traffic modeling to account for the
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As explained in the Addendum, the Environmental Checklist found that the proposed Project does not warrant
preparation of a new subsequent or supplemental EIR as it involves no new significant environmental effects
and would not result in a substantial increase in the severity of previously identified significant effects. Based
on an examination of the analysis, findings, and conclusions of the NEAP EIR, the potential impacts of the
proposed Project remain within the impacts previously analyzed and disclosed in the NEAP EIR. Therefore,
per CEQA Guidelines sections 15162 and 15164, no further analysis is required under CEQA before taking
action to approve the proposed Project.
As required by Public Resources Code section 21081.6(a)(1), an MMRP was prepared for the NEAP and
compliance with the MMRP is required for the proposed Project in order to monitor the implementation of
adopted mitigation measures. Any long-term monitoring of mitigation measures imposed on the overall
development will be implemented in accordance with the NEAP MMRP. As noted above, the GHG analysis
prepared in connection with the Addendum satisfies the requirements of Mitigation Measure GHG-1 under the
NEAP MMRP. In addition, the following minor modifications to the NEAP MMRP are proposed:


The timing of verification for Mitigation Measure (MM) TRANS-1a, MM TRANS-5 and Cumulative
MM TRANS-1 is revised from “Prior to Construction” to “Prior to Occupancy.” These three mitigations
relate to the payment of a proportional share allocation of the costs associated with improvements at
the Dry Creek Road/U.S. 101 interchange.



The timing of verification for MM HAZ-2 is revised from “Prior to Occupancy” to “Prior to Vertical
Construction or On-site Storage of Combustible Materials.” This mitigation establishes the timing for
completion of a secondary emergency vehicle access to the Project site.

These modifications result in minor changes to the timing of when MM TRANS-1a, MM TRANS-5,
Cumulative MM TRANS-1, and MM HAZ-2 would be implemented, but they do not change the requirements
of the mitigation measures themselves. Accordingly, the modified MMRP would be as effective or more
effective than the adopted MMRP at reducing the significance of the proposed project’s environmental effects,
and no further environmental review would be required as a result of this change.

FISCAL INFORMATION:
The Project is a privately funded development. The Project will generate property and sales tax revenues which
will help to offset the City's costs of providing services to the Project. Through the DA, the Developer’s
successor in interest for the Senior Living Community Parcel is required to reimburse the City for lost property
tax revenue in the event that the Senior Living Community receives a "welfare exemption" from ad valorem
property taxes, plus the cost of increased demands for services from the City's Fire Department.
Once operation commences, the hotel will generate Transient Occupancy Tax (TOT) that is collected by the
City, currently at a rate of 12% of the rate charged to hotel guests for room occupancy, parking and resort fees.
Approximately 2% of the City's TOT goes to the General Fund and 10% goes to the Community Services
Department. In addition, through the DA, the Developer is required to record a Hotel Add-On Fee Agreement
against the hotel parcel (Parcel 3) which provides that, beginning on the date that is 10 years after issuance of
a certificate of occupancy for the hotel, the Developer shall pay to the City a Hotel-Add-On Fee equaling one
half cent for every dollar charged to hotel guests for room occupancy, parking, and resort fees.

Attachment: Attachment 4 - Staff Report- North Village MCUP 02-11-20 (2754 : North Village DA)

specific uses proposed in the Project. Based on the updated trip generation and other information, updated
modeling of air quality and greenhouse gas emissions was also prepared. The operational greenhouse gas
emissions analysis demonstrated that the modified program and proposed mix of uses in the project would meet
the BAAQMD recommended threshold of significance for individual projects without the incorporation of
additional mandatory reduction techniques, which satisfies the requirements of Mitigation Measure GHG-1
from the NEAP EIR.

The DA also requires the Developer to make a one-time $250,000 contribution to the City for connectivity
improvements.
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DEPARTMENT COMMENTS:
The Project application was routed to City Departments, as well as to SMART, for review. Comments received
are included as Exhibit 15 and, where applicable, have been incorporated into the recommended conditions of
approval for the Project.

1. Resolution No. 2020-02 Master Conditional Use Permit
A. North Village Initial Study & Addendum
B. Conditions of Approval
2. Resolution No. 2020-03 Recommendation to the City Council regarding the Development Agreement
A. Development Agreement between City of Healdsburg and CCS Healdsburg, LLC
B. North Village Initial Study & Addendum
3. Applicant's Narrative Project Description
4. MCUP Submittal Plan Set
5. Density Bonus Application
6. North Village Shared Parking Study (Walker Consultants; January 24, 2020)
7. Transportation Demand Management Plan (Walker Parking; January 24, 2020)
8. Healdsburg 2030 General Plan Consistency Analysis
9. North Entry Area Plan Consistency Analysis
A. Guiding Principles
B. Land Use & Development Standards
C. Land Use Policies
D. Design Guidelines
E. Circulation Guidelines and Policies
F. Open Space Improvement Guidelines and Policies
G. Utility Guidelines
10. Land Use Code Consistency Analysis
11. Draft NEAP EIR
12. Final NEAP EIR
13. NEAP Mitigation Monitoring and Reporting Program
14. North Village Initial Study & EIR Addendum
15. Department Comments
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A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY
OF HEALDSBURG APPROVING AN ADDENDUM TO THE NORTH
ENTRY AREA PLAN ENVIRONMENTAL IMPACT REPORT AND A
MASTER CONDITIONAL USE PERMIT FOR THE NORTH
VILLAGE PROJECT LOCATED AT 16977 HEALDSBURG AVENUE
WHEREAS, Pursuant to the requirements of the Healdsburg 2030 General Plan (“General
Plan”)—which identifies the northern entry to Healdsburg as an area warranting special study in
recognition of its importance both as an attractive gateway into the City and an area of transition from the
rural landscape of the Alexander Valley to the more urban core of downtown Healdsburg—the City
prepared the North Entry Area Plan (“NEAP”), which was adopted by the City Council on May 20, 2019
to provide detailed guidance for future development of the North Village site including a vision concept,
land use guidelines, development standards, and design guidelines; and
WHEREAS, prior to the City’s approval of the NEAP, an Environmental Impact Report (EIR)
was prepared pursuant to the California Environmental Quality Act (Pub. Res. Code § 21000, et seq.)
(“CEQA”), (State Clearinghouse No. 2018062041), which analyzed the environmental impacts of
development under the NEAP and was certified by the Healdsburg City Council on May 20, 2019, along
with the adoption of CEQA Findings, a Mitigation Monitoring and Reporting Plan (“MMRP”), and a
Statement of Overriding Considerations; and
WHEREAS, an application has been received from CCS Healdsburg, LLC, requesting approval
of Conditional Use Permit CUP 2019-04 and Development Agreement DA 2020-01 to authorize the
following uses and development of shared infrastructure (“Project”) on an approximately 32-acre
property located at 16977 Healdsburg Avenue (“Project Site”):


Parcel 1 (Senior Living Community; 16.07 acres). Development on Parcel 1 would include a Senior
Living Community (a State-licensed Residential Care Facility for the Elderly serving individuals 62
years of age and older) with 221 independent living units and ancillary facilities including dining
facilities, meeting rooms, and administrative offices. Affordable units include: 10 units reserved for
households in the moderate-income range (<120% AMI) and 20 units reserved for workers and
volunteers serving the Senior Living Community who are in the very low-income range (<50% AMI).
Medical services consisting of approximately 30 assisted living beds and 24 memory care beds (not
to exceed 54 total beds) are also included in the facility. The total floor area of the residential facilities
will be approximately 388,000 SF. The total commercial floor area (assisted living, memory care,
clinic, etc.) will be approximately 54,000 SF.



Parcel 2 (Multi-family; 2.89 acres). Development on Parcel 2 would consist of 30 multi-family
apartments. The mix of apartment types is anticipated to include 5 1BR units; 9 2BR units and 16 3BR
units. All of the units would be affordable units and the affordability mix includes 15 units targeted to
lower-income households (with approximately 6, but not less than three, units reserved for very lowincome households) and 15 units reserved for moderate-income households. The total floor area is
estimated at approximately 45,000 SF.

PC Resolution 2020-02
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Parcel 3 (Hotel; 8.12 acres). Development on Parcel 3 would be anchored by a 108-key hotel with a
fitness facility and spa, restaurant, rooftop bar, and meeting spaces. The restaurant would seat 60
guests indoors and 40 guests outdoors. The rooftop bar would be a combination of indoor/outdoor
space and would accommodate 60 guests. The hotel property also includes a special event space
("Grange"). The total interior floor area on Parcel 3 is estimated at approximately 87,000 SF with
covered exterior areas totaling approximately 27,000 SF.



Parcel 4 (Mixed Use Residential/Retail; 5.10 acres). Parcel 4 would include approximately 12,000 SF
of commercial/retail square footage on the ground floor of structures fronting the Primary Street
(Street "A") with 45 multi-family units and five live-work units both above the retail and in other
structures on the parcel. The mix of apartment types is anticipated to include 15 studio units; 16 1BR
units; and 14 2BR units. All of the units would be affordable with 24 units targeted to moderateincome households and 26 units (including the live-work units) targeted to middle-income households
(120-160% AMI).



Backbone Infrastructure Improvements. Infrastructure improvements authorized by the MCUP
include: a new traffic signal on Healdsburg Avenue at the site entry; Healdsburg Avenue frontage
improvements which include curbs, gutters, landscaping and lighting; two private streets (Street "A"
and Street "B") including sidewalks, lighting, landscaping, and underground utilities; establishment
of a secondary emergency vehicle access (EVA) with gated access over the North Coast Rail Authority
("NCRA") right of way; extension of a segment of the Foss Creek Pathway along the Healdsburg
Avenue frontage of the site; and establishment of Perimeter Trail. Wet and dry utilities in Street "A"
and Street "B" would include City water, private sewer, private storm drains, electricity (Healdsburg
Electric) and natural gas (PG&E).



Shared Parking. The Project would provide a total of 608 parking spaces on-site which would be
allocated to the various uses as follows: Senior Living Community (289 spaces); Multi-family (55
spaces); Hotel (155 spaces); Mixed Use Residential/Retail (109 units).

WHEREAS, the application includes a request for a density bonus above the 290-unit base
density established by the NEAP for the Property based on the provision of senior housing pursuant to
State density bonus law (Gov't Code section 65915, et seq.); and
WHEREAS, the application includes a request for a shared parking reduction pursuant to the
provisions of Healdsburg Municipal Code section 20.16.150.B.3 (Vehicular parking exceptions); and
WHEREAS, at properly noticed public workshops held on November 12, 2019 and December
10, 2019, the Planning Commission reviewed plans for the Project, received public comments, and
provided recommendations to the applicant regarding the proposed "master" Conditional Use Permit for
the Project; and
WHEREAS, prior to taking action on the Project, and at a properly noticed public hearing on
February 11, 2020, the Planning Commission reviewed written and oral staff reports, conducted a public
hearing on the project and took testimony; and received into the record all pertinent documents related to
the Project; and
WHEREAS, the analysis in the NEAP EIR allows the use of CEQA streamlining and/or tiering
provisions for projects developed under the NEAP EIR, including this project; and
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WHEREAS, the proposed Project includes modifications from the project analyzed in the NEAP
PC Resolution 2020-02
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NOW, THEREFORE BE IT RESOLVED that the Planning Commission finds that the
Addendum to the NEAP EIR reflects the City’s independent judgement and adopts the Addendum to the
NEAP EIR.
BE IT FURTHER RESOLVED, that the Planning Commission determines 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 & Addendum, attached hereto as Attachment A, provides analysis
and cites substantial evidence that supports the 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 NEAP 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 NEAP EIR was certified, are determined to have a more severe adverse impact
than discussed in the NEAP EIR. As a result, pursuant to Section 15183, the Project is exempt
from further environmental review under CEQA.
2. The Environmental Checklist & Addendum, attached hereto as Attachment A, provides analysis
and cites substantial evidence that supports the conclusion that the Project would not cause new
significant impacts not previously identified in the previously certified NEAP 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 NEAP 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 & Addendum, attached hereto as Attachment A, provides analysis
and cites substantial evidence that supports the conclusion that the Project would not cause new
significant impacts not previously identified in the previously certified NEAP 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 NEAP 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 approve Conditional Use Permit CUP 2019-04 with the conditions attached hereto as

PC Resolution 2020-02
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EIR, and pursuant to CEQA Guidelines section 15164, the City caused the preparation of an
Environmental Checklist & Addendum to the NEAP EIR for the Project, which can be found in the
Planning Department’s files for the Project at 401 Grove Street, Healdsburg, CA 95448; and
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Attachment B, as follows:

The Project site is designated Mixed Use (MU) in the Healdsburg General Plan and assigned the
NEAP Overlay by the Land Use Code. 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. 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 proposed Senior Living Community, multi-family
apartments, hotel, and retail uses would be considered consistent with the intent of the MU land use
designation as they are permitted and/or conditionally permitted uses in the MU zoning district and
the NEAP Overlay district.
2. The proposed location of the conditional use and the conditions under which it would be operated and
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 MU district, surrounded by vacant parcels to the north and
south, the Montage Healdsburg development to the east, and US 101 to the west. The NEAP EIR
determined that the Project would not significantly impact properties or improvements in the
immediate vicinity of the site. The NCRA railroad right-of-way traverses the Project site and, in the
future, the SMART train may provide service over this currently unutilized stretch of track. The
noise analysis in the NEAP EIR determined that noise levels associated with a future active rail line
would be acceptable after implementation of applicable mitigation measures. Similarly, the noise
analysis determined that noise associated with the US 101 corridor which lies immediately west of
the Project site would be acceptable after implementation of applicable mitigation measures. The
analysis did not identify any off-site noise impacts. Based on the analysis in the NEAP EIR and the
associated mitigations, the proposed mixed use development 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 the Land Use Code.
Under the MU zoning designation, in Land Use Code Section 20. 08.155 Table 12, a hotel (visitor
lodging), residential uses as part of a mixed use development, and residential care, general, are
allowable uses subject to approval of a conditional use permit to be acted upon by the Planning
Commission. Each of these uses will be required to obtain a subsequent conditional use permit, in
conjunction with the design review process, to ensure that the specific design, layout and operational
characteristics of the proposed uses comply with all Land Use Code standards.
4. The proposed visitor lodging use is compatible with surrounding land uses and will not detrimentally
affect the health, safety or welfare of the surrounding neighborhood or area.
The proposed 108-key hotel with restaurant, bar, fitness center/spa, special events center and
ancillary facilities is compatible with the surrounding uses within the Project. It would provide
amenities that would be available to residents in the community (i.e., restaurant and bar, special
events center; memberships at the fitness center/spa; etc.). A subsequent conditional use permit is
required for the hotel to ensure that its operational characteristics are compatible with surround
uses.
PC Resolution 2020-02
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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.
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As proposed, the Project would include one hotel facility. The Montage Healdsburg resort is under
construction on a 248-acre property immediately across Healdsburg Avenue, to the east of the
Project site. The 130-key Montage resort is on the interior of the property and not visible from the
Project site or Healdsburg Avenue. Other than these two hotels, the nearest visitor lodging facilities
are on the Dry Creek Road corridor which is approximately two miles south of the Project site.
6. The proposed mix of residential and commercial uses is consistent with the preferred uses identified in
the North Entry Area Plan and supports the Plan’s vision and guiding principles, goals, and policies.
The Project includes a mix of housing types serving a variety of ages, household sizes, and income
levels. The 221 independent living units in the Senior Living Community are considered "special
needs" housing and 30 of these units would be restricted as affordable units. All of the other 80
units are affordable to households ranging from very low- to middle-income. The proposed
commercial uses include a hotel and 12,000 square feet of retail. These would not compete with
commercial uses in downtown Healdsburg and are consistent with the NEAP.
7. Proposed residential uses include a mix of housing types and meet the North Entry Area Plan’s target
of at least 250 residential units.
The Project includes a total of 301 units of housing, including senior independent living units, multifamily apartments, and live-work units. It exceeds the NEAP's target for housing production.
8. Retail uses are limited to smaller ancillary and specialty shops designed to serve the primary uses on the
site and to complement but not undermine the role of the downtown as the commercial center of
Healdsburg.
The Project includes 12,000 square feet of retail on Parcel 4 which is intended to serve residents
and visitors on the North Village site and from nearby neighborhoods in north Healdsburg. Onsite
retail use would not compete with the commercial center of Healdsburg.
9. Visitor lodging uses do not exceed the cap on hotel rooms established in the North Entry Area Plan and
are appropriately sited and scaled to fit into a well-integrated and interconnected mixed use
neighborhood.
The Project includes a 108-room hotel which is 17% fewer rooms than the 130-room cap established
by the NEAP. The location of the hotel on Parcel 3 puts it adjacent to the northern slopes of the site
which will provide a sense of enclosure and a scenic backdrop for the hotel. Integration and
connectivity of the hotel with the mixed use neighborhood will be addressed through design review
and a subsequent conditional use permit process.
10. An appropriate location is identified for establishment of a central focal point for the neighborhood
which will serve as an active community gathering space for residents, neighbors and visitors.
The conceptual plans for the Project establish a community focal point that consists of the retail
plaza on Parcel 4, the "Grange" community and special events facility on Parcel 3 and the common
green open space on Parcel 3. These amenities would provide for a range of publicly available
spaces for use by residents, workers and visitors in the mixed use neighborhood.
11. Appropriate off-tract infrastructure, improvements, and mechanisms for establishing maintenance
obligations are identified, including Healdsburg Avenue traffic signal and frontage improvements,

PC Resolution 2020-02
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5. Approval of the visitor lodging use will not result in an over-concentration of such uses in a
neighborhood.
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Conditional Use Permit CUP 2019-04 addresses all of the shared infrastructure on-site as well as
off-site improvements required for the Project. The recommended conditions identify the timing for
implementation of the various components of the backbone infrastructure and include mechanisms
for establishing maintenance obligations.
12. The preliminary grading and drainage plan identifies sufficient drainage facilities, easements, and crosseasements to ensure that future development will not result in on-site or off-site stormwater impacts.
The City Engineer has reviewed the preliminary grading and drainage plans and determined that
the Project would not result in stormwater impacts. Conditions are recommended to establish further
requirements for Low Impact Development stormwater improvements.
BE IT FURTHER RESOLVED that the Healdsburg Planning Commission does hereby approve
the Conditional Use Permit (including the applicant’s Density Bonus Request and Shared Parking
Reduction) subject to Attachment A and Attachment B hereto, which are incorporated herein by
reference.
BE IT FURTHER RESOLVED that if any section, subsection, sentence, clause, phrase, or word
of this Resolution is for any reason held by a court of competent jurisdiction to be unconstitutional or
invalid for any reason, such decision shall not affect the validity of the remaining portions of the
Resolution. The Planning Commission hereby declares that it would have passed this Resolution and each
section, subsection, sentence, clause, phrase, and word thereof, irrespective of the fact that any one or
more section(s), subsection(s), sentence(s), clause(s), phrase(s), or word(s) be declared invalid.
BE IT FURTHER RESOLVED that this Resolution shall take effect at such time as the City
Council’s approval of the related Development Agreement DA 2020-01 becomes effective, and if such
approval has not become effective by September 1, 2020, then this Resolution shall be deemed to be void
and of no further force or effect.
BE IT FURTHER RESOLVED that the Director of Community Development is directed to
cause to be filed a Notice of Determination with the appropriate agencies in accordance with CEQA.
DULY AND REGULARLY ADOPTED by the Healdsburg Planning Commission on the 11th
day of February, 2020, by the following vote:
AYES
NOES:
ABSENT:
ABSTAIN:
APPROVED:

PC Resolution 2020-02
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internal street access and utilities, a secondary emergency vehicle access, the Foss Creek pathway
extension and perimeter pathway, and any additional publicly accessible open space.
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David Woltering, SECRETARY

ATTACHMENTS:
A. Environmental Checklist & Addendum
B. Conditions of Approval
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Phil Luks, CHAIR
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Attachment A

See Exhibit 14 of the PC packet
(this will be included with the
final adopted resolution)
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CONDITIONS OF APPROVAL

NORTH VILLAGE PROJECT
Address: 16977 Healdsburg Avenue
(APNs: 091-060-022; 091-060-009; 091-060-019; 091-060-025)
The following conditions shall apply to the City of Healdsburg's approval of Conditional Use Permit CUP
2019-04, including the associated density bonus application. Parcels 1 through 4 as identified in these
conditions of approval reference the parcel numbers set forth in Lot Line Adjustment LLA 2019-03.
A. GENERAL CONDITIONS
1. These specific approvals are limited to CUP 2019-04, including the associated density bonus
submittal and the shared parking reduction request, for the North Village Project ("Project"), and
are not intended to serve as an approval of the overall Project description that was submitted
together with the applications.
2. This approval is subject to the terms and conditions of the Development Agreement for the
Project ("Development Agreement") as approved by the City Council on __________, 2020. 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 Conditional Use Permit and the Development Agreement shall
control.
3. All mitigation measures from the certified North Entry Area Plan Environmental Impact Report
("NEAP EIR"), as described in the adopted Mitigation Monitoring and Reporting Program for the
NEAP EIR and modified by the Addendum to the NEAP EIR that is attached thereto ("NEAP
MMRP"), shall be implemented as conditions of Project approval, and are incorporated herein by
reference. The Addendum to the NEAP MMRP amends the "Timing of Verification" for
mitigations MM TRANS-1a, MM TRANS-1, Cumulative MM TRANS-1 and MM HAZ-2, as
shown in Table 1 of the adopted NEAP MMRP.
4. 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.
5. 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.
6. The Project site and any portions thereof shall be sold, leased or financed subject to compliance
with the conditions of approval thereto, including all related covenants and agreements.

Attachment: Attachment 4 - Exhibit 1- PC Reso 2020-02 North Village MCUP and Addendum (2754 : North Village DA)

CONDITIONAL USE PERMIT - CUP 2019-04

7. Unless otherwise specified, all of these conditions of approval shall apply to the entirety of the
Project site. If portions of the Project site are owned by multiple owners in the future, then the
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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. 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.
9. All plans and agreements required pursuant to these conditions of approval must be submitted to
the City for review and approval and shall be implemented as approved by the City.
B. CONDITIONS RELATING TO ALLOWABLE USES AND DEVELOPMENT DENSITIES
10. The approved CUP 2019-04 is a “master conditional use permit” in that it authorizes the specific
mix of allowable uses set forth in the North Village Use Table, below, along with limitations on
floor area and site coverage. Minor adjustments to the limitations on floor area and site coverage
may be authorized by the Planning Commission through the design review process and
subsequent conditional use permits, where applicable. Any additional floor area or site coverage
granted to specific parcels must remain within the sitewide limitations prescribed by the NEAP
and the NEAP Overlay (Land Use Code Chapter 20.12; Article IV).
11. Minor modifications to the uses and improvements authorized by CUP 2019-04 may be approved
by the Community Development Director; major modifications will require Planning Commission
approval.
12. Prior to the commencement of any specific use that would require a conditional use permit pursuant
to Land Use Code section 20.08.155, Table 12, as modified by Tables 1 and 2 in Land Use Code
section 20.12.215, a conditional use permit must be approved for such use in accordance with the
provisions of the Land Use Code.
13. In approving CUP 2019-04, the City has determined that the Project’s geographic location and
contemplated categories of uses as specified in the North Village Use Table are in accord with the
Healdsburg 2030 General Plan and any applicable planning document, specific of area plan,
including the NEAP; 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.
14. The Project shall provide a mix of affordable housing in accordance with the Development
Agreement, as shown on the North Village Use Table, below. On Parcel 2, the final mix of
Affordable/Workforce Housing units in any given affordability category may vary, but in no event
shall less than three (3) units be occupied by Very Low Income Households, nor shall more than
fifteen (15) units be occupied by households between 80% and 120% of AMI.
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Parcel 1
Senior Living
Community

Parcel 2
Multi-Family
Housing

Parcel 3
Hotel

Parcel 4
Mixed Use
Residential

Allowable
uses

221 independent
living units and
ancillary facilities;
Total of 54 assisted
living and memory
care beds; ancillary
facilities

30 apartments

108 key hotel;
restaurant (60
seats indoor; 40
seats outdoor);
Rooftop bar (60
seats);
"Grange"
building;
Fitness
center/spa

45 apartments;
5 live-work
units;
12,000 SFcommercial/retail

Floor Area

388,000 SF senior independent
living units and
ancillary facilities;
54,000 SF assisted
living/memory care
and ancillary
facilities

45,000 SF

87,000 SF interior floor
area;
27,000 SF exterior covered
areas

55,000 SF apartments and
live-work units;
12,000 SF commercial/retail

Interior: 641,000
SF
Interior/Exterior:
668,000 SF

NonResidential
Floor Area

54,000 SF

87,000 SF

12,000 SF

Total:
153,000 SF

Use type

Cap: 200,000 SF
Floor Area
Ratio

0.63

0.36

0.25

0.30

Average FAR:
0.46

Site
Coverage

147,000 SF

17,500 SF

54,200 SF

25,600 SF

Total:
244,300 SF (.31)
Cap: 475,675 SF
(.60)

Affordable
Housing

30 units:
very low (20)
moderate (10)

30 units:
very low (6)
low (9)
moderate (15)

N/A

50 units:
moderate (24)
middle (26)

Total:
110 affordable
units

1 BR (5)
2 BR (9),
3 BR (16)

N/A

Studio (15)
1 BR (16)
2 BR (14)
live-work (5)

55 spaces

155 spaces

64 spaces (apts)
45 spaces (retail)

Housing
Unit Mix
(approx.)

Shared
Parking

289 spaces
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North Village Use Table
(See Conditions #10, #13, #14 and #16)

Total:
608 spaces
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15. Under State and local density bonus law, the Project is entitled to a density bonus. The 11
additional senior independent living units (or 184 base units with 37 density bonus units), as
requested in the density bonus application, may be developed, resulting in a total of 221 senior
independent living units in the Senior Living Community and a total of 301 residential units on the
project site.
16. 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.
C. CONDITIONS RELATING TO FUTURE PLANNING COMMISSION APPROVALS
17. 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 these conditions of approval.
Notwithstanding the foregoing, however, the associated grading and construction of the "backbone"
infrastructure for the Project shall be permitted without design review approval if the design of
such infrastructure has otherwise been approved in connection with CUP 2019-04, so long as the
activities are conducted in accordance with these conditions of approval.
18. In addition to any requirements elsewhere in these conditions, the following requirements shall
apply to future design review submittals for development on the Project site:
A. The design for Parcel 4 shall include public restrooms within a commercial or mixed-use
building to serve the users of community amenities within the "central focal point."
B. For the mixed use buildings on Parcel 4 that front on the Street "A", the ground floor
frontage along Street "A" shall be occupied solely by commercial uses in order to activate
that frontage. Access doors that provide ground floor access to residential uses on upper
floors shall be permitted.
C. The recreational amenities for Parcel 2 (which includes 30 units of affordable housing)
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 2.
D. In connection with design review for open space and recreational amenities on Parcel 2, 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, poured-inplace rubber, etc.); and



Other site amenities such as benches, picnic tables, grills, etc.
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F. Unless determined otherwise by the Planning Commission during the design review
process, the design of Parcel 3 (the hotel parcel) shall include a community and special
events building (similar to the "Grange" building presented in the conceptual plans) and a
common green area in the general locations presented in the North Village conceptual plans
dated January 27, 2020.
G. Design review submittals shall show pedestrian and bicycle connectivity elements that
comply with the Land Use Code and the NEAP.
H. The 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 Public Works Director.
19. As part of the design review and/or subsequent conditional use permit approval for each parcel, all
Project development shall be required to submit for review and approval by the City, a
Transportation Demand Management ("TDM") Plan for the specific development on the parcel, in
accordance with MM TRANS-1C of the MMRP.
20. As part of the design review and/or subsequent conditional use permit approval for each parcel, a
parking signage plan shall be approved indicating parking spaces that would be restricted to
specific uses and parking spaces that would be available for shared parking.
D. CONDITIONS RELATING TO PUBLIC & PRIVATE IMPROVEMENTS
21. Public 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).
22. All public sidewalks, driveway approaches and pedestrian ramps shall be designed and constructed
to meet accessibility guidelines.
23. Prior to approval of any construction permits for public improvements, the Applicant shall enter
into a public improvement agreement with the City to ensure completion of the public
improvements. The Applicant shall provide performance, payment, and maintenance bonds, and
insurance certificates, in accordance with City requirements.
24. Public Works engineering fees for the public improvements shall be due and payable at the time of
making the first submittal of the public improvement plan application. Public Works inspection
fees shall be due prior to issuance of the encroachment permit for the public improvement
construction.
25. Prior to approval of the public improvement plans for Healdsburg Avenue frontage improvements,
the Applicant shall contact Sonoma County Transit to determine what transit stop improvements are
required at the existing bus stop on Healdsburg Avenue at the entrance to the project.
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E. As part of the design review process for development on all parcels, the Applicant shall
demonstrate the manner in which the parcel in question meets the useable open space per
unit requirements set forth in the Land Use Code.
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27. All pavement saw cut and conform locations and grades shall be subject to the approval of the City
Engineer.
28. 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 a public utility.
29. Healdsburg Avenue Frontage Improvements & Landscaping. Prior to issuance of the first
Certificate of Occupancy for the Project, City standard frontage improvements including but not
limited to sidewalks, curbs, gutters, signage, utilities, landscaping and streetlights shall be installed
along the Healdsburg Avenue project frontage. All aerial facilities along the Project’s frontage
along Healdsburg Avenue must be undergrounded prior to the first Certificate of Occupancy for the
project, unless otherwise deferred by the City of Healdsburg depending on PG&E construction
timing. The aerial facilities shall be placed underground no later than the issuance of the Certificate
of Occupancy for the hotel. All improvements shall be consistent with the adopted North Entry
Area Plan and shall be designed and constructed in accordance with City standards. The applicant
shall submit a public improvement plan application set to the Public Works Department for review
and approval.
30. Foss Creek Pathway. Prior to issuance of the first Certificate of Occupancy for the Project, the
Applicant shall install a minimum 10-foot wide paved multi use pathway with 2-foot wide class 2
gravel shoulders on the entire Healdsburg Avenue frontage of the Project site and install open split
rail fencing that is no more than four feet in height and rural in design, material, and character on
the eastern edge of the NCRA right-of-way, to the west of the Foss Creek Pathway and the
landscaped frontage along Healdsburg Avenue. If improvements cannot be located outside of the
North Coast Rail Authority right of way, applicant shall work with the North Coast Rail Authority
or its successor trustees to obtain an easement to locate the pathway within the rail right of way. All
portions of pathway, or related infrastructure improvements that are located within the railroad
right of way shall be approved by Sonoma Marin Area Rail Transit as well as North Coast Rail
Authority or its successor trustees, if necessary. The exact location of the pathway shall be
determined during preparation of public improvement plans and shall be subject to the approval of
the City Engineer. The pathway width may be reduced to an 8-foot wide paved pathway and the
shoulders may be reduced in width only if a compelling reason to do so exists, such as
uncorrectable grade or right of way constraints, and shall be subject to the approval of the City
Engineer. The pathway shall be designed and constructed in accordance with State of California
Highway Design Manual requirements. The pathway shall include lighting and fencing consistent
with other segments of the Foss Creek Pathway in Healdsburg. A lighting study may be prepared
by the Applicant to determine whether or not the Healdsburg Avenue streetlights provide sufficient
lighting for the pathway, subject to City requirements and approval. Pathway lighting may be
omitted for all portions of the pathway that the study deems to be adequately lit by the Healdsburg
Avenue streetlights. Pathway lighting shall be constructed by the Applicant on all segments of the
pathway that the study does not deem to be adequately lit. The study shall be submitted with the
public improvement application package. The Applicant shall dedicate a public access/pathway
easement to the City of Healdsburg, prior to City acceptance of the pathway improvements.
Alternatively, the Applicant may provide an in lieu payment to the City of Healdsburg for the
portion of pathway between the Project entry and the northerly site boundary. In this case, the
Applicant shall provide the City Engineer with a pathway design and cost estimate for the section
of pathway north of the Project entrance/public grade crossing. The feasibility, design and cost
estimate are subject to review and approval by the City Engineer.
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26. Landscaping and signage at the intersection of the site entry and Healdsburg Avenue shall be
designed to preserve required sight distances. Sight distance calculations per State standards shall be
required with the public improvement plans.
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A. The traffic signal shall be inspected, tested and operational as approved by the City of
Healdsburg, prior issuance of the first certificate of occupancy for the Project.
B. The Applicant is responsible for completing traffic signal design plans, originally prepared
for the adjacent Saggio Hills development, as part of the public improvement plans for the
North Village Project.
C. The traffic signal design plans shall be prepared in accordance with the current effective
California Department of Transportation and the California Manual on Uniform Traffic
Control Devices specifications and requirements.
D. The Applicant is responsible for providing to the City, traffic signal timing and phase
diagrams for the proposed signal.
E. The traffic signal shall be equipped with an emergency vehicle pre-emption system per City
requirements.
F. The traffic signal system shall be designed and constructed to accommodate interconnection
and communication with the future Sonoma Marin Area Rail Transit system design and
circuitry, including railroad pre-emption system/timing, subject to City approval. City staff
will coordinate the traffic signal system design with Sonoma Marin Area Rail Transit staff
during review of the public improvement plans.
G. Surety for the signalization improvements shall be provided as part of the public
improvement agreement for the Project.
32. Dry Creek Road/Grove Street Intersection Improvements. Prior to issuance of the first
Certificate of Occupancy, the Applicant shall improve the northbound approach to the Dry Creek
Road/Grove Street intersection in accordance with MM TRANS-1b in the MMRP. Improvements
shall be implemented prior to issuance of the first Certificate of Occupancy for the Project. The
Applicant shall submit the necessary construction drawings for the Dry Creek Road/Grove street
intersection and signal modification improvements with the public improvement plan application
submitted for the Comstock project, subject to review and approval by the City. Surety for the
street intersection and signal modification improvements shall be provided as part of the public
improvement agreement for the Project.
33. Secondary Emergency Vehicle Access ("EVA") from Healdsburg Avenue. Prior to issuance of
the first building permit for vertical construction on the site, or the storage of combustible materials
on the Project site, Applicant shall construct the proposed secondary EVA. The access road within
the EVA is required to be a minimum paved width of 20’ and constructed to support the weight of a
Fire Engine. Applicant shall record a restrictive covenant agreement on Parcel 4 and the North
Coast Rail Authority property, to ensure that the EVA remains unmodified and in full force and
effect so as to provide a secondary public EVA to the Project unless and until an alternative EVA
has been constructed and accepted by the City. The following items are required prior to approval
of improvement plans for the EVA:
A. Provide details and dimensions showing the required width over the NCRA right of way and
showing gate locations on each side of the NCRA right of way and distances from
Healdsburg Avenue to both gates.
B. The distance of the east gate from Healdsburg Avenue and the distance between the gates
must be approved by the Fire Department. The gates shall be equipped to open
simultaneously by a single Knox key located on both sides of the NCRA right of way.
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31. Traffic Signal at Healdsburg Avenue/Project Entry. Prior to issuance of the first Certificate of
Occupancy for the Project, the Applicant shall construct a traffic signal on Healdsburg Avenue at
the existing Project entrance as follows:

-7Packet Pg. 728

7.A.f

C. Provide a section detail for the EVA demonstrating that the improvements will be
constructed to support the weight of a Fire Truck.

34. Street "A" and Street "B" Improvements and Landscaping. The interior street cross sections,
including streets, sidewalks, landscaping and lighting shall be designed and constructed in
accordance with the North Village Master Conditional Use Permit plans dated January 27, 2020,
and as amended by the Planning Commission. All privately owned and maintained roads, sidewalks
and utilities shall be designed and constructed in accordance with City standards, including
pavement structural sections.
35. Perimeter Trail. Prior to issuance of the first Certificate of Occupancy for each parcel, the Project
applicant shall construct the perimeter trail within each respective parcel in accordance with the
North Village Master Conditional Use Permit plans dated January 27, 2020, and as amended by the
Planning Commission. Applicant shall enter into a public access agreement that is subject to review
and approval by the City Engineer, and the trail improvements shall be subject to an agreement that
establishes private maintenance obligations for the trail in perpetuity subject to review and approval
by the City Engineer.
36. The Applicant shall 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.

E. CONDITIONS RELATING TO EASEMENTS & MAINTENANCE AGREEMENTS
37. All public water mains, meters, boxes, fire hydrants, etc. shall be located with a minimum public
utility easement, to be dedicated to the City of Healdsburg prior to acceptance of the public
improvements. At no cost to the City, public utility easements will be required along the
Healdsburg Avenue frontage and at various locations within the development. At a minimum, the
developer will provide a 5-foot wide public utility easement, back of sidewalk, for dry and wet
utilities along the frontage of Healdsburg Avenue and along roads throughout the proposed
development. Additional public utility easements may be required as development occurs.
38. The Applicant shall dedicate emergency vehicle access ("EVA") easements to the City of
Healdsburg to allow sufficient emergency vehicle access throughout the Project site, subject to City
approval. The exact location of the EVA easements shall be determined during the preparation of
the private improvement plans. All EVA easements shall be dedicated to and accepted by the City
prior to issuance of the first Certificate of Occupancy on each parcel except for the secondary EVA
that crosses the North Coast Rail Authority right of way. That EVA is subject to a restrictive
covenant agreement which must be recorded prior to issuance of the first building permit for
vertical construction or the storage of combustible materials on the Project site.
39. The Applicant shall dedicate to the City of Healdsburg the necessary right of way along Healdsburg
Avenue at the entrance to the Project site and the necessary public access easements to
accommodate all sidewalk along the Healdsburg Avenue frontage as well as all portions of the Foss
Creek Pathway prior to City acceptance of the public improvements.
40. All shared private storm drain and sewer utilities shall be located within private easements.
41. All public and private easements shall be dedicated via separate documents, subject to the review
and approval by the City Engineer prior to recordation. The Applicant is responsible for preparing
draft legal descriptions and graphic exhibits for all easements and submitting to the Public Works
Department for review and approval, prior to acceptance of public improvements for public
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D. Demonstrate that there is a clear line of sight to the north on Healdsburg Avenue from the
EVA entry for safe entry and exiting.
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42. Prior to issuance of the first Certificate of Occupancy for each parcel, private maintenance
declarations shall be created and recorded for all shared private utilities, streets, driveways,
sidewalks, streetlights, drainage, private shared landscaping, landscaping on the Healdsburg
Avenue frontage, EVAs, perimeter trail and all other commonly shared infrastructure. All
maintenance declarations shall be reviewed and approved by the City, prior to recordation.
F. CONDITIONS RELATING TO ISSUANCE OF GRADING & BUILDING PERMITS
43. A grading permit is required from the Planning & Building Department prior to the commencement
of any on-site grading activities.
44. A building permit is required from the Planning & Building Department prior to the
commencement of any on-site development work including but not limited to, private roads,
driveways, sidewalks, utilities, grading and drainage.
45. Prior to issuance of a grading permit for work proposed during the breeding/nesting season for
local avian species (February 15-August 31), a pre-construction survey shall be conducted and
measures implemented, if necessary, in accordance with MM BIO-1 of the MMRP.
46. Prior to issuance of the first building permit, the Applicant shall propose street names for the
proposed private streets and shall request addressing assignments from the City. All street names
are subject to City approval.
47. Following review and approval by the City, the Lot Line Adjustment (LLA 2019-03) shall be
recorded prior to issuance of any building permits for structures.
48. Applicant 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/her designee prior to
the issuance of any building permits for such building.
49. The construction of any structures or improvements authorized by this approval shall not
commence until all necessary permits pertaining to the use or construction in question are obtained.
Before any grading or building permit will be issued by the City, Applicant must obtain written
clearance from all departments having conditions and such clearance shall indicate that the
Applicant has satisfied all pre-construction conditions.
50. In accordance with MM NOI-1b of the MMRP, an acoustical analysis must be submitted prior to
issuance of a building permit for multi-family residential or hotel projects proposed within 290' of
the centerline of US 101 or a building permit for commercial or nursing home project within 140'
of the centerline of US 101. In accordance with MM NOI-2 of the MMRP, an acoustical analysis
must be submitted prior to issuance of a building permit for any structures located within 100' of
the centerline of the NCRA right of way.
51. Prior to issuance of a building or grading permit for an open space or recreational amenity that will
be publicly accessible, Applicant shall have submitted, and the City Manager or his/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.
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easements or prior to issuance of the first Certificate of Occupancy for private easements. The City
will provide grant deeds for public easements and right of way dedications, for the applicant to sign
and notarize.
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G. CONDITIONS REQUIRED PRIOR TO ISSUANCE OF CERTIFICATES OF OCCUPANCY

53. Prior to issuance of the first Certificate of Occupancy for each parcel on the Project site, the
Applicant shall contribute, for that parcel, a proportional share allocation towards the cost of
planned improvements to the Dry Creek Road/US 101 interchange in accordance with MM
TRANS-1a, MM TRANS-5, and Cumulative MM TRANS-1 per the MMRP. The proportional
share allocated to each parcel shall be based upon a cost-sharing methodology based on trip
generation to be adopted by the City Council following completion of a feasibility study for the
proposed Dry Creek Road/ US 101 interchange improvements.
54. Prior to issuance of a Certificate of Occupancy for any residential uses on the Project site that
would be occupied while construction within the plan area is still underway, the Applicant shall
submit a health risk assessment per MM AIR-3 of the MMRP.
55. All internal streets and sidewalks, landscaping, hardscaping and amenity elements approved during
Design Review for a parcel must be complete prior to issuance of the first Certificate of Occupancy
for a structure on that parcel. However, 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 to the satisfaction of the City.
56. Prior to issuance of the first 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 of the lost vegetation or trees.
57. Prior to issuance of the first Certificate of Occupancy for any building on a given parcel, a trash
collection agreement with the City's service provider shall be put in place. This is to ensure provision
of adequate trash collection service and may be amended to increase collection frequencies to the
satisfaction of the City.
H. CONDITIONS PERTAINING TO CONSTRUCTION ACTIVITIES
58. 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, Conditions of
Approval, and MMRP requirements and submit a copy of the notice to the Planning & Building
Department. Notice of these requirements shall also be provided on all construction plans.
59. Before each parcel is built out, that parcel may be used for staging and movement of construction
vehicles and equipment. If at any time a parcel that is not yet built out includes exposed soils, the
Applicant shall hydroseed the unpaved areas; alternatively, subject to the approval of the Planning
Director or his/her designee, the Applicant may implement a different type of ground cover for dust
control and aesthetics.
60. All construction-related vehicles, equipment staging, and storage areas shall be located onsite and
outside of the public rights-of-way associated with Healdsburg Avenue, US 101 and the NCRA
railway, unless otherwise agreed to by the Director of Public Works and, if required, other entities.
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52. See Conditions 29, 30, 31, 32, 35, 41 and 42 relating to public improvements along the Healdsburg
Avenue frontage of the Project site and other off-site improvements required prior to issuance of
the first Certificate of Occupancy on the Project site.
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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.
61. 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.
62. 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, and more often, as necessary,
based on weather conditions.
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 of the on-site project construction manager. This person shall
respond to complaints and take corrective action within 48 hours. The Air District’s phone
number shall be visible to ensure compliance with applicable regulations.
I. PUBLIC WORKS DEPARTMENT - ADDITIONAL CONDITIONS
Interior Streets
63. Realign the driveway approaches for Private Street “A” on the construction drawings to such that a
2-way stop control can be established for the driveway on the east side of the street and one of the
driveways on the west side of the street, to the extent feasible.
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65. Prior to approval of on-site improvement plans, the Applicant shall work with the City Engineer
and Fire Marshal 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.
Utilities
66. All new storm drain and sewer utility lines on the Project site shall be privately owned and
maintained.
67. The proposed water main shall be public in proposed private Street "A" and Street "B", as shown
on the “Master Conditional Use Permit Public Improvements and Common Area Utility Plan”
dated January 27, 2020. The remaining portions of the water line system shall be privately owned
and maintained.
68. The Applicant shall submit final, construction plan level, fire flow pressure and pressure water
system calculations with submittal of construction drawings to demonstrate Fire Code requirements
for water supply are met.
69. The Applicant shall submit domestic water use demands with submittal of construction drawings to
determine the necessary water service and meter sizes.
70. The existing Geysers pipeline is located within the Project site and along the Healdsburg Avenue
street frontage. The Applicant is responsible for contacting the City of Santa Rosa Utilities
Department and obtaining written approval prior to any work within the Geysers pipeline easement.
71. Locations of all utilities, including joint trench lines, shall be coordinated with the approved
Landscape Plan (dated January 27, 2020). 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.
72. Draft joint trench plans shall be submitted concurrently with the public improvement and private
site plans.
Drainage and Low Impact Development
73. 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 improvement plans and construction
drawings submitted with building permits.
74. The Applicant shall submit final, construction level hydrology and storm water quality/low impact
development calculations with the submittal of public improvement plan application. 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.
75. The project shall be designed and constructed in accordance with the City’s low impact
development storm water regulations. The Applicant shall submit final storm water low impact
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64. All privately owned and maintained roads, sidewalks and utilities shall be designed and constructed
in accordance with City standards, including pavement structural sections.
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76. Prior to issuance of the first Certificate of Occupancy, the Project may be required to install a trash
capture device on the storm drain system, to be determined with preparation of the final low impact
development calculations. The device shall be privately owned and maintained.
77. The Applicant shall submit an operations and maintenance agreement, using the City’s template, to
the City Engineer for review and approval for post construction storm water treatment items. The
agreement shall be recorded prior to issuance of the first Certificate of Occupancy.
J. ELECTRIC DEPARTMENT - ADDITIONAL CONDITIONS
78. 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 NEAP, or any other regulatory document.
79. 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.
80. The final design for the electric facilities, services and estimation of service fees will be developed
during the grading or building permit process, whichever comes first.
K. FIRE DEPARTMENT - ADDITIONAL CONDITIONS
81. Buildings and Facilities: Approved fire apparatus access roads shall be provided for every facility,
building or portion of a building hereafter constructed or moved into or within the jurisdiction. The
fire apparatus access road shall comply with the requirements of this section and shall extend to
within 150 feet of all portions of the facility and all portions of the exterior walls of the first story
of the building as measured by an approved route around the exterior of the building or facility.
(see CFC 503.1.1)
82. Dead End Roads: Dead-end fire apparatus access roads in excess of 150 feet shall be provided with
width and turnaround provisions in accordance with the City of Healdsburg standards for public
streets or as approved by the Fire Marshal per Municipal Code section 15.08.020. (see CFC
D103.4)
83. Aerial Apparatus: Buildings or portions of buildings or facilities exceeding 30 feet 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. (see CFC D105.1)
84. Defensible Space: Buildings and structures located within a Moderate or High Fire Severity Zone
as identified by the Healdsburg 2030 General Plan shall maintain a defensible space as outlined in
Government Code sections 51175-51189. Hardscaping is strongly recommended around the base
of structures 0-5 ft. (see CFC 4907.1) Refer to defensible space at
https://www.firesafemarin.org/defensible-space
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development calculations, report, plan, and signed and dated determination worksheet with the
public improvement plan application.
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85. Fire Safe Landscape Design: On the landscaping plans, provide the plant key. Vegetation that
allows a fire to move from lower growing plants to taller ones is referred to as “ladder fuel.” The
ladder fuel problem can be corrected by providing a separation between the vegetation layers.
Within the defensible space area, a vertical separation of three times the height of the lower fuel
layer is recommended. The landscaping plans should provide horizontal and vertical breaks
depending on the slope of the terrain. Refer to the plant spacing guide and plant list at
https://www.firesafemarin.org/plants
86. The Residential Care Facility for the Elderly (RCFE) will require the Fire Marshal's signature on
changes of numbers of types of clients, beds, etc. Changes require inspections and documentation
to be submitted to the RCFE licensing agency for approval.
L. BUILDING DEPARTMENT - ADDITIONAL CONDITIONS
87. Building permits submitted after January 1, 2020 shall be reviewed and constructed in compliance
with the 2019 California Building Standards Codes Title 24.
88. Construction on this site will require soils report and will be reviewed by the City’s 3rd party
Geotechnical Engineer.
89. The site is located in the moderate fire hazard designated zone. All construction must comply with
the requirements specified in CBC Chapter 7A for Wildland / Urban interface.
90. REACH Code – Fossil fuel burning appliances are prohibited except for food cooking appliances
and decorative fireplaces.
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Planning Commission Resolution 2020-03

WHEREAS, an application has been received from CCS Healdsburg, LLC, requesting approval
of Conditional Use Permit CUP 2019-04 and Development Agreement DA 2020-01 to authorize the
following uses and development of shared infrastructure (together, the "Project") on an approximately
32-acre property located at 16977 Healdsburg Avenue (APNs 091-060-009; -019; -022; -025): Senior
Living Community with 221 independent living units (including 11 density bonus units), ancillary
facilities (including dining facilities, meeting rooms, and administrative offices) and a total of 54 assisted
living and memory care beds; 30 multi-family apartments; a 108-key hotel with a restaurant/bar, fitness
facility and spa, meetings rooms and other amenities; and 45 multi-family units, 5 live-work units, and
12,000 square feet of commercial/retail space in a mixed use development. Backbone infrastructure
includes the following: a new traffic signal on Healdsburg Avenue at the site entry; Healdsburg Avenue
frontage improvements which include curbs, gutters, landscaping and lighting; two private streets (Street
"A" and Street "B") including sidewalks, lighting, landscaping, and underground utilities; establishment
of a secondary emergency vehicle access ("EVA") with gated access over the North Coast Rail Authority
("NCRA") right of way; extension of a segment of the Foss Creek Pathway along the Healdsburg Avenue
frontage of the site; and establishment of Perimeter Trail. Wet and dry utilities in Street "A" and Street
"B" would include City water, private sewer, private storm drains, electricity (Healdsburg Electric) and
natural gas (PG&E); and
WHEREAS, CCS Healdsburg, LLC (“Applicant”) proposes to enter into a Development
Agreement with the City of Healdsburg for the purpose of preserving the size and density of the Project,
including the 108-key visitor lodging facility, and securing defined assurances that the Project can be
developed and used in accordance with the terms and conditions defined in the Development Agreement
in exchange for dedications and contributions to the community, which provide tangible public benefits
beyond those that could be imposed through project conditions of approval, in the form attached as
Attachment A 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 North Entry Area Plan (“NEAP”); and

Attachment: Attachment 4 - Exhibit 2- PC Reso 2020-03 North Village DA (2754 : North Village DA)

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY
OF HEALDSBURG RECOMMENDING THAT THE CITY COUNCIL
APPROVE A DEVELOPMENT AGREEMENT FOR THE NORTH
VILLAGE PROJECT LOCATED AT 16977 HEALDSBURG AVENUE

WHEREAS, prior to the City’s approval of the NEAP, 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 May 20, 2019, (State Clearinghouse No.
2018062041), which analyzed the environmental impacts of development under the NEAP; and
SF #4837‐9565‐5347 v1
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WHEREAS, the analysis in the NEAP EIR allows the use of CEQA streamlining and/or tiering
provisions for projects developed under the NEAP EIR, including this project; and

WHEREAS, the Planning Commission held a noticed public hearing on February 11, 2020, 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 February 11, 2020, 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 North Village Project Development Agreement DA 2020-01 be
approved as presented in Attachment A 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 North Entry
Area Plan (“NEAP”), 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 enhancing access
in north Healdsburg, as well as a Transient Occupancy Tax "add on" that be remitted to the City
starting 10 years after the hotel receives a certificate of occupancy and reimbursement for the
City’s lost property tax revenue and increased calls for service that are expected to be generated
in connection with the Senior Living Community. The Development Agreement also provides
that the applicant will complete construction of a Healdsburg Fire Department Substation with
frontage on Healdsburg Avenue and contribute up to $2,000,000 towards its completion.
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 North Entry Area Plan (“NEAP”). Prior to the City’s approval of the NEAP, 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 May 20, 2019 (State Clearinghouse No. 2018062041), which analyzed the
environmental impacts of buildout under the NEAP. The proposed Project includes
modifications from the project analyzed in the NEAP EIR, and pursuant to CEQA Guidelines
section 15164, the City caused the preparation of an Environmental Checklist & Addendum to
the NEAP EIR, which the Planning Commission adopted by Resolution No. 2020-02. The
analysis in the NEAP EIR allows the use of CEQA streamlining and/or tiering provisions for
projects developed under the NEAP EIR, including this Project. Specifically, the Planning
Commission finds that the Project complies with CEQA based on each of the applicable CEQA
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WHEREAS, an Initial Study & Addendum to the NEAP EIR have been prepared for the Project
and adopted by the Planning Commission by Resolution No. 2020-02 prior to action on this Resolution,
which can be found in the Planning Department’s files for the Project at 401 Grove Street, Healdsburg,
CA 95448; and
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(a) The Initial Study & Addendum, attached hereto as Attachment B, provides analysis and cites
substantial evidence that supports the 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 NEAP 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 NEAP EIR was certified, are determined to have a more
severe adverse impact than discussed in the NEAP EIR. As a result, pursuant to Section
15183, the Project is exempt from further environmental review under CEQA.
(b) The Initial Study & Addendum, attached hereto as Attachment B, provides analysis and cites
substantial evidence that supports the conclusion that the Project would not cause new significant
impacts not previously identified in the previously certified NEAP 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 NEAP 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 Initial Study & Addendum, attached hereto as Attachment B, provides analysis and cites
substantial evidence that supports the conclusion that the Project would not cause new significant
impacts not previously identified in the previously certified NEAP 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 NEAP 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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streamlining and/or tiering code sections described below, each of which, separately and
independently, provides a basis for CEQA compliance:
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AYES:
NOES:
ABSENT:
ABSTAIN:
APPROVED:
____________________________
Phil Luks, CHAIR
ATTACHMENTS:
1. Development Agreement
2. North Village Initial Study & Addendum

ATTEST:
_____________________________
David Woltering, SECRETARY
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DULY AND REGULARLY ADOPTED by the Healdsburg Planning Commission on the 11th
day of February 2020, by the following vote:
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RECORD WITHOUT FEE
PURSUANT TO GOVERNMENT CODE §§ 6103 AND 27383

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

CCS HEALDSBURG, LLC
a Delaware limited liability company
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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 CCS HEALDSBURG, LLC, a Delaware limited liability company (“Comstock”
or “Developer”). City and Developer may each be referred to as a “Party,” and collectively as
the “Parties.”
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:
RECITALS
A.
Sections 65864 through 65869.5 of the California Government Code and Chapter
17.20 of the Healdsburg Municipal Code (collectively, “Development Agreement Law”)
authorize the City to establish procedures to enter into binding development agreements with
persons or entities having legal or equitable interests in real property located within the City for
the development of property.
B.
Comstock owns an approximately 32-acre parcel of land at 16977 Healdsburg
Avenue in the City of Healdsburg, as further described in Exhibit A and incorporated herein by
this reference (“North Village site” or “Property”).
C.
In November 2017, Comstock submitted an application for a tentative subdivision
map in preparation for development of the Property. The City determined that, pursuant to the
requirements of the Healdsburg 2030 General Plan (“General Plan”)—which identifies the
northern entry to Healdsburg as an area warranting special study in recognition of its importance
both as an attractive gateway into the City and an area of transition from the rural landscape of
the Alexander Valley to the more urban core of downtown Healdsburg—the City must prepare
the North Entry Area Plan (“NEAP”) prior to development of the Property. The NEAP provides
detailed guidance for future development of the North Village site including a vision concept,
land use guidelines, development standards, and design guidelines.
D.
On May 20, 2019, pursuant to the California Environmental Quality Act (Cal.
Gov’t Code § 21000 et seq.) and California Environmental Quality Act Guidelines (14 Cal. Code
Regs. § 15000 et seq.) (collectively, “CEQA”), the City Council adopted Resolution 68-2019,
Certifying the Final Environmental Impact Report (SCH No. 2018062041) (“EIR”), Adopting
CEQA Findings, a Mitigation Monitoring and Reporting Plan (“MMRP”), and a Statement of
Overriding Considerations; adopted Resolution 69-2019 adopting the NEAP as part of the Land
Use Element of the General Plan; and introduced Ordinance 1190, which, among other things,
established in the Healdsburg Municipal Code new Sections 20.12.200 through 2012.235
establishing the “North Entry Area Plan Overlay.”

Attachment: Attachment 4 - Exhibit 2- PC Reso 2020-03 North Village DA (2754 : North Village DA)

DEVELOPMENT AGREEMENT

E.
To implement the NEAP, 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, “Project”):
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a.
Thirty (30) affordable/workforce apartments subject to recorded
restrictions that require occupancy by households with very low, low, and
moderate incomes, of which six (6) units are anticipated to be for households
below 50% of area median income (“AMI”), nine (9) units are anticipated to be
for households between 50% and 80% of AMI, and fifteen (15) units are
anticipated to be for households between 80% and 120% of AMI (collectively,
“Affordable/Workforce Housing”). Notwithstanding the foregoing, the final
mix of units in any given affordability category may vary, but in no event shall
less than three (3) units be occupied by Very Low Income Households, nor shall
more than fifteen (15) units be occupied by households between 80% and 120%
of AMI.
b.
Forty-five (45) multi-family mixed-use housing units subject to
recorded restrictions that require occupancy by households with moderate and
middle incomes (“Middle Income Households”), of which twenty-four (24) units
shall be for households between 80% and 120% of AMI and twenty one (21) units
shall be for households between 120% and 160% of AMI, and five (5) live-work
units subject to recorded restrictions that require occupancy by households with
incomes between 120% and 160% of AMI (collectively, “Middle Income
Housing”).
c.
Two hundred twenty-one (221) units of senior housing within a
“Senior Living Community,” inclusive of thirty (30) units subject to recorded
restrictions that require occupancy by households with very low and moderate
incomes, of which twenty (20) units shall be for households below 50% of area
median income and ten (10) units shall be for households between 80% and 120%
of AMI (collectively, “Senior Living Community Affordable Housing”).
2.
Approximately twenty four (24) memory care beds, approximately thirty
(30) assisted living beds (not to exceed a total of 54 memory care and assisted living
beds), and ancillary facilities including dining facilities, meeting rooms, and
administrative offices within the Senior Living Community.
3.
Approximately 12,000 square feet of commercial retail and “maker”
space, parking, and other public and private amenities.
4.
A hotel containing up to 108 guest rooms, 100-seat restaurant, rooftop bar,
and parking.
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1.
Approximately, but no more than, 301 residential units (collectively,
“Residential Units”) consisting of the following:

5.
A variety of public-serving amenities including a pedestrian promenade,
grange building and common green.
F.
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 substantial long-term
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G.
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 the 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 the City’s
General Plan; (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 the City’s existing inclusionary housing requirements; (v)
provide services, goods, and amenities to City and Project residents; (vi) secure construction of a
fire substation with direct access to Healdsburg Avenue; and (vii) provide connectivity fee
funding for North Healdsburg Avenue Plan implementation, all of which provide tangible
benefits beyond those that could be imposed through project conditions of approval.
H.
The analysis in the NEAP EIR allows the use of CEQA streamlining and/or
tiering provisions for projects developed under the NEAP EIR, including the Project.
Accordingly, City has prepared an Addendum to the NEAP EIR pursuant to Public Resources
Code section 21166 and CEQA Guidelines section 15164 that documents City’s review of the
Project in accordance with CEQA. All mitigation measures in the NEAP MMRP are projectlevel measures applicable to the Project, and 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:
1.
A Community Plan Exemption, pursuant to Public Resources Code section
21083.3 and CEQA Guidelines section 15183;
2.
Reliance on the NEAP EIR as a Program EIR, pursuant to CEQA
Guidelines section 15168.
I.
After conducting a public hearing with respect to this Agreement on February 11,
2020, the Healdsburg Planning Commission (the “Planning Commission”) recommended that
the City Council approve the Agreement. On ______, ______, after conducting a public hearing
on this Agreement, the City Council adopted Ordinance No. ______, approving this Agreement.
J.
Following public hearings and extensive environmental analysis, 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 J are collectively referred to herein
as the “Existing Project Approvals.” The Existing Project Approvals are as follows:
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undertaking involving major investments by Developer and City, and that assurances 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.

1.
By City Council Resolution No. __, dated May 20, 2019, North Entry
Area Plan Environmental Impact Report (SCH No. 2018062041) (“EIR”);
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3.
By Planning Commission Resolution No. __, dated February 11, 2020,
Master Conditional Use Permit (“MCUP”), which addressed (1) the Project’s mix of
residential and commercial uses (including approval of a density bonus and a shared
parking reduction) in support of the vision and guiding principles, goals, and policies of
the NEAP, (2) the size and location of retail uses, (3) the size and location of visitor
lodging uses, (4) the location of an active community gathering space for residents,
neighbors, and visitors, (5) off-site infrastructure, improvements, and mechanisms for
establishing maintenance obligations, and (6) the preliminary grading and drainage plan.
K.
Subsequent to approval of this Agreement, the 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 (“Subsequent Project
Approvals”).
L.
Having duly examined this Agreement and conducted public hearings thereon and
following a recommendation from the Planning Commission, the City Council has found, among
other things, this Agreement is consistent with the General Plan and the NEAP and has been
reviewed and evaluated in accordance with the Development Agreement Law.
NOW, THEREFORE, pursuant to the authority contained in the Development Agreement
Law, and in consideration of the mutual representations, covenants, and promises of the Parties,
the adequacy of which is hereby acknowledged, the Parties agree as follows:
AGREEMENT
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/Workforce Housing” shall have the meaning set forth in Recital E.
“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.
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2.
By City Council Resolution No. __, dated May 20, 2019, North Entry
Area Plan (“NEAP”), which addressed the plan for and overall development and use of
the Property in accordance with General Plan Land Use Policy LU-18;

“Assignment” shall have the meaning set forth in Section 9.1.
“Building Permit” means a permit issued by the City for the renovation or construction
of a building or structure, as required by the California Building, Residential, Mechanical,
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Electrical, Plumbing, Green Building, Fire or Energy Standard Codes, as adopted by the City and
incorporated in the Healdsburg Municipal Code by reference.
“CEQA” shall have the meaning set forth in Recital D.

“City” shall have the meaning set forth in the introductory paragraph preceding the
Recitals.
“City Manager” means the City Manager of the City or his/her designee.
“Consultant Fees” shall have the meaning set forth in Section 4.5.
“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 CCS Healdsburg, LLC 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 Section 2.1.
“Existing Project Approvals” shall have the meaning set forth in Recital I.
“Extended Cure Period” shall have the meaning set forth in Section 7.1.
“Impact Fees” shall have the meaning set forth in Section 4.2.
“Low 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, which is approximately 80% of the AMI or below.
“Major Agreement Amendment” shall have the meaning set forth in Section 6.4(b).
“Middle Income Households” means persons living together whose income is between
120% and 160% of the AMI.
“Middle Income Housing” shall have the meaning set forth in Recital E.
“MMRP” shall have the meaning set forth in Recital D.
“Moderate Income Households” means persons living together whose income is between
80% and 120% of the AMI.
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“Changes in the Law” shall have the meaning set forth in Section 3.7.

“Montage Healdsburg Development Agreement” means that certain Development
Agreement by and Between the City of Healdsburg and Sonoma Luxury Resort LLC dated April
11, 2011.
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“Monthly Housing Fee” means the equivalent of rent. The Senior Housing Project is
contemplated as a Continuing Care Retirement Community, as defined by Health & Safety Code
section 1771.7, and the 30 affordable units will not be sold or rented, but instead residents will
sign a resident agreement that covers the cost of housing, programming and health and wellness
services. The monthly housing fee as defined here is simply the portion of that monthly fee that
relates to housing (including a reasonable utility allowance for utilities paid by the resident 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 residents of the Senior Housing Project on a non-optional basis) but does not include
programming and other optional services provided in the resident agreement.
“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 by the
City Council directly or indirectly in connection with any proposed initiative, 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).
“Party/Parties” shall have the meaning set forth in the introductory paragraph preceding
the Recitals of this Agreement.
“PILOT Agreement” means that certain “Payment In Lieu of Taxes Agreement, as further
described in Section 5.8.
“Processing Fees” shall have the meaning set forth in Section 4.3.
“Project” shall have the meaning set forth in Recital E.
“Project Approvals” means the Existing Project Approvals and any approved Subsequent
Project Approvals.
“Property” shall have the meaning set forth in Recital B.
“Recitals” shall mean Recitals A through L of this Agreement, which are hereby
incorporated into this Agreement.
“Senior Living Community” shall have the meaning set forth in Recital E.
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“Senior Living Community Affordable Housing” shall have the meaning set forth in
Recital E.
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“Subsequent Ministerial Approvals” means permits or approvals that are required by
Applicable Law and that are to be issued without the exercise of discretion 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; 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.
“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, which is approximately 50% of the AMI or below.
2.

EFFECTIVE DATE AND TERM.

2.1
Effective Date. This Agreement shall become effective upon the date that the
ordinance approving this Agreement becomes effective (“Effective Date”).
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. The Term has been negotiated and established
by the 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.

Attachment: Attachment 4 - Exhibit 2- PC Reso 2020-03 North Village DA (2754 : North Village DA)

“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.

2.4
Developer Representations and Warranties. Developer represents and warrants
to City that, as of the Effective Date:
(a)
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(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,
and provisions for reservation or dedication of land for public purposes.
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 provide and be construed to provide
Developer with rights afforded by law, including but not limited to, the Development Agreement
Law. 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 the 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 onand 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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(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)
New City Laws that relate to hearing bodies, petitions,
applications, notices, findings, records, hearings, reports, recommendations, appeals,
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(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 protect physical health and
safety of the public, 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 that are not within the control of Developer, such as market orientation and
demand, construction financing, interest rates, absorption, completion, and other
similar factors. In particular, and not in any limitation of any of the foregoing, since
the California Supreme Court held in Pardee Construction Co. v. 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
sole 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.
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and any other matter of procedure imposed at any time, provided such New City Laws
are uniformly applied on a City-wide basis to all substantially similar types of
development projects and properties;

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
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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).
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, the 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 applicable requirements of, and obtain all permits and approvals
required by, regional, State, and Federal agencies having jurisdiction over the Project.
4.

FEES AND EXACTIONS.
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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.

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 Consultant Fees, except as otherwise provided
herein.
SF #4819-8525-7391 v7
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4.2
Impact Fees. Developer shall pay all applicable development impact fees
imposed pursuant to the Mitigation Fee Act, California Government Code section 66000 et seq.
(“Impact Fees”), that 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 in connection with the issuance of building permits or site
improvement permits for components of the Project. Notwithstanding the foregoing, Developer
may elect to defer payment of any applicable Impact Fees identified in Healdsburg Municipal
Code Section 17.32.010.A to the earlier of twenty-four (24) months after the date an agreement
that satisfies the requirements of Healdsburg Municipal Code Section 17.32.010 is recorded
against the Property or prior to City’s issuance of the final certificate of occupancy for the
component of the Project for which the fee is due, whichever comes first. In the event such
deferred impact fees exceed Two Hundred Fifty Thousand Dollars ($250,000) Developer shall
be obligated to provide a surety bond or letter of credit in compliance with Healdsburg
Municipal Code Section 17.32.010.D in a form reasonably acceptable to the City Manager,
whose approval thereof shall not be unreasonably withheld, conditioned, or delayed.
4.3
Processing Fees. City may charge and Developer agrees to pay all applicable
processing fees, application fees, 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, that 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 that are intended to cover the actual costs of processing the foregoing.
4.4
Taxes and Assessments. Subject to the terms of the PILOT Agreement, as
described in Section 5.8, 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 the City (“Taxes and Assessments”).
4.5
Consultant Fees. In addition to charging the foregoing Processing Fees, City
may, in its sole discretion, contract with one or more outside inspectors, engineers, attorneys, or
consultants to perform 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
(“Consultant Fees”). Developer shall pay to City, within thirty (30) days following City’s
written demand therefore, the full amount of all Consultant Fees, plus a ten (10) percent City
administration charge. City shall provide copies of consultant bills identifying work performed
that City asks Developer to pay pursuant to this paragraph at the same time that the City submits
an invoice seeking payment to Developer. In the event that a consultant bill contains attorneyclient privileged communications, City may redact those portions of the consultant bill that are
so privileged. The Consultant 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/Workforce Housing Units.

(i)
Six (6) dwelling units are anticipated to be made available for
occupancy at an affordable rent, adjusted for household size, to Very Low Income Households.
(ii)
Nine (9) dwelling units are anticipated to be made available for
occupancy at an affordable rent, adjusted for household size, to Low Income Households.
(iii) Fifteen (15) dwelling units are anticipated to be made available for
occupancy at an affordable rent, adjusted for household size, to Moderate Income Households.
(b) Notwithstanding the foregoing, the final mix of
Affordable/Workforce Housing units in any given affordability category may vary, but
in no event shall less than three (3) units be occupied by Very Low Income
Households, nor shall more than fifteen (15) units be occupied by households between
80% and 120% of AMI.
(c)
Developer shall provide approximately five (5) one-bedroom
dwelling units, nine (9) two-bedroom dwelling units, and sixteen (16) three-bedroom
dwelling units within the Affordable/Workforce Housing. Notwithstanding the
foregoing, Developer shall have the right to construct at least eight (8) three-bedroom
dwelling units within the Affordable/Workforce Housing.
(d)
Developer or developer’s successor in interest shall enter into an
“Affordable Housing Agreement” with City setting forth its obligations to provide
and maintain the Affordable/Workforce Housing units for a term of 55 years. The
Affordable Housing Agreement shall be executed by Developer or developer’s
successor in interest and be recorded against the Property prior to City issuance of the
first building permit for the Project. The Affordable Housing Agreement shall be
assignable to the owner and operator of the Affordable/Workforce Housing units, and
City shall release the Affordable Housing Agreement from the Property except for the
parcel containing the Affordable/Workforce Housing units upon the issuance of a final
certificate of occupancy for the Affordable/Workforce Housing units or issuance of a
guaranty pursuant to Section 5.5 of this Agreement, whichever is earlier.
5.2

Middle Income Housing Units.

Attachment: Attachment 4 - Exhibit 2- PC Reso 2020-03 North Village DA (2754 : North Village DA)

(a)
Developer shall cause construction of a minimum of thirty (30)
units of Affordable/Workforce Housing within the Project, affordable to households
with very low, low, and moderate incomes, as follows:

(a)
Developer shall cause construction of a minimum of fifty (50)
units of Middle Income Housing within the Project, which shall be made available at
an affordable rent to households with moderate and middle incomes, as follows:
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(i)
Twenty four (24) dwelling units shall be made available for
occupancy at an affordable rent, adjusted for household size, to Moderate Income Households.

(iii) Five (5) live-work units shall be made available for occupancy at
an affordable rent, adjusted for household size, to Middle Income Households.
(b)
Developer shall provide fifteen (15) studio dwelling units,
sixteen (16) one-bedroom dwelling units, fourteen (14) two-bedroom dwelling units,
and five (5) live-work dwelling units of approximately 1,000 square feet per unit
within the Middle Income Housing.
(c)
The Middle Income Housing will require Growth Management
Ordinance (“GMO”) Category C allocations. If the GMO is modified in the future to
allow units sold at an affordable sales price to Middle Income Households to qualify
for Category C allocations, Developer may, in its sole discretion, develop the Middle
Income Housing for sale rather than for rent.
(d)
Developer shall enter into a “Middle Income Housing
Agreement” with City setting forth its obligations to provide and maintain the Middle
Income Housing units for a term of 55 years. The regulatory agreement shall meet any
applicable requirements of the GMO Policies and Procedures as may be amended, or
applicable new GMO policies and procedures that may be adopted, by the City
Council specifically for Middle Income Housing units that do not otherwise conflict
with the terms of this Agreement. The Middle Income Housing Agreement shall be
executed by Developer and be recorded against the Property prior to City issuance of
the first building permit for the Project. The Middle Income Housing Agreement shall
be assignable to the owner and operator of the Middle Income Housing units, and City
shall release the Middle Income Housing Agreement from the Property, except for the
parcel containing the Middle Income Housing units, upon the issuance of a certificate
of occupancy for the Middle Income Housing units or issuance of a guaranty pursuant
to Section 5.5 of this Agreement, whichever is earlier..
5.3

Local Preference Requirements.

(a)
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 allowed by law, within the pool of eligible applicants for
the Affordable/Workforce Housing units and the Middle Income Housing units, 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 households who meet these criteria
and the respective household income requirements of the Affordable/Workforce
Housing units and the Middle Income Housing units, second priority shall be granted
to qualified households with members who live or work in unincorporated north
Sonoma County or the cities of Windsor, Geyserville, or Cloverdale. In the event
SF #4819-8525-7391 v7
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there are fewer applicants for the Affordable/Workforce Housing units and the Middle
Income Housing units that meet the criteria specified in this paragraph than there are
available Affordable/Workforce Housing units and Middle Income Housing units,
such units shall be made available to members of the general public, without regard for
the local preference requirements of this section 5.3, who are income qualified for the
Affordable/Workforce Housing units and the Middle Income Housing units,
respectively.
(b)
The above requirements shall be memorialized in the
Affordable Housing Agreement and Middle Income Housing Agreement, respectively.
5.4

Senior Living Community Affordable Housing.

(a)
Developer shall cause construction of a minimum of thirty (30)
units of Senior Living Community Affordable Housing within the Senior Living
Community component of the Project, affordable to households with very low and
moderate incomes, as follows:
(i)
Twenty (20) dwelling units shall be made available for occupancy
at an affordable Monthly Housing Fee or rent, adjusted for household size, to Very Low Income
Households.
(ii)
Ten (10) dwelling units shall be made available for occupancy at
an affordable Monthly Housing Fee or rent, adjusted for household size, to Moderate Income
Households.
(b)
The Senior Living Community Affordable Housing for Very
Low Income Households shall be reserved for employees and volunteers of the Senior
Living Community. The Senior Living Community Affordable Housing for Moderate
Income Households shall be subject to the local preference requirements described in
Section 5.3(a) of this Agreement.
(c)
Developer or Developer’s successor in interest shall enter into a
“Senior Living Community Affordable Housing Agreement” with City, setting
forth its obligations to provide and maintain the Senior Living Community Affordable
Housing units for a term of 55 years. The Senior Living Community Affordable
Housing Agreement shall be executed by Developer or Developer’s successor in
interest and be recorded against the parcel containing the Senior Living Community
within ten (10) days after the Effective Date. The Senior Living Affordable Housing
Agreement shall be assignable to the owner and operator of the Senior Living
Community.
5.5
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Housing Guaranty and Satisfaction of Obligations.

(a)
All Workforce/Affordable Housing units and Middle Income
Housing units must have received a certificate of occupancy before City will issue a
final certificate of occupancy for the hotel. In lieu of obtaining certificates of
occupancy for Workforce/Affordable Housing or Middle Income Housing units
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(b)
As provided in the Existing Project Approvals, the provision of
age-restricted units in accordance with this Agreement entitles Developer to a density
bonus under Government Code section 65915 and Healdsburg Municipal Code section
20.20.035.
(c)
The provision of the Affordable/Workforce 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.
(d)
The Senior Living Community units shall be identified and
designated before City’s issuance of the final certificate of occupancy for the Senior
Living Community.
5.6

Fire Substation.

(a)
The Montage Healdsburg Development Agreement includes
approximately 0.85 acres located within the boundaries of the Saggio Hills Area Plan
(known as “Montage Healdsburg”) that is required to be used for the development of
a Healdsburg Fire Department substation (“Fire Substation”) that will be conveyed to
the City.
(b)
Using the design process set forth in Section 11(b) of Exhibit B
to the Montage Healdsburg Development Agreement, which is included as Exhibit D
to this Agreement and incorporated by reference, Developer will prepare, at its sole
cost and expense, construction drawings for an approximately 3,984 square-foot Fire
Substation on the east side of Healdsburg Avenue, south of Passalacqua Road (“Fire
Substation Site”). Unless otherwise approved by the City in writing, the Fire
Substation construction drawings will include each of the elements identified in the
conceptual plans prepared pursuant to Section 11(b) of Exhibit B to the Montage
Healdsburg Development Agreement.
(c)
The City will provide Developer One Million Five Hundred
Thousand Dollars ($1,500,000) (“City Fire Substation Contribution”) to be used for
the construction of the Fire Substation, and City will extend needed infrastructure,
including roads and utilities, to the Fire Substation Site at City’s sole cost and expense.
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required by this paragraph, Developer may provide a completion guaranty in favor of
City, in a form reasonably acceptable to the City Manager, whose approval thereof
shall not be unreasonably withheld, conditioned, or delayed, to secure its obligation to
deliver any Workforce/Affordable Housing units or Middle Income Housing units
required under this Agreement but not yet complete.

(d)
With the exception of the City Fire Substation Contribution,
Developer shall construct the Fire Substation at its sole cost and expense; provided,
however, that Developer’s total cost shall not exceed Two Million Dollars
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(e)
Any costs to construct the Fire Substation that exceed the Total
Fire Substation Contribution shall be the City’s sole responsibility. However, to the
extent that the Fire Substation construction costs less than the Total Fire Substation
Contribution, or if additional sources of funding are identified that reduce the amount
of the Developer Fire Substation Contribution, Developer shall pay the balance of the
Developer Fire Substation Contribution to the City prior to City’s issuance of the final
certificate of occupancy for the hotel.
(f)
Developer and City desire that the Fire Substation be completed
prior to Project completion and, therefore, the Fire Substation shall be completed and
conveyed to the City prior to City’s issuance of the first certificate of occupancy for
the Senior Living Community or the hotel component of the Project.
(g)
At Developer’s sole option, for a period not to exceed ten (10)
years after the issuance of a certificate of occupancy for the hotel, Developer may
collect the Hotel Add-On Fee described in Section 5.9 of this Agreement and keep the
proceeds to offset a portion of the Fire Substation costs.
5.7

Connectivity Measures.

(a)
As provided in the Existing Project Approvals, Developer shall
provide on-site shuttles to transport residents, visitors, employees, and guests, to and
from the Project and downtown, and Developer will encourage bicycling through clear
on-site wayfinding signage and the provision of support facilities such as secure bike
parking and bike share within the Project.
(b)
Prior to City’s issuance of the final certificate of occupancy for
the hotel, the Developer shall make a one-time contribution to the City of
“Connectivity Funds” in a total amount of Two Hundred Fifty Thousand Dollars
($250,000). The City may use the Connectivity Funds to undertake implementation of
the North Healdsburg Avenue Plan or to fund other improvements that improve access
to and from the Project and other areas of the City, such as improving bikeways,
creating pedestrian routes that includes sidewalks along existing and new streets, offstreet pathways and pedestrian connections.
5.8
PILOT Agreement. Before the issuance of the first certificate of occupancy for
the Senior Living Community, Developer (or Developer’s successor in interest to the parcel
containing the Senior Living Community) shall cause a Payment-In-Lieu of Taxes Agreement
(“PILOT Agreement”) Agreement to be recorded against the parcel containing the Senior
Living Community in the form attached to this Agreement as Exhibit E. The PILOT Agreement
is intended to reimburse the City for lost property tax revenue in the event that the Senior Living
Community applies for and obtains an exemption from ad valorem property taxes, plus the cost
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of increased demand for service from the City’s fire department attributable to the Senior Living
Community.
5.9

Hotel Add-On Fee.

(b)
Before the issuance of a certificate of occupancy for the hotel,
the Developer shall cause a Hotel Add-On Fee Agreement to be recorded against the
parcel containing the hotel. The Hotel Add-On Fee Agreement shall provide that,
beginning on the date that is ten (10) years after the issuance of a certificate of
occupancy for the hotel, and continuing for a period of ninety-nine years, the
Developer shall pay to the City the Hotel Add-On Fee on or before the last day of the
month for the prior month’s balance of the Hotel Add-On Fee.
(c)
Developer shall have the right, but not the obligation, to pass
through the Hotel Add-On Fee to hotel guests. Developer may, in its sole business
judgement, elect to begin collecting the Hotel Add-On Fee from hotel guests at any
time, including before any portion of the Hotel Add-On Fee is due or payable to the
City.
5.10 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.
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, the 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 that City cannot begin processing
applications for Subsequent Project Approvals until Developer submits complete
applications 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 information required
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(b)
Upon submission by Developer of all appropriate applications
and processing fees for any pending Subsequent Project Approval, City shall, in
accordance with applicable law, reasonably and diligently, subject to 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 of the community. 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, 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. While City expressly reserves its
discretion with respect to all Subsequent Discretionary Approvals, City agrees that it
shall not use such authority in considering any application for a Subsequent
Discretionary Approval to 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 and this Agreement.
(d)
Nothing herein shall limit the ability of City to require
environmental review, reports, analysis, and/or studies the City determines to be
necessary 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, the City shall specify in writing the reasons for such
determination and may propose a modification that 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,
and the City shall then re-evaluate whether the application can be processed as a
Subsequent Ministerial Approval, or the City shall process the application as an
application for a Subsequent Discretionary Approval.
(e)
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.
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6.3

Changes and Amendments to Project Approvals.

(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
Amendment” and the City Manager may approve the Administrative Project Amendment
consistent with City’s procedures for such administrative actions, including requirements (if any)
for notice, public hearing, or 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 that 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 that 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
or the Developer’s obligations under Section 5 of this Agreement; (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.
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(a)
Given the anticipated 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:

(b)
Major Agreement Amendments. Any amendment to this
Agreement that 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
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19
Packet Pg. 762

7.A.g

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.
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 and
City shall appear in the action and defend its decision, except that City shall not be
required to be an advocate for Developer. To the extent that Developer determines to
contest or defend such litigation challenges, Developer shall reimburse City, within ten
(10) business days following City’s written demand therefore, which may be made
from time to time during the course of such litigation, all costs incurred by City in
connection with the litigation challenge, including City’s administrative, legal, and
court costs, provided that City, it its sole discretion, shall determine to either: (a) elect
to joint representation by Developer’s counsel; or (b) retain an experienced litigation
attorney. If Developer defends any such legal 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. Nothing herein shall authorize Developer to settle such
legal challenge on terms that would constitute an amendment or modification of this
Agreement, any Existing Project Approvals, or any Subsequent Project Approvals,
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.
(b)
In addition, City shall have the right, but not the obligation, to
contest or defend such litigation challenges, in the event that Developer elects not to
do so. If City elects to contest or defend such litigation challenges, City shall bear all
related costs and expenses, including City’s attorney fees, administrative fees and
court costs; however, 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. Developer’s indemnity and hold harmless
obligations set forth in this Section 6.6(b) 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, employees, agents, 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,
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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.
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 the breach or
default may be satisfactorily cured, and the Party in breach shall have thirty (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 ten (10) days to cure the breach. If
the breach is of a type that cannot reasonably be cured within thirty (30) days, the breaching
Party shall, within a 30-day period following notice to the non-breaching Party, notify the nonbreaching 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 the City’s right to refuse to issue a permit or Subsequent Project Approval,
under Section 8.3, 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 nondefaulting Party shall have the right to terminate this Agreement upon giving notice of
intent to terminate pursuant to Government Code section 65868 and Municipal Code
section 17.20.070. Following notice of intent to terminate, the matter shall be
scheduled for consideration and reviewed in the manner set forth in the Development
Agreement Law. 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.
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(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, the City’s primary remedy is 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 an 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 after a reasonable
opportunity to cure, 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 date for this Agreement shall occur in the
same month as the month of the Effective Date. No later than sixty (60) calendar days
prior to the annual review date, Developer shall submit to the City an accounting of
the fees due and paid to the 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 the City,
and provide evidence as determined necessary by the Director to demonstrate good
faith compliance with the provisions of this Agreement. However, failure to initiate
the annual review within thirty (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.
(b)
The annual review required by Government Code
section 65865.1 and the City 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 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 regarding compliance with
this Agreement and notify Developer in writing at least fifteen (15) business days in advance of
the time at which the matter will be considered by the City Council.
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(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 the City’s intent to meet and confer with Developer within thirty (30) days of such
determination, prior to taking further action. Following the thirty (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 this
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 City Municipal Code.
(c)
Failure of City to conduct an annual review shall not constitute
a waiver by the 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 (“Certificate of Compliance”)
certifying that Developer has so complied through the period of the applicable annual
review. 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. Subject to the limitations
set forth below, performance by either Party hereunder shall not be deemed to be an event of
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 a 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
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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.
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 the City to set aside, withdraw, or abrogate the 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, the 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 (Cooperation in the Event of
Legal Challenge) and 6.7 (Indemnity and Hold Harmless).
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 (“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.
8.2
Mortgagee Obligations. City, upon receipt of a written request from a
foreclosing Mortgagee, shall permit the 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 the Mortgagee as soon as reasonably possible,
provided, however, that in no event shall such Mortgagee personally be liable for any defaults or
monetary obligations of Developer arising prior to acquisition of possession of such property by
such Mortgagee. The foreclosing Mortgagee shall have the right to find a substitute developer to
assume the obligations of Developer, which substitute shall be considered for approval by the
City pursuant this Agreement. In any event, a 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.
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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 endeavor to deliver to the Mortgagee, concurrently with service
thereof to Developer, all notices given to Developer describing all claims by the City that
Developer has defaulted hereunder. If City determines that Developer is not in compliance with
this Agreement, City also shall endeavor to 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 set forth in City’s
notice.
9.

ASSIGNABILITY.

9.1
Assignment by Developer. Developer may not convey, assign, or transfer
(“Transfer”) any of its interests, rights, or obligations under this Agreement without the prior
written consent of City, which consent shall not be unreasonably withheld, conditioned, or
delayed. Any Transfer of all or a portion of this Agreement shall be documented by an
Assignment and Assumption Agreement in a form reasonably acceptable to the City. In no event
shall the obligations conferred upon Developer under this Agreement be transferred except
through a transfer of all or a portion of the Property. Should Developer transfer any of its
interests, rights, or obligations under this Agreement in connection with a transfer by Developer
of a portion of the Property (such Transfer, a “Partial Assignment”), such Partial Assignment
shall be documented by an Assignment and Assumption Agreement in a form reasonably
acceptable to the City. To the extent provided in the Assignment and Assumption Agreement,
the transferee of such interests, rights, or obligations under this Agreement (each, a “Partial
Transferee”) shall only be liable for performance of the obligations of Developer under this
Agreement (including, without limitation, indemnification obligations and the obligation to
install public improvements and pay fees) related to the portion of the Property transferred to
such Partial Transferee, and no Default by Developer or any other assignee who received a
Partial Assignment hereunder shall constitute an event of Default hereunder by such Partial
Transferee. Should Developer transfer any of its interests, rights, or obligations under this
Agreement, it shall nonetheless remain liable for performance of the obligations for installation
of public improvements and payment of fees, unless the transferee agrees to be bound by the
relevant terms of the Agreement, including the obligations for installation of public
improvements and payment of fees, in which case the transferee shall be solely liable for
performance of the obligations for installation of public improvements and payment of fees.
During the Term, Developer shall provide City with written notice of a request to Transfer any
interest in this Agreement ninety (90) days prior to any such contemplated Transfer. Any such
request for a Transfer shall be accompanied by quantitative and qualitative information that
substantiates, to the City’s satisfaction, that the proposed transferee has the capability to fulfill
the rights and obligations of this Agreement. Within forty-five (45) days of such a request and
delivery of information, the City Manager shall make a determination, in his or her sole
discretion, as to whether the Transfer shall be permitted or whether such Transfer necessitates an
Amendment to this Agreement, subject to approval by the City Council. Each successor in
interest to Developer shall be bound by all of the terms and provisions applicable to the portion
of the Property acquired. This Agreement shall be binding upon and inure to the benefit of the
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9.2
Covenants Run With The Land. Subject to the provisions of Section 9.1, above,
pertaining to a Partial Assignment and a Partial Transferee, 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.
9.3
Pre-Approved Transfers. The following transfers shall not require approval by
the City and shall automatically, upon the satisfaction of the conditions in Section 9.1 above,
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) prior to the issuance of any Building
Permits, sale, or lease of the Property in its entirety to any corporation, limited liability company,
partnership, or other entity that 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; and (b) a loan or mortgage pertaining to the Property.
9.4
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. The transferee in a transaction
described above and the successors and assigns of such a transferee shall be deemed to have no
obligations 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 applicable conditions of approval.
9.5
Foreclosure. Nothing contained in this Section shall prevent a transfer of the
Property, or any portion thereof, to a lender 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; provided, however, in no event shall such lender
be liable for any defaults or monetary obligations of Developer arising prior to acquisition of title
to the Property by such lender, and provided further, in no event shall any such lender or its
successors or assigns be entitled to a Building Permit or occupancy certificate until all fees due
under this Agreement (relating to the portion of the Property acquired by such lender) have been
paid to City.
10.
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Parties’ successors, assigns, and legal representatives. This Agreement shall be recorded by the
City in the Sonoma County Recorder’s Office promptly upon execution by each of the Parties.

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 the 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 of the Property

Exhibit B

Depiction of Property and Improvements

Exhibit C

MMRP

Exhibit D

Fire Substation Design Process

Exhibit E

Form of PILOT Agreement

(b)
This Agreement and all exhibits attached hereto or documents
incorporated herein by this 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.
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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 the 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
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
Attn: David Mickaelian
City of Healdsburg
401 Grove Street
Healdsburg, California 95448

with copy to: City Attorney
Attn: Samantha Zutler, Esq.
City of Healdsburg
101 Howard Street, Suite 400
San Francisco, California 94123
Developer:
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CCS Healdsburg, LLC
Attn: Robert Comstock
2301 Rosecrans Avenue, Suite 1150
El Segundo, CA 90245
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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 contractor 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.
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.
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IN WITNESS WHEREOF, this Agreement has been entered into by and between the
Parties as of the Effective Date.

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:
CCS Healdsburg, LLC,
a Delaware limited liability company
By:
Robert Comstock
Title
[insert notary acknowledgments]
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2019016300

RECORDING REQUESTED BYI

Official Records Of Sonoma County
Deva Marie Proto
03/07/2019 11: 16 AM
Fee: $ 127.00 7 Pages

\,J

[, .:" �/��

CONFORMED COP

AND WHEN RECORDED MAIL TO

Nol Compared wilh Original

COMSTOCK HEALDSBURG, LLC
2301 Rosecrans Avenue, Suite 1150
El Segundo, CA 90245
A.P.N.: 091-060-009-000, 091-060-019-000, 091060-022-000, 091-060-025-000

SPACE ABOVE THIS LINE FOR RECORDER'S USE

GRANT DEED
The undersigned grantor(s) declare(s):
City Transfer Tax: $0.00
Documentary transfer tax is $0.00
( ) Unincorporated Area ( X) City of Healdsburg
R&T 11911 - Conveyance Confirms title to the grantee who continues to hold the same proportionate interest
( X) computed on full value of property conveyed, or
( ) computed on full value less value of liens and encumbrances remaining at time of sale.
FOR A VALUABLE CONSIDERATION, receipt of which is hereby acknowledged, COMSTOCK HEALDSBURG, LLC,

a Delaware limited liability company

Hereby GRANT(S) to COMSTOCK HEALDSBURG, LLC, a Delaware limited liability company
The land described herein is situated in the State of California, County of Sonoma, City of Healdsburg, described as
follows:

SEE EXHIBIT "A" ATTACHED HERETO AND MADE A PART HEREOF
Dated: January 17, 2019
COMSTOCK HEALDSBURG, LLC, a Delaware
limited liability company
By: Comstock Crosser & Associates Development
Company, Inc., Manager

By:

Attachment: Attachment 4 - Exhibit 2- PC Reso 2020-03 North Village DA (2754 : North Village DA)

Comstock Healdsburg, LLC

MAIL TAX STATEMENTS TO PARTY SHOWN ON FOLLOWING LINE; IF NO PARTY SHOWN, MAIL AS DIRECTED ABOVE
SAME AS ABOVE
Name

Street Address
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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.
ss.

before me,

Notary Public personally appeared �

�isbc\<,'

________________________________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 h1tnd and official seal.
SIGNATURE�
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Exhibit 'A'
Lot Line Adjustment
Resultant Parcel Legal Descriptions

Lying within the State of California, County of Sonoma, City ofHealdsburg and being all of
Parcel One and a portion ofParcel Three ofthe lands ofComstock Healdsburg, LLC, a Delaware
limited liability company described by deed recorded March 20, 2017 under Document Number
2017-021315, Sonoma County Records being shown on that certain Record ofSurvey, filed June
20, 2017 in Book 796 ofMaps, at pages 24-25, Sonoma County Records, being more particularly
described as follows:
Commencing at the northeast comer ofParcel Two ofsaid lands as shown on said Record of
Survey, being a point on the westerly Right ofWay ofNorth Coast Railroad Authority, marked
by a 1/2" iron pipe tagged PLS 7590; thence along the easterly line of said Parcel Two and said
Right of Way, southwesterly on a curve to the right from a tangent that bears South 2 °58'27"
East ) having a radius ofl,106.00 ) through a central angle of21°59'54", an arc distance of424.64
feet to the southeast corner ofsaid Parcel Two; thence continuing southwesterly on said 1,106.00
radius curve; through a central angle of10°01 '12", an arc distance of 193.42 feet; thence leaving
said easterly line and said Right ofWay North 76°18'25" West, 361.56 feet to the POINT OF
BEGINNING; thence South 13° 41'35" West, 479.42 feet; thence southeasterly on a curve to the
left, having a radius of100.00 feet through a central angle of57° 02'26", an arc distance of 99.55
feet; thence South 43° 20'5l" East, 28.50 feet to the Right ofWay line of said North Coast
Railroad Authority; thence along said Right ofWay ) South 43 °43'50" West, 388.30 feet; thence
southwesterly on a curve to the left, having a radius of11,499.16 feet through a central angle of
00°09'00", an arc distance of30.10 feet; thence southwesterly on a curve to the left, having a
radius of5,769.60 feet, through a central angle of00°18'00", an arc distance of30.21 feet;
thence southwesterly on a curve to the left, having a radius of3,859.75 feet, through a central
angle of00°27'00'\ an arc distance of30.31 feet; thence southwesterly on a curve to the left,
having a radius of2,904.83 feet, through a central angle of00° 36'00", an arc distance of30.42
feet; thence southwesterly on a curve to the left, having a radius of2,33l.88 feet, through a
central angle of6 °26'57", an arc distance of262.47 feet to a 1/2" iron pipe tagged PLS 7590
marldng the intersection ofthe southerly line ofsaid Parcel Three with the westerly line ofthe
Lands ofNorth Coast Railroad Authority, as shown on said Record ofSurvey; thence along the
southerly line of said Parcel Three, North 89':06'05"West, 139.96 feet to the southeast comer of
said Parcel One; thence along the southerly line ofsaid Parcel One ) North 89°06'05"West)
214.69 feet to the intersection ofthe said southerly line ofParcel One and the easterly Right of
Way ofUS Highway 101, from which a 3/4" Iron Pipe, not tagged, bears North 89°06'05" West,
0.46 feet as shown on said Record ofSurvey; thence along the easterly Right ofWay line of said
US Highway 101, North 16°15'39" East, 621.46 feet to the most westerly comer ofsaid Parcel
Three; thence continuing along said Right ofWay, North 16°15'39" East, 715.93 feet to a point
which bears North 76°18'25" West from the POINT OF BEGINNING; thence leaving said Right
ofWay, South 76°18'25" East, 582.51 feet to the POINT OF BEGINNING.
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Exhibit 'A'
Lot Line Adjustment
Resultant Parcel Legal Descriptions
Being all ofAPN 091-060-022 and a portion ofAPN 091-060-019

Resultant Parcel Two
Lying within the State ofCalifornia, County ofSonoma, City ofHealdsburg and being all of
Parcel Two and a portion ofParcel Three ofthe lands ofComstock Healdsburg, LLC, a
Delaware limited liability company described by deed recorded March 20, 2017 under Document
Number 2017-021315, Sonoma County Records being shown on that certain Record ofSurvey,
filed June 20, 2017 in Book 796 ofMaps, at pages 24-25, Sonoma County Records, being more
particularly described as follows:
Beginning at the northeast comer of said Parcel Two as shown on said Record ofSurvey, being a
point on the westerly Right ofWay ofNorth Coast Railroad Authority, marked by a 1/2" iron
pipe tagged PLS 7590; thence along the easterly line ofsaid Parcel Two and said Right ofWay,
southwesterly on a curve to the right from a tangent that bears South 2°58'27" East, having a
radius of1,106.00, through a central angle of21°59'54", an arc distance of 424.64 feet to the
southeast comer ofsaid Parcel Two; thence continuing southwesterly on said l, 106.00 radius
curve; through a central angle of 10° 01'12", an arc distance of193 .42 feet; thence leaving said
easterly line and said Right ofWay North 76°18'25" West, 944.06 feet to the easterly Right of
Way line ofUS Highway 101; thence along said Right ofWay, North 16° 15'39" East, 123.60
feet to the southwest comer ofsaid Parcel Two; thence continuing along said Right ofWay
North 16°15'39" East, 259.49 feet to the northwest corner ofsaid Parcel Two; thence along the
northerly line ofsaid Parcel Two, North 89° 48 '46" East, 947.56 feet to the Point ofBeginning.
Being all ofAPN 091-060-009 and a portion ofAPN 091-060-019
Containing 11.01 Acres, more or less.
Resultant Parcel Three
Lying within the State ofCalifornia, Cou�ty ofSonoma, City ofHealdsburg and being a portion
ofParcel Three ofthe lands ofComstock Healdsburg, LLC, a Delaware limited liability
company described by deed recorded March 20, 2017 under Document Number 2017-021315,
Sonoma County Records, being shown on that certain Record ofSurvey, filed June 20, 2017 in
Book 796 ofMaps, at pages 24-25, Sonoma County Records, being more particularly described
as follows:
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Containing 16.07 Acres, more or less.

Commencing at the northeast comer ofParcel Two ofsaid lands as shown on said Record of
Survey, being a point on the westerly Right ofWay ofNorth Coast Railroad Authority, marked
by a 1/2" iron pipe tagged PLS 7590; thence along the easterly line ofsaid Parcel Two and said
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Right ofWay, southwesterly on a curve to the right frorri a tangent that bears South 2 °58'27''
East, having a radius of1,106.00, through a central angle of 21 °59'54", an arc distance of424.64
feet to the southeast comer ofsaid Parcel Two; thence continuing southwesterly on said l, l 06.00
radius curve; through a central angle of10°01'12", an arc distance of 193.42 feet to the POINT
OF BEGINNING; thence continuing along said Right ofWay, southwesterly on a curve to the
right having a radius of1,106.00, through a central angle of11° 41'10", an arc distance of225.58
feet; thence southwesterly on a curve to the right, having a radius of1,392.46 feet through a
central angle ofO1 °12'00", an arc distance of 29.16 feet; thence southwesterly on a curve to the
right, having a radius of1,869.91 feet, through a central angle of00°54'00", an arc distance of
29.37 feet; thence southwesterly on a curve to the right, having a radius of2,824.83 feet, through
a central angle of00° 36'00", an arc distance of29.58 feet; thence southwesterly on a curve to the
right, having a radius of5,689.59, through a central angle of00° l 8'00", an arc distance of29.79
feet; thence South 43° 43'50" West, 306.90 feet; thence leaving said Right ofWay Nmih
43°20'51" West, 28.50 feet; thence northerly on a curve to the right having a radius of100.00
feet, through a central angle of57°02'26", an arc distance of99.55 feet ; thence North 13°41'35"
East, 479.42 feet to a point which bears North 76°18'25" West from the POINT OF
BEGINNING; thence South 76°18'25" East, 361.56 feet to the POINT OF BEGINNING
Being a portion ofAPN 091-060-019
Containing 3.01 Acres, more or less.
See Exhibit 'B' for graphic depiction.
This description prepared by Carlile• Macy.

Date

END OF DESCRIPTION
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Exhibit ‘A’
Lot Line Adjustment
Resultant Parcel Legal Descriptions

Lying within the State of California, County of Sonoma, City of Healdsburg and being a portion of Parcel
Two of the lands of CCS Healdsburg, LLC, a Delaware limited liability company as described by deed
recorded November 1, 2019 under Document Number 2019-080083, Sonoma County Records, being more
particularly described as follows:
Beginning at the northeast corner of Parcel Two as described in said deed, Document Number 2019080083, also being a point on the westerly Right of Way of North Coast Railroad Authority, marked by a
1/2” iron pipe tagged PLS 7590; thence along the easterly line of said Parcel Two and said Right of Way,
southwesterly on a curve to the right from a tangent that bears South 2°58’27” East, having a radius of
1,106.00, through a central angle of 32°01’07”, an arc distance of 618.07 feet to the southeast corner of said
Parcel Two; thence leaving said easterly line and said Right of Way, along the southerly line of said Parcel
Two, North 76°18’25” West, 621.13 feet; thence leaving said southerly line, North 13°41″35″ East, 194.10
feet; thence North 12°28′47″ West, 56.68 feet; thence North 13°41′35″ East, 207.11 feet to the northerly
line of said Parcel Two; thence along the northerly line of said Parcel Two, North 89°48’46” East, 658.35
feet to the Point of Beginning.
Being a portion of APN 091-060-038
Containing 8.12 Acres, more or less.
See Exhibit ‘B’ for graphic depiction.
Resultant Parcel ‘B’
Lying within the State of California, County of Sonoma, City of Healdsburg and being a portion of Parcel
Two of the lands of CCS Healdsburg, LLC, a Delaware limited liability company as described by deed
recorded November 1, 2019 under Document Number 2019-080083, Sonoma County Records, being more
particularly described as follows:
Commencing at the northeast corner of Parcel Two as described in said deed, Document Number 2019080083, Sonoma County Records, also being a point on the westerly Right of Way of North Coast Railroad
Authority, marked by a 1/2” iron pipe tagged PLS 7590; thence along the easterly line of said Parcel Two
and said Right of Way, southwesterly on a curve to the right from a tangent that bears South 2°58’27” East,
having a radius of 1,106.00, through a central angle of 32°01’07”, an arc distance of 618.07 feet to the
southeast corner of said Parcel Two; thence leaving said easterly line and said Right of Way North
76°18’25” West, 621.13 feet to True POINT OF BEGINNING; thence North 76°18’25” West , 322.93 feet
to the easterly Right of Way line of US Highway 101; thence along said Right of Way, North 16°15’39”
East, 383.08 feet to the northwest corner of said Parcel Two; thence along the northerly line of said Parcel
Two, North 89°48’46” East, 289.22 feet; thence leaving said northerly line South 13°41′35″ West, 207.11
feet; thence South 12°28′47″ East, 56.68 feet; thence South 13°41′35″ West, 194.10 feet to the Point of
Beginning.
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Exhibit ‘A’
Lot Line Adjustment
Resultant Parcel Legal Descriptions
Containing 2.89 Acres, more or less.

Resultant Parcel ‘C’
Portion One
Lying within the State of California, County of Sonoma, City of Healdsburg and being all of Parcel Four of
the lands of CCS Healdsburg, LLC, a Delaware limited liability company, as described by deed recorded
November 1, 2019 under Document Number 2019-080083, Sonoma County Records, being shown on that
certain Record of Survey, filed June 20, 2017 in Book 796 of Maps, at pages 24-25, Sonoma County
Records, being more particularly described as follows:
Beginning at a 6” x 6” concrete monument marking the westerly right of way of Healdsburg Avenue from
which a 6” x 6” concrete monument bears South 44°35′47″ East, 60.00 feet as shown on said Record of
Survey; thence along said westerly right of way South 45°26’04” West, 1188.34 feet to the beginning of a
non-tangent curve to the left having a radius of 530.00 feet, to which point a radial line bears North
44°36′43″ West; thence along said curve and said right of way, through a central angle of 23°41′14″, an arc
distance of 219.11 feet; thence leaving said westerly right of way, North 89°06′05″ West, 24.99 feet to a
point on the easterly line of the lands of North Coast Railroad Authority as shown on said Record of
Survey; thence northeasterly along said easterly line, on a curve to the right from a tangent that bears North
31°08′30″ East, having a radius of 2251.88 feet, through a central angle of 4°31′26″, an arc distance of
177.80 feet to a 1/2” iron pipe, PLS 7590 marking the beginning of a non-tangent curve to the right having
a radius of 2251.88 feet, to which point a radial line bears North 54°12′46″ West; thence along said curve,
continuing along said easterly line, through a central angle of 6°26′36″, an arc distance of 253.24 feet to a
1/2” iron pipe, PLS 7590; thence continuing along said easterly line, on a curve to the right, having a radius
of 2824.83 feet, through a central angle of 00°36′00″, an arc distance of 29.58 feet; thence continuing along
said easterly line, on a curve to the right, having a radius of 3779.75 feet, through a central angle of
0°27′00″, an arc distance of 29.69 feet; thence continuing along said easterly line, on a curve to the right,
having a radius of 5689.60 feet, through a central angle of 0°18′00″, an arc distance of 29.79 feet; thence
continuing along said easterly line, on a curve to the right, having a radius of 11419.16 feet, through a
central angle of 0°09′00″, an arc distance of 29.90 feet to a ½” iron pipe PLS 7590; thence continuing along
said easterly line North 43°43′50″ East, 695.20 feet to a 1/2” iron pipe PLS 7590; thence continuing along
said easterly line, on a curve to the left, having a radius of 5769.59 feet, through a central angle of
0°18′00″, an arc distance of 30.21 feet; thence continuing along said easterly line, on a curve to the left,
having a radius of 2904.83 feet, through a central angle of 0°36′00″, an arc distance of 30.42 feet; thence
continuing along said easterly line on a curve to the left, having a radius of 1949.91 feet, through a central
angle of 0°54′00″, an arc distance of 30.63 feet; thence continuing along said easterly line on a curve to the
left, having a radius of 1472.46 feet, through a central angle of 1°12′00″, an arc distance of 30.84 feet to a
1/2” iron pipe, PLS 7590; thence continuing along said easterly line, on a curve to the left, having a radius
of 1186.00 feet, through a central angle of 29°27′54″, an arc distance of 609.92 feet to a 1/2” iron pipe,
PLS7590; thence leaving said easterly line South 81°03′25″ East, 5.59 feet to a 1/2” iron pipe, PLS 7579
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Exhibit ‘A’
Lot Line Adjustment
Resultant Parcel Legal Descriptions

Together with:
Portion Two
Lying within the State of California, County of Sonoma, City of Healdsburg and being all of Parcel Three
of the lands of CCS Healdsburg, LLC, a Delaware limited liability company as described by deed recorded
November 1, 2019 under Document Number 2019-080083, Sonoma County Records, being more
particularly described as follows:
Beginning at the most easterly corner of said Parcel Three, being a point on the westerly line of the lands of
North Coast Railroad Authority; thence along said westerly line, southwesterly on a curve to the right
having from a tangent that bears South 29°02′39″ West, having a radius of 1,106.00 feet, through a central
angle of 11°41’10”, an arc distance of 225.58 feet; thence continuing along said westerly line on a curve to
the right, having a radius of 1,392.46 feet through a central angle of 01°12’00”, an arc distance of 29.16
feet; thence continuing along said westerly line on a curve to the right, having a radius of 1,869.91 feet,
through a central angle of 00°54’00”, an arc distance of 29.37 feet; thence continuing along said westerly
line on a curve to the right, having a radius of 2,824.83 feet, through a central angle of 00°36’00”, an arc
distance of 29.58 feet; thence continuing along said westerly line on a curve to the right, having a radius of
5,689.59, through a central angle of 00°18’00”, an arc distance of 29.79 feet; thence continuing along said
westerly line South 43°43’50” West, 306.90 feet; thence leaving said westerly line North 43°20’51” West,
28.50 feet to the beginning of a curve to the right having a radius of 100.00 feet, thence along said curve
through a central angle of 57°02’26”, an arc distance of 99.55 feet ; thence North 13°41’35” East, 479.42
feet to a point which bears North 76°18’25” West from the POINT OF BEGINNING; thence South
76°18’25” East, 361.56 feet to the POINT OF BEGINNING
Being all of APN 091-060-025 and all of said Parcel Three, APN, 091-060-039.
Containing 5.10 Acres, more or less.
See Exhibit ‘B-1’ for graphic depiction.
This description prepared by Carlile • Macy.

___________________
Jonathan R. Olin
PLS 7590
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marking the westerly right of way line of Healdsburg Avenue, as shown on said Record of Survey; thence
southerly along said westerly right of way, South 8°56′04″ West, 292.22 feet to a ½” iron pipe PLS 7590;
thence continuing along said westerly right of way, on a curve to the right, having a radius of 470.00 feet,
through a central angle of 36°30′00″, an arc distance of 299.41 feet to the Point of Beginning.

__________________
Date
END OF DESCRIPTION
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Mitigation Monitoring and Reporting Program
for the
North Entry Area Plan
Environmental Impact Report
Healdsburg, California

Prepared for:

City of Healdsburg

401 Grove Street
Healdsburg, CA 65448
707.431.3348

Contact: Maya DeRosa, Planning & Building Director

Prepared by:

FirstCarbon Solutions

1350 Treat Boulevard, Suite 380
Walnut Creek, CA 94597
925.357.2562
Contacts: Jason Brandman, Project Director
Kelsey Bennett, Sr. Project Manager
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Prior to Occupancy

MM TRANS-3: Prior to development of the plan area, an
emergency vehicle only access point shall be established such
that access and egress can be maintained during a train preemption, at the at-grade railroad crossing at the site entry.

City shall verify
implementation of
emergency vehicle
access

City review and
approval of TDM plan

City shall confirm
completion of
restriping

City shall confirm
payment of
proportional fair
share fee

Method of Verification
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Includes mitigation measures from the Initial Study included in EIR Appendix A.

Applicant(s)

Prior to Occupancy

MM TRANS-1c: New developments within the plan area shall
be required to prepare and implement a Transportation
Demand Management (TDM) Plan to minimize traffic as much
as is reasonably feasible. Such Plans may include measures
such as ride-sharing, transit passes, unbundled parking,
directing traffic to the Lytton Springs Road interchange,
guaranteed rides home, and other impact-reducing measures
and shall be submitted to and approved by the City as part of
any individual development approvals.

FirstCarbon Solutions

1

Applicant(s)

MM TRANS-1b: New development within the plan area shall Prior to Occupancy
be required to improve the northbound approach to Dry Creek
Road/Grove Street (study intersection 3). The approach shall
be restriped to include a separate left-turn lane with a length
of at least 275 feet and the signal modified to provide
protected left-turn phasing, with the existing right-turn lane
converted to use for through/right-turn movements.

Applicant(s)

Applicant(s)

Responsible Entity

MM TRANS-1a: To address anticipated deficient roadway
Prior to Construction
operations, the City has planned for roadway improvements to
Dry Creek Road/U.S. 101 South Ramps (study intersection 1)
that include signalization. New development within the plan
area shall be required to contribute a proportional share
allocation towards the cost of installation of a traffic signal at
Dry Creek Road/U.S. 101 South.

Section 3.2—Transportation/Traffic

Timing of Verification

Date

Initial

Verification of Completion

1

Mitigation Monitoring and Reporting Program

Table 1: North Entry Area Plan EIR 1 Mitigation Monitoring and Reporting Program

Mitigation Measures

City of Healdsburg—North Entry Area Plan
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FirstCarbon Solutions

Applicant(s)

City review and
approval of HRA

City shall confirm
payment of
proportional fair
share fee

City shall confirm
payment of
proportional fair
share fee

Method of Verification
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MM AIR-3: Prior to occupancy of any residential components Prior to Occupancy
of the proposed plan that would occur while construction
within the plan area is still underway, the applicant shall retain
a qualified air quality consultant to prepare a health risk
assessment (HRA) in accordance with the ARB and the Office of
Environmental Health and Hazard Assessment requirements to
determine the exposure of plan residents to TACs. The HRA
shall be submitted to the Planning Division for review and
approval. If the HRA concludes that the air quality risks from

Section 3.3—Air Quality

Applicant(s)

Cumulative MM TRANS-1: New development within the plan Prior to Construction
area shall be required to contribute a proportional share
allocation towards the cost of signalizing Dry Creek Road/U.S.
101 North Ramps. The design for the traffic signal shall include
provision of an overlap phase between the westbound through
movement and the right turn from the off-ramp.

Responsible Entity

Applicant(s)

Timing of Verification

MM TRANS-5: New development within the plan area shall be Prior to Construction
required to contribute a proportional share allocation towards
the cost of widening Dry Creek Road to accommodate a
westbound left-turn lane the entire length between the U.S.
101 South and North Ramps. The amount paid shall include a
proportional share of the cost to widen the westbound
approach to Dry Creek Road/U.S. 101 North Ramps to include
a second lane; the left lane would feed into the left-turn lane
at the U.S. 101 South Ramps and the right lane would be a
shared through/right-turn lane serving through traffic and
right turns onto the U.S. 101 North on-ramp. These
improvements would allow queues in the westbound left-turn
lane at the U.S. 101 South Ramps to stack beyond the Dry
Creek Road/U.S. 101 North Ramps intersection, if needed,
without impacting through traffic.

Mitigation Measures

Date

Initial

Verification of Completion

2

Mitigation Monitoring and Reporting Program

Table 1 (cont.): North Entry Area Plan EIR Mitigation Monitoring and Reporting Program

City of Healdsburg—North Entry Area Plan
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Timing of Verification

FirstCarbon Solutions

Applicant(s)

Responsible Entity

City review and
approval of GHG
reduction measures

Method of Verification
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MM GHG-1: Prior to the final discretionary approval for each
Prior to discretionary
development project in the plan area, each developer shall
approval
provide documentation to the City of Healdsburg demonstrating
that the proposed development would meet the BAAQMD
recommended threshold of significance for individual projects or
would achieve additional GHG emissions reductions sufficient to
meet the recommended threshold through a combination of
one or more of the following measures and/or other comparable
measures approved by the City:
• Commit to 100 percent renewable energy use through a
combination of use of on-site renewable energy and
Healdsburg Electric’s “Green Rate” program.
• Install onsite solar panels to generate electricity on-site
electricity consumption.
• Provide documentation of how a ride sharing program or
other transportation demand management program for
hotel, office, and retail employees would be implemented
starting no later than 60 days after operations begin. Use of

Section 3.4—Greenhouse Gas Emissions and Energy

ongoing or future construction activities would result in health
risks for on-site receptors that are above BAAQMD
recommended thresholds that are in place at the time of the
analysis (Section 2.3 of the 2017 BAAQMD CEQA Guidelines),
then additional measures, such as the requirement for
construction equipment to meet certain tier engine standards
for off-road equipment, shall be required for all subsequent
phases of construction. Alternatively, this mitigation measure
can be satisfied by delaying occupancy of any on-site
residential components until construction of the entirety of the
proposed plan area is complete.

Mitigation Measures

Date

Initial

Verification of Completion
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Table 1 (cont.): North Entry Area Plan EIR Mitigation Monitoring and Reporting Program

City of Healdsburg—North Entry Area Plan

7.A.g

Packet Pg. 795

Timing of Verification

FirstCarbon Solutions

Applicant(s)

Responsible Entity

Site inspection by
City grading and
building inspectors

Method of Verification

Attachment: Attachment 4 - Exhibit 2- PC Reso 2020-03 North Village DA (2754 : North Village DA)

MM NOI-1a: To reduce the occurrence of potentiallyDuring Construction
significant construction noise impacts to noise-sensitive
receptors in the plan area vicinity (or sensitive receptors within
the plan area during future buildout), the construction
contractor for each development project within the plan area
shall comply with the following:
• 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.

Section 3.5—Noise

electric vehicles for ride-share program would further
reduce GHG emissions.
• Install electric vehicle charging stations at workplaces and
multi-family residences to promote the use of electric
vehicles.
• Use heat-pumps (rather than natural gas) for heating of
residential and commercial spaces.
• Purchase voluntary carbon credits from a verified GHG
emissions credit broker in an amount sufficient to offset
operational GHG emissions that exceed the recommended
significance threshold over the lifetime of the proposed
development (or a reduced amount estimated based on
implementation of other measures listed above). Copies of
the contract(s) shall be provided to the City.

Mitigation Measures

Date

Initial

Verification of Completion
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Table 1 (cont.): North Entry Area Plan EIR Mitigation Monitoring and Reporting Program

City of Healdsburg—North Entry Area Plan

7.A.g

Packet Pg. 796

FirstCarbon Solutions

Timing of Verification

Responsible Entity

Method of Verification

Attachment: Attachment 4 - Exhibit 2- PC Reso 2020-03 North Village DA (2754 : North Village DA)

• 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 each project development’s
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.
• The construction contract shall prohibit noise producing
construction activities between the hours of 6:00 p.m. and
7:30 a.m. Monday through Saturday, or at any time on a
Sunday or legal holiday.

Mitigation Measures

Date

Initial

Verification of Completion
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Table 1 (cont.): North Entry Area Plan EIR Mitigation Monitoring and Reporting Program

City of Healdsburg—North Entry Area Plan

7.A.g

Packet Pg. 797

Timing of Verification

FirstCarbon Solutions

Applicant(s)

Responsible Entity

City review and
approval of
acoustical analysis

Method of Verification

Attachment: Attachment 4 - Exhibit 2- PC Reso 2020-03 North Village DA (2754 : North Village DA)

MM NOI-1b: Prior to the issuance of building permits for each Prior to issuance of
development project within the plan area, the following
building permit
requirements shall be implemented:
• 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 (i.e., within 290-feet of
the centerline of U.S. 101), an acoustic analysis shall 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. The City shall confirm
that the recommendations will reduce noise levels below the
threshold levels and require compliance with the
recommendations of the acoustic analysis.
• For school, library, church, hospital, nursing home,
neighborhood park, or commercial projects proposed in
areas where exterior day-night average noise levels are, or
are projected to exceed 70 dBA L dn (i.e., within 140-feet of
the centerline of U.S. 101) an acoustic analysis shall be
prepared that recommends project improvements, as
needed, to maintain interior noise levels at or below 45 dBA
L dn , if needed. Standard office construction methods
typically provide about 25 to 30 decibels of noise reduction
in interior spaces. The City shall confirm that the
recommendations will reduce noise levels below the
threshold levels and require compliance with the
recommendations of the acoustic analysis.

Mitigation Measures

Date

Initial

Verification of Completion
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Table 1 (cont.): North Entry Area Plan EIR Mitigation Monitoring and Reporting Program

City of Healdsburg—North Entry Area Plan

7.A.g

Packet Pg. 798

FirstCarbon Solutions

City review and
approval of
acoustical analysis

City review and
approval of
acoustical analysis

Method of Verification

Attachment: Attachment 4 - Exhibit 2- PC Reso 2020-03 North Village DA (2754 : North Village DA)

Applicant(s)

MM NOI-2: Prior to the issuance of building permits for each
Prior to issuance of
development project within the plan area, an acoustic analysis building permit
is conducted by a qualified noise specialist shall be prepared
for structures in the plan area that are located within 100 feet
of the centerline of the railroad. 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
shown in Table 3.5-7. The City shall confirm that the
recommendations will reduce vibration levels below the
threshold levels and require compliance with the
recommendations of the acoustic analysis.

Responsible Entity

Applicant(s)

Timing of Verification

MM NOI-1c: Prior to the issuance of building permits for each Prior to issuance of
development project within the plan area, the following
building permit
requirement, if applicable, shall be met:
• For any noise-sensitive land uses proposed within 50-feet of
the railroad centerline, 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 . The City shall confirm that the
recommendations will reduce noise levels below the
threshold levels and require compliance with the
recommendations of the acoustic analysis.

Mitigation Measures

Date

Initial

Verification of Completion
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Table 1 (cont.): North Entry Area Plan EIR Mitigation Monitoring and Reporting Program

City of Healdsburg—North Entry Area Plan

7.A.g

Packet Pg. 799

Timing of Verification

FirstCarbon Solutions

Applicant(s)

Responsible Entity

City review and
approval of nesting
bird survey results,
including
implementation of
protective exclusions
zones (fencing), if
required.

Method of Verification

Attachment: Attachment 4 - Exhibit 2- PC Reso 2020-03 North Village DA (2754 : North Village DA)

MM BIO-1: The following requirement shall be imposed as a
Prior to issuance of
condition of approval on all development within the proposed grading permit
plan area: A pre-construction survey of the site shall be
required in order to ensure that nesting raptors, loggerhead
shrikes, and other nesting special-status birds are not nesting
during project construction. Specifically, these measures shall
include:
• If construction is proposed during the breeding/nesting
season for local avian species (typically February 15
through August 31), a focused survey for active nests of
migratory birds within and in the vicinity of the project plan
shall be conducted by a qualified biologist. Two surveys
will be conducted, at least one (1) week apart, with the
second survey occurring no more than two (2) days prior to
tree removal. If no active nests are found, tree removal or
construction activities may proceed.
• If an active nest is located during pre-construction surveys,
the United States Fish and Wildlife Service (USFWS) and/or
the California Department of Fish and Wildlife (CDFW), as
appropriate, shall be notified regarding the status of the
nest. Furthermore, construction activities shall be
restricted to avoid disturbance of the nest until it is
abandoned or the biologist deems disturbance potential to
be minimal. Restrictions may include establishment of
exclusion zones or alteration of the construction schedule.

Initial Study Section 4—Biological Resources

Mitigation Measures

Date

Initial

Verification of Completion

8

Mitigation Monitoring and Reporting Program

Table 1 (cont.): North Entry Area Plan EIR Mitigation Monitoring and Reporting Program

City of Healdsburg—North Entry Area Plan

7.A.g

Packet Pg. 800

Timing of Verification

FirstCarbon Solutions

Applicant(s) shall
complete
consultation with
resource agencies
and submit permits,
mitigation plan,
and/or evidence of
mitigation bank
credits, as required.

Responsible Entity

City shall confirm
that consultation
with resource
agencies has been
completed.

Method of Verification

Attachment: Attachment 4 - Exhibit 2- PC Reso 2020-03 North Village DA (2754 : North Village DA)

If encroachment upon or fill of wetlands is proposed, as a
condition of approval for all future development within the

MM BIO-2: Prior to any specific project development approval Prior to issuance of
or grading that may fill or otherwise encroach into potentially grading permit
jurisdictional waters of the U.S., the project proponent shall
conduct a delineation of waters of the U.S. to determine the
extent of USACE, RWQCB, and CDFW potentially jurisdictional
features that would be potentially impacted on-site. Any
encroachment or fill in these USACE, RWQCB and/or CDFW
jurisdictional areas shall not occur unless a Section 404/Section
401 permit or Waste Discharge Requirement and/or
Streambed Alteration Agreement, respectively, are acquired
and the project proponent replaces the lost value of the
jurisdictional area to the satisfaction of the resources agencies
issuing the permits to ensure a no-net loss. If proposed
development will encroach upon or fill any jurisdictional
wetland areas, the applicant shall do the following:
• Apply for a Section 404 permit from the USACE
concurrently or after verification of the wetland delineation
by the USACE. Any wetlands that would be lost or
disturbed shall be replaced or rehabilitated on a “no net
loss” basis in accordance with the USACE mitigation
guidelines. On-site creation of wetland habitat may be
preferred to off-site mitigation. Habitat restoration,
rehabilitation, and/or replacement shall be at a location
and by methods agreeable to the USACE;
• Obtain a Section 401 water quality waiver of certification
from the Regional Water Quality Control Board (RWQCB);
and
• Obtain a Streambed Alteration Agreement with the CDFW.

Mitigation Measures

Date

Initial

Verification of Completion
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Table 1 (cont.): North Entry Area Plan EIR Mitigation Monitoring and Reporting Program

City of Healdsburg—North Entry Area Plan

7.A.g

Packet Pg. 801

Timing of Verification

FirstCarbon Solutions

Applicant(s)
construction
contractor

Responsible Entity

City shall ensure that
the requirement is
printed on the plan
sheets and included
in bid documents

Method of Verification

Attachment: Attachment 4 - Exhibit 2- PC Reso 2020-03 North Village DA (2754 : North Village DA)

MM CUL-1: The following requirement shall be imposed as a
During Construction
condition of approval on all future development within the
plan area: In the event a potentially significant cultural
resource is encountered during subsurface earthwork
activities, all construction activities within a 100-foot radius of
the find shall cease and workers should avoid altering the
materials until a qualified archaeologist who meets the
Secretary of Interior’s Professional Qualification Standards for
archaeology has evaluated the situation. The applicant shall
include a standard inadvertent discovery clause in every
construction contract to inform contractors of this
requirement. Any previously undiscovered resources found
during construction activities shall be recorded on appropriate
Department of Parks and Recreation (DPR) forms and
evaluated for significance in terms of CEQA criteria by a
qualified archaeologist. Potentially significant cultural
resources consist of but are not limited to stone, bone, glass,
ceramics, fossils, wood, or shell artifacts, or features including
hearths, structural remains, or historic dumpsites. If the
resource is determined to be significant under CEQA, the
qualified archaeologist shall prepare and implement a research
design and archaeological data recovery plan that will capture
those categories of data for which the site is significant in
accordance with Section 15064.5 of the CEQA Guidelines. The

Initial Study Section 5—Cultural Resources

plan area, a mitigation plan shall be implemented that includes
at least one of the following:
• Completion of an on-site Mitigation and Monitoring Plan
that includes on-site creation/preservation of the wetlands
and/or;
• Credits may be obtained at an approved mitigation bank.

Mitigation Measures

Date

Initial

Verification of Completion
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Table 1 (cont.): North Entry Area Plan EIR Mitigation Monitoring and Reporting Program

City of Healdsburg—North Entry Area Plan

7.A.g

Packet Pg. 802

Timing of Verification

FirstCarbon Solutions

Applicant(s)
construction
contractor

Responsible Entity

City shall ensure that
the requirement is
printed on the plan
sheets and included
in bid documents

Method of Verification

Attachment: Attachment 4 - Exhibit 2- PC Reso 2020-03 North Village DA (2754 : North Village DA)

MM CUL-2: The following requirement shall be imposed as a
During Construction
condition of approval on all future development within the
plan area: In the event that fossils or fossil-bearing deposits are
discovered during construction activities, excavations within a
100-foot radius of the find shall be temporarily halted or
diverted. The construction contractor shall notify a qualified
paleontologist to examine the discovery. The applicant shall
include a standard inadvertent discovery clause in every
construction contract to inform contractors of this
requirement. The paleontologist shall document the discovery
as needed in accordance with Society of Vertebrate
Paleontology standards and assess the significance of the find
under the criteria set forth in CEQA Guidelines Section
15064.5. The paleontologist shall notify the appropriate
agencies to determine procedures that would be followed
before construction activities are allowed to resume at the
location of the find. If the applicant determines that avoidance
is not feasible, the paleontologist shall prepare an excavation
plan for mitigating the effect of construction activities on the
discovery. The plan shall be submitted to the City of
Healdsburg for review and approval prior to implementation,

archaeologist shall also perform appropriate technical
analyses, prepare a comprehensive report complete with
methods, results, and recommendations, and provide for the
permanent curation or repatriation of the recovered resources
in cooperation with the designated Most Likely Descendant
(MLD) as needed. The report shall be submitted to the City of
Healdsburg, the Northwest Information Center, and the State
Historic Preservation Office (SHPO), if required. The plan shall
be approved by the City of Healdsburg for review and approval
prior to implementation, and the applicant shall adhere to the
recommendations in the plan.

Mitigation Measures

Date

Initial

Verification of Completion
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Table 1 (cont.): North Entry Area Plan EIR Mitigation Monitoring and Reporting Program

City of Healdsburg—North Entry Area Plan

7.A.g

Packet Pg. 803

Timing of Verification

FirstCarbon Solutions

Applicant(s)
construction
contractor

Responsible Entity

City shall ensure that
the requirement is
printed on the plan
sheets and included
in bid documents

Method of Verification

Attachment: Attachment 4 - Exhibit 2- PC Reso 2020-03 North Village DA (2754 : North Village DA)

1. There shall be no further excavation or disturbance within
100 feet of the remains until the County Coroner is
contacted to determine if the remains are Native American
and if an investigation of the cause of death is required. If
the coroner determines the remains to be Native
American, the coroner shall contact the Native American
Heritage Commission (NAHC) within 24 hours, and the
NAHC shall identify the person or persons it believes to be
the most likely descendant (MLD) of the deceased Native
American. The MLD may make recommendations to the
landowner or the person responsible for the excavation
work within 48 hours, for means of treating or disposing of,
with appropriate dignity, the human remains and any
associated grave goods as provided in PRC Section 5097.98.
2. Where the following conditions occur, the landowner or his
or her authorized representative shall rebury the Native
American human remains and associated grave goods with

MM CUL-3: The following requirement shall be imposed as a
During Construction
condition of approval on all future development within the
plan area: In the event of the accidental discovery or
recognition of any human remains, CEQA Guidelines Section
15064.5; Health and Safety Code Section 7050.5; Public
Resources Code Section 5097.94 and Section 5097.98 must be
followed. If during the course of project development there is
accidental discovery or recognition of any human remains, the
following steps shall be taken:

and the applicant shall adhere to the recommendations in the
plan.

Mitigation Measures

Date

Initial

Verification of Completion
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Table 1 (cont.): North Entry Area Plan EIR Mitigation Monitoring and Reporting Program

City of Healdsburg—North Entry Area Plan

7.A.g

Packet Pg. 804

Timing of Verification

Responsible Entity

Method of Verification

Attachment: Attachment 4 - Exhibit 2- PC Reso 2020-03 North Village DA (2754 : North Village DA)

When an initial study identifies the existence of, or the
probable likelihood of, Native American remains within
a project, a lead agency shall work with the appropriate
Native Americans as identified by the Native American
Heritage Commission as provided in Public Resources
Code Section 5097.98. The applicant may develop a
plan for treating or disposing of, with appropriate
dignity, the human remains and any items associated
with Native American Burials with the appropriate
Native Americans as identified by the Native American
Heritage Commission.

FirstCarbon Solutions

•

appropriate dignity either in accordance with the
recommendations of the most likely descendant or within
the plan area in a location not subject to further subsurface
disturbance:
• The NAHC is unable to identify a most likely descendent
or the most likely descendent failed to make a
recommendation within 48 hours after being notified
by the commission.
• The descendant identified fails to make a
recommendation.
• The landowner or his authorized representative rejects
the recommendation of the descendant, and mediation
by the NAHC fails to provide measures acceptable to the
landowner.
Additionally, California Public Resources Code Section 15064.5
requires the following relative to Native American Remains:

Mitigation Measures

Date

Initial

Verification of Completion

13

Mitigation Monitoring and Reporting Program

Table 1 (cont.): North Entry Area Plan EIR Mitigation Monitoring and Reporting Program

City of Healdsburg—North Entry Area Plan

7.A.g

Packet Pg. 805

FirstCarbon Solutions

City shall verify
implementation of
emergency vehicle
access

Field inspection by
City grading and
building inspectors

NSCAPCD review and
approval of dust
control plan.

Method of Verification

Attachment: Attachment 4 - Exhibit 2- PC Reso 2020-03 North Village DA (2754 : North Village DA)

Applicant(s)

MM HAZ-2: The following requirement shall be imposed as a
Prior to Occupancy
condition of approval prior to or concurrent with all
development within the plan area: The Comstock property
developer shall provide a secondary emergency vehicle access
point to facilitate more orderly and efficient levels of
development and minimize delaying emergency response
times. Potential location options for secondary emergency
access include, but are not limited to, a second railroad
crossing over the NCRA railway north of the main entrance or
a new route south of the plan area through the vacant parcel
owned by SIMI Winery, Inc. (APN 091-060-032) and into the
plan area. If secondary emergency access is not provided to
satisfy fire safety standards, development on the Comstock
property will be limited to the extent allowed under applicable
fire safety regulations, codes, and ordinances.

Responsible Entity

Applicant(s)

Timing of Verification

MM HAZ-1: The following requirement shall be imposed as a
Prior to Construction
condition of approval prior to all development within the plan
area: The Comstock property developer shall prepare a dust
control plan that specifies measures to reduce fugitive dust
emissions during construction. The developer shall also
prepare an asbestos dust mitigation plan to be submitted to
and approved by NSCAPCD, in accordance with 17 CCR Section
93105 and 8 CCR Section 1529.

Initial Study Section 8—Hazards and Hazardous Materials

Mitigation Measures

Date

Initial

Verification of Completion
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Table 1 (cont.): North Entry Area Plan EIR Mitigation Monitoring and Reporting Program

City of Healdsburg—North Entry Area Plan

7.A.g

Packet Pg. 806

7.A.g

Exhibit D
Excerpt from the Saggio Hills Development Agreement
Exhibit B

(b) Design. The Fire Substation shall be designed in accordance with the provisions of this
Section 11 (b ), and such design shall be sufficient to provide to the City a fire substation that
accommodates three fire fighters, a brush truck, and another vehicle and related parking. With the
consent of the City, the Developer previously engaged its architect to prepare a preliminary design for the
Fire Substation. Promptly after the Developer gives the Development Notice, Developer shall engage and
require an architect selected by the Developer and reasonably acceptable to the City (the "Architect") to
complete the design for the Fire Substation
in the manner described in this Section I l(b). Subject to the City's reimbursement obligations described in
Section 12(a) below with respect to such costs and expenses, if any, as are incurred by the Developer in
the development, design and construction of the Fire Substation that exceed, in the aggregate, the
Developer Fire Substation Contribution (as defined in Section I 2(a) below), the Developer shall pay any
and all amounts due to the Architect for design work contemplated by this Section 11 (b) as and when
they become due and payable; provided, however, that nothing in this Section 11 (b) shall preclude the
Developer from pursuing any dispute resolution process with respect to any disputed amount claimed by
the Architect.
The Fire Substation will be designed and constructed by the Developer while the Fire Substation Land is
owned by the Developer. The City and the Developer desire that the Fire Substation be completed before
the Resort is completed and open to the public, and therefore desire to provide an efficient means for
promptly completing the design of the Fire Substation so that the Developer may timely begin
construction thereof. The City and the Developer therefore agree to the following process for the design
of the Fire Substation, and for the City's approval of such design in its proprietary capacity (as the future
owner of the Fire Substation). Nothing in this Section 11 (b) is intended to limit or otherwise restrict the
review of the design of the Fire Substation through the City's nonnal and customary public process of
review and approval by the City's Planning Commission and/or the City Council.
After giving the Development Notice, the Developer shall use diligent efforts to cause the Architect to
complete in a diligent and prompt manner, the following:
(i)

Schematic Plans. First, proposed schematic plans for the Fire Substation ( the "Proposed
Schematic Plans"), which plans shall be based on and consistent with the description of
the Fire Substation set forth above and applicable law. The Developer shall, promptly
after receipt of the Proposed Schematic Plans from the Architect, submit the Proposed
Schematic Plans to the City for review and approval pursuant to this Section 11 (b )(i).
The City shall cause the Proposed Schematic Plans to be reviewed, and a written notice
of approval or disapproval thereof to be given to the Developer within 15 business days
after the City's receipt thereof. The standard for the City's review of the Proposed
Schematic Plans, and for any revisions thereof submitted by the Developer pursuant to
this Section 11(b)(i), shall be whether the Proposed Schematic Plans (or any such
revision) are consistent with the description of the Fire Substation set forth above and
applicable law, and the City shall not unreasonably withhold approval of the Proposed
Schematic Plans ( or any such revision) if they meet such standard.

Attachment: Attachment 4 - Exhibit 2- PC Reso 2020-03 North Village DA (2754 : North Village DA)

Section 11

Any disapproval of the Proposed Schematic Plans ( or any such revision) shall state with
particularity the reason for such disapproval. Any failure by the City to give such a notice
of approval or disapproval within such 15 business day period shall be deemed approval.
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(ii)

Design Development Plans. Second, proposed design development plans for the Fire
Substation (the "Proposed Design Development Plans"), which plans shall be based on
and consistent with the Approved Schematic Plans and applicable law. The Developer
shall, promptly after receipt of the Proposed Design Development Plans from the
Architect, submit the Proposed Design Development Plans to the City for review and
approval pursuant to this Section 11 (b )(ii).
The City shall cause the Proposed Design Development Plans to be reviewed, and a
written notice of approval or disapproval thereof to be given to the Developer promptly
following completion of the City's normal design review process, but not later than ninety
(90) days after receipt thereof. The standard for the City's review of the Proposed Design
Development Plans, and for any revisions thereof submitted by the Developer pursuant to
this Section l l(b)(ii), shall be whether the Proposed Design Development Plans ( or any
such revision) are consistent with the Approved Schematic Plans and applicable law, and
the City shall not unreasonably withhold approval of the Proposed Design Development
Plans (or any such revision) if they meet such standard.
If the City is unable to approve the Proposed Design Development Plans within ninety
(90) days, as described herein, and the inability to provide such approval within said 90
days delays the occupancy of the Fire Substation beyond the date on which the Resort is
completed, then the fact that the Fire Substation is not completed shall not be a basis for
precluding the Resort from opening for business once all other requirements to such
opening have been satisfied, so long as Developer has agreed in writing to provide the
Fire Department a suitable location at the Resort site for temporary placement of a "brush
truck" and appropriate sleeping accommodations for 3 firefighters until the Fire
Substation is operational. Such temporary truck storage and firefighter accommodations
shall not, without the written approval of the City's Fire Chief, extend for more than the
number of days greater than 90 that the City required to approve the Proposed Design
Development Plans. Upon any disapproval by the City of the Proposed Design
Development Plans, the Developer shall have the right to require that the Architect revise
the Proposed Design Development Plans and then submit the revised plans to the City
for review and approval or disapproval pursuant to this Section l l(b)(ii). Such design
development plans as are approved by the City pursuant to this Section I l(b)(ii) shall be
the "Approved Design Development Plans".

(iii)

Construction Plans and Specifications. Third, proposed construction plans and
specifications for the Fire Substation (the "Proposed Construction Plans") which plans
and specifications shall be based on and consistent with the Approved Design
Development Plans and applicable law. The Developer shall, promptly after receipt of the
Proposed Construction Plans from the Architect, submit the Proposed Construction Plans
to the City for review and approval pursuant to this Section 11 (b )(iii).

Attachment: Attachment 4 - Exhibit 2- PC Reso 2020-03 North Village DA (2754 : North Village DA)

Upon any disapproval by the City of the Proposed Schematic Plans, the Developer shall
have the right to require that the Architect revise the Proposed Schematic Plans and then
submit the revised plans to the City for review and approval or disapproval pursuant to
this Section 11 (b )(i). Such schematic plans as are approved ( or deemed approved) by
the City pursuant to this Section 11 (b )(i) shall be the "Approved Schematic Plans".

The City shall cause the Proposed Construction Plans to be reviewed, and a written
notice of approval or disapproval thereof to be given to the Developer within 30 calendar
days after the City's receipt thereof. The standard for the City's review of the Proposed
Construction Plans, and for any revisions thereof submitted by the Developer pursuant to
this Section 11 (b )(iii), shall be whether the Proposed Construction Plans ( or any such
revision) are consistent with the Approved Design Development Plans and applicable
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law, and the City shall not unreasonably withhold approval of the Proposed Construction
Plans ( or any such revision) if they meet such standard.

Upon any disapproval by the City of the Proposed Construction Plans, the Developer
shall have the right to require that the Architect revise the Proposed Construction Plans
and then submit the revised plans to the City for review and approval or disapproval
pursuant to this Section 11 (b )(iii). Such construction plans and specifications as are
approved ( or deemed approved) by the City pursuant to this Section 11 (b )(iii) shall be
the "Approved Construction Plans".
(iv)

City Initiated Revisions to Approved Construction Plans. The parties hereto anticipate
that the Approved Construction Plans will provide for the construction of a fully functional
fire substation adequate to provide the fire service capacity contemplated by this Section
11 (b ), and that there will be no need for the City to request any changes to the
Approved Construction Plans. In the event, however, the City desires that the
Construction Work (as defined in Section I l(c) below) be completed in a manner other
than as provided for in the Approved Construction Plans, the City shall cause
documentation to be prepared and delivered to the Developer (a "Proposed City Plan
Change Request") describing in detail the change from the Approved Construction Plans
desired by the City (a "Proposed City Plan Change")
The Developer shall, upon receipt of a given Proposed City Plan Change Request and
working with the Contractor (as defined in Section I l(c) below), determine whether (x) the
implementation of the Proposed City Plan Change will adversely affect the Construction
Schedule (as defined in Section 1 l(c) below), and (y) the amount, if any, by which the
cost of the Construction Work will be increased ( or decreased) if such Proposed City
Plan Change is implemented.
If the Developer determines that such Proposed City Plan Change will adversely affect
the Construction Schedule, then (i) the Developer shall give the City written notice of
such determination, and (ii) such Proposed City Plan Change shall not be implemented
unless the City agrees in writing that, notwithstanding any provision to the contrary in the
Development Agreement (including this Exhibit B), in the event the implementation of
such Proposed City Plan Change delays the completion of the Fire Substation beyond
the date on which the Resort is completed, then the fact that the Fire Substation is not
completed shall not be a basis for precluding the Resort from opening for business once
all other requirements to such opening have been satisfied, so long as Developer has
agreed in writing to provide the Fire Department a suitable location at the Resort site for
temporary placement of a "brush truck" and appropriate sleeping accommodations for 3
firefighters until the Fire Substation is operational. Such temporary truck storage and
firefighter accommodations shall not, without the written approval of the City's Fire Chief,
extend for more than the number of days required for the Developer, using due diligence
to cause the completion of such Proposed City Plan Change, to cause such Proposed
City Plan Change to be implemented as requested by the City. If (x) the Developer
determines that such Proposed City Plan Change will not adversely affect the
Construction Schedule, or (y) the Developer determines that such Proposed City Plan
Change will adversely affect the Construction Schedule, but the Parties provide to each
other the written agreements to which the immediately preceding sentence refers, then
the Developer shall give to the City written notice of the amount of the related increase
(or decrease) in the cost of the Construction Work. If, within 5 business days after the
City's receipt of the Developer's notice (or such shorter period of time as may be (i)
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reasonably required to avoid a material delay in the Construction Work, and (ii) specified
the Developer's notice), the City gives the Developer written confirmation that (x) the City
will pay any such increased cost (accompanied by evidence reasonably acceptable to the
Developer of the availability of City funds in an amount sufficient to timely pay such
reasonable efforts to cause such Proposed City Plan Change to be implemented by a
Construction Change Directive or Change Order ( each as defined in the form of the
Construction Contract to which Section 1 l(c) below refers) under the Construction
Contract. If, during such 5 business day (or shorter as provided above) period, the City
gives the Developer written confirmation that such Proposed City Plan Change is not to
be implemented, or if the City does not give any notice during such period, the Developer
shall not implement such Proposed City Plan Change.
In the event that the Developer is to implement a given Proposed City Plan Change
pursuant to this Section l l(b)(iv), such Proposed City Plan Change shall upon and
following such implementation be part of and included in the Approved Construction
Plans. increased cost), and (y) such Proposed City Plan Change is to be implemented,
the Developer shall exercise commercially reasonable efforts to cause such Proposed
City Plan Change to be implemented by a Construction Change Directive or Change
Order ( each as defined in the form of the Construction Contract to which Section 1 l(c)
below refers) under the Construction Contract. If, during such 5 business day (or shorter
as provided above) period, the City gives the Developer written confirmation that such
Proposed City Plan Change is not to be implemented, or if the City does not give any
notice during such period, the Developer shall not implement such Proposed City Plan
Change.
In the event that the Developer is to implement a given Proposed City Plan Change
pursuant to this Section l l(b)(iv), such Proposed City Plan Change shall upon and
following such implementation be part of and included in the Approved Construction
Plans.
(v)

Developer Initiated Revisions to Approved Construction Plans. The parties hereto
anticipate that the Approved Construction Plans will provide for the construction of a fully
functional fire substation adequate to provide the fire service capacity contemplated by
this Section 11 (b ), and that there will be no need for the Developer to request any
changes to the Approved Construction Plans. In the event, however, the Developer
desires that the Construction Work be completed in a manner other than as provided for
in the Approved Construction Plans, the Developer shall cause documentation to be
prepared and delivered to the City (a "Proposed Developer Plan Change Request")
describing in detail the change from the Approved Construction Plans desired by the
Developer (a "Proposed Developer Plan Change") and the reasons therefor.
The Developer shall, prior to submitting a given Proposed Developer Plan Change
Request to the City, work with the Contractor to determine whether (x) the
implementation of the Proposed Developer Plan Change will adversely affect the
Construction Schedule, and (y) the amount, if any, by which the cost of the Construction
Work will be increased ( or decreased) if such Proposed Developer Plan Change is
implemented.
Each Developer Plan Change Request submitted by the Developer to the City shall be
accompanied by the Developer's statement (with supporting documentation reasonably
acceptable to the City) of (x) any effect the Proposed Developer Plan Change will have
on the Construction Schedule, and (y) the amount of the related increase (or decrease) in
the cost of the Construction Work. The City shall, within 5 business days after the City's
receipt of such Proposed Developer Plan Change Request, give the Developer written
confirmation that (x) such Proposed Developer Plan Change is approved by the City and
is to be implemented, or (y) such proposed Developer Plan Change Request is
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disapproved by the City and shall not be implemented. The City shall not unreasonably
disapprove any Proposed Developer Plan Change that does not adversely affect the
Construction Schedule or increase the cost of the Construction Work to be paid by the
City. Any failure by the City to give such confirmation during such 5 business day period
shall be an approval of the related Proposed Developer Plan Change.
The Developer shall exercise commercially reasonable efforts to cause each Proposed
Developer Plan Change approved by the City pursuant to this Section 11 (b)(v) to be
implemented by a Construction Change Directive or Change Order under the
Construction Contract. If, during such 5 business day period, the City gives the Developer
written confirmation that such Proposed Developer Plan Change is not to be
implemented, the Developer shall not implement such Proposed City Plan Change.
Developer shall bear the cost of any Proposed Developer Plan Change that results in an
increase in the cost of the Construction Work for which the City has given its written
approval, including without limitation, any increase in Construction Work costs resulting
from Developer's request for an expedited schedule to complete the Construction Work.
In the event that the Developer is to implement a given Proposed Developer Plan
Change pursuant to this Section l l(b)(v), such Proposed Developer Plan Change shall
upon and following such implementation be part of and included in the Approved
Construction Plans.
The City's rights of review and approval or disapproval under this Section 11 (b) are
independent of, and in addition to, any governmental powers of the City, and are to be
exercised in the City's proprietary capacity as the future owner of the Fire Substation.
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RECORDING REQUESTED BYAND
WHEN RECORDED RETURN TO:
City of Healdsburg
401 Grove Street
Healdsburg, California 95448
Attention: Samantha Zutler, Esq.
Space Reserved for Recorder’s Use Only

AGREEMENT FOR PAYMENT IN-LIEU OF TAXES

This AGREEMENT FOR PAYMENT IN-LIEU OF TAXES (“Agreement”) dated as of
____________, 20__ (“Effective Date”), is made and entered into by and between KENDAL
AT SONOMA, a California non-profit public benefit corporation (“Owner”) and THE CITY OF
HEALDSBURG, a California municipal corporation (“City”). City and Owner may each be
referred to as a “Party”, and collectively the “Parties”.
RECITALS
A.
Owner is the owner of a portion of that certain real property located at 16977
Healdsburg Avenue in the City of Healdsburg, Sonoma County, California, which approximately
16.07-acre portion is known as all of Assessor’s Parcel Number 091-060-022 and a portion of
Assessor’s Parcel Number 091-060-019) (together the “Property”), which is more particularly
described in Attachment A attached to this Agreement and incorporated by reference. The
“Property” includes any additions, improvements, replacements, repairs or modifications, as
approved by City, which occur before or after the execution of this Agreement.
B.
In 2019, Owner’s predecessor-in-interest submitted an application to the City for
the development of a mixed-use project, which includes 221 senior independent living units
(which include 20 very low-income restricted units for workforce and volunteers and 10 income
restricted units for moderate-income senior households); approximately 30 assisted living units;
approximately 24 memory care beds; and parking and other associated ancillary uses (the
“Senior Living Facility”).
C.
Owner is a charitable organization that will develop, own, and operate the Senior
Living Facility. It is anticipated that the Senior Living Facility and the Property will qualify for
the “welfare exemption” from ad valorem property taxes provided in Article XIII, Sections 4(b)
and 5 of the California Constitution and Rev. & Tax. Code §§214(a) and (f) and be exempt from
ad valorem property taxes (the “Welfare Exemption”).

Attachment: Attachment 4 - Exhibit 2- PC Reso 2020-03 North Village DA (2754 : North Village DA)

Record Without Fee
Pursuant to Government Code
Sections 6103 and 27383

1
SF #4836-2014-5579 v6

Packet Pg. 812

D.
On February 11, 2020, the City’s Planning Commission approved Resolution No.
_________ approving a Master Conditional Use Permit and density bonus for the Project, and it
recommended the City Council approve a development agreement for the Project. On
___________, the City Council adopted Ordinance No. _________ approving a Development
Agreement that governs, in part, the development of the Senior Living Facility along with the
other separately owned and operated components of the mixed-use project (collectively, the
“Project Approvals”). The Project Approvals that pertain to the development of the Senior
Living Facility shall be referred to as the “Senior Living Facility Project Approvals.”
E.
As 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, the Owner has offered and agreed to provide certain
public benefits to the City as specified in the Development Agreement. These public benefits
include Owner’s commitment to reimburse the City for lost property tax revenue in the event that
the Senior Living Facility applies for and obtains the Welfare Exemption, plus the cost of
additional police and fire services necessary to serve the Senior Living Facility as set forth in
Section 5.8 of the Development Agreement.
F.
Should Owner or any of its successors and assigns in interest obtain the Welfare
Exemption or any other tax exemption for the Senior Living Facility or the Property, or any
portion thereof, Owner or its successor in interest shall make an annual payment in lieu of
property taxes to the City. Owner and City have agreed to execute and record this Agreement in
order to bind Owner and its successors in interest to the in lieu payment obligations, as more
particularly set forth in this Agreement.
G.
The enforcement of the obligations set forth in this Agreement will ensure that the
City will not suffer any loss of its share of property tax revenues that are used to deliver services
to the Project, therefore benefitting the City, and Owner, and its successors in interest.
NOW, THEREFORE, in consideration of the mutual benefits accruing to the Parties, and
for other valuable consideration, the receipt and sufficiency of which is hereby acknowledged,
Owner on behalf of itself and its heirs, executors, successors, assigns and each successor in
interest hereby covenants and agrees as follows:
AGREEMENT
1.
The term (“Term”) Term of this Agreement shall commence upon the Effective Date and
shall extend for a period of ninety-nine years thereafter.
2.
This Agreement shall be recorded in the Official Records of the County of Sonoma
(“County”) prior to issuance of the first certificate of occupancy for the Senior Living Facility.
Owner hereby represents, warrants and covenants that with the exception of easements of record,
and liens of record as of the date of issuance of the first certificate of occupancy, absent the
written consent of City, this Agreement shall not be recorded behind or otherwise subordinated
in priority to any other lien (other than those pertaining to taxes or assessments), encumbrance,
or other interest in the Property.
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3.
In the event Owner applies for and receives the Welfare Exemption or any other
exemption from the payment of real or personal property taxes of any nature, for the Senior
Living Facility or the Property, Owner shall be obligated to make an annual payment in lieu of
taxes to City (the “PILOT Payment”) throughout the Term. If the Senior Living Facility or the
Property fail to obtain or subsequently lose the Welfare Exemption or otherwise become subject
to the payment of real or personal property taxes --- including if the State of California, or the
County Tax Assessor, enacts or enforces another means of taxation or assessment that is not
subject to the Welfare Exemption, or determines that the Senior Living Facility is only eligible
for a partial Welfare Exemption --- the amount of any subsequent PILOT Payment shall be
reduced by the amount of such increase in taxes or assessments actually paid.
4.
The PILOT Payment shall equal Two Hundred Twenty Thousand One Hundred SixtyNine Dollars ($220,169) (subject to any annual increases under the Index, as defined below). In
addition, Owner shall be obligated to make an annual payment throughout the Term of One
Hundred Fourteen Thousand One Hundred Forty Nine Dollars ($114,149) (subject to any annual
increases under the Index, as defined below) to reimburse the City for the cost of additional
police and fire services necessary to serve the Senior Living Facility (the “Reimbursement
Payment”). Collectively, the PILOT Payment plus the Reimbursement Payment shall be
referred to as the “In Lieu Payment.”
5.

The In Lieu Payment shall be phased in over a three-year period as follows:

(a)
The initial In Lieu Payment in the amount of One Hundred Eleven Thousand Four
Hundred Thirty-Nine Dollars ($111,439) shall be due to City from the Owner, payable upon
issuance by City of the first certificate of occupancy for the Senior Living Facility. The due date
of the initial In Lieu payment, which will coincide with the issuance by City of the first
certificate of occupancy for the Senior Living Facility, is hereinafter referred to as the “Initial In
Lieu Payment Date.”
(b)
Assuming that the Senior Living Facility will be no more than two-thirds
occupied, on the first annual anniversary of the Initial In Lieu Payment Date, Owner shall make
an In Lieu Payment in the amount of Two Hundred Twenty-Two Thousand Eight Hundred
Seventy-Eight Dollars ($222,878) (subject to any annual increases under the Index, as defined
below) to City; provided, however, that if the Senior Living Facility is more than two-thirds
occupied, the In Lieu Payment shall be proportionately increased to reflect the actual occupancy.
(c)
On the second annual anniversary of the Initial In Lieu Payment Date, and on
each subsequent annual anniversary date of the Initial In Lieu Payment for the remainder of the
term of this Agreement, Owner shall make an In Lieu Payment in the amount of Three Hundred
Thirty-Four Thousand Three Hundred Eighteen Dollars ($334,318) (subject to any annual
increases under the Index, as defined below) to the City. Any In Lieu Payment not paid when
due shall accrue interest until paid at the lesser of ten percent (10%) per annum or the highest
rate allowed by applicable law.
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7.
Owner hereby subjects its interest in the Property to the covenants and restrictions set
forth in this Agreement. The Parties hereby declare their express intent that the covenants and
restrictions set forth in this agreement shall be deemed covenants running with the land and shall
be binding upon and inure to the benefit of the Owner and City, regardless of any sale,
assignment, refinancing, conveyance or transfer of the Senior Living Facility or the Property, 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. The
Owner’s heirs, administrators, executors, successors in interest, transferees, and assigns
including without limitation any purchaser, transferee or lessee of the Property (collectively, the
“Successor”) shall be subject to all of the duties and obligations imposed under this Agreement
for the full term of this Agreement. If the Property and this Agreement are assigned to and
assumed by a Successor, wherever the term “Owner” is used in this Agreement, the term shall
mean such Successor.
8.
Each and every contract, deed, lease or other instrument affecting or conveying the
Senior Living Facility or the Property 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 Effective Date, Owner 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 by its terms.
9.
If, during the term of this Agreement, (i) the Senior Living Facility is physically unable
to operate for a period of six (6) consecutive months following issuance by City of a certificate
of occupancy for the Senior Living Facility due to casualty or Force Majeure (as defined below);
or (ii) there is any regulatory or legal proceeding that results in an unfavorable judgment, order,
decree, stipulation or injunction that prevents Owner from operating the Senior Living Facility,
the following shall apply:
(a)
The Owner may request a temporary reduction in In Lieu Payments due under this
Agreement during any such period of inoperation by submitting such request to the City in
writing. Upon receipt of such request, the City shall retain an economic consultant at Owner’s
expense to conduct a fiscal impact analysis of the event’s effect on the City’s costs of providing
public services to the Senior Living Facility or the Property. Using its reasonable judgement
based on the result of said fiscal impact analysis, City shall determine the amount, if any, that the
In Lieu Payments should be reduced during any such period of inoperation and shall notify
Owner of said determination in writing no later than 120 days after receipt of Owner’s request
for a reduction.
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10.
Owner agrees for itself and for its Successors that in the event that a court of competent
jurisdiction determines that the covenants in this Agreement do not run with the land, such
covenants shall be enforced as equitable servitudes against the Property in favor of City.
Without limiting the generality of the foregoing, the Parties 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 Owner;
(b)
The burden of the covenants and restrictions set forth in this Agreement touch and
concern the Property in that the Owner’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
Senior Living Facility occupants.
11.
All covenants and restrictions contained in this Agreement without regard to technical
classification or designation shall be binding upon Owner and its Successors for the benefit of
the City, and such covenants and restrictions shall run in favor of the City for the Term, without
regard to whether the City is an owner of any land or interest therein to which such covenant and
restrictions relate.
12.
To the fullest extent permitted by law, Owner 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 from, in whole or in part, as a result of, in connection with, or related to Owner’s
obligations under this Agreement. Owner’s indemnity, defense and hold harmless obligations
shall not extend to any claim arising from City’s negligence or willful misconduct. The
provisions of this Section shall survive the expiration or earlier termination of this Agreement.
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13.
Prior to issuance of the first certificate of occupancy by City for the Senior Living
Facility, Owner shall establish an escrow account in favor of City (“Escrow Account”) with a
balance of no less than Six Hundred Sixty Eight Thousand Six Hundred Thirty Six Dollars
($668,636), which equals twice the amount of the annual In Lieu Payment. The Escrow Account
shall have priority over all liens, encumbrances or other interests in the Property, whether
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14.
Failure by Owner or its Successors to perform its or their obligations hereunder shall
constitute a default under this Agreement and a violation of the Senior Living Facility Project
Approvals. In addition, a failure by Owner or its Successors to perform its or their PILOT
Payment obligations hereunder shall entitle City to any of the following remedies.
(a)
City may institute an administrative or legal action to cure, correct or remedy such
default, to recover damages for such default or to obtain any other remedy whether at law or in
equity, consistent with the purpose of this Agreement and the Senior Living Facility Project
Approvals. City may withdraw funds from the Escrow Account to pay for costs associated with
enforcing this Agreement under this Section 14(a).
(b)
City may attach a lien to the Property for any In Lieu Payments that are due and
payable to the City but have been unpaid for more than 60 days, plus any interest that has
accrued pursuant to Section 5(c) of this Agreement.
(c)
City may withdraw funds from the Escrow Account to cover the balance due for
any In Lieu Payments that are due and payable to the City but have been unpaid for more than 60
days, plus any interest that has accrued pursuant to Section 5(c) of this Agreement.
(d)
City may undertake administrative proceedings to form a Community Facilities
District (“CFD”) pursuant to Government Code Sections 53321, et. seq. or any applicable
successor provisions, to enforce the obligations described in this Agreement by creating annual
assessments on the Property equal to the In Lieu Payment. If City elects to undertake
proceedings to form a CFD, Owner shall, on its own behalf and on behalf of its Successors,
consent, and shall not raise objection, to such formation.
(i)
The boundaries of a CFD that is formed pursuant to this Agreement shall
be limited to the Property.
(ii)
As part of any proceedings to form a CFD, City shall be entitled to include
in any CFD assessment the cost of formation and administration of such a CFD. City will further
be entitled to use any funds in the Escrow Account to pay for any costs associated with forming
the CFD.
(iii) If the City elects to form a CFD, any funds remaining in the Escrow
Account after formation of the CFD and payment of City costs associated therewith shall be
released to Owner and the Escrow Account shall be terminated. If City elects to and does form
a CFD pursuant to this section 14, this Agreement shall be terminated upon formation of such
CFD and shall have no further force or effect.
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15.
At any point starting 24 months after issuance of the first certificate of occupancy for the
Senior Living Facility, regardless of any default by the Owner, the City may undertake
administrative proceedings to form a CFD to enforce the obligations described in this Agreement
by creating annual assessments on the Property equal to the In Lieu Payment. Owner shall, on
its own behalf and on behalf of its Successors, consent, and shall not raise objection, to such
formation. Further, if Owner is not in default under this Agreement, it may submit a written
request to the City for the formation of a CFD at any time following the establishment of the
Escrow Account, and City shall undertake administrative proceedings to form a CFD. If City
forms a CFD pursuant to this Section 15, City will be entitled to use any funds in the Escrow
Account to pay for any costs associated with forming the CFD, and any funds remaining in the
Escrow Account after payment of City costs associated therewith shall be released to Owner.
Upon formation of a CFD pursuant to this Section 15, the Escrow Account shall be terminated,
and this Agreement shall be terminated upon formation of such CFD and shall have no further
force or effect.
16.
Any notice to be given or other document to be delivered by either Party to the other
under this Agreement shall be in writing and shall be deemed to have been duly given and
received (i) upon personal delivery, (ii) as of the third business day after mailing by United
States registered or certified mail, return receipt requested, postage prepaid, addressed as set
forth below, or (iii) the immediately succeeding business day after deposit with Federal Express
or other equivalent overnight courier, addressed to the party for whom intended, set forth in this
Section. Any Party may from time to time, by written notice to the other, designate a different
address which shall be substituted for the one specified below.
If to the City:

City of Healdsburg
401 Grove Street
Healdsburg, CA 95448
Attention: City Manager

with a copy to:

City of Healdsburg
101 Howard Street, Suite 400
San Francisco, CA 94123
Attention: City Attorney

If to Owner:

Kendal at Sonoma
300 Page Street
San Francisco, CA 94102
Attention: Susan O’Connell
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Foley and Lardner
555 California St., Suite 1700
San Francisco, CA 94104
Attention: Mark Schieble, Esq.
Clement Fitzpatrick & Kenworthy
3333 Mendocino Ave., Suite 200
Santa Rosa, CA 95403
Attention: Steve Butler, Esq.

17.
This Agreement, including the Recitals and all Attachments, together with the Senior
Living Facility Project Approvals, contains the entire agreement between the Parties with respect
to this Agreement’s subject matter and supersedes whatever oral or written understanding they
may have had prior to the execution of this Agreement. In the event of any express conflict
between this Agreement and any of the Senior Living Facility Project Approvals, the provisions
of this Agreement shall control.
18.
No alteration, modification, or termination of this Agreement shall be valid unless made
in writing and signed by the Parties and recorded in the Official Records of the County.
19.
No waiver of any provision of this Agreement shall be deemed or shall constitute a
waiver of any other provision, whether or not similar, nor shall any waiver constitute a
continuing waiver. No waiver shall be binding unless executed in writing by the Party making
the waiver.
20.
This Agreement shall be deemed to be jointly prepared by the Parties, and any
ambiguities or uncertainties herein shall not be construed for or against either of the Parties. The
words “including,” “included,” “include” and words of similar import shall be not be interpreted
as words of exclusion but shall instead be interpreted as though followed by the words “but not
limited to” or “without limitation.”
21.
The Parties represent and warrant that each has the full right, power and authority to carry
out its obligations under this Agreement. The individuals executing this Agreement on behalf of
each Party represent and warrant that they have full power and authority to execute and deliver
this Agreement on behalf of such party.
22.
This Agreement shall not be deemed to create any third-party beneficiary rights for any
person or entity.
23.
No member, official, employee or agent of City shall be personally liable to Owner or
any Successor, in the event of any default or breach by City, or for any amount of money which
may become due to Owner or its Successor or for any obligation of City under this Agreement.
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This Agreement shall be construed in accordance with the laws of the State of California
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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.

26.
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.
27.
This Agreement may be executed in multiple counterparts, each of which shall be an
original and all of which together shall constitute one agreement.
[Signature Page Follows.]
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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.
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IN WITNESS WHEREOF, the parties hereto have executed this Agreement as of the
Effective Date.
CITY:

By:

_______________________________
David Mickaelian, City Manager

ATTEST:

Stephanie Williams, City Clerk
APPROVED AS TO FORM:

Samantha Zutler, City Attorney
OWNER:

KENDAL AT SONOMA
California non-profit public benefit corporation
By:
Name:
Its:
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CITY OF HEALDSBURG,
a California municipal corporation
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Attachment 2
See Exhibit 14 of the Staff Report
(the completed Initial Study and Addendum
will be included with the final resolution)
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Project Description
Introduction

The property owner and project applicant, Comstock Healdsburg, LLC, (“Applicant”) is proposing a
redevelopment of a former lumber yard site at the northern edge of the City of Healdsburg, within the
North Entry Area Plan area. The Applicant has filed a Master Conditional Use Permit (MCUP) application
with the City of Healdsburg to develop a Mixed-Use project on the property at 16977 Healdsburg
Avenue.
By way of background, the applicant’s initiation of the development process required preparation of an
Area Plan for the North Entry Study Area in accordance with the requirements of the Healdsburg 2030
General Plan. The North Village development has been informed by the community through the North
Entry Area Plan (NEAP) process and by the City’s adopted policies and regulatory requirements. The City
Council approved the NEAP and Final Environmental Impact Report (FEIR) for the NEAP at a public
hearing held May 20, 2019.
The Project will be developed within the context of the current Mixed-Use zoning and General Plan
designations, and the General Plan (GP) and NEAP policies

1.1 General Project Description
The proposed development is a Mixed-Use community that will realize the vision of the NEAP.
The NEAP allows a total of 290 residential units on the site, which is roughly equivalent to 16 units per
acre based on approximately 18 acres of developable land. The number of units is within the maximum
range permitted in the General Plan MU Mixed Use land use designation.
It should be noted that the assisted care and memory support living spaces that are part of the Senior
Housing are not residential uses and are therefore excluded from the residential density calculation.
A total of 200,000 square feet of commercial uses are allowed on site. Proposed commercial uses
include a 108 room hotel, as well as opportunities for small scale neighborhood businesses that will
provide goods and services for residents and guests of the North Village, residents of the Parkland Farms
neighborhood and the greater Healdsburg community.
As noted, the primary use of the property is residential. The diverse residential types address a number
of community housing issues, i.e., special needs housing for the elderly and disabled, “missing middle”
housing units, affordable and workforce housing. Recognizing the constraints of the Growth
Management Ordinance (GMO), zero market rate housing is being proposed.
The North Village Project will include:
•

Attachment: Attachment 4 - Exhibit 3 - Applicant's Narrative Project Description (2754 : North Village DA)
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301 Affordable and Special Needs Housing Units
• 75 Affordable, attached multi-family housing units
• 5 Live-Work Units
• 221 Senior Independent Living Units
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•

•
•

•
•
•

•
•
•

•

2.0

20 Affordable units for onsite workforce and volunteers
10 units restricted to moderate income senior residents
• 24 assisted living and 30 memory care beds
108 room hotel with restaurant, spa, meeting and event buildings and other associated
amenities
• 100 seat restaurant (60 indoor and 40 outdoor seats)
• 60 seat rooftop bar
• 2,000 square feet of lobby, meeting and event space
• 2,400 square feet Grange Building gathering and event space
12,000 square feet of commercial retail and maker space
Public Promenade in between the retail, housing and hotel areas connecting guests to much
needed services, meeting and gathering spaces
• Grange Building and Common Green for local events, farmer’s markets, yoga, picnics,
and community gathering activities
Total Project Site floor area ratio 47.6%, 12.8% for commercial uses only
Total residential site density, as calculated using the NEAP definitions, is 301 units or 16.72
dwelling units per acre.1
A ¾ mile passive use trail on site will connect residents and guests from the Foss Creek Trail at
the entry to the project around the perimeter of the property through planted vineyards, back
to the entry for access to the Foss Creek trail, park at Saggio Hills and to the Parkland Farms
neighborhood
Parking spaces will be provided for all uses and guests at the North Village development
consistent with the Land Use Code and NEAP policies
Pedestrian and bicycle connections to the Healdsburg Avenue bike lanes, and Foss Creek Trail
Onsite bicycle storage, electric vehicle charging stations, electric vehicle car share and bike
share, and shuttle service will connect residents and guests to the greater Healdsburg
community and promote lower impact alternatives to traffic.
Secondary Emergency Vehicle Access (EVA) as required by the NEAP.

Purpose

The purpose of this document is to provide additional Project information for the City’s review of the
Master Conditional Use Permit (MCUP) application. The proposed Project is consistent with the City's
adopted Healdsburg 2030 General Plan (GP) and the NEAP as shown in the policy compliance section.

3.0

Objectives

The following Project objectives are consistent with the GP and the NEAP.
• Redevelop a former industrial (lumberyard) site with a new Mixed-Use development for Healdsburg
residents and the neighboring community that provides an attractive gateway into Healdsburg from the
north and that is distinct from the downtown and plaza area of the city.
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1

NEAP allows for 16 dwelling units per acre, a bonus density of 11 units is added to the project for the
age-restricted senior living community
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• Develop multi-family housing that will be available to a range of affordable income categories in
support of the City's affordable housing goals.

• Develop a hotel and related uses that support the Project’s economic feasibility and contribute to the
City's local economy.
• Provide community meeting and gathering spaces to encourage social interactions that will contribute
to community character.
• Provide pedestrian and bicycle connections to the Foss Creek pathway to increase options to access
downtown Healdsburg
• Visually enhance the north entryway to the City.
• Provide maker and retail uses as part of the Mixed-Use development in support of the City's economic
development goals.
• Maintain safe and adequate vehicle ingress/egress to the property.
• Incorporate sustainable design features and systems throughout the project in order to promote
energy and resource conservation.

4.0

Background

The site was purchased in 2016, by Comstock Healdsburg LLC, and includes four parcels on a total of 32.18
acres. There are approximately 18 net developable acres on the site, approximately 13 of which are
proposed to be developed for special needs housing populations as identified within the City’s Housing
Element (2015-2023).
The site is designated for Mixed-Use development within the City’s GP and is currently zoned for Mixed
Use per the 2011 Land Use Code. It is governed by the NEAP which also designates the Project Site as
Mixed-use. The applicant has identified uses to be located on each lot consistent with allowable uses
within the 2011 Land Use Code.

5.0

Existing Conditions
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• Develop a Senior Living Community (SLC) that includes independent living units, assisted living units
and memory support units in support of the City's special needs housing goals

The North Village site is within the northern city limits of Healdsburg at 16977 Healdsburg Avenue (APNs
091-060-009, 019, 022, 025). It is bordered by the US 101 right of way to the west, a private hillside parcel
owned by Lytton Rancheria of California to the north, the NCRA railroad right of way and Healdsburg
Avenue to the east, and the Simi Winery property to the south.
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The site is approximately 32 acres and is currently vacant. However, the site was a formerly operated as
a lumber yard and mill until 2000. The site was improved in 2004 for development. Improvements
consisted of clean-up of contaminated soil, grading, drainage, and wetland mitigation. This included a
project environmental review process with the City and review by the Army Corp of Engineers, the
North Coast Regional Water Quality Control Board, and California Department of Fish and Wildlife under
a separate approval process. A Mitigated Negative Declaration was approved by the Planning
Commission on February 24, 2004, with grading completed and a Certificate of Occupancy issued by the
City on January 25, 2005. Clean-up of contaminated soil occurred in 2004. A reissued soils report was
prepared by Kleinfelder, September 17, 2017. No cultural resources were discovered on the site prior to
grading of the site, as evidenced in a report by Tom Origer and Associates dated April 16, 2002.
Beyond the remediated and graded portion of the site are sloping hillsides with native woodland
vegetation, primarily to the north and southwest. No trees of interest occur on the developable pad
portions of the site. A tree report was prepared prior to the grading of the site in 2005 by arborist Becky
Duckles dated August 1, 2003.
Two earthquake faults have been identified below the site. Both run diagonally from northwest to
southeast, one on the north of the site, the other to the south. To mitigate their presence onsite,
habitable buildings will not be located within a 50’ buffer on either side of the fault, as indicated in the
Kleinfelder Geologic and Geotechnical Report and map dated April 17, 2003.
Current conditions include a large pad on the northern portion of the site and a smaller pad to the south
elevated approximately ten feet above the large pad.

6.0

Land Use Designations

The North Village property is designated as MU (Mixed Use 10-16 UPA) in the GP and is within the MU
(Mixed Use) zoning district. As noted, the property is the subject of the NEAP that provides guidance for
development of the property. The property is designated as MU (Mixed Use) in the Plan. The proposed
uses in the North Village are allowed subject to conditional use permit approval and are identified as
“preferred” uses in the NEAP and support the Plan’s Guiding Land Use Principles (Chapter 4 Land Use
Framework, Zoning). The proposed residential uses comply with density requirements for the Mixed Use
(MU) General Plan designation. The Project will maintain the existing Mixed Use (MU) Zoning and
General Plan designations.
The Project is designed in accordance with the provisions of GP, adopted July 2009 and amended in
2011 and in accordance with the Vision and Goal and Policies in the NEAP adopted May 20, 2019.The
Project complies 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.

7.0
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5.1 Site Constraints and Improvements

Project Approvals and Future Entitlements

An Environmental Impact Report (EIR) for the NEAP was approved by the City on May 20, 2019. The
Project will be reviewed for consistency with EIR.
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As stated in the NEAP, Chapter 8 Implementation, a master Conditional Use Permit will be used to
establish the requirements for shared infrastructure improvements, including the following:
•

Intersection improvements at the Healdsburg Avenue entry.
▪

•

Healdsburg Avenue entry improvements are shown on the Public Improvements and
Common Area Site Plan and Master Utility Plan pages in submittal package materials.

Frontage improvements on Healdsburg Avenue (including curbs and gutters, landscaping, lighting,
and Foss Creek pathway extension)
▪

Healdsburg Avenue entry improvements are shown on the Public Improvements and
Common Area Site Plan and Master Utility Site Plan pages in submittal package materials.

•

Underground electric utilities
▪ Utilities are shown on the Master Utility Plan page in submittal package materials.

•

Construction of the primary street with associated utilities, lighting, landscaping and walkways
▪

•

Establishment of secondary emergency vehicle access (restricted use)
▪

•

Public improvements are shown on the Public Improvements and Common Area Site Plan
page in the submittal package materials

Establishment of reciprocal easements and maintenance agreements for access, drainage, utilities,
etc.
▪

•

The NCRA approved secondary emergency vehicle access is shown on the Parcel &
Easement Map page in the submittal package materials

Offers to dedicate public improvements to City of Healdsburg
▪

•

Public improvements are shown on the Public Improvements and Common Area Site Plan
page in the submittal package materials.

There are planned reciprocal easement agreements between the parcel owners for access,
drainage and utilities
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Project approvals include:
• Master Conditional Use Permit (required for Residential uses as part of a Mixed-Use district
and required for Visitor lodging)
• Density Bonus Application for the Senior Housing

Establishment of CC&Rs, as needed
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▪

Timing requirements for installation of improvements
▪

•

To be Determined

Bonding requirements, if necessary
▪

Not Applicable

Consistent with the Implementation policies of the NEAP, a master Conditional Use Permit will establish
backbone infrastructure and utilities, followed by subsequent conditional use permits (as needed) and
design review permits for proposed development projects.
The Applicant is seeking approval of the backbone infrastructure, utility and circulation plans,
community and open space, as well as the specific uses on each individual parcel in the Project. The
master Conditional Use Permit process will identify allowed uses on each parcel and establish
entitlements caps for specific development components including, but not limited to: square footage of
commercial uses; number of residential units; and number of hotel rooms.
The Design Review process is for review of specific development design features including, but not
limited to: location, height, massing, materials, and architectural features of proposed structures; onsite vehicular and pedestrian access; parking; landscaping; lighting; and signage.
Subsequent developers will be responsible for obtaining Design Review approvals (and possibly
Conditional Use Permits) for construction of improvements on their respective development parcels.
Through the Design Review process, the City’s Planning Commission will evaluate proposed site plans,
building designs (including massing, height, materials, design details, etc.), parking, pathways, open
space, landscaping, lighting, signage, and other design features. Development proposals must be
consistent with the guidance presented in the NEAP.
As noted, the submittal package includes the information requested by the City to consider the project
elements that are within the purview of the master Conditional Use Permit application.
Additional project approvals for each development project in North Village may include:
• Encroachment permit(s) for any work in the public right of way
• Design Review Application
• On-lot Infrastructure Improvement Plan Approval
• Building & Grading Permits

8.0

Proposed Land Uses
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•

Not Applicable

Proposed uses identified in the MCUP application include affordable housing provided by new multifamily housing units, a senior housing community, hotel and related amenities including a restaurant &
bar and fitness and spa, and retail uses. Each of the proposed uses are permitted in the NEAP subject to
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Conditional Use Permit (CUP) approval; the master Conditional Use Permit will supplant the need for
future CUP(s) for these uses. A brief description of each use is provided; Project Data and a Program
Summary for each use is included in the plan set.

Over the past few years, Healdsburg has engaged in a robust community dialog on housing issues. The
City updated the Housing Element in 2015 and identified a number of policies,
goals and measures to improve housing opportunities for the community.
North Village addresses a number of community housing issues; specifically, special needs housing for
the elderly and disabled, workforce housing, shortage of multi-family housing units available to the
“missing middle”.
A number of factors were considered in determining the type, number and affordability range of
housing units in North Village.
• The City’s GP establishes a density of 10-16 UPA (units per acre) for Mixed-Use (MU)
designations. (16du/ac x 18.1 acres = 290)
• Due to topographic and geologic constraints, not all of the site is developable.
• A voter enacted Growth Management Program (GMO) limits the number of market rate
housing units that may be constructed within a specified period of years. The GMO constricts
market rate housing production in the City. Due to the number of GMO allocations that have
been committed to approved projects, allocations are not available for a significant number of
years, therefore no market rate housing is proposed for the North Village project.
In accordance with State law and the City’s adopted policies and procedures for administering the GMO,
housing for the elderly and disabled, and affordable housing units are exempt from imposition of
Growth Management Program restrictions. However, it is anticipated that Category ‘C’ allocations will
be needed for “missing middle” housing included in the project.
•

•

The project includes affordable rental housing and workforce housing that is privately funded
by the project developer; the City does not subsidize affordable housing on the site either by
contribution of funds or land.
Site constraints and development standards including floor area, building height limitations and
parking requirements further constrict the number of housing units that may be constructed.

Planning Commission study session workshops and deliberations at the public hearing resulted in
further exploration of opportunities to provide additional housing on the site. The project base density is
80 multi-family housing units and 184 senior housing units for a total of 264 units in conformance with
the NEAP. Density Bonus will be used to increase the total number of housing units to 301 (75 multifamily and workforce units, 5 live-work units and 221 senior housing units).
All housing at North Village is special needs housing (elderly and disabled), workforce and subsidized
affordable housing. This is a private development project; the project does not involve any subsidy of
public funds or land. There is no market rate housing proposed as part of the project. Twenty-eight
percent of the total housing units will be restricted to incomes up to 120% of AMI; twelve percent of the
total housing units will be restricted to low and very-low income residents.
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8.1.1 Affordable / Workforce Housing

North Village includes much-needed housing opportunities for families and the local workforce. As
noted, there will be a total of 30 affordable and workforce rental housing units, 45 missing middle units,
and 5 live-work units. There are 54 units restricted to incomes levels at 120% of AMI or lower. The units
are available in a range of sizes, from 500 to 1,100 square feet; types including studio, one, two and
three bedroom units; and income levels.
Affordable / Workforce Housing
Unit Type
No. of
Units

Income
Level (AMI)

1 Bedroom
2 Bedroom

5
9

50%-110%*
50%-110%*

3 Bedroom
Total

16
30

50%-110%*

*No fewer than 20% of the total units (6) will be restricted to Very Low incomes levels (50-60% AMI), 30% of the
total units (9) will be restricted to Low incomes levels (60-80% AMI); No greater than 50% of the total units (15)
will be restricted to Moderate income levels (80-110%)

“Missing Middle” Housing
Unit Type
No. of
Units
Studio
15
1 Bedroom
16
2 Bedroom
14
Live-Work
5
Total
80

Income
Level (AMI)
120%-160%*
120%-160%*
120%-160%*
120%-160%*

* 24 of the “missing middle” dwelling units will be restricted to Moderate income levels up to 120% of AMI, 26
dwelling units will be restricted to income levels between 120%-160% of AMI and will require Category C
allocations.

8.1.1.1 Affordable / Workforce Housing Amenities
A community room will be provided in the multi-family housing community and will include a
kitchenette and space for activities and events. A fitness room, lobby, mail center and bicycle storage
will also be provided. Laundry hook-ups will be provided in each unit.
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Affordable/Workforce - “Housing that includes live/work facilities, multi-family housing, and single-room
occupancies, provided the dwellings are on the same site as the source of employment.” (HMC LUC
Section 20.28.310).

Outdoor amenities include a tot lot, BBQ and gathering area with tables and benches, a community
garden and bike racks.
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North Village includes a Senior Living Community (SLC) that will include a base of 184 units, plus an
additional 37 density bonus units for a total of 221 independent living units for those 62 and older. As
needs may change, medical services consisting of 30 assisted living beds and 24 memory support beds
are also included in the senior community. The SLC will include ancillary uses typical of similar senior
community’s such as dining options, health/wellness/fitness facilities and programs, and learning
opportunities and will expand employment opportunities for qualified Healdsburg healthcare
professionals. Senior Housing provides a living option that allows current Healdsburg seniors to remain
in their community close to family and friends.
The SLC will be licensed by the State of California as a Residential Care Facility for the Elderly (RCFE) and
will serve individuals 62 years of age and older.
The SLC includes 10 units for residents whose income does not exceed 120% Area Median Income (AMI).
Additionally, the community will provide 20 units at 50% AMI, these units are restricted to workers and
volunteers serving the SLC.
A Density Bonus Application has been filed as part of the project for the SLC. Thus, the total dwelling
unit count is 301, resulting in 11 additional dwelling units above the 290 units provided in the NEAP.

8.1.2.1 Senior Housing Amenities
The following amenities and programs will be available to Senior Housing residents:
•
•
•
•
•
•

A continuum of health care including supportive home care, assisted living and memory care
neighborhoods, physical and occupational therapy services, and an on-site medical clinic.
Multiple dining venues, a library, club rooms, meeting rooms, classrooms, a large community
room, a spa & massage room, tearoom, dedicated meditation hall, rooms for meeting with Zen
teachers, art studio & maker space, personal services (i.e. hair salons.)
Transportation, fitness and wellness programs, cultural, travel and educational programs,
volunteer activities, spiritual counseling, yoga, mindfulness programs, training in contemplative
care.
Full and part time staff on-site including health services, administration, finance, marketing,
maintenance, environmental services, dining and other staff dedicated to supporting SLC
residents. There will be as many as 70 staff on site at any time.
Outdoor walking trails and pathways provide a direct connection to the perimeter trail and Foss
Creek trail, gardens and meditation spaces and a community garden offer a range of options for
outdoor activities.
On-site services/spaces include multiple meeting spaces, mail/package room, washers & dryers
in each unit.

The following amenities and programs will be available to the greater Healdsburg community:
•
•
•
•
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8.1.2 Senior Housing

A SLC dining venue will serve residents and will also be open to the public.
Assisted living, memory support and respite care services
Meditation, mindfulness classes and Dharma Talks
Cooking classes featuring farm-to-table and vegetarian dishes will be offered
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•
•
•
•
•
•
•

Perimeter walking trail
Maker space and art studio at the SLC will be available to Healdsburg residents for programmed
events
The indoor pool and yoga studio may include programmed activities that would be available to
the Healdsburg community.
Community spaces available to local not-for-profit or civic organizations that may need small
meeting rooms or Community Room
Enrichment programs including regular concerts, lectures, educational programs and other
cultural events in the Community Room may be available to the public
Internships, training programs, and inter-generational opportunities will be available for
Healdsburg residents
The SLC will offer and support health fairs and educational programs focused on seniors.
Examples would include education on long-term care insurance, senior consumer protection,
computer training, sustainability, healthy living and other programs.

8.1.2.2 Levels of Care
The Senior Living Community, per California Health and Safety Code, is defined as a Continuing Care
Retirement Community and a Residential Care Facility for the Elderly (RCFE). The SLC will have three
levels of care within the facility: Independent Living, Assisting Living, and Memory Support. Below are
specific regulatory definitions. All definitions can be found in the State of California Department of Social
Services – Continuing Care Contract Statues – Health and Safety Code – Chapter 10 of Division 2 and
State of California Department of Social Services – Continuing Care Licensing Division – Manual of
Policies and Procedures – Residential Care Facilities for the Elderly (RCFE) – Title 22 Division 6 Chapter 8.
“Continuing care retirement community” refers to a facility located within the State of California where
services promised in a continuing care contract are provided.
• Residents of the SLC will sign a continuing care contract that guarantees occupancy regardless of
ability to pay or changes in health status, assuming the SLC is able to appropriately care for the
individual
• Residents will be provided an array of services under the continuing care contract
“Residential care facility for the elderly” or “RCFE” refers to a housing arrangement chosen voluntarily
by persons 60 years of age or over, or their authorized representative, where varying levels and
intensities of care and supervision, protective supervision, or personal care are provided, based upon
their varying needs, as determined in order to be admitted and to remain in the facility.
• All units at the SLC, including Independent Living, Assisted Living and Memory Support Assisted
Living will be licensed as RCFE
• Residents in Independent Living may receive supportive care/assisted living services within the
independent living apartment because of the RCFE licensure, thereby allowing aging-in-place to
occur
• SLC will be constructed to a higher standard to meet the RCFE life safety requirements
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Independent Living
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Independent Living is for seniors who are able to live on their own in an apartment or house with
minimal assistance, but who want the conveniences of living within a community that provides services
and amenities for the aging. The services provided are aimed at minimizing seniors’ daily responsibilities
such as: landscaping, laundry and housekeeping services, dining, transportation, security surveillance,
and a variety of activities and wellness programs.
Assisted Living
“Assisted living unit” refers to the living area or unit within a continuing care retirement community that
is specifically designed to provide ongoing assisted living services. Assisted living services includes but is
not limited to: assistance with personal activities of daily living, including dressing, feeding, toileting,
bathing, grooming, mobility, and associated tasks, to help provide for and maintain physical and
psychosocial comfort. Assisted living is part of a continuum of long-term care services that provides a
combination of housing, personal care services, and health care. Assisted living offers a multi-faceted
residential setting that provides personal care services, 24-hour supervision and assistance, activities,
and health-related services designed to respond to individuals who need assistance with normal daily
activities in a way that promotes maximum independence.
Memory Care
Assisted living provides support for those who are capable of independent living with limited assistance
for their daily living activities; memory care provides a higher level of care with services similar to
assisted living that also includes activities and services related to cognitive decline.

8.2 Retail
North Village plans to curate a retail mix of approximately 12,000 square feet, which is within the
NEAP’s allowance. Small scale neighborhood commercial businesses are important to the local
economy, provide goods and services desired by community residents, and will contribute to the
character of the North Village and greater community. While these small retail uses are insufficient as
an economic driver to support affordable housing production on the property, the retail uses will
provide needed goods and services to the residents of the North Village, Parkland Farms, and the
greater Healdsburg, as well as provide additional gathering spaces.
The GP prohibits certain commercial uses in the North Entry Plan Area that constrain economic
development opportunities in the NEAP area. Specifically, regional or community shopping centers,
grocery or drugstore anchored neighborhood shopping centers, home improvement or hardware stores;
and automobile dealerships or service stations are prohibited uses.
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Independent living Unit or “residential living unit” (or Independent Living Unit)” is defined as a living unit
in a continuing care retirement community that is not used exclusively for assisted living services or
nursing services.

The North Village will create a unique shopping and dining destination located at the gateway to
North Healdsburg. North Village will boast a grand pedestrian promenade where shopping and dining
offerings intertwine with a landscaped courtyard, fountain, and public art.
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Public amenities may be incorporated into the promenade, to encourage community gathering and
interconnectivity among residents. A well curated blend of maker spaces, local artisan food purveyors
(such as a coffee shop, small brewery and/ or a specialty grab-and-go market with limited staples) and
neighborhood retail (such as a bike shop, pet store, and/or specialty shop) is envisioned. Bike storage,
access to the perimeter trail, shuttle service and ample parking will connect the North Village retail to
the greater Healdsburg community, while providing a walkable experience for residents of the North
Village

8.3 Hotel/Fitness/Spa/Restaurant & Bar
The North Village will include a 108 room hotel. The hotel will provide needed accommodations at the
north end of Healdsburg that will serve visitors to the residents in the North Village, as well as greater
Healdsburg. The hotel will be designed to the agrarian and residential scale that is Identified In the
NEAP. The hotel will also include a fitness facility and spa, restaurant, rooftop bar, and meeting spaces.
The hotel restaurant and rooftop bar will be available to hotel guests and the public. A number of
fitness/spa memberships will be available to the public as well.
The restaurant will seat 60 guests indoor and 40 guests outdoors and provide lunch and dinner service.
The rooftop bar will be a combination of indoor/outdoor space and accommodate 60 guests. In addition
to culinary programming, there will be a chef’s garden located on the property. It is imagined that the
garden will be used for the restaurants, as well as host culinary education programming and tours that
will be available to both guests and the public.
The hotel property also includes a Grange. This modern-day barn-like structure will be available for
public use and may be used for indoor and outdoor events such as:
•
•
•
•

Local events / meetings possibly including a farmer’s market
Partnering with not-for-profit organizations for meetings and events
Family special occasions
Events to celebrate and highlight the work of local makers and producers

The Grange will be located adjacent to the pedestrian promenade and next to a large common Green,
which can also be used for public gathering, events, Yoga, art shows, etc. Electric car charging stations, a
shuttle to central Healdsburg and connectivity to the Foss Creek Trail will ensure that guests and locals
are connected to the greater Healdsburg community.
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The North Village plans to curate a mix of retail uses that will simultaneously strengthen the fabric of the
neighborhood and connect with the residents of the greater Healdsburg. The mix of retail uses will be
positioned along the pedestrian promenade, providing an alternate shopping district to complement
Healdsburg’s downtown plaza.

The hotel and related uses are expected to have a total of 135 full and part-time employees that will
provide services over based on one of three assigned shifts. The largest shift will include up to 50
employees.
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Strengthening human connections and providing new opportunities for locals and visitors to meet for
conversation, and share experiences are among the primary objectives of the project. Toward this end,
The North Village development prioritizes several common areas for the purpose of enhancing
spontaneous and planned interactions amongst families and friends but also to create an environment
to connect with new people. Throughout the development, one may find on any given day, an
opportunity to grab coffee with a friend, to have a picnic lunch with friends and family on the common
green, meet new friends at a yoga class, or dog run, learn a new passion at a hands-on seminar on beekeeping, and/or pick-up round of bocce or croquet.
There are three main arteries of public gathering that pulse through North Village. These are, the
Promenade, the Common Green, and the Grange.
•

•
•

The Promenade is a pedestrian oriented plaza area in the heart of the project retail space that
will be approximately 300 feet in length. It will be accessed via “Main Street” arrival and will
provide centralized gathering spaces and seating and resting areas while also directing energy
towards the local business establishments, (coffee shops, boutique and local specialty stores.)
The Common Green will be a large green space for concerts, picnics, events and spontaneous
meet-ups. This community gathering area is located on the hotel parcel adjacent to the Grange
Building and connected to the Promenade and the perimeter trail
The Grange will be available for community events and education opportunities, serving as a
reservable “clubhouse” for the greater Healdsburg community. It will be located directly
adjacent to the “Main Street” turnabout and its orientation will offer direct access to the
adjacent Common Green, with views of the hills and vineyards to the north.

Additionally, a perimeter trail (approximately ¾ mile) will hug the outer edges and envelop the
development and provide strolling opportunities across the development and linking to Parkland Farms
and Foss Creek trail systems.
Program Summary Matrix
Multi-Family Housing Program

1 Bedroom Apartment
2 Bedroom Apartment
3 Bedroom Apartment
Total

Program Square
Footage (GSF)

Quantity (# of
Unit)

Square Feet per Unit (NSF)
750
900
1,100

44,832

5
9
16
30

Program Square
Footage (GSF)

Quantity (# of
Unit)

Square Feet per Unit (NSF)

Senior Housing Program
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8.4 Community Spaces

Independent Living Units
1 Bedroom
2 Bedroom

83
138
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Total Residential/
Ancillary

221
387,932

Assisted Living Beds
Memory Care Beds
Associated Uses, PT, Clinic
Total Commercial

30
24
53,790

Retail and Multi-Family Housing Program
Program Square
Footage (GSF)
Studio Apartment
1 Bedroom Apartment
2 Bedroom Apartment
Live Work Unit
Total

55,072

Total Retail

12.000

Quantity (# of
Unit)

Square Feet per Unit (NSF)

15
16
14
5

500
725
1,000
1,000

50

Hotel Program
Program Square
Footage (GSF)
Guestrooms
Public Areas:
Food and Beverage
Grange/Meeting
Lobby Areas
Fitness & Spa
Back of House
Core and Circulation

49,480

Interior Sub Total

86,930

Exterior Cover areas

26.830

Interior /Exterior Total

113,760

Project Total

667,386

Quantity (# of Key)

Square Feet per Unit (NSF)

108

3,800
3,600
2,000
5,450
15,400
5,000
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Utilities and Public Services

Public Utilities were extended to the project across the NCRA right of way through the 70’ public access
and utility easement in 2018. The extended utilities include City water, sewer and electrical conduit and
natural gas service encasement. Natural Gas service will be provided by Pacific Gas and Electric (PG&E).
All Utilities have been encased under the railroad ROW for ease of future maintenance and will be
extended on site through a private street. Utility services were installed in coordination with the Saggio
Hills Healdsburg Avenue Improvements
Each lot will be serviced directly from the private street which connects each of the four proposed
developed parcels. Public improvement plans to extend the private access street and public utilities will
be submitted upon completion of the MCUP approval.
The following is a summary of the proposed project infrastructure. (See MCUP Site and Utility Plans
pages 34-37 for reference.)

9.1 Sewer
A 10” public sewer will be extended on site from Healdsburg Avenue through Private Street “A” as
shown on MCUP Master Utility Plan page 37

9.2 Water
2-12” public water mains will be extended into the site within the private street creating a looped water
system giving the ability to maintain an active water service during maintenance. A Fire Flow Analysis
was provided as part of the Master Conditional Use Permit Submittal to confirm all proposed buildings
meet California Fire Flow requirements for the proposed project water system. See Master Utility Plan
and Fire Flow Analysis.

9.3 Storm Water
The site will have a private drainage system. The drainage system will be a combination of existing
drainage swale around the perimeter of the site and a piped storm drain system that will collect storm
water from the paved surfaces on the site. Stormwater Treatment: All developed drainage from the site
will drain to the existing stormwater quality pond where it will be detained to meet Sonoma County
Stormwater Low Impact Design, (SWLID) volume requirements. Each respective developed parcel will be
required to meet LID treatment requirements through the use of rain gardens and bio – retention.

9.4 Drainage
A 100-year drainage analysis of the perimeter project drainage channels and overflow of Stormwater
Quality Pond are provided as part of the Master Conditional Use Permit Submittal. All channels meet
City of Healdsburg Drainage requirements. The project drainage after exiting the Stormwater Quality
Pond will drain to the Northern Slough at the southeast corner of the site. All piped water will be filtered
by a proprietary stormwater treatment unit prior to draining to the treatment pond or existing swales.
Treatment and stormwater detention will in compliance with the Sonoma County SWLID.
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9.5 Natural Gas

9.6 Electric
Electric service for the site will come from Healdsburg Avenue and is coordinated with Saggio Hill Joint
Trench Plans prepared by Norcoast Utilities. PG&E overhead lines on Healdsburg Avenue frontage will
be undergrounded as part of the project’s public improvements. Utility lines within the project will be
underground as well.

9.7 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 private right-of-way
with a joint trench.

9.8 Fire and Police Protection
Street design and building site layout will support Project site access for emergency services. Water
mains within the Project area will be adequately sized to provide adequate fire flow. New fire hydrants
will be located on the private street as directed by the Fire Department. All structures will be designed
and built to comply with applicable fire code requirements. As mentioned in the Access & Circulation
section, the site will be accessed by two EVA access points, a primary access and a secondary access.

10.0 Sustainability
Sustainability is an integral goal of the North Village project, and a value the project regards as an utmost
priority. As a result, the development will achieve a high level of sustainable resource use from
construction through continued operations.
The project will incorporate sustainable solutions in the following areas; among others:
•
•
•
•
•
•
•
•
•
•
•

The Project will strive for LEED standard at the Gold level and CalGreen building design, systems
Clean power
Photovoltaics
Purchase of 100% renewable energy from City of Healdsburg Electric
Comprehensive water conservation strategy in building design and site landscaping.
Shuttle service to downtown Healdsburg, Santa Rosa Regional airport, and the SMART station
will be available.
Internal use electric vehicles
Electric Vehicle (EV) charging stations (six)
Shared electric vehicles
Bicycles racks will be provided and participation in a bike share program will encourage bicycle
travel as an alternative form of transportation for residents, employees and guests.
Waste reduction/recycling
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Natural Gas service for the site will come from the gas main in Healdsburg Avenue. The proposed service
has been coordinated with the Saggio Hills Public Improvement Joint Trench Plans prepared by Norcoast
Utilities.
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The North Village is distinctive in that, along with the goal of being sustainable from an environmental
resource standpoint, it is also intended to be sustainable economically and socially. It will be sustainable
economically in that its uses are not isolated to one income bracket. The uses will benefit working
families, seniors, local businesses, and guests visiting Healdsburg. It will be socially sustainable in that
the uses will span generational divides and strengthen the community fabric of Healdsburg. Within the
community, working adults, families, the retired and the elderly will all be represented.
All of these sustainability goals will be achieved with the symbiotic relationship between uses onsite.
Senior Residents will be able to visit with family and friends, families traveling to visit their senior loved
ones will have a place to stay in the hotel. Workers will be able to walk to restaurants in the Promenade
area. More importantly, these uses will have an integral connection and engagement with the
Healdsburg community arising from employment opportunities, housing, social programs and active and
passive transportation connectivity. Healthy environments are also a part of the Project programming,
including gardens, health and wellness facilities, and integrated walking trails.
.

11.0 Site Signage
The 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 and consistent with the NEAP. Signage for the
project will provide safe and adequate identification and wayfinding and will respect the visual character
the area.

12.0 Access & Circulation
The project has a single public entry from Healdsburg Avenue with a single lane entry and two lanes for
exiting. The entry, now complete, was previously approved by the Public Utilities Commission of the
State of California was applied for by the City of Healdsburg and approved in September 2010. The
public entry design is in compliance with the 2010 plans, approved by the Public Utilities Commission
(PUC). On site private street widths will consist of a minimum 26’ width with single lane of traffic in each
direction and will terminate in way of a vehicular and fire truck turnaround.
The privately maintained street will have a public access easement for public use. See MCUP site plans
for street widths and road sections. Bicycle path linkage to downtown Healdsburg from the site will be
enhanced with the inclusion of bike lanes on Healdsburg Avenue, as provided in the Saggio Hills Project
– Healdsburg Avenue Improvement Plan (SHPIP).
A transportation strategy that includes alternatives to traditional vehicles will be key to minimizing
project related traffic and parking impacts downtown. Shuttle services, car and/or bike sharing, electric
vehicle sharing, and connections to the pedestrian and bicycle system may all play a part in connecting
The North Village to greater Healdsburg community and the area beyond. Shuttle service will be
provided by the hotel with 24/7 operation, and by the Senior Community with daily operation for
transport to and from Airport, transit hubs, downtown Healdsburg and special events activities
sponsored by the hotel. and the Senior Community. A Bus stop on Healdsburg Avenue is currently
planned to be constructed as part of the SHPIP. Although some of the means are not listed as specific
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13.0 Vehicle Parking
Parking areas throughout North Village provide sufficient parking for all proposed uses. As requested,
the table below provides basic information regarding parking space requirements and the number of
spaces provided and a Master Parking Plan is included in the submittal package that identities the
parking layout and parking areas according to use. It should be noted that since the Project is utilizing
Density Bonus provisions to increase the number of affordable housing units, State requirements are to
be applied for residential parking instead of the City’s parking code requirement. A Master Parking Plan
that identifies the number and location of parking areas by use is included in the submittal package. As
noted in the Project Approvals section, parking is a development design feature that will be reviewed as
part of the Design Review process.
Additionally, the Healdsburg Municipal Code allows the Planning Commission to consider relief from City
parking requirements for certain types of uses. Healdsburg Municipal Code Section 20.16.150(B)(2)(3)
recognizes that parking requirements may be reduced for senior housing developments; and, allows
consideration of shared parking for multiple uses on a development site.

13.1 Multi-Family Housing Parking
The community will be serviced by 55 on-site surface parking spaces. This meets State code requirements
of one space per each one bedroom unit and 2 spaces for each two bedroom and three bedroom unit.

13.2 Senior Housing Parking
The Senior Housing Community will be served by 289 spaces. There will be adequate parking for
residents, visitors and employees. Healdsburg’s parking code standards for licensed RCFE. Facilities
requires one space, per two beds for a total of 179 spaces. Parking is also provided for the Memory Care
and Assisted Living beds at one space for every two beds for a total of 17, Onsite employee parking will
be provided at a minimum of one space for every two employees at the highest shift for 35 spaces. A
minimum of 13 guest spaces will be provided on site.

13.3 Retail and Multi-Family Housing
There will be approximately 64 parking spaces provided for the 50 units on this parcel, consistent with the
State Code requirements for affordable housing at one space for each studio and one bedroom apartment
and two spaces for each two bedroom apartment. 44 spaces will be provided for the retail uses.

13.4 Hotel / Restaurant/Meeting/Event Parking
There will be approximately 155 surface parking spaces for guests and staff of the hotel, exceeding the
city standard of 131 spaces, calculated at one parking space per bed, plus one space per two employees.
The additional 25 spaces are provided for public guests of the restaurant and provided meeting and event
space. There will be an on-demand shuttle to transport visitors to and from downtown Healdsburg.
Parking and loading areas will be located and screened from view from Healdsburg Avenue to the extent
possible.
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policies within the GP, these measures will contribute to the City’s goal of providing a safe, efficient and
convenient transportation system
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Table - North Village Parking
Units/SF/Seats

Healdsburg
Code

Total Req.

State Density Bonus

Program
Total Provided

Senior Living Community
Independent Living Units

221

1 space per 2
beds

1 bedroom

83

41

2 bedroom

138

138

Assisted Living Beds

30

Memory Care Beds

24

.5 space per
bed
.5 space per
bed

15
12

Guest

13

Staff

70

1 per 2 staff
onsite

SUBTOTAL
Hotel

35
254

108

>1 space per
guest room
/bed

108

Indoor

60

20

Lobby/Outdoor

40

Rooftop Bar

60

1 space per 3
seats
1 space per 3
seats
1 space per 3
seats
Healdsburg
Code

289

Restaurant

Program

Units/SF/Seats

Staff

45

Meeting/Conference Space
Grange/Event Space
Seats

State Density Bonus

1 per 2 staff
onsite

23

1 space per 4
fixed seats

70

Program
Total Provided

3,600

SUBTOTAL

Multi-Family Housing

20

800

280

Retail

13

Total Req.

12,000

80

1 space per 300
sf
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254

155

40

45

1 space for
Studio/1bdrm.; 2
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spaces for 2 or 3
bdrm.
Studio

15

15

1 Bedroom

16

16

2 Bedroom

14

28

Live Work

5

5

50

64

1 Bedroom

5

5

2 Bedroom

9

18

3 Bedroom

16

32

30

55

64

Affordable Apartments

55

Total Provided
Total Required
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MU Apartments

608
548

119

667

14.0 Development Improvement
14.1 Proposed Lot Line Adjustment
The site contains 4 existing parcels. Three parcels west of the railroad right of way (RR ROW), and one
parcel east of the right of way.
For development of the multi-family affordable housing site, the project is a proposing a lot line
adjustment to create 4 developable parcels west of the RROW.
In compliance with the Subdivision Map Act, the proposed lot line adjustment will adjoin Parcel 4 to
include both the Mixed Use and parcel east of the RR ROW, and adjust the lot line between Parcel 2 and
3, as needed, for the proposed affordable multi-family housing development. Please see the Lot Line
Adjustment Exhibit included.

14.2 Private Streets and Sidewalks
The NEAP, Chapter 6 Circulation and Open Space, includes recommendations for circulation
improvements. A circulation plan that identifies site ingress/egress, secondary emergency vehicle
access, emergency vehicle circulation and the perimeter trail and Foss Creek Trail connector, and
pedestrian circulation and connectivity is included in the submittal package
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Primary Internal Street – 11’ travel, 8’ parking, 5’ planter strip, 10’ sidewalk, and landscape from back of
walk to building. See NEAP figure 6-7.

▪
▪
▪
▪

▪
▪

Travel lanes will be increased from 11’ to 13’ to provide 26’ travel and clear widths to
accommodate the Healdsburg aerial truck
No parking will be provided from railroad crossing to the road promenade area due to proposed
driveway entrances and railroad crossing
Parking in promenade area will be increased from 8’ (NEAP) to 9’ to provide generous clearance
from proposed bollards, which will delineate the pedestrian and parking space areas
Sidewalks will be contiguous from railroad to promenade area to conform to sidewalks at
railroad crossing and will be 5’ in width, less than the 10’ proposed in NEAP, to provide more
landscape at entry area
Promenade sidewalk will be 13’ in width and will include 4’ tree well within sidewalk area
Buildings will be at zero setback within promenade area to create a more intimate pedestrian
experience and create more fluid experience between the proposed retail space and pedestrian
area. For this reason, no landscape will be provided from back of sidewalk to buildings within
the promenade zone of the street.

The project proposes no secondary internal street as defined in NEAP. All other interconnecting
vehicular travel ways will be provided through private driveways and easements.

14.3 Landscape and Lighting
The master Conditional Use permit is used to establish certain infrastructure requirements including
landscaping and lighting for frontage improvements; the Design Review process will be used to evaluate
landscaping, lighting and signage for specific developments.
The landscape plan for the Healdsburg Avenue frontage is included in the submittal package. Project
landscaping will comply with the City’s Water Efficient Landscaping Ordinance per Land Use Code
Section 20.16.105. Street trees and planting materials identified on the landscape plan reflect a mix of
types and sizes that will reinforce the rural vernacular; shrubs and groundcovers will feature native
species that comply with fire standards.
As noted on the Public Improvements and Common Area, Utility Plan that is included in the submittal
package, streetlights along Healdsburg Avenue will be installed as per the Saggio Hills Healdsburg
Avenue Improvement Plan.

14.4 Grading and Drainage
Upon cessation of the property as a lumber yard, the prior owners improved and graded the site so that
the developable area of the site is now relatively flat. As shown on the preliminary grading and drainage
plan, minimal grading will be performed for streets and lots to accommodate buildings, site
improvements and storm water requirements. Project goal is to have a balanced graded site with
neither import nor export soil anticipated.
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The proposed North Village entry road or primary street will vary from these recommendations as
follows:

24
Packet Pg. 846

7.A.h

As identified on the site plan in Civil Sheets 1-3, the property will be accessed from Healdsburg Avenue
via 70’ public access easement and road across existing NCRA Right of Way and railroad tracks. The
railroad right of way is planned to eventually be transferred to Sonoma Marin Area Rail Train (SMART).
The City of Healdsburg received approval for the public access road from the State of California Public
Utilities Commission (PUC) in 2010 to allow a public crossing that is a 70’ wide easement and includes 1
ingress and 2 egress lanes (including a left turn lane). All crossing improvements will be synchronized
with a lighted signal on Healdsburg Avenue. The crossing improvements are complete.

14.6 Emergency Vehicle Access
Maintaining safe and adequate access to and from the property for emergency vehicles is critically
important for the safety and security of the entire community. In summer of 2018 the applicant,
Comstock Healdsburg LLC, negotiated and secured an agreement to for a secondary emergency vehicle
access (EVA) across the NCRA right-of-way approximately 1200’ north of the project entry off
Healdsburg Avenue and will be for emergency vehicles only.
Primary EVA for the project will be through the project entry on Healdsburg Avenue as described above.
The secondary EVA will be locked and gated from both sides of the NCRA ROW.

14.7 Phasing and Development Timing
As discussed above, the Railroad Crossing is complete with utilities and sleeves for future utility
extensions into the North Village Development.
The main infrastructure, utilities, and road development will begin upon approval of the Master CUP and
Site Improvement plans by the City of Healdsburg. Upon approval of the MCUP, Design Review
applications will be submitted for on lot design approval and subsequent to those approvals each
applicant will submit construction drawings for final approval and construction.

14.8 Site Coverage
The Project’s site coverage assessed on the overall site and is anticipated to be 47.6% of the site.

Site Area
Total Project Area
Total Project Gross Floor Area

1401,761s.f.
667,386 s.f.

32.18 acres

Site Coverage
Use

Square Footage

Acres

Site Coverage

Multi Family Housing
Senior Housing
Retail& Multi Family Housing
Hotel

125,888.40
700,009.20
222,156
353,707.20

2.89
16.07
5.10
8.12

17,351
146,678
25,598
54,213
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FAR
25
Packet Pg. 847

Use
Multi- Family Housing
Senior Housing
Retail & Multi Family
Housing
Hotel

Gross Floor Area (s.f)
44,832
441,722
67,072

FAR
0.36
0.63
0.30

86,930

0.25

15.0 Policy Compliance
15.1 General Plan Compliance
The following reflects how the proposed Project supports the 2030 General Plan’s “Guiding Principles”
1.

Identity

A.

Maintain Healdsburg’s role within the region.

The 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 affordable rental housing, a
Senior Living Community and a modest number of additional hotel rooms and commercial space to
sustain a vibrant local economy within the region.

B.

Promote city centered growth.

The Project respects the City's Urban Growth Boundary and develops the site in an orderly pattern of
development.
C.

Protect the city’s scenic hillsides and ridgelines

As shown on in plans provided in the submittal package, the Project conforms to the development
standards established in the NEAP and will not impact scenic hillsides or ridgelines identified in the City’s
General Plan. Aesthetics will be reviewed as part of the Design Review process.

D.

Respect the City’s past and its roots.

The Project site was previously used as a lumberyard and the lumber industry was an important part of
Healdsburg’s heritage. However, like other former lumberyards in the city, the lumberyard on the
Project site ceased operation years ago. The Project does not diminish Healdsburg's heritage or historic
places in the City.
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E.
Protect neighborhood character.
The Project establishes a new neighborhood in the city that will complement existing neighborhoods by
providing additional residential options, new neighborhood commercial services to serve residents of
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North Village, residents of adjacent residential neighborhoods as well as the greater Healdsburg
Community consistent with existing neighborhood character.
Protect and enhance the downtown and its plaza.

Project uses are consistent with the uses and densities that are permitted in the City's General Plan and
the NEAP. The Project will not detract from or duplicate the downtown and Plaza areas.
G.

Enhance gateways and strengthen primary corridors.

North Village provides a strong gateway to the north boundary of the city along Healdsburg Avenue.
The Project respects the NEAP and provides a transition from the rural landscape north into the city.
Project design elements will be reviewed through the Design Review process.
H.

Enhance 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.
2.

Balance

A.

Balance resident and visitor needs.

The Project serves residents and visitors. New affordable multi-family housing and senior housing
provide additional living options for Healdsburg residents. The hotel makes affordable housing units
economically viable and provides a limited number of guest rooms for visitors in keeping with the
requirements of the NEAP. The Project includes small scale neighborhood commercial opportunities
that will serve residents and visitors.

B.

Manage residential growth to ensure a measured pace of development.

The Project includes development of senior housing and affordable multi-family housing units; pursuant
to State and local law, neither of these uses is subject to the City’s Growth Management Ordinance.

C.
Promote a mix of housing types and below market rate housing distributed through the
community.

The Project does not include market rate housing. The affordable multi-family housing units include a
mix of unit types for varying income levels within the affordability range and increase the City’s rental
housing stock. The senior housing community provides an alternative form of living that increase
residential options for seniors in the community. A complete discussion of housing is included in the
housing section.
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Ensure that infrastructure and services keep pace with development.

The NEAP EIR examined infrastructure capacity and availability for the NEAP area. The Project is
consistent with uses and densities that were contemplated in the NEAP Master Utility Plan is included in
the submittal package.

E.
Maintain a jobs/ housing balance.
The Project includes affordable multi-family housing units that will be available to qualified applicants
including Healdsburg residents and employees of businesses located at North Village. Providing housing
on the Project site contributes to improving the City’s jobs/housing balance.
3.

Mobility

A.

Promote safe and convenient transportation alternatives.

As shown on the Circulation page of the submittal package, the Project includes connections to
pathways to encourage walking and bike use and provides pedestrian connectivity through the site, the
perimeter trail and the Foss Creek Trail. Additionally, the Senior Living Community and the hotel will
provide shuttle service as described in the Parking section.
B.

Promote connectivity among neighborhoods and through the City.

The Project include pathways to connect internally within the North Village and connection to the
Healdsburg community via the Foss Creek Trail as shown on the Circulation page of the submittal
package,
C.

Maintain and improve operation of the Healdsburg Municipal Airport.
N/A

4.

Sustainability

A.

Protect agricultural resources.
NA

B.

Protect the environment.
NA- refers to City sponsored projects.

C.
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D.

The Project will incorporate sustainable solutions and will strive for LEED standard at the Gold
level and CalGreen building design, systems. Project sustainability features are identified in the
Sustainability section.

E.

Preserve and enhance Healdsburg’s urban forest.
There are no trees to be removed on the Project site and the project will not impact the urban
forest.

5.

Vitality

A.
The Project will provide diverse employment opportunities related to healthcare, hospitality and
retail uses.
The Project will include a hotel that will contribute Transient Occupancy Taxes (“TOT”) used to fund the
City’s community services; and, contribute to the City’s affordable housing program.
B.

Support local businesses and industries.
Residents and visitors will support local businesses. The Project provides new opportunities for
local businesses to relocate or expand in commercial areas as part of the mixed use.

6.

Livability

A.

Foster high quality design.

Project design has been guided by the NEAP, Chapter 5, Design Framework. Project design elements will
be reviewed in the Design Review process
B.

Maximize opportunities to active and passive recreation.

The Project includes a range of opportunities for meetings, events and gatherings. The multi-family
housing development includes a community room and outdoor garden/play area. The hotel includes an
outdoor event lawn and recreation areas as well as a Grange that connects with the retail courtyard.
The Senior Living Community includes outdoor gardens, active and passive recreation areas, and
meditation areas. Additionally, the Project is in proximity to a new community park across Healdsburg
Avenue.
7.

Safety

The Project will comply with all applicable safety requirements. There are two fault trace locations
identified on the Constraints Map in the submittal package. There are no habitable structures within
the required setbacks of the fault trace locations as shown on the Conceptual Site Plan page and
throughout the submittal package.
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Minimize hazards to life and property.

The proposed Project will comply with all applicable building and fire code requirements. As noted in
7.A, there are two fault trace locations identified on the Constraints Map in the submittal package.
There are no structures within the required setbacks of the fault trace locations as shown on the
Conceptual Site Plan page and throughout the submittal package.
B.

Protect and improve Healdsburg acoustic environment.

The proposed Project will not generate noise levels in excess of applicable regulations. Potential noise
impacts for the Plan area were analyzed in the EIR approved for the NEAP. All uses proposed in the
Project comply with the NEAP.

15.2 NEAP Compliance
The following reflects how the proposed Project supports the policies of the North Entry Area Plan
(NEAP.)
Goal LU-1: Consistent with Policy LU-18 of the General Plan, provide a diversity of housing types, public
spaces, and nonresidential uses that complement, but do not undermine, the role of the downtown as
the commercial center of Healdsburg.
The Project includes a mix of residential types including affordable multi-family housing, senior housing,
a hotel, and small scale commercial use opportunities. All proposed uses and densities as described in
this Project Description are permitted in the NEAP subject to Conditional Use Permit approval. The
Project complies with the GP and NEAP in that the Project is a distinctive development that will not
detract from or duplicate the downtown and Plaza areas.
Policy LU-1.1: Promote a mix of residential housing and nonresidential commercial land uses that serves
the greatest needs of the community, in compliance with the existing GP and zoning regulations.
The Project includes a mix of residential and commercial uses that support the City’s Housing Element;
specifically, special needs housing for seniors and the disabled; and, increases affordable housing rental
stock. Affordable multi-family housing is provided in a range of unit types and for a range of affordable
income levels. Based on the City’s needs and desire to increase affordable housing, Density Bonus has
been utilized to maximize affordable housing in the Project.
The hotel use is an allowed use and well below the maximum room cap allowed by the NEAP; the hotel
use makes the affordable housing component economically viable. As a mixed use development, the
Project includes small scale commercial opportunities consistent with the NEAP that will provide goods
and services to North Village residents, adjacent neighborhood and the Healdsburg community.
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Policy LU-1.2: Require housing to be provided in the project to address housing needs generated by the
nonresidential development on the property as well as the greater community need.
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Policy LU-1.3: Encourage a variety of housing options, for rent or for sale, to meet the needs of families,
singles, seniors, the work force, and low and middle income households.
See LU-1.1 and the Housing section.
Policy LU-1.4: Encourage a mix of residential product types within the Plan Area as a whole to increase
overall density and diversity and to accommodate a diverse mix of age groups and income levels.
Product types might include attached homes, live-work units, single room occupancy units, Mixed-Use
residential and small multi-family units.
See LU 1.1 and the Housing section.
Policy LU-1.5: Utilize density bonuses and other incentives to increase affordability in the plan area.
Density Bonus has been used to increase the number of affordable multi-family units. See LU 1.1 and the
Housing section for details.
Policy LU-1.6: Promote retail uses that are smaller, neighborhood-serving, and specialty shops designed
to serve the primary uses in the Plan Area and reduce dependence on cars for meeting basic needs.
Examples include small café/restaurants, community grocery market, and services for residents and
businesses. These uses would not compete with downtown Healdsburg, which is intended to serve the
primary retail needs of the whole community.
The Project includes opportunities for small scale business consistent with uses allowed in the NEAP.
Policy LU-1.7: Preclude the ability to develop regional retail or shopping center uses, a neighborhood
shopping center anchored by a grocery store or drug store, a large home improvement or hardware
store retailer, an automobile dealership, or a service station.
Prohibited uses in the North Entry Area are identified in the GP and NEAP. The Project includes
opportunities for small scale commercial uses consistent with uses allowed in the NEAP.
Policy LU-1.8: Visitor accommodation and tourism should not be primary uses of the Plan Area, but a
hotel may be appropriate if scaled to support demands generated by primary uses on the site and
designed to integrate with the rural character of the site. The number of hotel rooms shall be
determined through a master Conditional Use Permit process.
The predominant use of the Project is residential. The hotel includes 108 guest rooms which is well
below the 130 guest room maximum that may be considered as identified in the NEAP. Design elements
will be reviewed through the Design Review process.
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See LU-1.1. The predominant use of the Project is residential that supports the City’s housing goals and
policies identified in the General Plan Housing Element. Details regarding the Project housing program
are included in the Housing section.

Policy LU-1.9: Facilities which provide a venue for entertainment and assembly events should be
accessible for community events and activities serving the North Village neighborhood and should be
appropriately scaled to integrate with the Mixed-Use character of the Plan Area.
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Policy LU-1.10: Support job creation for all segments of the community with higher income
opportunities, not just entry level and service worker jobs.
The Project is a mixed-use development that will provide a range of employment opportunities including
skilled healthcare professionals, hospitality and retail employees as well as maker opportunities.
Policy LU-1.11: Provide a central focal point that serves as a public, community gathering space. This
space would accommodate a range of public activities including events, congregations, socializing, and
leisure activities.
Depending upon the event, there are a number of spaces and areas may serve as a focal point. For
example, the promenade area shown on the site plan may be used for community art exhibits, or
farmer’s markets while the Grange may be used for community lectures, shows, or meetings. The
courtyard area of the Senior Living Community provides another setting for community gatherings. The
location and placement of the promenade and the Grange provide opportunities for North Village
residents and the community to connect.
Goal CIRC-1: Ensure an extensive set of high-quality connections from the Plan Area to existing and
planned mobility networks.
The Project includes a Circulation Plan that provides safe and adequate circulation for vehicles,
pedestrians and bicyclists. The Circulation Plan that is included in the submittal package identifies the
primary ingress/egress access, secondary emergency vehicle access, emergency vehicle circulation,
perimeter trail and Foss Creek Trail Connector, pedestrian circulation and connectivity.
Policy CIRC-1.1: Connect the Plan Area’s pedestrian and bicycle networks with the planned Foss Creek
Pathway extension, Healdsburg Avenue’s proposed pedestrian and bicycle improvements, and future
regional transportation networks such as the SMART path.
The Project includes a Circulation Plan that provides safe and adequate for vehicle, pedestrians and
bicyclists. The Circulation Plan identifies the primary ingress/egress access, secondary emergency
vehicle access, emergency vehicle circulation, perimeter trail and Foss Creek Trail Connector, pedestrian
circulation and connectivity. Connection to the Foss Creek Trail will encourage connection to the future
SMART depot in the downtown.
Policy CIRC-1.2: Support the use of transit by providing safe and direct pedestrian access to planned SCT
bus stops on Healdsburg Avenue.
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The Project includes a range of opportunities for meetings, events and gatherings. The multi-family
housing development includes a community room and outdoor garden/play area. The hotel includes an
outdoor event lawn and recreation areas as well as a Grange that connects with the retail courtyard.
The SLC includes outdoor gardens, active and passive recreation areas, and meditation areas.

The Circulation Plan that is included in the submittal package identifies the Foss Creek Trail Connector,
and pedestrian circulation and connectivity. Additionally, the SLC and the hotel will provide shuttle
service to downtown Healdsburg that will facilitate use of public transit connections. Internal circulation
will be evaluated during the Design Review process.
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The Circulation Plan identifies the primary ingress/egress access, secondary emergency vehicle access,
and emergency vehicle circulation as well as details showing turning radius and turnaround details that
will accommodate Fire vehicles and other emergency vehicles.
Goal CIRC-2: Establish a comprehensive network of internal roadways and pedestrian pathways that
create a pedestrian-oriented environment safe for all travelers.
The Project includes a Circulation Plan that provides safe and adequate circulation for vehicles,
pedestrians and bicyclists. The Circulation Plan that is included in the submittal package identifies the
primary ingress/egress access, secondary emergency vehicle access, emergency vehicle circulation,
perimeter trail and Foss Creek Trail Connector, pedestrian circulation and connectivity.
Policy CIRC-2.1: Provide a continuous network of dedicated pedestrian pathways enhanced by
landscaping, shade, seating, signage, and pedestrian-scale lighting that connects different uses and open
space areas.
Landscape, lighting, signage and street furniture amenities to enhance pathways will be evaluated
during the Design Review process.
Policy CIRC-2.2: Reduce vehicle speeds using roadway calming and site design elements such as
curvilinear roadways, narrow roadway widths, and landscaping.

Policy CIRC-2.3: Create a pedestrian-scaled, walkable environment by providing roadway intersections
and/or intersecting pedestrian walkways separated by distances not longer than a typical city block,
around 400 feet.
Pedestrian pathways are an essential part of creating a walkable community. Pathways and sidewalks
will comply with the standards established in the NEAP.

Policy CIRC-2.4: Implement an interconnected network of streets and pathways that encourages walking
and bicycling as the primary modes of travel within the site.
The Project includes a Circulation Plan that provides safe and adequate circulation for vehicles,
pedestrians and bicyclists. The Circulation Plan that is included in the submittal package identifies the
perimeter walking trail and Foss Creek Trail Connector that will encourage pedestrian bicycle circulation
and connectivity.
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Policy CIRC-1.3: Ensure that the site entryway, secondary emergency vehicle access, and interior
roadways accommodate emergency vehicle access through adequate widths and by meeting associated
design standards.

Goal CIRC-3: Create an environment that encourages reduced vehicle use and less traffic due to the
greater use of alternative modes of transportation.
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The Project is a mixed use development that will reduce vehicle trips: the senior housing community
results in fewer trips than traditional residential development since many senior residents will not be
commuting to employment, some residents will not drive private vehicles, and shuttle service to
downtown will be available. Hotel guests will not generate the same number of daily trips as residential
uses, and apartment residents may include employees of businesses and services located in North
Village. As noted, the Project includes connections to the Foss Creek Trail that will encourage walking
and bicycle use.
Policy CIRC-3.1: Design and install roadway infrastructure facilities to support alternative modes of
transportation.
The Project includes a Circulation Plan that provides safe and adequate circulation for vehicles,
pedestrians and bicyclists. The Circulation Plan that is included in the submittal package identifies the
perimeter walking trail and Foss Creek Trail Connector that will encourage pedestrian bicycle circulation
and connectivity.

Policy CIRC-3.2: Encourage bicycling through clear wayfinding signage and the provision of support
facilities such as secure bike parking and bike share.
Each of the Project uses will provide secure bike racks and/or storage for residents, guests and
employee use. The hotel and SLC may provide shared bicycles for guest and resident use. Signage will be
reviewed as part of the Design Review process.
Policy CIRC-3.3: If feasible, provide on-site car share as part of housing projects, and encourage existing
car share programs. Accommodate on-demand vehicle travel with dedicated curb space at key locations.
Vehicle transportation options and pick up/drop off locations will be Identified for each use.
Policy CIRC-3.4: Promote the use of on-site shuttles to transport residents and visitors to downtown,
and support bus transit along Healdsburg Avenue by providing direct access and, if feasible, bus pass
discounts for residents and employees.
Shuttle services will be provided by the SLC and the hotel. Shuttles will provide service to the downtown
and regional transportation connections such as transit stops, regional airport and SMART depot.
Goal CIRC-4: Provide a parking system that accommodates “just enough” parking in appropriate and
discrete locations and does not overly encourage vehicle use.
Parking areas throughout North Village provide sufficient parking for all proposed uses. A table in the
Parking section provides basic information regarding parking space requirements and number of spaces
provided. Additionally, a parking diagram for the SLC and a Master Parking Plan is included in the
submittal package that identifies the location and number of spaces according to use. Since the Project
is utilizing Density Bonus provisions to increase the number of affordable multi-family housing units, it
should be noted that State requirements are to be applied for residential parking instead of the City’s
parking requirement. As noted in the Project Approvals section, parking is a development design
feature that will be reviewed as part of the Design Review process.
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Policy CIRC-4.1: Provide on-street, short-term, and accessible parking along the internal Primary Street
and near commercial land uses.
On-street parking for retail uses along the Primary Street is shown on the Master Parking Plan page.
Policy CIRC-4.2: Maintain parking along the perimeter edges of the North Village site and avoid large
vehicle parking areas in central North Village site areas that are visible from the Site Entry and the
Primary Street.
As shown on the Master Parking Plan, parking is located along perimeter edges and spaces are located in
smaller surface lots.
Policy CIRC-4.3: Divide large parking areas into smaller areas separated by landscape. Screen parking
areas from view from Healdsburg Avenue.
As shown on the Master Parking Plan, parking is located along perimeter edges and spaces are located in
smaller surface lots. Landscaping will be reviewed as part of the Design Review process.

Goal OS-1: Reinforce a network of parks and open spaces within and outside the Plan Area that
encourages use by being well connected.
Each of the development sites within North Village includes open space areas and pathways that connect
to other uses in North Village as shown on the Conceptual Site Plan. A direct connection to the Foss Creek
pathway is shown on the Circulation Plan and a crossing across Healdsburg Avenue will connect North
Village to a future community park.

Policy OS-1.1: Ensure that the Plan’s pedestrian, bicycle, and vehicular network all provide connections
to the Plan’s courtyards, gathering spaces, linear greenways, and other open spaces.

Policy OS-1.2: Provide direct, safe, and comfortable pedestrian, bicycle, and vehicular connections to
the new community park across Healdsburg Avenue.
Project Improvements for Healdsburg Avenue frontage as shown on the Public Improvements and
Common Area Site Plan page include a crossing to a future community park that will be installed as per
the SHPIP as noted on the Public Improvements and Common Area Site Plan in the submittal package.The crossing will allow pedestrians and bicyclists safe access to the new community park.
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The Healdsburg Municipal Code allows the Planning Commission to consider relief from City parking
requirements for certain types of uses. Healdsburg Municipal Code Section 20.16.150(B)(2)(3)
recognizes that parking requirements may be reduced for senior housing developments; and, allows
consideration of shared parking for multiple uses on a development site.

Policy OS-1.3: Support the development of a walking trail around the perimeter of the North Village site.
A perimeter walking trail is shown on the Circulation Plan and Conceptual Site Plan
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Landscaping along the Healdsburg Avenue frontage is identified on the Healdsburg Avenue Landscape
Plan included in the submittal package. All Project related landscaping will comply with Healdsburg's
water efficient landscaping and fire safety requirements. The Healdsburg Avenue frontage landscape
palate conforms to the NEAP and features local native species of varying sizes and species; planting
notes including a plant and tree list are included on the Master Landscape Plan page. Interior
landscaping for each of the development sites will be reviewed during the Design Review process.
Policy OS-2.1: Develop a gateway to the North Village site by providing beautiful landscape and signage
lining the entrance road from Healdsburg Avenue.
North Village provides a strong north gateway to the city along Healdsburg Avenue. The Project has
been developed to respect the NEAP to provide a transition from the rural landscape north into the city.
Landscape along Healdsburg Avenue street frontage is consistent with the NEAP as shown on the
Healdsburg Avenue Landscape Plan included in the submittal package. Interior landscaping and signage
will be guided by the NEAP Design Framework and will be evaluated during the Design review process.

Policy OS-2.2: Create a community gathering space that will act as a central focal point for the North
Village site.
Depending upon the event, there are a number of spaces and areas that may serve as focal points. For
example, the promenade area shown on the site plan may be used for community art exhibits, or
farmer’s markets while the Grange may be used for community lectures, shows, or meetings. The
SLC Community Building will also provide another setting for community gatherings and opportunities
for North Village residents and the community to connect.

Policy OS-2.3: Accentuate views to the surrounding landscape from public gathering areas.
Interior views and landscaping will be evaluated during the Design Review process.
Policy OS-2.4: Preserve the natural landscape of the Plan Area, including grassy hillsides and mature,
healthy, and/or native trees.
The site was formerly used as a lumberyard and has been disturbed by the previous industrial use and
surface grading. As shown on the Conceptual Site Plan, Project development will occur in areas
previously disturbed, no trees will be removed. Native planting materials will be used to comply with
NEAP requirements. Landscaping will be evaluated during the Design Review process.

Attachment: Attachment 4 - Exhibit 3 - Applicant's Narrative Project Description (2754 : North Village DA)

Goal OS-2: Create a series of beautifully landscaped spaces within the North Entry Area that draw upon
the natural and rural setting of the surrounding area.

Policy OS-2.5: Reference the agrarian heritage of the surrounding area by using landscape plants such as
grapevines, hop vines, and olive and fruit trees in community gathering spaces.
As noted, the Healdsburg Avenue Landscape Plan identifies the use of native local planting materials
that conform to the recommended plant and tree species identified in the NEAP, Chapter 5, Design
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Framework E. Landscaping, Lighting and Signage Design Guidelines. Additional Project landscaping will
be reviewed as part of the Design Review process.

The Project design program was guided by the NEAP and the topography of the site. As shown on the
Overall Site Sections and Building Sections pages, the Project conforms to NEAP height requirements
and places taller buildings on the western portion of the site along Highway 101 stepping down towards
Healdsburg Avenue. Visual elements will be evaluated during the Design Review process.

16.0 Applicant Consultants
Architects
Hart Howerton Architects
One Union Street, 3rd Floor
San Francisco, CA, 94111.
Mithun Architects
660 Market Street, Suite 300
San Francisco, CA 94104
HKIT Architects
538 Ninth Street, Suite 240
Oakland, CA 94607

Landscape Architects
Carlisle Macy
15 3rd Street
Santa Rosa, CA 95401

Civil Engineers
Carlisle Macy
15 3rd Street
Santa Rosa, CA 95401
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Policy OS-2.6: Maintain view corridors across the site from Highway 101 to the eastern hills. The visual
effect of site development will be evaluated in the design review process.
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PROGRAM SUMMARY MATRIX

PROJECT DATA
Total Project Site Area

1,401,761 sq. ft.

Total Project Gross Floor Area

640,556 sq. ft.

Total Project FAR

32.18 ACRES

Program Square Footage
(GSF)

0.46

SITE COVERAGE
Site Area
Square Footage

Multi-Family Housing Program
Quantity (# of Unit)

Square Feet per Unit (NSF)

1 Bedroom Apartment

5

750

2 Bedroom Apartment

9

900

3 Bedroom Apartment

16

1,100

Total

44,832

30

Site Coverage

Acres

Senior Housing Program

Multi-Family
Housing

125,888.40 sq. ft.

2.89 ac

17,351 sq. ft.

Senior Housing

700,009.20 sq. ft.

16.07 ac

146,678 sq. ft.

5.10ac

25,598 sq. f.t

Hotel

222,156.00 sq. ft.
353,707.20 sq. ft.

8.12 ac

54,213 sq. f.t

32.18 ac

TOTAL SITE AREA

Site Area
Gross Floor Area

FAR

Square Footage

Independent Living Units
1 Bedroom

83

2 Bedroom

138

Total Residential
Total Residential /
Ancilliary

221
387,932

Assisted Living Beds

30

Memory Care Beds

24

Associated Uses, PT, Clinic
Total Commercial

Multi-Family
Housing

125,888.40 sq. ft.

44,832 sq. f.t

0.36

Senior Housing

700,009.20 sq. ft.

441,722 sq. ft.

0.63

Retail & MultiFamily Housing

222,156.00 sq. ft.

67,072 sq. f.t

0.30

Hotel

353,707.20 sq. ft.

86,930 sq. ft.

0.25

1,401,760.80 sq. ft.

Square Feet per Unit (NSF)

Ass't Living Units/
Commercial

FAR CALCULATION

TOTALS

Quantity (# of Unit)

640,556 sq. ft

0.46

53,790

Retail and Multi-Family Housing Program
Program Square Footage
(GSF)

Quantity (# of Unit)

Square Feet per Unit (NSF)

Studio Apartment

15

500

1 Bedroom Apartment

16

725

2 Bedroom Apartment

14

1,000

5

1,000

Live Work Unit

Total

55,072

Total Retail

12,000

50

Hotel Program
Program Square Footage
(GSF)
Guestrooms

49,480

Quantity (# of Key)

Square Feet per Unit (NSF)

108

Public Areas:
Food and Beverage

3,800

Grange

5,800

Lobby Areas

2,000

Fitness & Spa

5,450

Back of House

15,400

Core and Circulation
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Retail & MultiFamily Housing

Program Square Footage
(GSF)

5,000

Interior Sub Total

86,930

Exterior Cover areas

26,830

Interior /Exterior Total

113,760

Project Total

667,386

Parking
Total Stalls
Multi-Family Housing
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(310) 546-5781
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Senior Housing

289

Retail and Multi-Family Housing

108

Hotel

155

Total

608
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DATE:

FROM:

January 24, 2019
Robert Comstock
Comstock Healdsburg LLC
Chrissy Mancini Nichols; Shannon Edwin

PROJECT NAME:

North Village Shared Parking Study

PROJECT NUMBER:

33-2150.00

TO:
COMPANY:

Comstock Healdsburg LLC (“Comstock”) enlisted Walker Consultants (“Walker”) to provide a shared parking study
for the North Village project in the City of Healdsburg, California. Comstock plans to construct a new mixed-use
development within the North Entry Plan Area. This memo provides an overview of the proposed project land use
mix, the City of Healdsburg parking code requirement, and a detailed shared parking analysis.
The proposed project includes a mix of hotel, restaurant, retail, and affordable residential land uses, as well as a
senior housing living community with both independent living and assisted/memory care units. The proposed
project currently plans to provide 608 parking spaces on-site.
Based on the results of the shared parking analysis, major findings include:
•

The recommended parking supply to serve the site is 506+ spaces.

•

Shared parking methodologies were used to determine the number of spaces that would be required to
adequately serve the site.
o

Results of the shared parking model indicated that peak parking demand would occur at 7:00 p.m.
on weekends in March. Weekday parking demand occurred at 8:00 p.m.

o

On the weekend, the proposed project is expected to need 506+ spaces and 499+ on a weekday.

•

With plans to provide up to 608 spaces, the proposed parking for the site is anticipated to adequately serve
the planned land uses, with a surplus of 102+ spaces.

•

Based on the City of Healdsburg Municipal Code and State of California requirements for affordable
housing, the proposed project would be required to provide 669 spaces, equating to a 61-space deficit.

The following sections provide a summary of the methodology and results of the shared parking study.
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The proposed project includes a hotel, retail, a multifamily affordable housing complex, and senior living community
which provides a mix of independent living units and assisted living and memory care beds. The development
program assumptions that were used in this analysis include the following:
•

Hotel
o
o
o

•

•

Restaurant
o 3,777 square feet:
 100 seat restaurant (60 indoor seats and 40 outdoor seats)
 25 seat private dining room
 20 seat lounge
 60 seat rooftop bar
Retail
o

•

•

108 rooms
4,400 square feet of meeting space
5,450 square feet of fitness and spa space

12,000 square feet of retail and maker spaces

Residential
o

80 Affordable housing apartments:
 15 studio units
 21 one-bedroom units
 23 two-bedroom units
 16 three-bedroom units
 5 live work units

Senior Living Community
o 83 one-bedroom units
o 138 two-bedroom units
o 30 assisted living beds
o 24 memory care beds
o 53,790 square feet of commercial spaces

The proposed project plans to provide 608 parking spaces on-site.
The project is located approximately two miles north of the Plaza in Healdsburg’s downtown, as shown in Figure
1.
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Figure 1: North Village Vicinity Map

Source: Aerial Image – Google Earth, 2019; Graphics – Walker Consultants, 2019
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Based on the City of Healdsburg’s Municipal Code, Section 20.16.150, the proposed project would be required to
provide 669 spaces. With plans to provide 608 spaces on-site, the proposed project would not meet the City’s
requirements, with a deficit of 61 spaces. This calculation is summarized in Table 1.

Table 1: Parking Code Requirement Summary
Units

Rate

Number of Spaces
Required

108 rms
45 staff

1.0 per guest room + 1.0
space per 2 employees or
owner/occupants

131

Hotel Restaurant

100-seat restaurant
25-seat private dining
20-seat lounge
60-seat rooftop bar

1.0 space per 3 seats

68

Hotel Event Space

4,400 sf
280 seats

1.0 per 4 fixed seats

70

Retail

12,000 sf

1.0 per 300 sf

40

1.0 per studio & 1-bdr1
2.0 per 2- & 3-bdr

119

1.0 per 2-beds
1.0 per 2 employees

241

Land Use
Hotel

Affordable Housing

Senior Housing

15 studio
21 one-bdr + 5 live-work one-bdr
23 two-bdr
16 three-bdr
83 one-bdr
138 two-bdr
30 assisted living beds
24 memory care beds
70 staff
93-seat restaurant2

Total Required

669

Proposed Supply

608

Deficit

-61

Attachment: Attachment 4 - Exhibit 5- North Village Shared Parking Study 01-24-20 (2754 : North Village DA)

City Code Requirements

1

Affordable housing rates based on State of California guidelines for affordable housing.
The proposed senior living community restaurant will primarily serve the residents with very limited public availability.
Therefore Walker assumes no additional parking code requirement for the senior living restaurant, as this use is already
accounted for in the overall senior housing parking requirement.
2

Source: City of Healdsburg Municipal Code; Walker Consultants, 2019.
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Shared parking leverages complementary land uses peak parking on a site, allowing for the sharing of parking spaces
among uses in a mixed-use environment—in lieu of providing a minimum number of parking spaces for each
individual use. For example, an office building can share parking with residential units because parking demand
peaks in the day for the office workers and peaks in the evening for the residents. This results in an opportunity to
provide adequate parking without building more parking spaces than necessary for customers, employees, and
residents. Shared parking commonly results in a reduction in the total need for parking spaces and in more efficient
use of land dedicated to parking.
Shared parking is a cost-effective approach to addressing parking shortfalls, while increasing the capacity of each
parking space in the system. This opens more land for uses other than parking and reduces overall development
costs, which can have the parallel effect of lowering rents.
Walker’s Shared Parking Model is based on the Urban Land Institute (ULI) and International Council of Shopping
Center’s (ICSC) Shared Parking1 publication. Walker led a team of consultants in writing the updated Shared Parking
Third Edition and features the most up-to-date parking demand model. The model is designed to project the
parking needs of a various types of development from 6:00 a.m. to 12:00 midnight on a typical weekday and a
weekend for every month of the year.
A shared parking analysis, in accordance with Shared Parking is the generally accepted methodology for
determining the appropriate parking supply for a mixed-use development. The ability to share parking spaces is the
result of two conditions:
1. Variations in the accumulation of vehicles by hour, by day or by season at the individual land uses. For
example, office buildings have peak parking needs during the day on weekdays, restaurants have peak
parking needs during the evening and weekends, and hotels and residential land uses have peak parking
needs overnight.
2. Relationships among the land uses that result in visiting multiple land uses on the same auto trip. For
example, a substantial percentage of patrons at one business (restaurant) may be visitors at the hotel. This
is referred to as the “effects of the captive market.” These patrons are already parking and contribute only
once to the number of peak hour parkers. In other words, the parking demand ratio for individual land
uses should be factored downward in proportion to the captive market received from neighboring land
uses.
To determine a recommended parking supply for the proposed site, which is a mix of hotel, retail, residential, and
senior living land uses, Walker used shared parking methodologies. The resulting recommended supply for
proposed project is based on the projected peak hour of design day parking demand. This does not represent the
maximum ever generated by the development. In Walker’s experience, designing a parking system for the absolute
peak busiest day of the year leads to overbuilding of parking spaces. Similarly, one does not build for an average

1
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Shared Parking Analysis

Shared Parking (Third Edition), 2019, The Urban Land Institute, Washington, D.C.
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day and have insufficient supply for the peak (if not multiple) hours on 50 percent of the days in a year. The peak
in this analysis refers to the “design day” or “design hour,” one that recurs frequently enough to justify providing
spaces for that level of parking activity. The 85th percentile of peak-hour observations is generally recommended
by Shared Parking, except for retail shopping, for which the 20th highest hour of the year is employed.

Methodology
The following sections detail the methodology for the shared parking analysis to determine the future parking
demand.

Base Parking Ratios
The first step of a shared parking analysis is to determine the type and quantity of land uses to be analyzed. Each
land use has a specific metric considered by the parking industry to be a reliable measure of parking demand for
that use. For retail, that metric is square footage (gross leasable area or GLA), for hotels that metric is the number
of rooms, etc. The parking demand is divided by the quantity for each metric to generate a base parking ratio for
each land use (i.e. for retail the ratio is presented as “spaces per thousand square feet of gross leasable area”; for
hotel the ratio is presented as “spaces per room”).
The base parking ratios represent how many spaces should be supplied to each use if the spaces are unshared, and
the project is in a suburban context where the driving ratio is at or near 100 percent.
To provide a more accurate depiction of the shared parking demand for North Village, some adjustments were
made to the land use mix for the analysis:
•

The proposed senior living community will include a 1,383 square foot restaurant that will primarily serve
the residents and their guests with limited service/hours available to the general public. While parking
demand from the general public is likely to be minimal, to provide a more conservative estimate, the
restaurant was analyzed as a separate land use.

•

The proposed project plans to provide 12,000 square feet of retail space. It is anticipated that at least some
of this space will be a café, coffee shop, or some type of fast-casual restaurant. To provide an accurate
estimate of the retail activity on-site, it was assumed that 10,000 square feet of retail space would be
general retail and 2,000 square feet would be a café or fast casual restaurant.

While the Third Edition of Shared Parking provides rates for the majority of land uses, some of the proposed uses
at North Village required adjustments based on Walker’s decades of experience projecting parking demand,
professional judgement of the project, and knowledge of parking and transportation trends in Healdsburg:
•

The shared parking model does not provide rates for spas and therefore a custom rate was developed for
the combined spa and fitness center. According to the project applicant, the spa and fitness center may be
open to the public, therefore it was included as a separate land use for this analysis. The spa rate and
associated monthly and time-of-day factors were developed based on previously hotel studies that have
included spas, conducted by Walker. The rates applied for this study are 3.00 for both patrons and
employees.
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•

Senior communities, assisted living, or memory care types of land uses are not provided in Shared Parking.
For this analysis, Walker assumed that parking required to serve this land use would be equivalent to the
City of Healdsburg parking requirement for residential care, 1.0 spaces per two beds. In total, the senior
living community and assisted living and memory care units will have 413 beds. It is assumed that this rate
accounts for all resident and visitor parking.

•

A custom ratio for the employees at the senior living community was developed to account for employee
parking needs. To develop ratios for employees, Walker analyzed the anticipated employee shift
information (provided by the applicant). Based on this information provided, the shift breakdown for
employees of the senior living community is as follows:
o

7:00 AM – 3:00 PM: 70 employees

o

4:00 PM – 10:00 PM: 40 employees

o

11:00 PM – 6:00 AM: 10 employees

With 413 beds planned for senior living community, and a peak employee count of 70 employees, there
will be approximately 0.17 employees per bed at peak. Therefore, 0.17 was used as a base employee
parking ratio for this land use. Time-of-day presence factors were then applied to account for the change
in number of employees throughout the day based on the shift breakdown.
The remaining land uses’ base ratios were taken verbatim from the Third Edition of Shared Parking, informed by
thousands of field parking occupancy studies performed by parking and transportation professionals over decades.
Table 2 on page 8 displays the base parking demand ratios used for this analysis.
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Table 2: Base Parking Ratios
Land Use

Weekday

Quantity

Weekend

Visitor/
Guest

Employee/
Resident

Visitor/
Guest

Employee/
Resident

Retail

10,000 sf

2.90

0.70

3.20

0.80

Family Restaurant (Senior
Restaurant)

1,383 sf

15.25

2.15

15.00

2.10

Café/Fast Casual

2,000 sf

12.40

2.00

12.70

2.00

Hotel
Guest
Employees
Restaurant
Meeting Space

108 rooms

1.00
0.15
6.67
19.27

Hotel Spa & Fitness Center

5,450 sf

3.0

Residential
Studio
1-bedroom
2-bedroom
3-bedroom

15 units
26 units1
23 units
16 units

0.85
0.90
1.65
2.50

Senior Living Community

413 beds

0.5

1.36

1.00
0.15
7.67
9.67

3.0

3.0

0.10

0.85
0.90
1.65
2.50

0.17

0.5

1.41

3.0

0.10

0.17

1 = includes 5 live/work units
Source: Walker Consultants, 2019

Presence Factors
After the land uses have been quantified and base parking ratios applied to these land use quantities, adjustments
are made to account for parking demand variability by hour of day and month of year. These time-based
adjustments are referred to as a “presence” adjustment.
Presence is expressed as a percentage of the peak hour demand on a design day (a typical day) for both time of day
and month of the year. The fact that parking demand for each component may peak at different times generally
means that fewer parking spaces are needed for the project than would be required if each component were a
freestanding development.
Based on Walker’s understanding of the land use program and experience with other mixed-use developments, in
general, Walker deems the adjustments recommended in the Shared Parking model for time of day are appropriate.
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Time-of-day factors for the senior living community were based on residential time-of-day factors. However, these
were adjusted to reflect the likelihood that all residents of the development would be home earlier in the evening
than a non-senior residential development. For instance, for a typical residential unit, 100 percent of residents are
assumed to be home at midnight. In the case of the senior living community, this factor was adjusted to reflect 100
percent of senior residents to be home by 7:00 p.m.
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Drive Ratio Adjustment
A driving ratio adjustment is the percentage of patrons and employees that are projected to drive to the site in a
personal vehicle expressed as a ratio. This excludes all non-driving modes of transportation including shuttle busses
and other public transportation, taxi, ride-hailing (Lyft/Uber), walking, bicycling, and carpooling passengers. Based
on the location of the proposed project, which is in the typical setting assumed in Shared Parking, Walker used the
drive ratios based on the model and did not make any driving adjustments for customers and residents.
Employee driving adjustments were made based on commute to work data from the American Community Survey.2
Based on these statistics, approximately 12 percent of employees within the Census tract the project is located
commute via non-single occupancy driving modes such as carpooling, walking, biking, or transit. Therefore, a 12
percent reduction was applied for employee drive ratios. Figure 2 displays the Census tract where the project is
located.

Figure 2: U.S. Census Tract 1539.01
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The analysis finds the peak parking is expected at approximately 7:00 p.m. on weekends in March and 8:00 p.m. on
weekdays.

Source: U.S. Census, American Community Survey.

2

U.S. Census Tract number 1539.01.
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The driving ratios and adjustments are summarized in Table 3.

Drive Ratio Adjustments
Land Use

Weekday

Weekend

Daytime

Evening

Daytime

Evening

Customers

100%

100%

100%

100%

Employees

88%

88%

88%

88%

Residents & Guests

100%

100%

100%

100%

Source: Walker Consultants, 2019

Non-Captive Adjustments
“Captive market” is borrowed from market researchers to describe people who are already present in the
immediate vicinity at certain times of the day. In the shared parking analysis, the term “captive market” reflects the
adjustment of parking needs and vehicular trip generation rates due to the interaction among uses in an area.
Traditionally, the non-captive adjustment is used to fine-tune the parking needs of restaurants and retail patronized
by employees of adjacent office buildings, generally long-term parkers, already counted as being parked for the day
and not generating additional parking demand.
Generally, non-captive parking considerations for any mixed-use development take into account that some visitors
to a specific land use may already be parked or have arrived at the site to visit multiple land uses, such as when a
hotel guests visits a restaurant within the same development. This is referred to as the “effects of a captive market,”
as some of the restaurant’s patrons are already parking at the site, some employees may live in the affordable
housing, etc.; therefore, they contribute only once to the number of peak hour spaces utilizing the development’s
parking supply. In other words, with shared parking, the parking demand ratio for individual land uses can be
adjusted downward in proportion to the captive market support of the neighboring land uses.
Walker, in designing a shared use analysis, uses the inverse or non-captive ratio, which is the percentage of parkers
who are not already counted as being parked. The planned development includes a mix of retail, restaurant, hotel,
and residential uses. Therefore, it is likely that those visiting the commercial land uses will be from the new housing
or hotel e.g. residents visiting the retail establishments and/or workers eating at the restaurants for lunch.
Non-captive ratios can vary from one property to the next and from one function to the next within the same
property. Typically, a reduction ranging from 20 to 70 percent has been used by parking and transportation
professionals to fine tune the parking requirements for mixed-use projects with primary attractors and secondary
attractors. The non-captive ratios included herein are intended to be reasonable and appropriate adjustments.
Table 4 on page 10 presents the non-captive adjustments.
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Table 4: Non-Captive Adjustments
Land Use

Weekday

Weekend

Daytime

Evening

Daytime

Evening

Customer
Employee
Family Restaurant (Senior Restaurant)
Customer
Employee
Café/Fast-Casual
Customer
Employee
Hotel
Guest
Employees
Restaurant Customers
Meeting Space
Restaurant Employees
Hotel Spa & Fitness Center
Customer
Employee

95.3%
99.5%

92.7%
98.1%

95.9%
99.2%

93.1%
98.4%

12.6%
99.5%

31.1%
98.1%

27.5%
99.2%

18.7%
98.4%

50.0%
99.5%

50.0%
98.1%

50.0%
99.2%

50.0%
98.4%

100%
99%
20%
60%
99%

100%
99%
20%
60%
99%

100%
99%
80%
70%
99%

100%
99%
80%
70%
99%

50%
99%

50%
99%

50%
99%

50%
99%

Residential

100%

100%

100%

100%

Residential Residents & Guests

100%

100%

100%

100%

Senior Living Community
Residents & Guests
Employees

100%
99%

100%
99%

100%
99%

100%
99%

Retail

Source: Walker Consultants, 2019

Shared Parking Results
Based on the Shared Parking methodology, the overall peak in parking demand is expected to occur on a weekend
at 7:00 p.m. in March, at which 506+ parking spaces are recommended to serve the proposed project. On a
weekday, the peak hour is projected to occur at 8:00 p.m. with 499+ needed spaces. These results are summarized
in Table 5 on page 12.
With plans to provide 608 parking spaces on-site, the proposed project is expected to adequately accommodate
the recommended supply with a surplus of 102+ spaces.
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Non-captive Adjustments

The Shared Parking Model demonstrates how parking for land use behaves, and identifies the peak month using
data from observations and quantifications in the field for each use (i.e. residential, hotel, retail, office, etc.). The
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Generally for North Village, site wide, while March is the peak month, the recommended number of spaces
fluctuates very little throughout the year. Modeling likely finds March as the peak month because the parking
demand for the project is largely driven by the residential component. March is a month when residential likely
peaks because people are, for the most part, staying home after the holidays and before summer vacations.
However, there may be some greater demand from the hotel at this time as well, because of spring break.
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Model identifies the peak month projected over the course of a year, by default, even if the difference between
months is small, or immaterial.
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Table 5: Shared Parking Results
Shared Parking Demand Summary
Peak Month: MARCH -- Peak Period: 7 PM, WEEKEND
Weekday
Weekend

Land Use

Retail
Employee
Family Restaurant
Employee2
Fast Casual/Cafe
Employee
Hotel
Hotel Employees
Restaurant
Meeting Space
Employees
Hotel Spa & Fitness
Employee
Residential
Studio
1 Bedroom
2 Bedrooms
3+ Bedrooms
Visitor
Senior Living
Employee

Project Data

Quantity
10,000

Unit
sf GLA

1,383

sf GLA

2,000

sf GLA

108
108
3,777
4,400
9,569
5,450

keys
keys
sf GLA
sf GLA
sf GLA
ksf

15
26
23
16
80
413

units
units
units
units
units
Beds

Weekday

Weekend

Base
Rate

Mode
Adj

NonCaptive
Ratio

Project
Rate

Base
Rate

Mode
Adj

NonCaptive
Ratio

Project
Rate

Peak Hr.
Adj
8 PM

Peak
Mo Adj
March

Estimated
Parking
Demand1

Peak
Hr. Adj
8 PM

Peak Mo
Adj
March

Estimated
Parking
Demand1

2.90
0.70
15.25
2.15
12.40
2.00
1.00
0.15
6.67
19.27
1.36
3.00
3.00

100%
88%
100%
88%
100%
88%
70%
88%
63%
68%
88%
100%
88%

89%
95%
13%
95%
50%
95%
100%
100%
20%
60%
100%
50%
99%

2.58
0.58
1.93
1.79
6.20
1.67
0.70
0.13
0.84
7.86
1.20
1.50
2.61

3.20
0.80
15.00
2.10
12.70
2.00
1.00
0.15
7.67
9.67
1.41
3.00
3.00

100%
88%
100%
88%
100%
88%
70%
88%
63%
68%
88%
100%
88%

89%
96%
10%
96%
50%
96%
100%
100%
80%
70%
100%
50%
99%

2.86
0.68
1.50
1.77
6.35
1.69
0.70
0.13
3.87
4.60
1.24
1.50
2.61

65%
90%
80%
95%
50%
60%
90%
20%
70%
100%
40%
35%
50%

70%
79%
98%
100%
97%
100%
100%
90%
95%
100%
100%
100%
100%

12
4
5
2
6
0
68
3
2
40
4
3
7

65%
75%
65%
95%
50%
60%
90%
20%
70%
100%
100%
35%
50%

70%
79%
98%
100%
97%
100%
100%
90%
95%
100%
100%
100%
100%

15
4
3
2
10
0
64
3
9
23
11
4
11

0.85
0.90
1.65
2.50
0.10
0.50
0.17

100%
100%
100%
100%
100%
100%
88%

100%
100%
100%
100%
100%
100%
99%

0.85
0.90
1.65
2.50
0.10
0.50
0.15

0.85
0.90
1.65
2.50
0.15
0.50
0.17

100%
100%
100%
100%
100%
100%
88%

100%
100%
100%
100%
100%
100%
88%

0.85
0.90
1.65
2.50
0.15
0.50
0.17

80%
80%
80%
80%
100%
100%
57%

100%
100%
100%
100%
100%
100%
100%

10
19
30
32
8
207
35

83%
83%
83%
83%
100%
100%
57%

100%
100%
100%
100%
100%
100%
100%

10
19
30
32
12
207
35

Total

499

Shared Parking
Reduction

36%

Total

506
32%

1

Estimated parking demand is rounded to the nearest whole number.
The family restaurant employee parking demand is zero because it has been already accounted for in the total senior living employee parking demand.
Source: Walker Consultants, 2019
2

Attachment: Attachment 4 - Exhibit 5- North Village Shared Parking Study 01-24-20 (2754 : North Village

7.A.j

WALKER CONSULTANTS | 13

Packet Pg. 925

Exhibit 6

7.A.k

MEMORANDUM
33-2150.01

DATE:
TO:
COMPANY:
ADDRESS:
FROM:
PROJECT NAME:
PROJECT NUMBER:

January 27, 2020
Robert Comstock
Comstock Healdsburg LLC
Manuel Soto
Soto, Manuel
North Village Transportation Demand Management Plan
33-2150.01

EXECUTIVE SUMMARY
The North Entry Area Plan’s vision, goals and policies provide the development standards and design guidelines
for the North Village project design and mix of land uses. The buildout assumptions in the NEAP assume a multifamily residential use of 290 units (on about 435,000 square feet) and up to 200,000 square feet of hotel, office
and retail uses. The Draft Environmental Impact Report (DEIR) assumes in its traffic impact analysis that at
buildout the development will include a density of 16 housing units per acre (at about 1,500 square feet per unit
on average) on 18 acres of developable land (out of 32 acres total in the plan).
The NEAP envisions residential uses providing a range of housing options for existing and new residents of
Healdsburg and for all age groups. It also envisions the North Entry area as an inviting neighborhood that
provides public open spaces and plazas, connections to the Foss Creek Pathway, and options to access
downtown or the surrounding region by walking, biking, and transit.
The North Village master plan and conditional use permit proposes a development of similar size and density,
but with a mix of land uses that provides housing options for existing and new residents of Healdsburg, and for
all age groups. In particular, the North Village project proposes development of a senior housing complex that
includes both independent living and assisted/memory care units, and affordable multi-family residential units,
as well as a hotel and retail space. In total, the North Village project includes 301 affordable and senior housing
units (on about 488,000 square feet) and about 179,000 square feet of assisted care, hotel and retail uses.
Transportation impact evaluation guidelines under CEQA, produced by the Governor’s Office of Planning and
Research for implementation of Senate Bill 743, identify a threshold of 15 percent reduction in vehicle miles
traveled (VMT) as a reasonable measure of significance for the transportation impact of a land use development
project, where projects that can reduce VMT per capita by 15 percent or more would pose a less than significant
impact on the transportation system and the environment.
OPR guidelines for evaluation of transportation impact recommend that if land use projects include a majority
component of affordable housing, they represent a less than significant impact on VMT. Similarly, for mixed-use
projects if the predominant use is affordable housing the transportation impact can be evaluated based on the
predominant land use. In either case, the guidelines appear to indicate that the North Village proposed mixeduse development could represent a less than significant impact if OPR’s transportation impact evaluation
guidelines were adopted by the City of Healdsburg.
In the case of a significant transportation impact, the OPR guidelines recommend implementation of
transportation demand management (TDM) measures and project alternatives to mitigate impacts.
The North Village TDM approach takes into consideration project design alternatives and transportation
mitigation programs to propose a plan that has the potential to reduce VMT by more than 15 percent as
compared to the land use mix included in the NEAP and modeled in the traffic analysis of the DEIR.
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The trip generation analysis in the DEIR shows that multi-family housing is the most significant trip generator
during the peak hour of the morning and afternoon, followed by office and retail land uses. Land use changes
proposed in the North Village project to senior housing and affordable housing, and reduction of retail space
and elimination of office space can make a difference in both the generation of trips and level of service delays
at nearby intersections.
Trip generation studies show that senior housing developments generate less trips than regular multi-family
developments, and parking generation studies show that senior housing residents parked their cars for longer
periods of time, confirming the idea that seniors that have cars use them less often than other driving
population groups.
The key point is that changes in the project design alternative proposed by the North Village project, coupled
with transportation mitigation programs have the potential to not only reduce more than 15 percent of per
capita VMT, but also level of service delays at intersections in the NEAP study area.
In this regard, the TDM measures recommended for implementation provide further support to mitigating
transportation impacts to a less than significant threshold. Key TDM measures recommended for the TDM plan
include implementation of transportation programs that will have a direct effect on car ownership of senior
housing residents and affordable housing residents, such as providing a fleet of shared electric vehicles, a car
sharing service and/or mobile technology services to facilitate sharing of personal vehicles among residents of
the development. Car sharing services can reduce ownership of a second car at multi-family housing complexes
or ownership of a car at senior housing developments.
Other recommended TDM measures include increase access to transit services, operation of a shuttle service,
provision of bicycle facilities and bike-sharing programs, and promotion of carpooling and vanpooling.
The TDM plan is the instance where project design, land use and transportation are integrated to produce a
management plan for access, parking and mobility with the purpose of creating a livable and sustainable
community, one that will rely in non-motorized and multi-modal options to meet its transportation needs and
reduce environmental impacts and greenhouse gas emissions.
Finally, the TDM plan includes a monitoring and reporting program to measure and adjust transportation
programs over time and make sure that a minimum 15 percent reduction in VMT is achieved and maintained.
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1. NORTH ENTRY AREA PLAN
The Healdsburg 2030 General Plan identifies five areas within the City that warrant further study, beyond the
policies contained in the Healdsburg 2030 General Plan (at the time of its adoption in 2009). These special study
areas were selected based on unique locations or functions in the City. One of these five study areas is the North
Entry Study Area, which encompasses the vacant property currently owned by Comstock Healdsburg, LLC,
(referred to as the “North Village” site) on the west side of Healdsburg Avenue.
Exhibit 1 – North Entry Context Map

Source: North Entry Area Plan
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NEAP VISION AND DEVELOPMENT
The primary purpose of the North Entry Area Plan (NEAP) is to create a community-supported, long-term vision
for development that will help realize the area’s potential as an attractive gateway into Healdsburg from the
north. The Plan provides detailed guidance on future development in the North Entry planning area, including a
vision concept, preferred land use mix, development intensity, development standards, and design guidelines.
Vision
“Located at the northern boundary of Healdsburg, the North Entry area is a livable community that serves its
residents and surrounding community. The development and landscaping reflect a transition from the
agricultural and rural character of the Alexander Valley to the compact walkable character of the city further
south. Development within the North Entry area is a mix of different sizes and types of residential buildings,
local-serving shops, neighborhood services, cafés, and possibly a hotel. Offices and workspaces may provide
employment opportunities. The residences provide a range of housing options for existing and new residents of
Healdsburg and for all age groups. The North Entry area is an inviting neighborhood that provides public open
spaces and plazas, connections to the Foss Creek Pathway, and options to access downtown or the surrounding
region by walking, biking, and transit.”
Exhibit 2 – Site Plan Vision Concept

Source: North Entry Area Plan
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Development Capacity
The Plan’s vision concept and the buildout assumptions assume 290 units of residential use and 200,000 square
feet of non-residential development on the developable portion of the Plan Area, which is 18 acres of flat land
out of 32 acres, that would preserve the surrounding hillside as open space.
Exhibit 3 – Plan Area Land Use and Buildout Assumptions
Land Use Type

Buildout Assumption

Residential1

290 units3,5

Non-residential use (retail, services, restaurant, lodging)2

200,000 square feet4

Notes:
1. Includes residential mixed use and multi-family housing (including families, singles, workforce, and seniors).
2. Includes grocery market or specialty food sales (e.g., 3,500 gross square feet or less), other retail (e.g., clothing, art, home décor,
flowers, books), personal services (e.g., daycare, dry cleaning, fitness, massage, pet grooming), business support services and offices,
instructional services, medical services and visitor lodging, restaurant and café, and similar uses, and does not include large-box retail
stores or regional retailer shopping centers.
3. Roughly equivalent to 16 units per acre based on 18 acres of developable land.
4. If a senior housing community is developed, all associated uses (retail, restaurant, meeting rooms, administrate support, etc.) shall be
considered part of the residential use and exempted from the non-residential floor area limitation.
5. Developers may increase the number of residential units beyond the cap through the density bonus process established in State
planning law and Healdsburg Municipal Code Section 20.20.035.
Source: North Entry Area Plan

TRAFFIC IMPACT ANALYSIS
North Entry Area Plan Proposed Land Use and Buildout Assumptions
The Draft Environmental Impact Report (DEIR) traffic modeling and analysis was based on the land use
assumptions of the NEAP and included in the specific development summary shown below.
Exhibit 4 – Assumed Program Development in the Traffic Model
Land Use Type

Buildout Assumption Size

Multi-family residential

290 units (435,000 gsf)

Hotel

130 rooms (130,000 gsf)

Commercial/Professional services

40,000 gsf

Retail uses

30,000 gsf

Source: City of Healdsburg and W-Trans

An average of 1,500 gross square feet (gsf) is assumed for the proposed residential units to account for a range
of unit sizes. Thus, a potential buildout of up to 435,000 gross square feet of residential and 200,000 gross
square feet of nonresidential uses would result in a total approximate building area of 635,000 gross square
feet.
Development would be located on approximately 18 acres of the North Village site and would include multistory buildings up to 50 feet in height. Buildings near the rail right-of-way and Healdsburg Avenue frontage are
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anticipated to maintain lower heights of not more than 35 feet, with taller heights increasing toward the hillside
portions of the plan area.
The overall development footprint would allow for approximately 12 acres of open and undeveloped land to
remain in the plan area, primarily located on the hillsides of the North Village site. Exhibit 4 more specifically
breaks down the proposed residential and non-residential land uses listed in Exhibit 3 to establish a “maximum”
development scenario, which was used for the technical analyses in the DEIR.
Trip Generation Rates
The anticipated trip generation for the considered land use development (as assumed for the traffic analysis)
was estimated using standard trip rates published by the Institute of Transportation Engineers (ITE) in the Trip
Generation Manual, 10th Edition, 2017 as well as the 9th edition published in 2012. The standard trip rates for
Multifamily Housing (Land Use #220), Hotel (Land Use #310), General Office (Land Use #710) and Specialty Retail
Center (Land Use #826) were applied as these descriptions most closely match the proposed land uses. It should
be noted that the Specialty Retail Center is a land use category included in the 9th Edition of the Trip Generation
Manual but deleted from the 10th Edition.
Through discussions with City staff, the traffic consultant team (W-Trans) determined these codes to be the
most appropriate land use codes for application in the analysis as they most closely represented potential
development for the site. Because the plan area is currently undeveloped, it currently generates no vehicle trips.
Based on the assumed land uses, the evaluated future land uses would be expected to generate a total of 4,930
daily trips. The expected daily trips include 259 trips during the morning peak hour and 351 trips during the
evening peak hour. The expected trip generation potential for the proposed plan is indicated in Exhibit 5.
Exhibit 5 – Trip Generation Summary
ITE LU
Code

Size1

Multi-family
Housing

220

Hotel

Land Use

Weekday

AM Peak

PM Peak

Rate

Trips

Rate

Trips

In

Out

Rate

Trips

In

Out

290 du

7.32

2,123

0.46

133

31

102

0.56

162

102

60

310

130 rms

8.36

1,087

0.39

51

40

11

0.48

62

19

43

General Office

710

40 ksf

9.74

390

1.16

46

40

6

1.15

46

7

39

Specialty
Retail Center*

826

30 ksf

44.32

1,330

0.96

29

18

11

2.71

81

36

45

259

129

130

351

164

187

Total Plan Trips

4,930

Notes:
1

du = dwelling units; rms = rooms; ksf = 1,000 square feet

* Rates from ITE Trip Generation Manual, 9th Edition
Source: W-Trans.

Exhibit 5 shows that during the peak hour of the morning and afternoon about 50 percent of trips will be
generated by the multi-family housing units, and that the highest trip generation rates are generated by retail
and office land uses.
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2. NORTH VILLAGE PROJECT
PROJECT DESCRIPTION
Comstock Healdsburg LLC (“Comstock”), plans to construct a new mixed-use development within the North
Entry Plan Area. The proposed project includes a mix of hotel, restaurant, retail, and affordable housing land
uses, as well as a senior housing living community with both independent living and assisted/memory care units.
The proposed project plans to develop close to 667,400 square feet and provide 608 parking spaces on site.
Exhibit 6 – Project Site Plan

Source: Comstock Healdsburg LLC

MIXED-USE DEVELOPMENT PROGRAM
The North Village master plan submittal for a conditional use permit shows that the project includes a program
mix that conforms with land uses permitted in the NEAP but deviates on the square feet distribution of
residential and non-residential uses, with an average of about 20 housing units per acre and 1,500 square feet
per unit. The North Village program details are listed below:
Residential – 355 units and 541,600 square feet
•

Affordable multi-family housing – 80 units and 99,900 square feet
o 15 studio units
o 21 one-bedroom units
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•

o 23 two-bedroom units
o 16 three-bedroom units
o 5 live work units
Senior Living Community – 275 units, 413 beds, and 441,700 square feet
o 83 one-bedroom units
o 138 two-bedroom units
o 30 assisted living beds
o 24 memory care beds

Hotel – 108 rooms and 113,800 square feet
•
•
•
•

108 guest rooms
4,400 square feet of meeting space
5,450 square feet of fitness and spa space
3,800 square feet of restaurant and bar

Retail
•

12,000 square feet of retail

Parking – 648 parking stalls on site
•
•
•

Senior housing – 289 spaces
Hotel and restaurant – 155 spaces
Retail and affordable housing – 164 spaces

SHARED PARKING ANALYSIS
Based on the City of Healdsburg Municipal Code and State of California requirements for affordable housing, the
proposed project would be required to provide 669 spaces, equating to a 61-space deficit from 608 spaces. The
shared parking analysis recommends a parking supply of 506 spaces to serve the site, for a typical peak demand
day. With plans to provide up to 648 spaces, the proposed parking for the site is anticipated to adequately serve
the planned land uses, with a surplus of 102 spaces.
Shared parking leverages peak parking demand variations among complementary land uses on a site, allowing
for the sharing of parking spaces among uses in a mixed-use environment—in lieu of providing a minimum
number of parking spaces for each individual use. For example, an office building can share parking with
residential units because parking demand peaks during the workday for the office workers and peaks in the
evening for the residents.
This results in an opportunity to provide adequate parking without building more parking spaces than necessary
for customers, employees, and residents. Shared parking commonly results in a reduction in the total need for
parking spaces and in more efficient use of land dedicated to parking. Shared parking is also a cost-effective
approach to increasing the capacity of each parking space in the system.
Methodology
To determine a recommended parking supply for the proposed site, which is a mix of hotel, retail, residential,
and senior living land uses, Walker used shared parking methodologies. The resulting recommended supply for
the proposed project is based on the projected peak hour of design-day parking demand. This does not
represent the maximum ever generated by the development.
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In Walker’s experience, designing a parking system for the absolute peak or busiest day of the year leads to
overbuilding of parking spaces. The peak in this analysis refers to the “design day” or “design hour,” one that
recurs frequently enough to justify providing spaces for that level of parking activity.
The shared parking analysis methodology follows four steps of analysis to estimate an adequate supply of
parking for the development:
•

Base Parking Ratios – base parking ratios are established for each land use. The base parking ratios
represent how many spaces should be supplied to each use if the spaces are unshared, and the project
is in a suburban context where the driving ratio is at or near 100 percent.

•

Presence Factors – hourly and monthly presence factors are determined based on model data, and
adjustments are made to account for parking demand variability by hour of day and month of year.

•

Drive Ratios – A driving ratio adjustment is the percentage of patrons and employees that are projected
to drive to the site in a personal vehicle.

•

Non-Captive Adjustment – the non-captive adjustment is used to fine-tune the parking needs of
restaurants and retail patronized by employees of adjacent office buildings or housing developments,
which generally are long-term parkers, and already counted as being parked for the day and not
generating additional parking demand.

Recommended Parking Supply
As indicated before, the recommended parking supply for the North Village project that results from going
through the four-step analysis described above is 506 spaces. Exhibit 8 on the next page shows the details of the
analysis with a complete breakdown of land uses and adjustment factors.
The shared parking model estimates that the peak parking demand hour will be at 7:00 pm on a weekend day
during the month of March or during the Spring season.
Driving Ratio Adjustments
Exhibit 7 – Drive Ratios Assumed in the Shared Parking Analysis
Land Use

Weekday

Weekend

Daytime

Evening

Daytime

Evening

Customers

100%

100%

100%

100%

Employees

88%

88%

88%

88%

Residents & Guests

100%

100%

100%

100%

Source: Walker Consultants

The recommended parking supply in the model is based on a rigorous four step analysis that adjusts base
parking ratios for each quantity of land use with variations in demand throughout the year and the day, captive
trips that are expected to be internal to the development and predominant driving ratios in the City of
Healdsburg. However, driving ratios can be affected and modified with implementation of commute trip
reduction programs and transportation demand management (TDM) programs. Alternative mobility programs
that target residents and employees of the development can reduce the need to own a car and by extension the
demand for parking, use of single-occupant vehicles (SOV) and vehicle miles traveled (VMT).
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units

23

16

80

413

2 Bedrooms

3+ Bedrooms

Visitor

Senior Living

Beds

units

0.17

0.50

0.10

2.50

1.65

0.90

0.85

3.00

3.00

1.36

19.27

6.67

0.15

1.00

2.00

88%

88%

100%

100%

100%

100%

100%

100%

88%

100%

88%

68%

63%

88%

70%

88%

100%

99%

100%

100%

100%

100%

100%

100%

99%

50%

100%

60%

20%

100%

100%

95%

50%

95%

13%

95%

89%

NonCaptive
Ratio

0.15

0.50

0.10

2.50

1.65

0.90

0.85

2.61

1.50

1.20

7.86

0.84

0.13

0.70

1.67

6.20

1.79

1.93

0.58

2.58

Project
Rate

0.17

0.50

0.15

2.50

1.65

0.90

0.85

3.00

3.00

1.41

9.67

7.67

0.15

1.00

2.00

12.70

2.10

15.00

0.80

3.20

Base
Rate

88%

100%

100%

100%

100%

100%

100%

88%

100%

88%

68%

63%

88%

70%

88%

100%

88%

100%

88%

100%

Mode
Adj

88%

100%

100%

100%

100%

100%

100%

99%

50%

100%

70%

80%

100%

100%

96%

50%

96%

10%

96%

89%

NonCaptive
Ratio

Weekend

36%

35

207

8

32

30

19

10

Shared Parking Reduction

100%

100%

100%

100%

100%

100%

7

4
3

40

2

3

68

0

6

2

5

4

12

Estimated
Parking
Demand1

499

57%

100%

100%

80%

80%

80%

100%

100%

50%
80%

100%
100%

100%

95%

90%

100%

100%

97%

100%

98%

79%

70%

Peak
Mo Adj
March

40%
35%

100%

70%

20%

90%

60%

50%

95%

80%

90%

65%

Peak
Hr. Adj
8 PM

Total Parking Demand

0.17

0.50

0.15

2.50

1.65

0.90

0.85

2.61

1.50

1.24

4.60

3.87

0.13

0.70

1.69

6.35

1.77

1.50

0.68

2.86

Project
Rate

Weekday

The family restaurant employee parking demand is zero because it has been already accounted for in the total senior living employee parking demand.

Estimated parking demand is rounded to the nearest whole number.

Employees

units

26

units

15

1 Bedroom

units

ksf

sf GLA

Studio

Residential

Employees

57%

100%

100%

83%

83%

83%

83%

50%

100%
35%

100%

70%

20%

90%

60%

50%

95%

65%

75%

65%

Total

100%

100%

100%

100%

100%

100%

100%

100%

100%
100%

100%

95%

90%

100%

100%

97%

100%

98%

79%

70%

| 10

32%

506

35

207

12

32

30

19

10

11

11
4

23

9

3

64

0

10

2

3

4

15

Peak Hr. Peak Mo Estimated
Adj
Adj
Parking
8 PM
March
Demand1

Weekend
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2

1

sf GLA

9,569

Hotel Spa & Fitness

5,450

4,400

Meeting Space

Employees

sf GLA

3,777

Restaurant

keys

108

Hotel Employees

keys

108

Hotel

Employee

2.15
12.40

sf GLA

88%
100%

0.70
15.25

100%

Mode
Adj

Weekday

2.90

Fast Casual/Cafe

sf GLA

sf GLA

Unit

Base
Rate

Employee2

2,000

1,383

Family Restaurant

Employee

10,000

Quantity

Retail

Land Use

Project Data

Exhibit 8 – Shared Parking Demand Summary and Recommended Supply
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3. EXISTING MOBILITY CONDITIONS
This section summarizes exiting conditions related to transportation infrastructure and mobility options in the
vicinity of the North Village project area.
ROADWAY FACILITIES
U.S. Highway 101
U.S. Highway 101 is a four-lane regional freeway located immediately west of the plan area. U.S. 101 passes
immediately west of the City of Healdsburg, providing access to and from areas north and south of the City. The
highway connects the city to the north with the Northern California coast and to the south with Oakland, San
Francisco and the rest of the Bay Area.
U.S. 101 has connections to the central part of the City of Healdsburg at Healdsburg Avenue/Mill Street in the
south, and at Dry Creek Road in the north part of town. Additionally, there are two more exits in the north and
south end of the City limits, at Lytton Springs Road and Old Redmond Hwy respectively.
For those looking to access the North Village from the south, Dry Creek Road will be the shortest path in and out
of the development. For those looking to access from the north, Lytton Springs Road will be the shortest path in
and out of the development. However, Lytton Springs Road may also serve as a viable option during rush hour
periods, because of intersection delays at Grove Street and U.S. 101. North Village residents, employees and
visitors may adopt different routes and behaviors in the future, depending on direction of travel and time of day.
Healdsburg Avenue
Healdsburg Avenue is a north-south arterial that traverses the city and connects to the regional network at
either end of the city. Healdsburg Avenue varies in width and configuration from two lanes and on-street
parking on both sides of the street in the center of town, to five lanes and no on-street parking north of Powell
Avenue, to three lanes and bike lanes on both sides of the street north of Parkland Farms Boulevard.
Similarly, the posted speed limit varies from 30 miles per hour (mph) in the center of town, to 35 mph between
Powell Avenue and Parkland Farms Boulevard, to 40 mph north of Parkland Farms Boulevard. The roadway is a
classic arterial road with both commercial and residential development on adjacent parcels. Daily traffic counts
collected on Healdsburg Avenue near the project area in April 2018, indicate an average daily traffic volume
(ADT) of approximately 5,400 vehicles per day.
Dry Creek Road
Dry Creek Road is an east-west arterial that connects the Dry Creek Valley with the City of Healdsburg. The road
varies in width and configuration, from a two-lane road with shoulders west of U.S. 101 to a three-lane road
between U.S. 101 and Grove Street, to a four-lane street between Grove Street and Healdsburg Avenue, where
it ends and becomes a collector street, March Avenue, as it continues east. The posted speed limit is 30 mph. No
parking is allowed and bike lanes or sharrows are not provided.
Grove Street
Grove Street is a three-lane collector street that changes alignment from north-south to east-west and
intersects both Healdsburg Avenue and Dry Creek Road. The posted speed limit is 35 miles per hour. A center
two-way left-turn lane is present for most of the roadway, along with Class II bike lanes on both sides of the
street and posted signage designating the street as a bicycle route. Grover Street continues south of Dry Creek
Road and into the center of town where it becomes Vine Street. Bike lanes are interrupted at the intersection of
Dry Creek Road missing the connection with the Foss Creek Pathway just south of Dry Creek Road.
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Exhibit 9 – Traffic Impact Study Area, Key Intersections and Roadway Configurations

Source: DEIR and W-Trans
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BICYCLE FACILITIES
The Caltrans Highway Design Manual defines four types of bicycle facilities:
•

Class I Multi-Use Path – a completely separated right-of-way for the exclusive use of bicycles and
pedestrians with cross flows of motorized traffic minimized.

•

Class II Bike Lane – a striped and signed lane for one-way bike travel on a street or highway.

•

Class III Bike Route – signing only for shared use with motor vehicles within the same travel lane on a
street or highway. Also known as sharrows (or shared ROWs).

•

Class IV – commonly referred to as protected bicycle lanes or cycle tracks, are a facility that combines
elements of Class I and Class II facilities. They offer an exclusive bicycle route immediately adjacent to a
roadway similar to a Class II facility but provide a physical separation from traffic with plastic
delineators, raised curb, landscaping elements or parked vehicles.

City of Healdsburg’s Bike Master Plan
The City’s bicycle network includes Class I (off-street paths), Class II (bicycle lanes) and Class III (bicycle routes)
facilities. The bulk of the system is comprised of Class III routes (or sharrows). However, there is a Class I path
the Foss Creek Pathway, adjacent to the west side of the railroad tracks between Vine Street/Mill Street to
Norton Slough north of City Hall, and Class II bike lanes are provided on Parkland Farms Boulevard, Rosewood
Drive and sections of Grove Street and Poppy Hill Drive. Signs are posted along the bicycle routes that utilize
local collector and arterial streets.
The Foss Creek Pedestrian & Bike Trail is a Class I multi-use path which currently starts approximately 900 feet
south of the Dry Creek Road/Grove Street intersection. The trail extends south to the intersection of Vine
Street/Mill Street/Healdsburg Avenue, and continues along the railroad tracks to the intersection of Front
Street, by the Russian River in the southern part of the City.
Close to the project area, Class II bike lanes are present along March Avenue between Healdsburg Avenue and
University Street, along Grove Street between Healdsburg Avenue, and about 650 feet north of Dry Creek Road
and on the entirety of Parkland Farms Boulevard. Class II bike lanes are planned for Healdsburg Avenue north of
Parkland Farms Boulevard, including along the frontage of the project site, and on Dry Creek Road starting at the
U.S. 101 interchange. Additionally, the existing gap on Grove Street north of Dry Creek Road is planned to be
constructed in the future.
Class III bike routes are currently present along Dry Creek Road west of Healdsburg Avenue and on Healdsburg
Avenue between Dry Creek Road-March Avenue and Parkland Farms Boulevard. Exhibit 10 summarizes the
existing and planned bicycle facilities near the project area.
The 2008 Healdsburg Bicycle & Pedestrian Master Plan and the 2006 Foss Creek Pathway Plan proposed to
extend Foss Creek Pathway to the north to provide a continuous, Class I multi-use path between downtown and
the North Village project. The west side alignment shown in the Foss Creek Pathway Plan faces serious
constraints in the vicinity of the project area, including the need for two bridges over the creek, and the
difficulty of navigating through the Simi Winery and other properties. For these reasons, the NEAP shows the
Foss Creek Pathway adjacent to the NCRA railway on the east side, a change from the conceptual alignment in
the Foss Creek Pathway Plan.
Across Healdsburg Avenue from the North Village site, an existing trail runs east-west along a segment of Foss
Creek (not part of the Foss Creek Pathway), perpendicular to Healdsburg Avenue. This trail is a multi-use
pathway that connects Healdsburg Avenue to Spur Ridge Court, which is in the Parkland Farms residential
neighborhood, and from there it connects to the rest of the city through Class III bike routes.
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Exhibit 10 – Bicycle Facilities near the Project Site

Source: City of Healdsburg Bike Master plan
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TRANSIT SERVICE
Sonoma County Transit
Sonoma County Transit (SCT) provides transit service throughout Sonoma County. Two bus services are
operated in Healdsburg, Routes 60/60X and Route 67.
Route 60/60X provides service to the cities of Cloverdale, Healdsburg, Windsor, and Santa Rosa via city streets,
inter-city roads and U.S. 101, with major stops on Healdsburg Avenue at Alexander Valley Road to the north of
the project site and Parkland Farms Boulevard to the south. Route 60/60X operates Monday through Sunday
from 5:00 a.m. to 10:00 p.m. with headways that range between every 30 and 90 minutes, depending on time of
day and direction of travel. Shorter headways and more frequent service is provided on the predominant
commute direction in both morning and afternoon. Route 60/60X is both an inter-city connection and commute
route between Santa Rosa and Healdsburg.
The Healdsburg Avenue improvement project will add a stop to Route 60/60X near the main entrance to the
North Village project to serve both the North Village and Montage developments.
Route 67 provides service solely within the City of Healdsburg from Monday through Saturday with
approximately one-hour headways between 8:30 a.m. and 4:30 p.m. The route is structured as a north and
south loop, each taking about 30 minutes to complete, that are operated every hour with a rest stop at Safeway
on Vine Street. The north loop provides service near the project site once an hour with the nearest stop located
at Healdsburg Avenue and Parkland Farms Boulevard, approximately one-half mile to the south.
Route 67 buses are equipped with wheelchairs lifts and are handicap accessible. The City of Healdsburg has
approved funding to subsidize fares for all riders on Route 67 for a two-year period beginning July 1, 2018. The
new “Fare-Free” program is designed to make using local transit services easier and to encourage hop-on, hopoff travel on the local transit system.
Two bicycles can be carried on most SCT buses. Bike rack space is on a first come, first served basis. Additional
bicycles are allowed on SCT buses at the discretion of the driver.
Dial-a-Ride
Dial-a-ride, also known as paratransit, or door-to-door service, is available for those who are unable to
independently use the transit system due to a physical or mental disability. SCT Paratransit is designed to serve
the needs of individuals with disabilities within the City of Healdsburg and the greater Healdsburg area.
SMART Extension
The SMART railway service currently ends at the Sonoma County Airport in Santa Rosa, but future service will
include stations in Windsor, Healdsburg, and Cloverdale, which will be the line’s northern terminus. The
Healdsburg station will be south of downtown. The SMART line will run along the existing railway (currently out
of service), and the railway segment in the North Village project area that is owned by NCRA, which has formed
an “Operation and Coordination” agreement with SMART for future railway service.
SMART continues to partner with local jurisdictions to fund and obtain grant funding for the planning and
construction of multi-use paths along the railway line. Although there has been interest from community
members for a new SMART rail station in the project area, there are currently no plans for such a station.
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Exhibit 11 – SCT Route 60/60X Map and Schedule

Source: Sonoma County Transit (SCT)
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Exhibit 12 – SCT Route 67 City Shuttle Map and Schedule

Source: Sonoma County Transit (SCT)
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4. CEQA GUIDANCE FOR TRANSPORTATION IMPACT ANALYSIS
SENATE BILL 743 TRANSPORTATION IMPACTS
In November 2017, the Governor’s Office of Planning and Research (OPR) released a technical advisory
containing recommendations regarding the assessment of VMT, proposed thresholds of significance, and
potential mitigation measures for lead agencies to use while implementing the required changes contained in
Senate Bill 743. Also in November 2017, OPR released the proposed text for Section 15064.3, “Determining the
Significance of Transportation Impacts,” which summarized the criteria for analyzing transportation impacts for
land use projects and transportation projects, and it directs lead agencies to “choose the most appropriate
methodology to evaluate a project’s vehicle miles traveled, including whether to express the change in absolute
terms, per capita, per household or in any other measure.” OPR recommends that for most instances a per
service population threshold should be adopted and that a fifteen percent (15%) reduction below that of
existing development would be a reasonable threshold.
As noted in the OPR guidelines, agencies are directed to choose metrics that are appropriate for their
jurisdiction to evaluate the potential impacts of a project in terms of VMT. The current deadline for adopting
policies to implement SB 743 is January 2020. The City of Healdsburg has not yet adopted VMT policies, and,
until the City does, there is no guidance on how to evaluate the North Village project in terms of VMT.
OPR’S TECHNICAL ADVISORY ON EVALUATING TRANSPORTATION IMPACTS UNDER CEQA
This advisory contains technical recommendations regarding assessment of VMT, thresholds of significance, and
mitigation measures.
Recommendations Regarding Significant Thresholds
Based on OPR’s extensive review of the applicable research, and an assessment conducted by the California Air
Resources Board to quantify the need for VMT reduction in order to meet the State’s long-term climate goals,
OPR recommends that a per capita or per employee VMT that is fifteen percent (15%) below that of existing
development may be a reasonable threshold.
Fifteen percent reductions in VMT are achievable at the project level in a variety of environments and project
situations. Moreover, a fifteen percent reduction is consistent with SB 743’s direction to OPR to select a
threshold that will help the State achieve its climate goals.
Screening Thresholds for Land Use Projects
•

Screening Threshold for Small Projects - Many local agencies have developed screening thresholds to
indicate when detailed analysis is needed. Absent substantial evidence indicating that a project would
generate a potentially significant level of VMT, or inconsistency with a Sustainable Communities
Strategy (SCS) or general plan, projects that generate or attract fewer than 110 trips per day generally
may be assumed to cause a less-than-significant transportation impact.

•

Map-Based Screening for Residential and Office Projects - Residential and office projects that locate in
areas with low VMT, and that incorporate similar features (i.e., density, mix of uses, transit accessibility),
will tend to exhibit similarly low levels of VMT.

•

Presumption of Less Than Significant Impact Near Transit Stations - Proposed CEQA Guideline Section
15064.3, subdivision (b)(1), states that lead agencies generally should presume that certain projects
(including residential, retail, and office projects, as well as projects that are a mix of these uses)
proposed within one-half of a mile of an existing major transit stop or an existing stop along a high
quality transit corridor will have a less-than-significant impact on VMT.
Per Pub. Resources Code, § 21064.3 “‘Major transit stop means a site containing an existing rail transit

Attachment: Attachment 4 - Exhibit 6 Transportation Demand Management Plan (Walker Parking; January 24, 2020) (2754 : North Village DA)

NORTH VILLAGE TRANSPORTATION DEMAND MANAGEMENT PLAN

| 18

Packet Pg. 943

7.A.k

MEMORANDUM
33-2150.01

station, a ferry terminal served by either a bus or rail transit service, or the intersection of two or more
major bus routes with a frequency of service interval of 15 minutes or less during the morning and
afternoon peak commute periods.”
•

Presumption of Less Than Significant Impact for Affordable Residential Development - Adding affordable
housing to infill locations generally improves the jobs-housing match, in turn shortening commutes and
reducing VMT. Low-wage workers in particular would be more likely to choose a residential location
close to their workplace, if one is available. In areas where existing jobs-housing match is closer to
optimal, low income housing nevertheless generates less VMT than market rate housing. Therefore, a
project consisting of a high percentage of affordable housing may be a basis for the lead agency to find a
less-than-significant impact on VMT.

Recommended Numeric Thresholds for Residential, Office and Retail Projects
•

Recommended threshold for residential projects – A proposed project exceeding a level of 15 percent
below existing VMT per capita may indicate a significant transportation impact. Existing VMT per capita
may be measured as regional VMT per capita or as city VMT per capita.

•

Recommended threshold for office projects – A proposed project exceeding a level of 15 percent below
existing regional VMT per employee may indicate a significant transportation impact.

•

Recommended threshold for retail projects – A net increase in total VMT may indicate a significant
transportation impact. Because new retail development typically redistributes shopping trips rather
than creating new trips, estimating the total change in VMT (i.e., the difference in total VMT in the area
affected with and without the project) is the best way to analyze a retail project’s transportation
impacts.

•

Mixed-Use Projects - Lead agencies can evaluate each component of a mixed-use project independently
and apply the significance threshold for each project type included (e.g., residential and retail).
Alternatively, a lead agency may consider only the project’s dominant use. In the analysis of each use, a
project should take credit for internal capture. Combining different land uses and applying one
threshold to those land uses may result in an inaccurate impact assessment.

VMT Mitigation and Alternatives
When a lead agency identifies a significant impact, it must identify feasible mitigation measures that could avoid
or substantially reduce that impact. Potential measures to reduce vehicle miles traveled include, but are not
limited to:
•
•
•
•
•
•
•
•
•
•
•
•

Improve or increase access to transit.
Increase access to common goods and services, such as groceries, schools, and daycare.
Incorporate affordable housing into the project.
Incorporate neighborhood electric vehicle network.
Orient the project toward transit, bicycle and pedestrian facilities.
Improve pedestrian or bicycle networks, or transit service.
Provide traffic calming.
Provide bicycle parking.
Limit or eliminate parking supply.
Unbundle parking costs.
Provide parking cash-out programs.
Implement roadway pricing.
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•
•
•
•
•
•
•
•
•

Implement or provide access to a commute reduction program.
Provide car-sharing, bike sharing, and ride-sharing programs.
Provide transit passes.
Shifting single occupancy vehicle trips to carpooling or vanpooling, for example providing ride-matching
services.
Providing telework options.
Providing incentives or subsidies that increase the use of modes other than single-occupancy vehicle.
Providing on-site amenities at places of work, such as priority parking for carpools and vanpools, secure
bike parking, and showers and locker rooms.
Providing employee transportation coordinators at employment sites.
Providing a guaranteed ride home service to users of non-auto modes.

Additionally, CEQA requires that an environmental impact report identify feasible alternatives that could avoid
or substantially reduce a project’s significant environmental impacts. Examples of project alternatives that may
reduce vehicle miles traveled include, but are not limited to:
•
•
•
•
•
•

Locate the project in an area of the region that already exhibits low VMT.
Locate the project near transit.
Increase project density.
Increase the mix of uses within the project or within the project’s surroundings.
Increase connectivity and/or intersection density on the project site.
Deploy management strategies (e.g., pricing, vehicle occupancy requirements) on roadways or roadway
lanes.
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5. TDM PROGRAM APPROACH
The goal of this TDM Plan is to identify and recommend a suite of TDM measures that working in concert can
reduce the drive-alone rates and vehicle miles traveled of affordable housing and senior housing residents, hotel
guests and employees of senior housing, hotel and retail land uses, by at least 15 percent. Meeting this goal will
ensure that the recommended parking supply of 506 spaces can accommodate 100 percent occupancy of all
land uses, on a typical peak day and peak hour.
The TDM measures and strategies for the North Village project have been selected based on the location of the
site, proposed site plan, design of streets and multimodal facilities, and transportation services currently
available and planned in the future near the project site, and also taking into consideration the commute travel
patterns and socio-demographic characteristics of the city and the region.
Selected TDM measures follow and expand upon the State of California Governor Office of Planning and
Research’s Technical Advisory for Evaluating Transportation Impacts under CEQA and industry best practices.
TDM measures and strategies identified in the OPR’s Technical Advisory fall into two distinctive categories –
project design elements that contribute to reduction in VMT and project management and programs that
support and incentivize reductions in VMT:
•

Project Design Alternatives – TDM measures that the developer of the property – Healdsburg Comstock
LLC, is including in the design of buildings, streets and open space and that will be put in place during
construction of the project. These include measures such as provision of affordable housing, senior
housing, supporting retail and service functions, as well as shared parking, traffic calming and sidewalk
and trail connections with bike and transit facilities on Healdsburg Avenue.

•

Transportation Mitigation Programs – TDM measures that would be tailored to the end user (residents,
employees and hotel guests) to incentivize and change transportation behaviors, and that may change
or adapt during the life of the project, such as providing a shuttle service to transport residents,
employees and guests to the center of town, or incentives to promote ridesharing, carsharing, bike
sharing and use of public transit options for residents and employees of the North Village to reduce
drive alone rates, vehicle miles traveled and GHG emissions on site. TDM program operations would be
required of the property manager and future tenants throughout the life of the project.

A monitoring and evaluation program will need to be developed and put in place by the property manager and
future tenants, in coordination with the City of Healdsburg, to gauge the effectiveness of the TDM program
overtime. This is described in more detail in Chapter 6. Monitoring and Reporting. The paragraphs below provide
more details on the project design and project management TDM measures that are recommended for
implementation.
PROJECT DESIGN ALTERNATIVES
Project design alternatives are grouped into four sub-categories – land use and density, design of streets and
urban design, parking supply and design, and multi-modal infrastructure.
1. Land Use and Density
1.1. Increase mix of uses and access to common goods and services.
• Provision of on-site amenities such as dry cleaners, groceries, fitness and daycare encourage
employees to stay on site during the day, making it easier to leave their cars at home, and
encourage internal trips from residents and eliminate trips outside of the development.
• VMT Reduction Potential = LOW
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1.2. Incorporate affordable housing into the project.
• Affordable housing residents generally have lower rates of car ownership and are more reliant on
alternative mode of transportation to solve their mobility needs. Providing them with direct
access to public transit and other mobility opportunities such as car-sharing allows them to rely on
alternative modes of transportation and reduce single occupant vehicle use.
• VMT Reduction Potential = MEDIUM
1.3. Increase residential density
• Increasing the residential density of the development in addition to increases in mobility options
and improvements to walking, biking and public transit facilities, creates conditions for a larger
share of users of alternative modes of transportation and reductions in SOV use.
• VMT Reduction Potential = MEDIUM
2. Design of Streets and Urban Design
2.1. Orient the project toward transit, bicycle and pedestrian facilities.
• Orienting the project towards a main street with safe and direct connections to the main road
allows residents, employees and visitors to access the development via alternative modes of
transportation effectively.
• VMT Reduction Potential = LOW
2.2. Implement traffic calming measures on streets
• Design of safe and complete streets inside the project creates a safe and attractive environment
for pedestrians and cyclists to use the street and it creates a more vibrant environment on the
street and public spaces, but most importantly for children and seniors to move around freely and
access other mobility opportunities.
• VMT Reduction Potential = LOW
2.3. Increased connections to transit, bike and pedestrian facilities.
• Providing a direct access to public transit service and non-motorized facilities through sidewalks,
bike lanes or trails, encourages use of alternatives modes of travel.
• VMT Reduction Potential = MEDIUM
3. Parking Supply and Design
3.1. Encourage shared parking.
• Designing development with shared parking reduces the amount of empty space and impervious
surfaces from unused parking, and it allows the design of buildings to face the street and increase
accessibility from sidewalk and alternative modes of travel.
• VMT Reduction Potential = LOW
3.2. Limit or eliminate parking supply.
• Limiting the parking supply encourages sharing of parking resources among land uses and
encourages users to use their personal vehicles more efficiently.
• VMT Reduction Potential = MEDIUM
3.3. Unbundle parking costs.
• Unbundling parking costs from the cost of housing on both multi-family and senior housing units,
allows residents to choose the right amount of vehicle ownership they need, and it reduces the
cost of housing and development.
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• VMT Reduction Potential = MEDIUM
4. Multi-Modal Infrastructure
4.1. Improve pedestrian or bicycle networks,
• Providing protected street facilities for both pedestrians and cyclists encourages use of active
transportation modes. Connecting project non-motorized facilities with the Foss Creek Pathway
and Foss Creek Trail will allow residents and employees to access the development safely and
efficiently via non-motorized modes of travel.
• VMT Reduction Potential = HIGH
4.2. Location near transit and increased transit service through shuttle service
• Designing project with connections to transit facilities (bus stops and safe crossings to get there)
encourages use of public transit services. Increasing transit service on Healdsburg Avenue with
addition of shuttle services increases reliability of transit as an option.
• VMT Reduction Potential = HIGH
4.3. Installation of video conferencing centers for use by tenants.
• Implementation of video conferencing center, meeting rooms and work space for residents of
development encourages telework and reduce unnecessary trips outside the development.
• VMT Reduction Potential = MEDIUM
TRANSPORTATION MITIGATION PROGRAMS
Transportation mitigation programs are grouped into at least six sub-categories – transit promotion, walking and
biking promotion, ridesharing and car-sharing promotion, transportation program support, home location
assistance, and transportation management and coordination.
5. Transit Promotion
5.1. Improve or increase access to transit.
• Increasing transit service on Healdsburg Avenue with addition of shuttle services increases
reliability of transit as an option. Designing project with connections to transit facilities (bus stops
and safe crossings to get there) encourages use of public transit services.
• VMT Reduction Potential = HIGH
5.2. Provide discounted transit passes.
• Transit fare subsidies or subsidies of monthly passes provide an incentive to use transit. This can
be an effective strategy when provided in conjunction with increases in service and reductions in
parking.
• VMT Reduction Potential = HIGH
5.3. Operation of fixed-route or on-demand shuttle service to nearby destinations.
• A fixed-route shuttle service connecting with downtown allows residents and employees to not
use a car when visiting town or going to work. An on-demand shuttle service allows residents and
visitors to access nearby destinations without the need to drive.
• VMT Reduction Potential = HIGH
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5.4. Provide mobile app for shuttle service and other mobility services.
• Availability of a mobile app to track shuttles and other services such as shared bikes and shared
cars, facilitates trip planning for residents and employees, and encourages use of alternative
modes of transportation.
• VMT Reduction Potential = MEDIUM
6. Walking and Biking Promotion
6.1. Provide bicycle parking.
• Secured bike parking facilities allow employees to commute on bike with piece of mind that their
bike will be safe and available at the end of the work day for the trip home. Convenient bike
parking encourages use of bicycles, especially in districts were there are good biking facilities on
street or off-street trails.
• VMT Reduction Potential = MEDIUM
6.2. Provide bike sharing programs and/or access to e-bikes for use of residents and tenants.
• Use of bikes can be encouraged by providing bicycles on-site, either through bike rental
businesses, a public bike-sharing station or the development’s own bike-sharing program. E-bikes
have demonstrated huge potential for short distance trips in warm weather and hilly terrain.
Facilitating access to bikes ensures that residents and employees commute in non-SOV modes.
Bikes provide an affordable and healthy option to residents and employees for short-distance
mobility needs.
• VMT Reduction Potential = HIGH
6.3. Providing on-site amenities at places of work such as showers and locker rooms.
• Access to showers and changing room allows employees to start the work day fresh and clean
from their bike commute trip.
• VMT Reduction Potential = MEDIUM
6.4. Seek certification as bike friendly development and business.
• A bike friendly business designation can be used to provide recognition and marketing to the hotel
and development, as well as to show commitment to local sustainability.
• VMT Reduction Potential = LOW
6.5. Provide bike riding training, safety and mechanical training and tips for road cycling.
• Help residents and employees ease onto bicycles again or for the first time through one-on-one
training lessons, bike buddy programs and general knowledge for comfortable clothing, gear and
safety lights and basic mechanic repair and maintenance.
• VMT Reduction Potential = HIGH
7. Ridesharing and Car-sharing Promotion
7.1. Incorporate neighborhood electric vehicle network.
• Providing a shared fleet of electric vehicles for short term rental for residents will encourage use
of zero emissions vehicles as well as reduce the need for owning a personal car. On-site access to
carsharing services for hourly or daily rentals, allows hotel guests to visit car-free.
• VMT Reduction Potential = HIGH

Attachment: Attachment 4 - Exhibit 6 Transportation Demand Management Plan (Walker Parking; January 24, 2020) (2754 : North Village DA)

NORTH VILLAGE TRANSPORTATION DEMAND MANAGEMENT PLAN

| 24

Packet Pg. 949

7.A.k

MEMORANDUM
33-2150.01

7.2. Provide car-sharing and ride-sharing programs.
• Facilitating access to on-site carsharing provides piece of mind and flexibility for day time travel
needs of employees. Employers and property managers can subsidize the cost of membership to a
car-sharing service. Additionally, partnering with TNCs to provide credits to residents and
registered hotel guests and employees will support reliance on non-SOV mode for mobility needs.
• VMT Reduction Potential = HIGH
7.3. Providing ride-matching services to assist formation of carpools and vanpools.
• Formation of carpools and vanpools generally requires assistance from a coordinator to identify
partners but also to provide information and answer questions. Hiring a resident/employee
transportation coordinator is an effective way of addressing user needs and facilitating contact
between potential carpool partners and vanpool groups.
• VMT Reduction Potential = HIGH
7.4. Provides rewards and subsidies for carpooling or vanpooling.
• Forming carpools and vanpools often requires outside assistance and a nudge. Providing an
incentive encourages formation of new carpools and vanpools. Providing a reward to established
carpools and vanpools is also a good way to maintain their operation and monitor their status.
• VMT Reduction Potential = HIGH
7.5. Providing on-site amenities at places of work, such as priority parking for carpools and vanpools.
• Preferential parking location, near the main entrance, provides an incentive to carpool and
vanpool and a reward for those making the effort to not drive alone.
• VMT Reduction Potential = HIGH
8. Transportation Program Support
8.1. Provide transportation options information and implement a commute trip reduction program.
• Implement a commute trip reduction program for employees and residents. Provide access to pretax commute benefits to employees to encourage use of transit and vanpool options and save
money. Provide information about all mobility options, programs, incentives, subsidies and
policies in one place such as a web portal or concierge desk. Organizing information in a one stop
shop setting helps with access to options, maintenance of behaviors and administrative needs.
Proving all information during onboarding of new residents and employees is a good opportunity
to change commute behaviors because both are in the process of considering new commute
options and transportation choices.
• VMT Reduction Potential = HIGH
8.2. Providing employee transportation coordinators at employment sites.
• Hiring a mobility coordinator internal to the development increases the reach of program
information and delivery of educational and promotional programs. A dedicated mobility
coordinator can provide one-on-one consultation and assistance to support use of commute
alternatives, through personalized trip planning, and can be very effective at changing behavior.
• VMT Reduction Potential = HIGH
8.3. Providing incentives or subsidies that increase the use of modes other than single-occupancy vehicle.
• Biking and walking are not eligible for pre-tax commute benefits. Providing rewards (such as
drawing prizes or membership to bike-sharing services) to those that bike and walk supports their
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behavior and reward their effort in using alternative commute modes of travel. Recognition
programs build loyalty and commitment to new behaviors.
• VMT Reduction Potential = MEDIUM
8.4. Provide telework and/or compressed work week options to employees of development.
• Providing infrastructure for telework such as access to work space outside the housing unit with
high speed internet connection, meeting rooms and video conference capabilities, allows
residents to work remotely and eliminate unnecessary trips to the city and the region. Providing
employees with compressed work week options reduces their weekly trips to work.
• VMT Reduction Potential = MEDIUM
8.5. Providing a guaranteed ride home (GRH) service to users of non-auto modes.
• GRH is a primary support measure, and a very effective measure at providing alternative
commuters with a safeguard option for getting back home in an emergency. Knowing that they
have options for the trip home in an emergency provides piece of mind and support for choosing a
different mode of travel.
• VMT Reduction Potential = HIGH
8.6. Provide travel information kiosks, live concierge and transit screens.
• Providing kiosks, information stations or concierge desks is an effective measure to disseminate
information and making it easily available to everyone in the development. Travel information can
include daily itineraries to nearby wineries and destinations without a car, or walk, bike and
transit maps to help residents and visitors navigate the region, familiarize with available mobility
options and support efforts to not using a car for living, working and visiting the development.
• A live concierge can provide more detail information and enhance residents and hotel guests’
access to options for day trips without a car, or other needs. Providing a “transit screen” that
aggregates information in real-time about all available mobility options, including public transit,
shuttles, car-sharing, bike-sharing, and Uber and Lyft, in one screen increases the usability of
alternative mobility options for commute and other trips.
• VMT Reduction Potential = MEDIUM
9. Home Location Assistance
9.1. Implementation of program that gives preference to hiring local residents at new development site.
• Giving advantage to local workers (e.g., those that live within the City of Healdsburg) increases the
chances of them using alternative options for their trip to work, and at a minimum reduces their
vehicle miles traveled regardless of mode.
• VMT Reduction Potential = HIGH
9.2. Provision of assistance to employees so they can live close to work.
• Providing housing assistance to employees to live closer to the North Village project or priority
selection to live in the multi-family residential units of the development will eliminate vehicle trips
and miles traveled.
• VMT Reduction Potential = HIGH
9.3. Child care services in combination with affordable housing and senior housing.
• Providing child care services to both residents and employees in the development allows
commuters to simplify their trip (concentrate trip purposes in one location) and use a different
mode more comfortably.
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• VMT Reduction Potential = MEDIUM
10. Transportation Management Coordination
10.1. Coordinate TDM programs with other developments.
• Coordinated TDM efforts with other developments such as Montage, can have a multiplier effect
for residents, employees and employers of the City of Healdsburg North Entry Area. Coordinated
efforts can be more effective and affordable by attracting more users and better conditions of
operation, and it can help make them financially sustainable in the long term.
• VMT Reduction Potential = MEDIUM
10.2. Create a Transportation Management Association (TMA) for North Entry area.
• One sure way to coordinate efforts is to create and/or participate of a management district or
TMA. Traffic congestion, non-motorized facilities and alternative mobility options can be better
managed through a coordinated district-wide approach. TMAs often create strategic plans and
action plans that can be supported by the City and/or have shared responsibility in their
implementation.
• VMT Reduction Potential = MEDIUM
10.3. Annual Surveying, Evaluation and Reporting of Performance
• Coordination and administration of TDM measures also increases the accountability of the TDM
program. The primary method of measuring progress toward reducing SOV mode share and
reducing VMT is to track the use of mobility programs and survey its users periodically. Best
practice is to survey residents and employees annually to measure mode choice and collect input
on travel behavior, and to use the information to adjust program offering and make the program
more effective to users.
• VMT Reduction Potential = LOW
10.4. Emergency evacuation route and transportation coordination.
• A major advantage of coordinating TDM programs through a TMA or mobility coordinator is that
in addition to manage programs to incentivize use of alternative modes of transportation during
normal times, they can also coordinate transportation during emergency evacuation events,
which in California can occur with frequency due to seismic activity and wild fires. The TDM
program should include an emergency evacuation program that can leverage all available mobility
options in the development. The tactical knowledge of a Mobility Coordinator or TMA to
coordinate and execute the plan can make a difference during emergency evacuation events.
• VMT Reduction Potential = LOW
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6. TDM PLAN MONITORING AND REPORTING
MONITORING AND REPORTING
The TDM measures that are recommended for implementation in this plan are based on proven and effective
experience, which has been summarized in the OPR Technical Advisory for Evaluating Transportation Impacts
under CEQA and also in the Guidelines for Implementation of Land Use Components of the Congestion
Management Program of San Mateo County’s commute management organization C/CAG. Recommended TDM
measures have been evaluated for their potential to affect VMT reductions on a low, medium and high scale.
The low, medium, and high scale assessment is based on professional judgement, the size of the North Village
project, the City of Healdsburg characteristics, general commute travel patterns in the region, and commute
mode share information from the latest American Community Survey by the U.S. Census Bureau.
The goal of the TDM Plan as directed by OPR guidelines is to reduce at least 15 percent of vehicle miles traveled,
understanding that a reduction of 15 percent or more of VMT will have a direct impact in the reduction of
single-occupant vehicle (SOV) travel, traffic congestion and greenhouse gas (GHG) emissions.
In order to meet this goal, the property owner or manager of the North Village project will select a group of
recommended TDM measures and other measures as appropriate, and put together a coordinated and
integrated TDM program that includes strategies for affordable housing residents, senior housing residents,
employees of the hotel and senior housing complex, and hotel guests and general visitors. Priority will be given
to TDM measures that were assessed as having a high potential for reducing VMT such as transit/shuttle service
and promotion of ridesharing and car-sharing strategies.
It is anticipated that the TDM program may need to evolve over time as residents, employees, hotel guest and
visitors’ travel behavior adapt to the conditions of the project and the north entry area. The property owner or
manager will be required to submit an annual monitoring report to the City of Healdsburg summarizing the
success of individual TDM measures and the TDM program as a whole.
The details of the reporting and calculation of VMT reduction will be determined in collaboration with the City
but could include metrics of success related to parking occupancy, drive-alone mode share, use of alternative
modes and average travel distance for a typical day or week.
The paragraphs below present methods that can be used to evaluate the effectiveness of the TDM program and
individual measures, based on parking occupancy and drive-alone mode share for each target group.
•

•

Affordable Housing and Senior Housing Residents
o

Provide a description of the current TDM programs and services offered to residents of both
multi-family and senior housing complexes, number of active users utilizing each program on a
monthly basis, as well as the cost of program operation and subsidies and incentives used, to
assess program effectiveness and return on investment.

o

Conduct an annual transportation survey that captures data on how residents travel to and from
the site and their attitudes toward alternative commute modes and satisfaction with available
mobility options.

Senior Housing, Hotel and Retail Employees
o

Provide a description of the current TDM programs and services offered to development
employees, number of active users utilizing each program on a monthly basis, as well as the cost
of program operation and subsidies and incentives used, to assess program effectiveness and
return on investment.

Attachment: Attachment 4 - Exhibit 6 Transportation Demand Management Plan (Walker Parking; January 24, 2020) (2754 : North Village DA)

NORTH VILLAGE TRANSPORTATION DEMAND MANAGEMENT PLAN

| 28

Packet Pg. 953

7.A.k

MEMORANDUM
33-2150.01

o

•

•

Conduct an annual commute survey that captures data on how employees travel to and from the
site and their attitudes toward alternative commute modes and satisfaction with available
mobility options.

Hotel Guests and Visitors of Development
o

Provide a description of the current TDM programs and services that are available to hotel guests,
and number of guests using them on a monthly basis, as well as the cost of program operation and
subsidies and incentives used, to assess program effectiveness and return on investment.

o

Conduct a guest transportation survey twice a year, during peak and off-peak seasons, designed to
capture data on how guests access the hotel, and what transportation modes and services do they
use during their visit.

Property Manager or North Village Mobility Coordinator
o

Compile a report summarizing programs cost and utilization, and results of resident, employee
and guest surveys, and share with the City of Healdsburg.

o

Conduct periodic parking occupancy counts to understand variation throughout the year and
correspondence with affordable housing units, senior housing units, hotel room occupancy and
special events.

If the findings in the annual report show that a minimum 15 percent VMT reduction (per capita) goal has not
been met, the owner and future property manager/tenants would work with City staff to identify additional
TDM measures that could feasibly be implemented to further reduce trip generation from the project.
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EXHIBIT 8 Healdsburg 2030 General Plan Consistency Analysis

General Plan Principles and
Policies

Consistency Analysis

Guiding Principle 2.C: Promote a
mix of housing types and
affordable housing distributed
throughout the community.

The Project would add a total of 301 new housing units to the
City's housing stock. These include 54 multi-family apartments
that are targeted to very-low, low- and moderate-income
households (i.e. <120% AMI), and 21 multi-family apartments and
5 live-work units that are targeted to "missing middle" households
(i.e., 120-160% AMI). The Project also includes a Senior Living
Community with 221 independent living units and a total of 54
assisted living and memory care beds. In the Senior Living
Community, 20 of the units would be available to employees and
volunteers in the very-low income category (i.e. <50% AMI), and
10 units would be targeted to missing middle households. In total,
the Project includes 105 affordable housing units.

Guiding Principle 2.D: Ensure
that infrastructure and services
keep pace with development.

The City’s Public Works and Electric Department have reviewed
the Project and all water, storm drain and utility impacts can 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 would add approximately 12,000 square feet of
retail/commercial space as well as a 108-room hotel and ancillary
facilities to the City’s economic environment. The additional
sales tax, property tax and transient occupancy tax generated by
the Project would all contribute to a diverse tax base.

Guiding Principle 5.C: Protect
and enhance qualities that attract
visitors to the City.

The Project design is subject to the NEAP which establishes a
vision for an attractive mixed use neighborhood at the north
gateway to Healdsburg. The addition of a new hotel as well as
approximately 12,000 square feet of new commercial space would
reinforce the City’s reputation as a tourist destination.

Policy LU-D-3: Development
outside of the downtown shall not
undermine its role as the
commercial center of the city.

The Project includes approximately 12,000 SF of
commercial/retail space that is intended to be comprised of smallscale retail uses to support residents and visitors in the North
Village Project as well as nearby neighborhoods.

Policy 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.

The Project site is a former industrial site (lumber mill) that is
designated for mixed use development in the General Plan. The
Project includes a mix of residential and commercial uses,
consistent with the Mixed Use land use designation.

Policy LU-12: Adopt plans for the
special study areas shown on
General Plan Figure 4. Unless

The City prepared the NEAP to implement this General Plan
policy and recovered the full costs of the planning effort and the
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EXHIBIT 8 Healdsburg 2030 General Plan Consistency Analysis
General Plan Principles and
Policies

Consistency Analysis

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.

EIR from the Applicant. The Applicant participated in the
preparation of the NEAP.

Policy LU-18: Prior to the
development of the ±30-acre
property on the west side of
Healdsburg Avenue at the northern
city limits (commonly referred to
as the Quaker Hill property), the
Planning Commission shall
approve a conditional use permit or
similar land use entitlement, in
addition to a design review permit,
that defines the development’s
physical and operational
characteristics and insures that the
mix of uses is compatible and
consistent with the intent of the
North Entry Plan. Retail uses on
the property shall be limited to
smaller, ancillary and specialty
shops, designed to serve the
primary uses on the site. The
following uses shall not be
allowed: • Regional or community
shopping center; • Grocery- or
drugstore-anchored neighborhood
shopping center; • Home
improvement or hardware store;
and • Automobile dealership or
service station.

The MCUP application fulfills the requirement of Policy LU-18.
The MCUP defines the allowable mix of uses on each parcel.
None of the prohibited uses are proposed.



Goal H-C: Facilitate the provision
of affordable housing for those
who live and work in Healdsburg.

The Project includes 105 units of affordable and missing middle
housing that would be available to households meeting the income
requirements and will provide opportunities to live and work in
the same community.



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 would comply with the housing
opportunities stated in this goal.



Goal H-G: To promote energy
conservation in residential

The Project would include a number of energy conservation
features including EV-charging stations, bicycle parking, shuttle
services, and connections to bicycle and pedestrian facilities to
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General Plan Principles and
Policies

Consistency Analysis

development and reduce
greenhouse gas emissions.

encourage multi-modal travel. Consistency with energy
conservation goals and policies would also be addressed at the
design review stage of development.

Policy H-A-2: Encourage
residential projects to develop at
the higher end of the allowable
density range.

The MCUP application requests a 20% density bonus for the
senior independent living component of the Project which results
in an exceedance of 11 units above the 290-unit cap established by
the NEAP, consistent with this policy.



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 would include a mix of housing types and sizes,
including units ranging from studio to 3 bedrooms, live-work
units, and senior housing, thus furthering the diversity of housing
choices in Healdsburg.



Policy H-A-6: Encourage the
retention and development of
rental units.

The Project would add 80 new rental units to the City’s housing
stock in addition to 221 units of senior housing.



Policy H-B-5: Continue to reduce
the required number of parking
spaces and waive the requirement
for covered parking for senior and
affordable housing developments,
as feasible, if this will reduce
development costs or improve the
design of a project.

The MCUP application includes a Shared Parking Study to
demonstrate that the number of required parking spaces can be
reduced while ensuring that adequate on-site parking is provided
for the proposed uses. If the reduction in parking is approved in
the MCUP, consistent with this policy, the location, layout and
design of parking areas would be addressed through the design
review process.



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 to very low-, low- and
moderate-income, as well as "missing middle" households.



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
lower-income households will be
affordable to moderate-income
households.

The Project includes a density bonus and provides a total of 105
affordable housing units.
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General Plan Principles and
Policies

Consistency Analysis

Policy H-C-8: Strive to provide
housing opportunities that are
affordable to the local workforce.

As 105 of the units are proposed as affordable housing and subject
to Housing Agreements, the Project would provide new housing
opportunities for the local workforce.



Policy H-E-5: Encourage
development, rehabilitation, and
preservation of senior housing,
particularly in neighborhoods that
are accessible to public transit,
commercial services, and health
and community facilities.

The Project includes a 221-unit Senior Living Community with
assisted living and memory care facilities.



Policy H-G-6: Accommodate
pedestrians, bicyclists, and transit
in new residential development.

The Project provides multi-modal connectivity via a future
pedestrian connection to the SMART station, as well as bike and
pedestrian access to the nearby Foss Creek multi-use path. The
multi-modal connectivity through the project site would 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.



Policy H-G-8: Require the
planting of street trees as part of all
residential development projects.

The Project would incorporate the planting of new street trees
along Healdsburg Avenue as well as the proposed new private
streets within the development. Final details would be subject to
review and approval as part of design review submittals.



Goal ED-C: Promote affordable
housing in order to retain existing
and attract new workers to the city.

The Project includes 105 units of affordable and missing middle
housing with priority given to those who work in Healdsburg.



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 108 rooms, which would support City services.



Policy ED-C-1: Promote housing
that is affordable to workers who
are vital to the community.

The proposed development would provide 105 units to meet
affordable housing needs.
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Consistency Analysis
- Consistent

- Inconsistent

1. New Neighborhood. Create a
vibrant new neighborhood on the site
that is inclusive, interconnected,
intergenerational, and accessible to
all income levels. The neighborhood
will include commercial uses that
will complement and support
residential uses in northern
Healdsburg.

The Project would establish a new neighborhood with a mix
of housing types, including workforce housing, mixed use
housing and senior housing. It also includes retail space to
support residential uses both within the development and in
northern Healdsburg.

11. Land Use. In order to create a
comfortable, active communityoriented development, provide a mix
of uses that will create a lively
environment; address housing needs,
including affordable housing;
provide local-serving shops, cafes,
and restaurants; accommodate
lodging through a potential hotel; and
give opportunities for employment.
In addition, provide attractive public
open space for residents and visitors
to enjoy.

The mix of uses would address local housing needs and the
need for affordable housing and includes a retail component.
The Senior Living Community and the hotel, along with
their ancillary facilities, would create new employment
opportunities. The Project includes an extension of the Foss
Creek Pathway and a perimeter trail that circumnavigates the
development area. The open space areas within the Project
will be addressed in the design review process.

12. Gateway. In order to
acknowledge the northern boundary
of the city and the transition from
rural to town, establish the area as a
gateway to welcome people to
Healdsburg. In addition, provide a
secondary gateway, or sense of entry,
to the development itself through
landscaping, signage, public art,
wayfinding, and other special design
treatments.

The Project is designed to implement the NEAP's vision for
a new mixed-use neighborhood at the northern gateway to
Healdsburg. Landscaping at the entry and primary street is
proposed in the MCUP. Other landscaping, signage, public
art and wayfinding signage will be addressed in the design
review process.

13. Central Focal Point. Provide a
central focal point within the site that
will serve as a gathering space for the
community. This space will allow for
a flexible and diverse range of
activities, including congregation,
socializing, events, and other public
activities. This central space will be
linked by pedestrian paths to the
envisioned network of courtyards
and open spaces throughout the site.

The conceptual plans submitted with the MCUP illustrate the
"central focal point" envisioned by the Applicant. The
central focal point consists of a plaza within the mixed use
residential/retail area that connects to a "Grange" building
for community and private events. The Grange sits on the
edge of a "common green" open space that would also be
available to residents and visitors of the North Village.
Details of the central focal point will be addressed in the
design review process.

14. Landscaping along Healdsburg
Avenue. Provide a wide landscaping

The landscaping plan includes groupings of "large street
trees" along Healdsburg Ave, with groupings of
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easement along the west side of
Healdsburg Avenue between the
street and the North Coast Railroad
Authority (NCRA) right-of-way,
planted with groupings of native
landscaping that is consistent with
and complements the landscaping
along the east side of Healdsburg
Avenue for the Montage Healdsburg
project.

"small/medium" trees to the west, adjacent to the NCRA
tracks. The tree species include a variety of oaks, sycamore,
maple, and box elder. These are compatible with the trees
proposed for the Montage fire substation site and will create
a tree-lined entryway to Healdsburg. Conditions are
recommended for the MCUP to address. landscaping along
the Healdsburg Avenue frontage.

15. Multimodal Options. Encourage
the use of bikes, walking, and transit
for economic and health and climate
benefits, and thereby lessen the need
to use motor vehicles. Implement an
interconnected network of streets,
parking and pathways that safely
accommodate multiple modes of
travel, including a pedestrian path
around the site, safe bicycle facilities
along Healdsburg Avenue and the
development’s internal area,
comfortable sidewalks and safe
crossings along Healdsburg Avenue,
and direct connections to bus stops
on Healdsburg Avenue.

The Applicant has submitted a Transportation Demand
Management (TDM) Plan that identifies a variety of
proposed features to encourage multi-modal transportation
and reduce the reliance on automobile travel. The plans
include an extension of the Foss Creek Pathway and a
signalized intersection at the site entry. Review of parcelspecific proposals for TDM measures will occur during the
design review and/or subsequent conditional use permit
processes for development on each parcel.

16. Connectivity. To help complete
the Foss Creek regional multiuse
path, determine an alignment on the
North Village development site,
provide a public access easement,
and construct the path. For the
majority or entirety of the site, the
trail will be on the east side of the
NCRA right-of-way. The planned
improvements to the at-grade rail
crossing and signalization of the
intersection will establish a safe and
comfortable connection for bicyclists
and pedestrians across the NCRA
tracks that continue across
Healdsburg Avenue to link with the
existing Foss Creek trail.

The plans include a segment of the Foss Creek Pathway that
extends from the south property line to the proposed
signalized intersection at the site entry. A crosswalk to the
east side of Healdsburg Avenue would allow for access to
the future Montage Park and a connection to the trail system
within the park. A condition of approval is recommended
requiring the Applicant to extend the Foss Creek Pathway to
the north boundary of the property. While the frontage north
of the site entry is constrained by the NCRA right-of-way, it
may be possible to locate the Pathway within the right-ofway consistent with plans for the SMART Multi-Use
Pathway.

17. Emergency Access. In order to
ensure access to and from the site
during emergencies, establish a

NCRA granted the Applicant an easement for emergency
vehicle access across the rail right-of-way at a location near
the northerly site boundaries.
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North Entry Area Plan Consistency Analysis - Guiding Principles
Consistency Analysis
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- Inconsistent

secondary emergency access point
across the NCRA right-of-way.
18. Sitewide Master Planning.
Establish a master Conditional Use
Permit process to allow for
comprehensive planning and review
of backbone infrastructure, shared
improvements, and the allocation of
development density, site coverage,
non-residential floor area, and
inclusionary housing. Allocation of
density, site coverage, floor area, and
inclusionary housing to specific
parcels will be based on a sitewide
(rather than parcel by parcel)
analysis. Use of a Development
Agreement is encouraged.

The MCUP application is intended to fulfill this requirement.
The project includes affordable housing and a Development
Agreement.
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NEAP Land Use &
Development
Standards

Proposed Project

Consistency Analysis

Permitted and
Conditionally Permitted
Uses

Proposed use types
include: workforce
housing; residential uses
as part of a mixed use
development; residential
care, general; visitor
lodging; restaurant; bar;
and unspecified
commercial/retail uses

All of the proposed uses are allowed by the
NEAP. The hotel and its associated restaurant
and bar would be required to obtain a
subsequent conditional use permit (CUP). The
Senior Living Community and the Mixed Use
retail/residential component would also be
required to obtain a CUP. The CUPs can be
processed concurrently with the design review
permits for each component.

290-unit cap on
residential units

301 units

The application requests approval of a Density
Bonus to increase the base density of the
senior housing component of 184 independent
living units by adding 37 additional units.
This is consistent with State and local density
bonus regulations and Policy LU-1.5 which
encourages the use of density bonuses.

200,000 SF cap on nonresidential uses

The gross floor area of
the Project is 640,556
SF. The gross floor area
of the hotel is 86,930 SF,
the retail is 12,000 SF,
and the memory
care/assisted living and
ancillary facilities at the
Senior Living
Community is 53,790 SF
for a total non-residential
gross floor area of
152,720 SF.

The proposed non-residential uses are well
within the cap established by the NEAP.



20,000 SF minimum lot
area

The Project site is
comprised of four
parcels. Parcel 1 (Sr
Living Community) is
16.07 acres. Parcel 2
(Multi-family
apartments) is 2.89 acres.
Parcel 3 is 8.12 acres.
and Parcel 4 is 5.10
acres.

All four parcels exceed the minimum lot area
established by the NEAP.



60% maximum site
coverage, based on 18.2
developable acres, and
applicable sitewide.

The site coverage of
each component of the
development is as
follows: multi-family
housing (17,351 SF);
senior housing (146,678

The developable acreage is 792,792 SF and
the total site coverage is 243,840 which is
approximately 31% and well below the NEAP
standard.



- Inconsistent
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Proposed Project

Consistency Analysis
- Consistent

- Inconsistent

SF); Retail/multi-family
(25,598 SF); and hotel
(54,213 SF)
No habitable structures
east of the NCRA rightof-way

The conceptual plans
place all structures to the
west of the NCRA rightof-way

Consistent.



No habitable structures
on slopes greater than
25%

The conceptual plans
place all development on
the graded pad and the
relatively level terrace in
the southwestern portion
of the site.

Consistent.



No habitable structures
within the 50-foot fault
trace buffers

The conceptual plans
include parking, streets
and landscaped areas in
the fault trace buffers.

Consistent.



No habitable structures
within the perimeter
storm drain easements

The conceptual plans do
not include any habitable
structures within the
drainage easements.

Consistent.



Attachment: Attachment 4 - Exhibit 9- North Area Entry Plan Consistency Analysis (2754 : North Village DA)

NEAP Land Use &
Development
Standards

5 of 17
Packet Pg. 966

7.A.n

EXHIBIT 9-C
North Entry Area Plan Consistency Analysis - Land Use Policies
Consistency Analysis
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Policy LU-1.1: Promote a mix of
residential housing and
nonresidential commercial land
uses that serves the greatest needs
of the community, in compliance
with the existing General Plan and
zoning regulations.

The Project is primarily a residential project. It includes 301
units of housing with a mix of housing types and 105 units of
affordable housing for households ranging from very low
income to the "missing middle" range.

Policy LU-1.2: Require housing to
be provided in the project to address
housing needs generated by the
nonresidential development on the
property as well as the greater
community need.

The 105 units of affordable housing would help meet the
demand generated by employment opportunities associated
with the Senior Living Community, the hotel/restaurant, and
retail uses on the site.

Policy LU-1.3: Encourage a variety
of housing options, for rent or for
sale, to meet the needs of families,
singles, seniors, the work force, and
low- and middle -income
households.

The Project includes a variety of housing options including
senior housing, live-work units, mixed use residential
apartments, and multi-family apartments. A total of 105 units,
including all 70 units of multi-family housing and 5 units of
live-work housing would be rent-restricted in accordance with
Housing Agreements.

Policy LU-1.4: Encourage a mix of
residential product types within the
Plan Area as a whole to increase
overall density and diversity and to
accommodate a diverse mix of age
groups and income levels. Product
types might include attached
homes, live-work units, single room
occupancy units, mixed-use
residential and small multi-family
units.

The Project includes a mix of residential product types
including senior independent living units, assisted living and
memory care beds, live-work units, multi-family apartments,
and multi-family apartments as part of a mixed use
development.

Policy LU-1.5: Utilize density
bonuses and other incentives to
increase affordability in the plan
area.

The Applicant has requested a density bonus to establish a
base density of 184 independent living units in the Senior
Living Community and 37 density bonus units. This would
result in 11 units of housing beyond the 290-unit cap
established by the NEAP.

Policy LU-1.6: Promote retail uses
that are smaller, neighborhoodserving, and specialty shops
designed to serve the primary uses
in the Plan Area and reduce
dependence on cars for meeting
basic needs. Examples include
small café/restaurants, community
grocery market, and services for

The Project includes 12,000 SF of retail space that is intended
to provide neighborhood-serving and specialty shops to serve
residents and visitors in the North Village and nearby
residential neighborhoods.
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residents and businesses. These
uses would not compete with
downtown Healdsburg, which is
intended to serve the primary retail
needs of the whole community.
Policy LU-1.7: Preclude the ability
to develop regional retail or
shopping center uses, a
neighborhood shopping center
anchored by a grocery store or drug
store, a large home improvement or
hardware store retailer, an
automobile dealership, or a service
station.

The proposed uses are consistent with the NEAP Overlay
which prohibits the uses identified in Policy LU-1.7.



Policy LU-1.8: Visitor
accommodation and tourism should
not be primary uses of the Plan
Area, but a hotel may be
appropriate if scaled to support
demands generated by primary uses
on the site and designed to integrate
with the rural character of the site.
The number of hotel rooms shall be
determined through a master
Conditional Use Permit process.

The Project includes a 108-room hotel. This has been scaled
down from the 130 rooms initially proposed by the Applicant.



Policy LU-1.9: Facilities which
provide a venue for entertainment
and assembly events should be
accessible for community events
and activities serving the North
Village neighborhood and should be
appropriately scaled to integrate
with the mixed-use character of the
Plan Area.

The Project includes a "Grange" building across from the
retail plaza (on the hotel site) that is intended to provide a
venue for entertainment and assembly events serving the
community and guests of the hotel.

Policy LU-1.10: Support job
creation for all segments of the
community with higher income
opportunities, not just entry level
and service worker jobs.

The job-creating uses on the site include the Senior Living
Community, the hotel/restaurant and ancillary facilities, retail,
and the live-work units. These would provide entry-level and
service jobs as well as higher-level administrative and
professional employment opportunities.

Policy LU-1.11: Provide a central
focal point that serves as a public,
community gathering space. This
space would accommodate a range
of public activities including events,

The plans include a central focal point consisting of a retail
plaza, the Grange building, and a common green that is
intended to accommodate a variety of activities. The central
focal point features will be more fully vetted through the
design review process.
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Consistency Analysis
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congregations, socializing, and
leisure activities.



Policy LU-2.1: Establish a
maximum overall square footage
for non-residential development in
the Plan Area, with a limit of
200,000 square feet of gross floor
area.

As proposed, the Project includes 98,930 SF of non-residential
square footage and complies with this policy.

Policy LU-2.2: Promote housing
within a density range of 10-16
units per acre based on the
developable acreage within the Plan
Area and target production of at
least 250 units of housing.

The Project includes 301 units which equates to a density of
16.53 units per acre based on the 18.2 net developable acres
on the site. The exceedance (above the 16 units/acre threshold)
results from 11 density bonus units associated with the Senior
Living Community.

Policy LU-2.3: Establish a
minimum threshold of 280
residential units as a necessary
component of a master Conditional
Use Permit in order for a Visitor
Lodging use to be permitted in the
Plan Area.

The Project exceeds the 280-unit threshold necessary for
consideration of a hotel within the Project site.



Policy LU-3.1: Limit development
to the flat areas of the Plan Area
west of the NCRA railway,
preserving the hillsides and
perimeter landscaping buffer edges
as open space.

The Project does not include development on the hillsides or
east of the NCRA right-of-way.
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NEAP Design Guidelines

Consistency Analysis

Create a livable and welcoming
neighborhood for Plan Area
residents and the surrounding
Healdsburg community that
complements and does not
undermine the role of downtown
as the commercial center of
Healdsburg. The North Entry area
should be distinct from the city’s
downtown and include a mix of
uses that serves residents and the
local community.

The Project would establish a new neighborhood at the northern
gateway to Healdsburg. It is primarily residential, and the
commercial uses will not compete with those in the downtown
core.



A curving primary street leading
into the site connects to a loose
network of secondary streets that
run between building clusters,
complemented by a network of
separated walkways through open
spaces and landscaping. Where
feasible, streets shall be looped or
connected in a loose grid, rather
than dead-end cul-de-sacs.

The circulation network is comprised of a Primary Street (Street
"A") which enters the property perpendicular to the NCRA rightof-way and curves to the north. It ends at traffic circle that
intersects a north-south secondary street (Street "B"). A one-way
street/EVA loops around the Senior Living Community. The
circulation system is looping, however the proposed uses and site
constraints do not facilitate the use of a street grid. The
Applicant's goal is for residents, visitors and employees to park
their vehicles and walk, or use alternate modes of travel to and
from the site.



Publicly accessible landscaped
gathering spaces are provided at
key locations in the Plan Area.
One such space will be the central
focal point area that will serve as
a community gathering space.
These spaces should be well
designed and comfortable, with
sun exposure in the winter and
shade in summer months. They
should be adjacent to commercial
activity from cafes, restaurants,
and entertainment venues and
well connected to the primary
street, parking areas, and internal
pathway/trail system.

The conceptual plans provide for a central focal point with a
variety of facilities (plaza, Grange, common green) as well as
open space and community facilities associated with the
workforce housing and Senior Living Community. These
facilities will be addressed through the design review process.

?

Retain existing major site
features, such as surrounding
hillsides, sensitive environmental
areas, and native landscaping.
Development should be
concentrated on the flat portion of
the site.

The Project is located on the flat portion of the site and avoids the
surrounding hillsides.



Minimize site grading through use
of careful siting of improvements,

The MCUP will authorize the backbone infrastructure including
drainage improvements and associated LID features. Additional
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North Entry Area Plan Consistency Analysis - Design Guidelines
NEAP Design Guidelines

Consistency Analysis

infrastructure, and buildings, and
the use of appropriate
construction technology. Ensure
that stormwater is treated and
conveyed to perimeter drainage
swales and collection systems
through the use of vegetated best
management practices.

review of site development plans will occur at the design review
phase.

Driveways and ramps to parking
should be located and designed to
minimize contact between
drivers, pedestrians, and
bicyclists. Minimizing driveways
also creates more space for onstreet parking, street trees, and
street furnishings. Driveway and
entry widths should be narrow in
order to minimize their presence
along streets.

The Project plans include three driveway entries in close
proximity to the curve on the Primary Street. Public Works
recommends that, if feasible, the driveway to the parking lot
located east of the mixed use component be aligned with one of
the driveways on the north side of the street to minimize potential
conflicts.



Driveways and ramps to parking
should be located on Secondary
Streets rather than the Site Entry
or the Primary Street.

Street "A" includes one driveway to the parking lot located west
of the NCRA right-of-way. It is also intersected by the street that
circumnavigates Parcel 1 and the driveway to the Senior Living
Community entry. All other parking would be accessed from
Street "B" or locations internal to parcels.



Include native oak and/or
redwood trees in plantings along
Healdsburg Avenue and in larger
open space areas.

The landscaping plan includes native oak trees in the landscaping
along Healdsburg Avenue. Plantings in open spaces within the
development will be addressed through design review.



Direct runoff from impervious
surfaces into landscaping to
provide natural, cost-effective
treatment solutions as required for
LID storm water compliance.

The City requires LID storm drainage improvements in
conjunction with both public and private improvement plans.



To the north of the North Village
site entryway, arrange landscape
elements in more informal
arrangements and utilize more
rugged landscaping such as oaks,
madrones, grasses, vineyard,
native groundcover, and natural
swales. Plantings should be
similar to those approved for the
Montage Healdsburg
development along the eastern
side of Healdsburg Avenue such

Montage Healdsburg revised its landscape plans to incorporate
vineyards. The proposed frontage landscaping on the North
Village Project site north of the site entry is comprised of
groupings of oaks, maples, ash trees and/or box elders.
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EXHIBIT 9-D
North Entry Area Plan Consistency Analysis - Design Guidelines
NEAP Design Guidelines

Consistency Analysis

as native oak, redwood, and
evergreen trees.

At the North Village site
entryway, utilize iconic plants to
the northern California rural
landscape to emphasize the
entryway as a gateway to the
North Entry Area. Provide direct,
comfortable, and safe connections
for pedestrians and bicyclists
from Healdsburg Avenue to
public plazas/open spaces and
buildings along the street.

The landscaping at the south entry includes cluster of tall
columnar trees or palms on either side of the entry and focal
accent trees (fruitless olives) on either side of the Street "A" on
the west side of the NCRA right-of-way. The sidewalks on either
side of the entry road are lined with the tall columnar trees or
palms until the entryway to the Senior Living Community and
the beginning of the mixed use development. The planting
concept will help to create a distinct entryway to the
neighborhood. Street "A" and Street "B" are lined with
sidewalks. Connections to open spaces internal to the site will be
addressed in the design review process.



To the south of the North Village
site entry- way, utilize plantings
similar to those used for nearby
SIMI Winery for consistency.

The landscape plan includes plantings along the Healdsburg
Avenue frontage south of the site entry that are similar to those
on the north side. This provides visual continuity along the site
frontage. The selected species (primarily oaks) are compatible
with the landscaping on the adjacent property to the south.



Along Healdsburg Avenue, direct
runoff from impervious surfaces
into landscaping to provide most
natural and cost-effective
treatment solutions as required for
LID storm water compliance.

The plans include LID storm drain features along Healdsburg
Avenue.



Incorporate decorative streetlight
standards (see Figure 5-2) along
Healdsburg Avenue to improve
the aesthetics of the North Entry
Area, matching planned lighting
on Healdsburg Avenue as
implemented for the Montage
Healdsburg project. Spacing of
lights and illumination standards
shall follow City standards.

The Applicant will be required to install streetlights along the
Healdsburg Avenue frontage in conjunction with the other
frontage improvements. The streetlights must be consistent with
City lighting requirements for public streets.

Install open split rail fencing that
is no more than four feet in height
and rural in design, material, and
character on the eastern edge of
the NCRA right-of way, to the
west of the Foss Creek Pathway
and the landscaped frontage along
Healdsburg Avenue.

The plans do not include a split rail fence along the eastern edge
of the NCRA right of way. A condition of approval is
recommended to address this inconsistency.
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EXHIBIT 9-E
North Entry Area Plan Consistency Analysis - Circulation Guidelines and Policies
NEAP Circulation
Guidelines and Policies

Consistency Analysis

Travel lanes will be a
relatively narrow 11 feet to
limit vehicle speeds and calm
traffic.

The site entry includes two 13' outbound lanes and one 20' inbound
lane as set by the public at-grade rail crossing over the NCRA rightof-way. As Street "A" curves to the north, the lanes narrow to 13' in
either direction. 9' parallel parking aisles are provided on either side
of the street along the building frontage.

- Inconsistent

?- Insufficient information



The travel lanes on Street "B" are also 13' in width to accommodate
turning movements associated with the perpendicular parking spaces
which line the street.
While the 13' street widths are inconsistent with the street widths
envisioned in the NEAP, a 26' width is necessary to meet Fire Code
requirements for access to buildings which are more than 35' in
height.



The Primary Street will lead
from the Site Entry at
Healdsburg Avenue to
anticipated areas of activity at
the north end of the North
Village site. This street will
have on-street parking and
generous, 10-foot-wide
walkways on both sides that
are separated from the street
by landscaping.

The entry section of Street "A" has a 5' wide planting strip backed by
a 5' wide sidewalk. Within the more active pedestrian zone in front
of the mixed use area, the engineering plans show sidewalks that are
13' wide. The landscaping plans indicate that shade trees would be
planted within 5' tree wells.

Policy CIRC-1.1: Connect the
Plan Area’s pedestrian and
bicycle networks with the
planned Foss Creek Pathway
extension, Healdsburg
Avenue’s proposed pedestrian
and bicycle improvements,
and future regional
transportation networks such
as the SMART path.

The Project includes a section of the Foss Creek Pathway between
the south property boundary and the site entry. The plans do not
include the segment on the north site. A condition is recommended
to require development of the Pathway along the entire frontage, if
feasible. While there are site constraints, it may be possible for the
Pathway to be located at least partially within the NCRA right-ofway.



Policy CIRC-1.2: Support the
use of transit by providing safe
and direct pedestrian access to
planned SCT bus stops on
Healdsburg Avenue.

The Project will be required to provide sidewalks to and furnishings
for the SCT bus stop on the Healdsburg Avenue frontage of the site,
just south of the site entry. Access to the northbound bus stop on the
Montage frontage would be available via crosswalks at the new
traffic signal which is required at the site entry.



Policy CIRC-1.3: Ensure that
the site entryway, secondary
emergency vehicle access, and
interior roadways
accommodate emergency
vehicle access through
adequate widths and by

All site roadways, including EVAs, must be approved by both Public
Works and the Fire Marshal.
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EXHIBIT 9-E
North Entry Area Plan Consistency Analysis - Circulation Guidelines and Policies
NEAP Circulation
Guidelines and Policies

Consistency Analysis
- Consistent

- Inconsistent

?- Insufficient information

Policy CIRC-2.2: Reduce
vehicle speeds using roadway
calming and site design
elements such as curvilinear
roadways, narrow roadway
widths, and landscaping.

The rail crossing and curve on the entry street will result in reduced
vehicle speeds. The street area in front of the retail uses on Parcel 4
is designed with plaza features. The roadway geometry, combined
with tree plantings, will serve as traffic calming measures.



Policy CIRC-2.3: Create a
pedestrian-scaled, walkable
environment by providing
roadway intersections and/or
intersecting pedestrian
walkways separated by
distances not longer than a
typical city block, around 400
feet.

Along Street "A", the plan meets this policy. Consistency with
regard to the Secondary Street will be assessed during the design
review process when the internal walkways will be defined.



Policy CIRC-2.4: Implement
an interconnected network of
streets and pathways that
encourages walking and
bicycling as the primary
modes of travel within the site.

Consistency with the policy will be addressed during the design
review process.

?

Policy CIRC-3.1: Design and
install roadway infrastructure
facilities to support alternative
modes of transportation.

Consistency with this policy will be addressed during the design
review process.

?

Policy CIRC-3.3: If feasible,
provide on-site car share as
part of housing projects, and
encourage existing car share
programs. Accommodate ondemand vehicle travel with
dedicated curb space at key
locations.

The applicant has submitted a Transportation Demand Management
(TDM) Plan that addresses car share programs. Consistency of each
component of the development with the TDM Plan will be addressed
at the design review stage.

?

Policy CIRC-3.4: Promote
the use of on-site shuttles to
transport residents and visitors
to downtown, and support bus
transit along Healdsburg
Avenue by providing direct
access and, if feasible, bus
pass discounts for residents
and employees.

The applicant has submitted a Transportation Demand Management
(TDM) Plan that addresses shuttle and bus service. Consistency of
each component of the development with the TDM Plan will be
addressed at the design review stage.

?
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EXHIBIT 9-E
North Entry Area Plan Consistency Analysis - Circulation Guidelines and Policies
NEAP Circulation
Guidelines and Policies

Consistency Analysis

Policy CIRC-4.1: Provide onstreet, short-term, and
accessible parking along the
internal Primary Street and
near commercial land uses.

The project includes on-street parking on Street "A" in front of the
mixed use/residential component of the development.



Policy CIRC-4.2: Maintain
parking along the perimeter
edges of the North Village site
and avoid large vehicle
parking areas in central North
Village site areas that are
visible from the Site Entry and
the Primary Street.

The larger parking areas on the site would be located east of the
mixed use/residential and hotel uses, on the east-west street, and in
the rear of the development behind the multi-family apartments and
the Senior Living Community.



Policy CIRC-4.3: Divide
large parking areas into
smaller areas separated by
landscape. Screen parking
areas from view from
Healdsburg Avenue.

Design and layout of parking areas will be addressed at the design
review stage.

?

- Inconsistent

?- Insufficient information
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EXHIBIT 9-F
North Entry Area Plan Consistency Analysis - Open Space Guidelines & Policies
NEAP Open Space
Guidelines and Policies

Consistency Analysis

Policy OS-1.1: Ensure that
the Plan’s pedestrian,
bicycle, and vehicular
network all provide
connections to the Plan’s
courtyards, gathering
spaces, linear greenways,
and other open spaces.

The internal connectivity of the project will be addressed at during the
design review process.

?

Policy OS-1.2: Provide
direct, safe, and comfortable
pedestrian, bicycle, and
vehicular connections to the
new community park across
Healdsburg Avenue.

The most direct and safe way to access the Montage Park from the
project site will be via the new signalized intersection on Healdsburg
Avenue.



Policy OS-1.3: Support the
development of a walking
trail around the perimeter of
the North Village site.

The plans include a pedestrian trail around the perimeter of the
development.



Policy OS-2.1: Develop a
gateway to the North
Village site by providing
beautiful landscape and
signage lining the entrance
road from Healdsburg
Avenue.

The landscaping at the site entrance and along the entry corridor will
be established through the MCUP. Signage will be addressed during
design review. The proposed landscaping at the entry includes large
native trees at the site entry on either side of the rail corridor and
narrow columnar trees or palms lining the entry along the curved part
of the Primary Street.



Policy OS-2.2: Create a
community gathering space
that will act as a central
focal point for the North
Village site.

The Applicant has proposed a pedestrian plaza which would be
activated by the retail component of the mixed use/residential
development. A pedestrian connection to the Grange building across
the street is provided via special paving treatment. The Grange has
been redesigned to create a central access corridor to the common
green area that lies beyond. While the central focal point is
conceptually laid out in the plans for the MCUP, it will be fully vetted
through the design review process.

?

Policy OS-2.4: Preserve the
natural landscape of the
Plan Area, including grassy
hillsides and mature,
healthy, and/or native trees.

The project concentrates development at the base of the hills,
preserving the natural landscape and vegetation along most of the hills.
The applicants are planning to establish vineyards along the northern
slopes of the site which will be consistent with the vineyards on the
Montage property on the opposite side of Healdsburg Avenue.

- Inconsistent

?- Insufficient information
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North Entry Area Plan Consistency Analysis - Utility Guidelines
Consistency Analysis
- Consistent

- Inconsistent

?- Insufficient information

Any future sanitary sewer
service in the Plan Area will
be within the rights-of-way
of internal streets. This
system would encompass a
network of collector lines of
various sizes. The sewage
collection system will be a
private system owned and
operated by the owner or
owners.

A private sewage collection system is proposed, and mains will be
installed as part of the backbone infrastructure.



Two- to twelve-inch water
mains will be extended into
the North Village site within
a private street, creating a
looped water system with the
ability to remain active
during water service
maintenance. The water
system serving the North
Village site will include City
water mains within a Public
Utility Easement under the
Primary Street.

The water and fire suppression system along Street "A" and the
western half of the Street "B" will be a public system.



The North Village site will
have a private drainage
system consisting of a
combination of existing
drainage swales around the
perimeter of the North
Village site and a piped storm
drain system. All stormwater
and developed drainage from
the North Village site will
drain to an existing onsite
stormwater detention pond
that will treat and detain
stormwater prior to releasing
it to Foss Creek at the
southeast corner of the North
Village site.

Other than the storm drains in Street "A" and Street "B", drainage
improvements on the site will be addressed during design review and
future entitlements for each component of the development.

?

Existing utility lines on the
Healdsburg Avenue frontage
of the North Village site will
be undergrounded.

The Applicant would be required to underground the electric utility
lines on the Healdsburg Avenue frontage of the site.
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EXHIBIT 9-G
North Entry Area Plan Consistency Analysis - Utility Guidelines
Consistency Analysis
- Consistent

- Inconsistent

?- Insufficient information

All fire hydrant tees will be
required to meet minimum
fire flows and pressure. If
water pressures are not
sufficient to meet standards,
development will require a
specially designed system
with components such as
booster pumps and a standby
generator for power backup.

Fire flow issues will be addressed through the review of improvement
plans for the streets and for each component of the development.

?

Additional lighting will be
required along the west side
of Healdsburg Avenue and
the Foss Creek Pathway
extension when the North
Village site develops.

The Applicant would be required to install street lighting as part of
the frontage improvements along Healdsburg Avenue.
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EXHIBIT 10 Land Use Code Consistency Analysis
Land Use Code regulations

Consistency Analysis

20.08.135 Special purposes of Mixed Use (MU) District:
A. Implement the Mixed Use land use designation of the
Healdsburg General Plan.
B. Allow a range of commercial uses and limited food and
beverage production that serve the day-to-day needs of
residents, while providing uses and activities of interest to
visitors to the community.
C. Incorporate residential uses with commercial uses in
appropriate locations.
D. Ensure that mixed-use projects include a commercial
component that is adequate in terms of functionality and
providing a commercial appearance.
20.08.155 Permitted and conditionally permitted uses: MU
District
Table 12 identifies the permitted and conditionally permitted
uses for the Mixed Use District. This table is to be used in
conjunction with the definitions contained in
Chapter 20.28 HMC, Article IX. Refer also to the specific use
regulations as noted. Chapter 20.28 HMC, Article V, describes
the procedures for obtaining a conditional use permit.
Chapter 20.12 HMC, Article IV, describes specific regulations
that apply to areas within the Mixed Use District that are also
within the North Entry Area Plan Overlay.

The Project would provide a mix of
residential and commercial uses,
consistent with this policy. The
commercial component of the Project
is comprised of retail uses that are
intended to serve residents, visitors
and workers within the Project and in
other north Healdsburg
neighborhoods.



The proposed mix of uses is
consistent with Table 12 in section
20.08.155 of the Land Use Code, as
modified by Tables 1 and 2 in the
NEAP Overlay zone. Three of the
proposed use types in the Project will
require a subsequent conditional use
permit: "residential uses as part of a
mixed use development," "residential
care, general," and "visitor lodging."



Compliance with section 20.08.175
establishing minimum requirements
for usable open space for residences
will be evaluated as part of the
design review for each component of
the Project.

?

20.12.215 Permitted, conditional, and prohibited uses
Permitted and conditionally permitted uses shall be those uses
permitted in the Mixed Use (MU) District as identified in
HMC 20.08.155, Table 12, as modified by Tables 1 and 2
below.
20.08.175 Residential development standards
Residential dwellings constructed on commercially zoned
property must conform to the following standards.
B.

MU District.
A minimum of 200 square feet of usable open space shall be
provided per dwelling, subject to the location and design criteria
of HMC 20.20.015, with the following exceptions:
1. The planning commission may reduce or waive this
requirement in consideration of open space or
recreational facilities that are available within reasonable
proximity. Required open spaces may be either group
(common) or private open space.
2. Private usable open space located at ground level
shall have a minimum area of 120 square feet.
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EXHIBIT 10 Land Use Code Consistency Analysis
Land Use Code regulations

Consistency Analysis
- Consistent
- Inconsistent
?- Insufficient information

20.12.220 Development standards
B.1. Residential Unit Cap. A maximum of 290 residential
units may be established in the North Entry Area Plan planning
area unless additional units are permitted in accordance with
state and local density bonus regulations. For the purpose of
applying this cap, senior independent living units, including
those that are part of a licensed residential care facility, are
considered residential units. Residential units shall be allocated
on a parcel-by-parcel basis with a master conditional use permit.
20.12.220 Development standards
B. 2. Visitor Lodging Limitations. A minimum of 280
residential units must be included in a master conditional use
permit in order for a visitor lodging use to be approved. A
visitor lodging use may not exceed 130 rooms and a lesser
number may be established through the master conditional use
permit process.
20.12.220 Development standards
B.3. Floor Area Limitation – Nonresidential Use. The
maximum floor area for nonresidential uses shall be 200,000
square feet. Floor area allocations on a parcel-by-parcel basis
shall be established with a master conditional use permit.
20.12.220 Development standards
B.4. Site Coverage. The maximum site coverage for
development in the North Entry Area Plan Overlay shall be 60
percent and compliance shall be established based on
developable acreage in the entire Plan area rather than
individual parcel acreage. Site coverage allocations shall be
established with a master conditional use permit.
20.12.220 Development standards
B.5. Building Height. The maximum building height shall be
35 feet for buildings closest to Healdsburg Avenue buildings or
portions of buildings fronting on the primary access street and
buildings located on the terrace immediately south of the
southerly fault trace buffer as identified in the North Entry Area
Plan; and 50 feet for buildings or portions of buildings closest to
the western boundary of the North Entry Area Plan area.
Maximum building heights may be reduced through the design
review process in consideration of site-specific circumstances.
20.12.220 Development standards
B.6. Floor Plate, Per Building. A 50,000-square-foot floor
plate limitation is established to address larger-scale uses that
may be a part of a mixed use neighborhood such as a senior
living community. Separate buildings connected by an enclosed

The Project includes a total of 301
residential unit which exceeds the
cap by 11 units. The application
includes a request to establish a base
density of 184 units for the senior
independent living units with 37
density bonus units, thus the Project
is consistent with cap.
The Project includes a sufficient
number of residential units for a
visitor lodging use to be approved
and the proposed 108-room hotel is
below the cap on rooms.

The non-residential floor area in the
Project is approximately 153,000
square feet. The MCUP application is
intended to allocate floor area by
parcel.










The total site coverage in the Project
is approximately 244,300 SF which
is 31% and well below the cap.



Building heights will be addressed
through the design review process for
development on each parcel.

?

Compliance with the floor plate
limitation will be addressed through
the design review process for
development on each parcel.

?
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EXHIBIT 10 Land Use Code Consistency Analysis
Land Use Code regulations

Consistency Analysis

breezeway will be considered individual buildings when
applying the floor plate limitation. Podium parking and
breezeways shall not be included in the calculation.
20.12.220 Development standards
B.7. Slope Limitation. No habitable structure shall be
permitted on a slope greater than 15 percent.
20.12.220 Development standards
B.8. Fault Trace Buffers. No habitable structure shall be
permitted within the 50-foot buffers for the two fault traces in
the North Entry Area Plan planning area as defined by the
“Geologic and Geotechnical Investigation Report” (2003;
Kleinfelder; Project No. 17383).
20.12.225 Master conditional use permit and development
agreement required
E. A development agreement shall be required in conjunction
with a master conditional use permit for any development
within the North Entry Area Plan Overlay area that includes a
hotel. The development agreement shall be subject to the
provisions of California Government Code Section 65864 et
seq. and any successor statute(s) and the procedures and
requirements established in Chapter 17.20 HMC.
20.16.150 Number of required vehicular parking spaces
Multi-family dwellings,
rental and ownership

1 uncovered guest space per
3 units

Multi-family rental
dwellings

1.5 spaces per unit, 1 of
which is located in a garage
or carport

No structures are proposed on slopes
that are greater than 15 percent.



No habitable structures are proposed
within the two fault trace buffer
zones on the Project site.



A Development Agreement has been
negotiated for the Project and is
subject to approval by the City
Council.



The Project proposes a total of 608
parking spaces that are allocated to
the various uses as follows:



Senior Living Community-289
spaces
Multi-family apartments-55 spaces
Hotel-155 spaces

Residential care,
general

1 space per 2 beds

Hotels

1 space for each guest room
or for 2 beds, whichever is
greater, plus 1 space for each
2 employees or
owner/occupants

Based on the Land Use Code parking
requirements and State parking
requirements for affordable housing,
the project would be required to
provide 669 spaces.

Retail, general and
retail, secondhand

1 space per 300 sq. ft. of
gross floor area, except for
floor area devoted to storage
and truck loading

A Shared Parking Study was
prepared for the project (Walker
Consultants; Jan 24, 2020) that
recommends a parking supply of 506
spaces to serve the site. Based on
this, the site has a surplus of 102
parking spaces.

B.

Mixed use apartments-64 spaces
Retail-45 spaces

Vehicular parking exceptions.
1. Covered Parking. The planning commission may
waive the requirement for covered parking for senior or
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EXHIBIT 10 Land Use Code Consistency Analysis
Land Use Code regulations

Consistency Analysis

affordable housing developments and mixed use
residential and commercial or industrial projects if this
will facilitate reduced costs or improve the design of the
project.
2. Senior Housing. The planning commission may
reduce the parking requirements for senior housing
developments.
3. 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.
20.16.170 Location of vehicular parking
A. Except as provided below, off-street parking facilities
required by this article shall be located on the same site as the
use for which the spaces are required, or on an adjoining site or
a site separated by an alley from the use for which the spaces
are required.

The Project complies with these
requirements relating to the location
of off-street parking facilities.
Conditions of approval are
recommended relating to the
allocation of parking to various uses,
both on- and off-site.



The Project would include
installation of furnishings at the SCT
bus stops on Healdsburg Avenue.



As discussed in the staff report, the
Project exceeds the City's
inclusionary housing requirements
for multi-family rental units.



B. When off-street parking facilities are provided in
compliance with the requirements of this article on a site other
than the site on which the use to be served by the parking
facilities is located, an indenture shall be recorded in the office
of the County Recorder designating the off-street facility and
the use to be served, with legal descriptions of all sites involved,
and certifying that the off-street parking facility shall not be
used for any other purpose unless the restriction is removed by a
resolution of the City Council.
20.16.180 Pedestrian and transit access
Project designs shall accommodate nearby transit and pedestrian
uses and corridors.
20.20.030 Inclusionary housing
The following standards shall govern the provision of
inclusionary housing:
A. Applicability. The provisions of this section shall apply to
any discretionary or ministerial approvals for new residential
and the residential component of mixed-use development
projects.
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Acronyms and Abbreviations

µg/m3

micrograms per cubic meter

°C

Celsius

°F

Fahrenheit

AAF

age-specific adjustment factor

AAQS

Ambient Air Quality Standards

AB

Assembly Bill

ABAG

Association of Bay Area Governments

ACM

asbestos-containing material

ADA

Americans with Disabilities Act

ADT

average daily traffic

AERMOD

American Meteorological Society/Environmental Protection Agency Regulatory Model

APA

Administrative Procedures Act

APE

Area of Potential Effect

AQI

air quality index

ARB

California Air Resources Board

ASF

age sensitivity factor

AT

averaging time

ATCM

Airborne Toxic Control Measures

BAAQMD

Bay Area Air Quality Management District

BAU

business-as-usual

BMP

Best Management Practices

c/mve

collisions per million vehicles entering

CAA

Clean Air Act

CAAQS

California Ambient Air Quality Standards

Cal OSHA

California Occupational Health and Safety Administration

Cal/EPA

California Environmental Protection Agency

CalEEMOD

California Emissions Estimator Model

Caltrans

California Department of Transportation

CA-MUTCD

California Manual on Uniform Traffic Control Devices

CAP

Clean Air Plan

CBC

California Building Standards Code

CCAA

California Clean Air Act

CCCC

California Climate Change Center

CCR

California Code of Regulations
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CDFW

California Department of Fish and Wildlife

CEC

California Energy Commission

CEQA

California Environmental Quality Act

CFC

chlorofluorocarbon

CFR

Code of Federal Regulations

CH4

methane

CHAP

Central Healdsburg Avenue Plan

CMA

congestion management agency

CMP

Congestion Management Plan

CNEL

Community Noise Equivalent Level

CO

carbon monoxide

CO2

carbon dioxide

CO2e

carbon dioxide equivalent

CPUC

California Public Utilities Code

CTP

Comprehensive Transportation Plan

dB

decibel

DBR

daily breathing rate

DOT

United States Department of Transportation

DPM

diesel particulate matter

du

dwelling unit

eb

eastbound

ED

exposure duration

EF

exposure frequency

EIR

Environmental Impact Report

EO

Executive Order

EPA

United States Environmental Protection Agency

FAA

Federal Aviation Administration

FAR

floor area ratio

FCS
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FHWA

Federal Highway Administration

GHG

greenhouse gas

gsf

gross square feet

GWh/y

gigawatt-hours per year

GWP

global warming potential

HCM

Highway Capacity Manual

HFC

hydrofluorocarbon

HI

hazards index

HMC

Healdsburg Municipal Code
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HRA

Health Risk Assessment

HT

Healdsburg Transit

IPCC

International Panel on Climate Change

ITE

Institute of Transportation Engineers

Ksf

thousand square feet

lbs

pounds

LCFS

low carbon fuel standard

Ldn

day/night average sound level

LED

light emitting diode

Leq

equivalent sound level

LEV

low-emission vehicle

LOS

Level of Service

MIR

maximum impacted off-site receptor

MM

mitigation measure

MMRP

Mitigation Monitoring and Reporting Program

MMT

million metric tons

mph

miles per hour

MT

metric tons

MTC

Metropolitan Transportation Commission

MTS

Metropolitan Transportation System

MWELO

model water efficient landscaping ordinance

MWh

megawatt-hour

MXD

mixed-use development

N2O

nitrous oxide

NAAQS

National Ambient Air Quality Standards

nb

northbound

NEAP

North Entry Area Plan

NCRA

North Coast Rail Authority

NESHAP

National Emissions Standards for Hazardous Air Pollutants

NF

nitrogen trifluoride

NHTSA

National Highway Traffic Safety Administration

NO2

nitrogen dioxide

NOA

naturally occurring asbestos

NOC

Notice of Completion

NOP

Notice of Preparation

NOX

nitrous oxide

NSCAPCD

Northern Sonoma County Air Pollution Control District

O3

ozone
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Office of Administrative Law

OEHHA

California Office of Environmental Health Hazard Assessment

ONAC

Federal Office of Noise Abatement and Control

OSHA

Occupational Safety and Health Administration

PCB

polychlorinated biphenyl

PFC

perfluorocarbon

PG&E

Pacific Gas and Electric

PMX

particulate matter

ppb

parts per billion

ppm

parts per million

ppt

parts per trillion

PPV

peak particle velocity

PVC

polyvinyl chloride

RCPA

Regional Climate Protection Authority

REC

Renewable Energy Credits

REL

reference exposure level

rms

rooms

ROG

reactive organic gases

RPS

renewable portfolio standard

RTP

Regional Transportation Plan

SB

Senate Bill

sb

southbound

SCS

Sustainable Communities Strategy

SCT

Sonoma County Transit

SCTA

Sonoma County Transportation Authority

SF6

sulfur hexafluoride

SFPUC

San Francisco Public Utilities Commission

SIP

State Implementation Plan

SLCP

short-lived climate pollutant

SMART

Sonoma Marin Area Rail Transit

SO2

sulfur dioxide

SR

State Route

SWITRS

Statewide Integrated Traffic Records System

TAC

toxic air contaminants

TAH

time at home

TCM

transportation control measures

Tg

teragram

therms/y

therms per year

x
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TMA

Transportation Management Association

U.N.

United Nations

U.S.

United States

UNFCCC

United Nations Framework Convention on Climate Change

VdB

vibration in decibels

VDECS

Verified Diesel Emission Control Strategies

VMT

vehicle miles traveled

VOC

volatile organic compound

wb

westbound

WHO

World Health Organization

WUI

wildland urban interface

ZEV

zero-emission vehicle
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Executive Summary

EXECUTIVE SUMMARY

This Environmental Impact Report (EIR) is prepared in accordance with the California Environmental
Quality Act (CEQA) to evaluate the potential environmental impacts associated with the
implementation of the proposed North Entry Area
document is prepared in conformance with CEQA (California Public Resources Code, Section 21000,
et seq.) and the CEQA Guidelines (California Code of Regulations, Title 14, Section 15000, et seq.).
The purpose of this EIR is to inform decision-makers, representatives of affected and responsible
agencies, the public, and other interested parties of the potential environmental effects that may
result from implementation of the proposed plan. This EIR describes potential impacts relating to a
wide variety of environmental issues and methods by which these impacts can be mitigated or
avoided.

Project Summary
Project Location
The plan area for the NEAP is located at 16977 Healdsburg Avenue in the City of Healdsburg,
Sonoma County, California. The approximately 30.16-acre plan area is located within the northern
Healdsburg city limit and is bounded by U.S. 101 (west); Healdsburg Avenue (east); a vacant parcel
within the County of Sonoma (north); and a vacant parcel owned by Simi Winery within city limits
(south). The Montage Healdsburg property is located on the east side of Healdsburg Avenue across
from the plan area and the Parkland Farms residential subdivision is located to the southeast of the
plan area. The plan area is comprised primarily of four parcels that are owned by Comstock
Healdsburg, LLC, and which are referred to

Project Description
The proposed NEAP provides policy guidelines and development standards for the future
construction and operation of a mixed-use community on the North Village site. As discussed in
Chapter 1: Introduction, the plan assumes that the North Village site will be developed consistent
with the Mixed Use land use designation it has been assigned by the Healdsburg 2030 General Plan.
The NEAP establishes a maximum buildout scenario for the site of up to 435,000 gross square feet
(gsf) of residential and 200,000 gsf of nonresidential uses. (An average of 1,500 gsf is assumed for
the residential units to account for a range of unit sizes).

Attachment: Attachment 4 - Exhibit 11 - NEAP Draft EIR (2754 : North Village DA)

Purpose

Development would be located on approximately 18 acres of the North Village site and would
include multi-story buildings up to 50 feet in height. Buildings near the railway right-of-way and
Healdsburg Avenue frontage are anticipated to maintain lower heights of not more than 35 feet,
with taller heights increasing toward the hillside portions of the plan area. The overall development
footprint would allow for approximately 12 acres of open and undeveloped land to remain in the
plan area, primarily located on the hillsides of the North Village site.
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Land uses contemplated under the proposed plan would be built in phases over time. It is
anticipated that the plan and this EIR will be relied upon by the City when considering a specific
proposal by Comstock Healdsburg, LLC to develop the North Village site in phases with senior
residential, hotel, restaurant, retail, commercial office, and multi-family residential uses. Future
projects would employ full- and part-time positions.

1. Create a community-supported, long-term vision for a mix of residential and commercial
development that will help develop the plan area into an attractive gateway into Healdsburg
from the north;
2. Create a livable and welcoming neighborhood for plan area residents and the surrounding
Healdsburg community that complements, and does not undermine, the role of the
downtown area as the commercial center of the City of Healdsburg;
3. Establish a visual character for plan area development that harmonizes with the rural
character and natural landscape of its surroundings;
4. Provide development limitations and standards that make it feasible to develop a high
quality, mixed use community on the North Village site; and
5.
commercial developments and to provide new housing within the City of Healdsburg.

Significant Unavoidable Adverse Impacts
The proposed plan was analyzed for potentially significant impacts on each of the environmental
issues discussed in Sections 3.1 through 3.5. Based on the analyses contained in this EIR, the City
has determined that the proposed plan in conjunction with cumulative development in Healdsburg
would result in the following respective plan-level and cumulative-level significant and unavoidable
impacts:
Transportation/Traffic (Plan-level Impact): With respect to vehicle circulation system
performance (intersection level of service) at the south off-ramp approach from U.S. 101 to
Dry Creek Road, the intersection would be expected to experience additional delay upon
adding plan-generated trips. The City is implementing a project to install all-way stop signs at
this location, which will improve intersection operations. However, the traffic related to the
Existing-Plus-Plan Scenario would result in the intersection operating at an unacceptable LOS E
level during the PM peak-hour. Mitigation measures were identified to signalize the
intersection that, if implemented, would reduce the impact to less than significant. However,
the City cannot guarantee that the improvements will be completed by the time development
under the proposed plan occurs. Thus, the impacts to the performance of the vehicle
circulation system would remain significant and unavoidable.

ES-2
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Transportation/Traffic (Cumulative-level Impacts): With respect to vehicle circulation system
performance (intersection level of service) and traffic safety hazards (queuing exceeding lane
storage and intersection conditions) at Dry Creek Road/Grove Street intersection, operation is
projected to fall to unacceptable LOS E with plan-generated trips added to the Cumulative Plus
Plan volumes. Identified mitigation (signal modifications and restriping) would result in
acceptable operations, however, improvements are infeasible due to right-of-way constraints.
Thus, both vehicle circulation system performance and traffic safety hazards impacts would
remain significant and unavoidable.
As discussed in Section 3.2, Transportation and Traffic, the City mitigates impacts of the proposed
plan to the greatest extent feasible as required by CEQA. However, mitigation is economically
infeasible, because the City cannot guarantee the funding of needed roadway improvements to
ensure adequate right-of-way to accommodate vehicular traffic and the planned bike lane. The City
cannot ensure mitigation would be implemented to reduce potential plan- and cumulative-level
impacts to less than significant. Therefore, the City will be required to prepare a Statement of
Overriding Considerations pursuant to CEQA Guidelines Section 15093.

Summary of Project Alternatives
Pursuant to CEQA Guidelines Section 15126.6, this EIR presents a range of reasonable alternatives to
the proposed plan for analysis and evaluation of their comparative merits. These alternatives are
considered to address a range of development alternatives that would meet the basic objectives of
the proposed NEAP while lessening one or more of its significant impacts. CEQA Guidelines Section
15126.6(a) states that an EIR need not evaluate every conceivable alternative to a project or plan.
15126.6(e)). Where, as here, this alternative means the proposed plan would not proceed, the
fects of the property remaining in its existing
e shall describe existing conditions at the time

Attachment: Attachment 4 - Exhibit 11 - NEAP Draft EIR (2754 : North Village DA)

Transportation/Traffic (Plan-level Impact): With respect to traffic safety hazards (queuing
exceeding lane storage and intersection conditions) at Dry Creek Road/U.S. 101 South Ramp,
the queueing would exceed available storage in the westbound left-turn lane with plangenerated trips. Mitigation measures were identified that would require improvements to
operation at the intersection. However, traffic safety hazards impacts remain significant and
unavoidable until the separate project to signalize the intersection is completed and widening
to provide longer turn lane storage is constructed.

project [or plan] were not approved, based on current plans and consistent with available
(CEQA Guidelines, Section 15126.6(e)(3)(C)).
The City identified and considered four alternatives to the proposed NEAP. As described and
analyzed in Chapter 4, Alternatives, this includes the No Project, the General Plan Quaker Hills, North
Village Project, and a Reduced Commercial alternatives. Under the No Project Alternative, no
development would occur in accordance with existing Healdsburg 2030 General Plan land use
FirstCarbon Solutions
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designations or land uses contemplated by the proposed plan. Under the General Plan Quaker Hills
Alternative, the plan area would be developed but modified per the assumed Healdsburg 2030
General Plan mixed use alternative. Under the North Village Project Alternative, the plan area would
be developed with a range of land uses as proposed by the property owner of the North Village site.
Under the Reduced Commercial Alternative, the plan area would be developed with residential use
permitted under the proposed plan but include substantially less commercial development. Impacts
associated with the proposed plan are compared with each alternative. Table 4-4 (Summary of
of impacts.
As discussed in Section 4.8
Environmentally Superior Alternative, the environmentally superior alternative is considered
objectives.

Areas of Controversy
Pursuant to CEQA Guidelines Section 15123(b), a summary section must address areas of
controversy known to the lead agency, including issues raised by agencies and the public, and it must
also address issues to be resolved, including the choice among alternatives and whether or how to
mitigate the significant effects.
A Notice of Preparation (NOP) for the proposed plan was issued on July 21, 2018. The NOP
describing the proposed plan and issues to be addressed in the EIR was distributed to the State
Clearinghouse, responsible agencies, and other interested parties for a 30-day public review period
extending from June 21, 2018, through July 23, 2018. The NOP identified the potential for significant
impacts on the environment related to the following topical areas:
Aesthetics
Transportation and Traffic
Air Quality
Greenhouse Gas Emissions and Energy
Noise

Disagreement Among Experts
This EIR contains substantial evidence to support all the conclusions presented herein. It is possible
that there will be disagreement among various parties regarding these conclusions, although the
City of Healdsburg is not aware of any disputed conclusions at the time of this writing. Both the
CEQA Guidelines and case law provide the standards for treating disagreement among experts.
Where evidence and opinions conflict on an issue concerning the environment, and the lead agency
knows of these controversies in advance, the EIR must acknowledge the controversies, summarize
the conflicting opinions of the experts, and include sufficient information to allow the public and
decision-makers to make an informed judgment about the environmental consequences of the
proposed plan.

ES-4
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Potentially Controversial Issues
Below is a list of potentially controversial issues that may be raised during the public review and
hearing process for this EIR:

As U.S. 101 and Healdsburg Avenue are designated as scenic roadways in the Healdsburg 2030
General Plan, aesthetics impacts to views from these roadways will need to be closely
evaluated. Additionally, changes to the visual character of the plan area that result from plan
implementation will be assessed for consistency with the Healdsburg 2030 General Plan, the
Healdsburg Municipal Code, and the proposed NEAP design guidelines.
The plan area is bounded by U.S. 101 to the west and Healdsburg Avenue and the North Coast
Railroad Authority rail line to the east. With residential uses proposed in the plan area, potential
neighborhood impacts related to air quality, noise, and local traffic will also need to be assessed.
It is also possible that evidence will be presented during the 45-day, statutory Draft EIR public review
period that may create disagreement. Decision-makers would consider such evidence during the
public hearing process.
In rendering a decision on a project or plan where there is disagreement among experts, the
decision-makers are not obligated to select the most environmentally preferable viewpoint. Decision
makers are vested with the ability to choose whatever viewpoint is preferable and need not resolve
a dispute among experts. In their proceedings, decision-makers must consider comments received
concerning the adequacy of the Draft EIR and address any objections raised in these comments.
However, decision-makers are not obligated to follow any directives, recommendations, or
suggestions presented in comments on the Draft EIR, and can certify the Final EIR without needing
to resolve disagreements among experts.

Public Review of the Draft EIR
Upon completion of this Draft EIR, the City of Healdsburg filed a Notice of Completion (NOC) with
the State Office of Planning and Research to begin the public review period (Public Resources Code,
Section 21161). Concurrent with the NOC, this Draft EIR has been distributed to responsible and
trustee agencies, other affected agencies, surrounding cities, and interested parties, as well as all
parties requesting a copy of the Draft EIR in accordance with Public Resources Code 21092(b)(3).
During the public review period, the Draft EIR, including the technical appendices, is available for
review at the City of Healdsburg offices. The address is provided below:

Attachment: Attachment 4 - Exhibit 11 - NEAP Draft EIR (2754 : North Village DA)

U.S. 101 is an important regional arterial that carries between 38,500 and 55,000 vehicles per
day on segments that pass through the City. The highest volumes occur near the junction with
Dry Creek Road and careful consideration of potential cumulative traffic impacts along this
roadway will be needed.

City of Healdsburg
Planning and Building Department
401 Grove Street
Healdsburg, CA 95448
FirstCarbon Solutions
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Hours:

Maya DeRosa, Planning and Building Director
City of Healdsburg
Planning and Development Department
401 Grove Street
Healdsburg, CA 95448
Phone: 707.431.3348
Email: mderosa@ci.healdsburg.ca.us
Submittal of digital comments in Microsoft Word or Adobe PDF format is encouraged. Upon
completion of the public review period, written responses to all significant environmental issues
raised will be prepared and made available for review by the commenting agencies at least 10 days
prior to the public hearing before the City of Healdsburg on the proposed plan, at which the
certification of the Final EIR will be considered. Comments received and the responses to comments
will be included as part of the record for consideration by decision-makers for the proposed plan.

Executive Summary Matrix
Table ES-1 below summarizes the impacts, mitigation measures, and resulting level of significance
after mitigation for the relevant environmental issue areas evaluated for the proposed plan. The
table is intended to provide an overview; narrative discussions for the issue areas are included in the
corresponding section of this EIR. Table ES-1 is included in the EIR as required by CEQA Guidelines
Section 15123(b)(1).

ES-6

Attachment: Attachment 4 - Exhibit 11 - NEAP Draft EIR (2754 : North Village DA)

Agencies, organizations, and interested parties have the opportunity to comment on the Draft EIR
during the 45-day public review period. Written comments on this Draft EIR should be addressed to:

FirstCarbon Solutions
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ES-7

MM TRANS-1a: To address anticipated deficient roadway operations, the
Significant and unavoidable with
City has planned for roadway improvements to Dry Creek Road/U.S. 101
mitigation
South Ramps (study intersection 1) include signalization. New development
within the plan area shall be required to contribute a proportional share
allocation towards the cost of installation of a traffic signal at Dry Creek
Road/U.S. 101 South.

Impact TRANS-1: The proposed plan could conflict with
an applicable plan, ordinance, or policy establishing
measures of effectiveness for the performance of the
circulation system, taking into account all transportation
modes, including public transit and non-motorized travel
and relevant components of the circulation system.

FirstCarbon Solutions

None

Cumulative Impact

MM TRANS-1b: New development within the plan area shall be required to
contribute a proportional share allocation towards the cost of
improvements to the northbound approach to Dry Creek Road/Grove Street
(study intersection 3). The approach shall be restriped to include a separate
left-turn lane and the signal modified to provide protected left-turn
phasing, with the existing right-turn lane converted to use for
through/right-turn movements.

None

Impact AES-4: The proposed plan would not create a
new source of substantial light or glare that would
adversely affect nighttime or daytime views in the area.

Less than significant

Less than significant

None

Impact AES-3: The proposed plan would not
substantially degrade the existing visual character or
quality of the plan area and its surroundings.

No Impact

Level of Significance After Mitigation

Less than significant

None

Mitigation Measures

Table ES-1: Executive Summary Matrix

Executive Summary

Impact AES-2: The proposed plan would not
None
substantially damage scenic resources, including but not
limited to trees, rock outcroppings, and historic
buildings within the viewshed of a State scenic highway
or a scenic highway designated in the Healdsburg
General Plan.

Impact AES-1: The proposed plan would not result in
visually-obtrusive development on scenic ridgelines
designated in the Healdsburg General Plan.

Draft EIR
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Significant and Unavoidable

ES-8

None

Cumulative Impact
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MM TRANS-5: New development within the plan area shall be required to Significant and unavoidable with
contribute a proportional share allocation towards the cost of widening Dry mitigation
Creek Road to accommodate a westbound left-turn lane the entire length
between the U.S. 101 South and North Ramps. The amount paid shall
include a proportional share of the cost to widen the westbound approach
to Dry Creek Road/U.S. 101 North Ramps to include a second lane; the left
lane would feed into the left-turn lane at the U.S. 101 South Ramps and the
right lane would be a shared through/right-turn lane serving through traffic
and right turns onto the U.S. 101 North on-ramp. These improvements
would allow queues in the westbound left-turn lane at the U.S. 101 South
Ramps to stack beyond the Dry Creek Road/U.S. 101 North Ramps
intersection, if needed, without impacting through traffic.

Impact TRANS-5: The proposed plan could increase
hazards due to a design feature (e.g., sharp curves or
dangerous intersections or lane storage) or incompatible
uses (e.g., farm equipment).

FirstCarbon Solutions

None

Impact TRANS-4: The proposed plan would not conflict
with adopted policies, plans, or programs regarding
public transit, bicycling, or walking facilities, or
otherwise decrease the performance or safety of such
facilities.

Less than significant

Implement Mitigation Measures HAZ-2 and the following:
Less than significant with
MM TRANS-3: Prior to development of the plan area, an emergency vehicle mitigation
only access point shall be established such that access and egress can be
maintained during a train pre-emption.

No impact

Level of Significance After Mitigation

Impact TRANS-3: The proposed plan could result in
inadequate emergency access.

Mitigation Measures

None

Impacts

Table ES-1 (cont.): Executive Summary Matrix

Executive Summary

Impact TRANS-2: The proposed plan would not conflict
with an applicable congestion 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 designated roads or highways.

Draft EIR
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Implement MM AIR-3, and MM HAZ-1

Cumulative Impact

Less than significant with
mitigation

Implement MM HAZ-1 and the following:
Less than significant with
MM AIR-3: Prior to occupancy of any residential components of the
mitigation
proposed plan that would occur while construction within the plan area is
still underway, the applicant shall retain a qualified air quality consultant to
prepare a health risk assessment (HRA) in accordance with the ARB and the
Office of Environmental Health and Hazard Assessment requirements to
determine the exposure of plan residents to TACs. The HRA shall be
submitted to the Planning Division for review and approval. If the HRA
concludes that the air quality risks from ongoing or future construction
activities will result in health risks for on-site receptors that are above
BAAQMD recommended thresholds that are in place at the time of the
analysis (Section 2.3 of the 2017 BAAQMD CEQA Guidelines), then
additional measures, such as the requirement for construction equipment
to meet certain Tier engine standards for off-road equipment, will be
required for all subsequent phases of construction. Alternatively, this
mitigation measure can be satisfied by delaying occupancy of any on-site
residential components until construction of the entirety of the proposed
plan area is complete.

Impact AIR-3: The proposed plan would not expose
sensitive receptors to substantial pollutant
concentrations.

Less than significant

Impact AIR-2: The proposed plan would not result in a
None
cumulatively considerable net increase of any criteria
pollutant for which the region is in nonattainment under
an applicable federal or state ambient air quality
standard (including releasing emissions which, exceed
quantitative thresholds for ozone precursors).

ES-9

Level of Significance After Mitigation

Less than significant

Mitigation Measures

Table ES-1 (cont.): Executive Summary Matrix

Executive Summary

None

Impacts

Impact AIR-1:
The proposed plan would not violate
an applicable federal or state ambient air quality
standard or contribute substantially to an existing or
projected air quality violation.

Draft EIR
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Impacts

rate electricity on-site electricity

Implement MM GHG-1

from a verified GHG emissions credit
broker in an amount sufficient to offset operational GHG emissions that
exceed the recommended significance threshold over the lifetime of the
proposed development (or a reduced amount estimated based on
implementation of other measures listed above). Copies of the
contract(s) shall be provided to the City.

commercial spaces.

transportation demand management program for hotel, office, and retail
employees would be implemented starting no later than 60 days after
operations begin. Use of electric vehicles for ride-share program would
further reduce GHG emissions.
ations at workplace and multi-family
residences to promote the use of electric vehicles.

consumption.

program.

Less than significant with
mitigation

ES-10

Level of Significance After Mitigation

Executive Summary

MM GHG-1: Prior to the final discretionary approval for each development
Less than significant with
project in the plan area, each developer shall provide documentation to the
mitigation
City of Healdsburg demonstrating that the proposed development would
meet the BAAQMD recommended threshold of significance for individual
projects or would achieve additional GHG emissions reductions sufficient to
meet recommended threshold through a combination one of more of the
following measures and/or other comparable measures approved by the City:

Mitigation Measures

Table ES-1 (cont.): Executive Summary Matrix
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Impact GHG-2: Implementation of the proposed plan
could conflict with an applicable plan, policy, or
regulation adopted by the City for the purpose of
reducing GHG emissions.

Impact GHG-1: Implementation of the proposed plan
could conflict with applicable measures of the Scoping
Plan adopted by the State of California to reduce GHG
emissions to 1990 levels by 2020.

Draft EIR
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Implement MM GHG-1

Cumulative Impact

Mitigation Measures

Less than significant with
mitigation

Less than significant with
mitigation

ES-11

Level of Significance After Mitigation

Executive Summary

Less than significant
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FirstCarbon Solutions

barriers shall shroud pile drivers or be erected in a manner to shield the

audible to sensitive receptors in the vicinity.
ltiple-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.

noise-sensitive uses.

technology exists.

possible from adjacent land uses.
internal combustion engines.

sensitive receptors in the vicinity.

Impact NOI-1: The proposed plan could result in a
MM NOI-1a: To reduce the occurrence of potentially-significant
substantial temporary, periodic or permanent increase construction noise impacts to noise-sensitive receptors in the plan area
in ambient noise levels in the project vicinity that would vicinity (or sensitive receptors within the plan area during future buildout),
the construction contractor for each development project within the plan
Compatibility for Community Noise Environments
area shall comply with the following:
guidelines of the City of Healdsburg Noise Ordinance or
-driven equipment with intake and
applicable standards of other agencies.
exhaust mufflers that are in good condition and are appropriate for the
equipment.

None

Impacts

Table ES-1 (cont.): Executive Summary Matrix

Impact GHG-3: Implementation of the proposed plan
would not encourage activities that result in the use of
large amounts of energy, or use of energy in a wasteful
manner.

Draft EIR
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Impacts

commercial projects proposed in areas where exterior day-night average
noise levels are, or are projected to exceed 70 dBA Ldn (i.e., within 140-

MM NOI-1b: Prior to the issuance of building permits for each development
project within the plan area, the following requirements shall be
implemented:
l/hotel projects proposed in areas
where exterior day/night average noise levels are, or are projected to
exceed, 65 dBA Ldn (i.e., within 290-feet of the centerline of U.S. 101), an
acoustic analysis shall 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. The City shall confirm that the recommendations will reduce
noise levels below the threshold levels and require compliance with the
recommendations of the acoustic analysis.

activities between the hours of 6:00 p.m. and 7:30 a.m. Monday through
Saturday, or at any time on a Sunday or legal holiday.

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.

adjacent land uses. Such noise control blanket barriers can be rented and
quickly erected.
foundation pile holes shall be predrilled to minimize the number of impacts required to seat the pile. Predrilling 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.

Mitigation Measures

Table ES-1 (cont.): Executive Summary Matrix
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Less than significant

None

ES-13

Level of Significance After Mitigation

Impact NOI-3: The proposed plan would not cause a
substantial permanent increase in ambient noise levels
in the vicinity of the plan area above levels existing
without the project.

MM NOI-1c: Prior to the issuance of building permits for each development
project within the plan area, the following requirement, if applicable, shall
be met :
osed within 50-feet of the railroad
centerline, 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. The City shall confirm that the
recommendations will reduce noise levels below the threshold levels and
require compliance with the recommendations of the acoustic analysis.

feet of the centerline of U.S. 101) an acoustic analysis shall 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. The City shall confirm that the
recommendations will reduce noise levels below the threshold levels and
require compliance with the recommendations of the acoustic analysis.

Mitigation Measures

MM NOI-2: Prior to the issuance of building permits for each development Less than significant with
project within the plan area, an acoustic analysis is conducted by a qualified mitigation
noise specialist shall be prepared for structures in the plan area that are
located within 100 feet of the centerline of the railroad. 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 shown in Table 3.5-7.
The City shall confirm that the recommendations will reduce vibration levels
below the threshold levels and require compliance with the
recommendations of the acoustic analysis.

Impacts

Table ES-1 (cont.): Executive Summary Matrix
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Impact NOI-2: The proposed plan could expose persons
to, or generate excessive groundborne vibration or
groundborne noise.

Draft EIR

7.A.p

Packet Pg. 1007

Mitigation Measures

Less than significant

ES-14

Level of Significance After Mitigation

Executive Summary

Less than significant with
mitigation
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Cumulative Impact

FirstCarbon Solutions

Implement MM NOI-1a

Impacts

Table ES-1 (cont.): Executive Summary Matrix

Impact NOI-4: The proposed plan could result in a
substantial temporary or periodic increase in ambient
noise levels in the vicinity of the site above levels
existing without the project.

Draft EIR
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CHAPTER 1: INTRODUCTION

Environmental Quality Act (CEQA), as amended (California Public Resources Code, Section 21000, et
seq.) and the CEQA Guidelines (California Code of Regulations, Title 14, Section 15000, et seq.). In
15053 of the CEQA Guidelines, the City of
Healdsburg (City) is the lead agency under whose authority this document has been prepared. As an
informational document, this EIR is intended for use by City and other public agency decision-makers
and members of the public in evaluating the potential environmental impacts of the proposed plan.

Section 1.1 - Plan Overview
The Healdsburg 2030 General Plan identifies five areas within the City that warrant further study
beyond the policies contained in the Healdsburg 2030 General Plan (at the time of its adoption in
2009). These special study areas were selected based on unique locations or functions in the City.
One of these five study areas is the North Entry Study Area, which encompasses the vacant 30.16on the west side of Healdsburg Avenue, Healdsburg Avenue from the northern City boundary south
to Foss Creek, and approximately 256 acres of land immediately to the east of the identified portion
of Healdsburg Avenue.

neral Plan land use element and policies, to
establish more specific guiding principles and a design framework for development of the 30.16-acre
North Village site. The primary purpose is to create a long-term vision for development that will
at amends the Healdsburg 2030 General Plan and
provides clear guidance to City decision-makers and members of the public when considering future
site-specific development projects in the plan area.
The 30.16-acre North Village site consists of four vacant lots. The plan area also encompasses an
existing railroad right-of-way, a 0.15-acre State-owned parcel, and Healdsburg Avenue (a public
street). Following adoption of the proposed NEAP, Comstock Healdsburg, LLC intends to develop the
property with mixed-use development. The plan area is an important location at the northern
gateway to Healdsburg where the landscape transitions from Alexander Valley agricultural uses to
Healdsburg town uses. It is anticipated that the NEAP will be relied upon by the City when
considering future proposals for development of the North Village site.

Attachment: Attachment 4 - Exhibit 11 - NEAP Draft EIR (2754 : North Village DA)

This Environmental Impact Report (EIR) for the proposed North Entry Area Plan has been prepared in

Section 1.2 - Plan Area Background
In 2004, the 30.16-acre North Village site within the plan area was improved to help facilitate future
development. Improvements consisted of demolition of structures associated with a former lumber
mill, contaminated soil remediation, grading, drainage improvements, and wetland mitigation. The
FirstCarbon Solutions
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A ditch along the eastern side of the North Village site, which runs parallel to the railroad right-ofway, was previously re-sloped to reduce bank erosion. As a result, stormwater drainage generally
flows southeastward towards the drainage ditch, and then flows into a 0.7-acre stormwater
detention basin at the southern end of the property. The basin is sized to handle smaller storm
events and is used to filter sediments and contaminants, thus improving the quality of stormwater
runoff from the plan area into Foss Creek. The site demolition and regrading work was completed
and inspected in January 2005.
On September 23, 2010, the California Public Utilities Commission (CPUC) approved the conversion
of an existing private at-grade rail crossing at an entry to the North Village site from Healdsburg
Avenue to a public crossing (CPUC Decision 10-09-034; CPUC Crossing No. 005-70.85, US DOT No.
968011 N.) The proposed improvements will increase the width of the railroad crossing easement
from 20 feet to 70 feet in order to consolidate access for vehicles, pedestrians, and utilities at one
location, and to accommodate future improvements for the roadway. The City of Healdsburg has
entered into an agreement to accept the crossing once the property owner completes installation of
approved crossing improvements.

Section 1.3 - Environmental Review Process
An EIR is an informational document used by a lead agency (in this case, the City) when considering
approval of a project or plan. The purpose of an EIR is to provide public agencies and members of the
public with detailed information regarding the environmental effects associated with implementing a
project or plan. An EIR should analyze the environmental consequences of a project or plan, identify
ways to reduce or avoid the associated potential environmental effects, and identify alternatives to the
project or plan that can avoid or reduce impacts. Pursuant to CEQA, State and local government
agencies must consider the environmental consequences of projects over which they have discretionary
authority. This EIR provides information to be used in the planning and decision-making process. It is
not the purpose of an EIR to recommend approval or denial of a project or plan.
Before approval of the NEAP, the City of Healdsburg, as lead agency and the decision-making entity, is
required to certify that this EIR has been completed in compliance with CEQA, that the information in
the EIR has been considered, and that the EIR reflects the independent judgment of the City. Pursuant
to CEQA, decision makers must balance the benefits of a project or plan against its unavoidable
environmental consequences. If environmental impacts are identified as significant and unavoidable,
the City may still approve the plan if it finds that social, economic, or other benefits outweigh the
unavoidable impacts. The City would then be required to state in writing the specific reasons for
approving the plan, based on information in the EIR and other information sources in the administrative
1-2
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property was graded to establish positive sheet flow drainage toward Healdsburg Avenue, and an
on-site stormwater collection, retention, and a discharge system was installed to improve the overall
quality of stormwater runoff. A ditch along the western side of the North Village site was realigned
to a location closer to the toe of the U.S. 101 embankment slope. The flat portion of the property
was extended to the north, and the ditches along the toe of the hill to the north were realigned,
creating approximately 18 acres of level land area. Realigned ditches along the toes of the western
and northern slopes of the property were planted with native vegetation to mitigate impacts.

FirstCarbon Solutions
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In addition, the City as lead agency must adopt a mitigation monitoring and reporting program
(MMRP) describing the measures that were made a condition of plan approval to avoid or mitigate
significant effects on the environment (PRC Section 21081.6; CEQA Guidelines Section 15097). The
MMRP is adopted at the time of plan approval and is designed to ensure compliance with the
project description and EIR mitigation measures during and after plan implementation. If the City
decides to approve the NEAP, it would be responsible for ensuring that the MMRP is implemented.
The EIR will be used primarily by the City during approval of future discretionary actions and permits.
The environmental impacts of the proposed plan are analyzed in this EIR in accordance with CEQA
Guidelines Section 15146. This EIR provides a program-level analysis of the environmental effects of
the NEAP, and it also provides project-level analysis to the degree that reflects available
development information.1
This document addresses the potentially significant adverse
environmental impacts that may be associated with implementation of the proposed plan. It also
identifies appropriate and feasible mitigation measures and alternatives that may be adopted to
significantly reduce or avoid these impacts.
CEQA requires that an EIR contain, at a minimum, certain specific components. These components
are contained in this EIR and include:
Table of Contents
Introduction
Executive Summary
Project Description
Environmental Setting
Significant Environmental Impacts
Mitigation Measures
Cumulative Impacts
Significant Unavoidable Adverse Impacts
Alternatives
Growth-Inducing Impacts
Effects Found Not to be Significant (described in the Initial Study, included in Appendix A)
Areas of Known Controversy
The City of Healdsburg is designated as the lead agency for the plan. CEQA Guidelines Section 15367
, which has the principal responsibility for carrying
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Guidelines Section 15093).

process and consider the information in this EIR along with other information that may be presented
during the CEQA process.
1

A project-level EIR focuses on the environmental changes caused by a development project, including planning, construction, and
operation. A program EIR looks at the broad policy of a planning document and may not address potential site-specific impacts of
the individual projects that may be developed in compliance with the planning document. Since only some project-level details are
known for future development under the NEAP, a combination project- and program-level EIR is appropriate.

FirstCarbon Solutions
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This EIR was prepared by FirstCarbon Solutions (FCS), an environmental consultant. Prior to public
review, it was extensively reviewed and evaluated by the City of Healdsburg. This EIR reflects the
independent judgment and analysis of the City of Healdsburg as required by CEQA. Lists of
organizations and persons consulted and the report preparation personnel is provided in Chapter 6
of this EIR.

1.4.1 - Notice of Preparation and Public Scoping Process
In accordance with Sections 15063 and 15082 of the CEQA Guidelines, the City of Healdsburg, as
lead agency, sent the Notice of Preparation (NOP) to responsible and trustee agencies, and
interested entities and individuals on June 21, 2018, thus beginning the formal CEQA scoping
process. The purpose of the scoping process is to allow the public and government agencies to
comment on the issues and provide input on the scope of the EIR. The NOP mailing list included
federal, State, and local agencies, regional and local interest groups, and property owners within 300
feet of the plan area. The scoping period began on June 21, 2018, and ended on July 20, 2018,
representing the statutory 30-day public review period. The NOP is contained in Appendix A.
Pursuant to Section 15083 of the CEQA Guidelines, the City of Healdsburg held a public scoping
meeting on June 28, 2018, starting at 6:00 p.m. at 401 Grove Street, Healdsburg, CA 95448.
Attendees were given an opportunity to provide comments and express concerns about the
potential effects of the plan. No individuals provided verbal comments on the content of the EIR at
the scoping meeting; however, environmental concerns were raised in comment letters and during
the scoping period. Appendix A contains a copy of the one written comment letter that was received
in response to the NOP. Comments from that written letter are summarized in Table 1-1, with crossreferences to applicable EIR appendices and sections where comments are addressed.

Table 1-1: Summary of Comments Received in Response to the Notice of Preparation
Agency/Organization

Author

Date

Comment Summary

Coverage in the DEIR

Public Agencies

California
Department of
Transportation
(Caltrans)

District Branch
Chief, Local
Intergovernmental
Review

7/20/2018

The EIR should
study biological
resources, cultural
resources and traffic
impacts. The
cultural analysis
should consider
archaeological
resources and
include tribal
consultation.

Study)
Transportation/
Traffic

Attachment: Attachment 4 - Exhibit 11 - NEAP Draft EIR (2754 : North Village DA)

Section 1.4 - Purpose and Legal Authority

Source: FCS, 2018.
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Upon completion of this Draft EIR, the City of Healdsburg filed a Notice of Completion (NOC) with
the State Office of Planning and Research to begin the public review period (Public Resources Code,
Section 21161). Concurrent with the NOC, the Draft EIR has been distributed to responsible and
trustee agencies, other affected agencies, surrounding cities, and interested parties, as well as all
parties requesting a copy of the Draft EIR in accordance with Public Resources Code 21092(b)(3).
During the public review period, the Draft EIR, including the technical appendices, is available for
review at the City of Healdsburg at the location provided below. Agencies, organizations, and
interested parties have the opportunity to comment on the Draft EIR during the 45-day public review
period. Written comments on the Draft EIR should be addressed to:
Maya DeRosa, Planning and Building Director
City of Healdsburg
Planning and Development Department
401 Grove Street
Healdsburg, CA 95448
Phone: 707.431.3348
Email: mderosa@ci.healdsburg.ca.us
Submittal of electronic comments in Microsoft Word or Adobe PDF format is encouraged. Upon
completion of the public review period, written responses to all significant environmental issues
raised will be prepared and made available for review by the commenting agencies at least 10 days
prior to the public hearing before the Healdsburg City Council on the plan, at which the certification
of the Final EIR will be considered. Comments received and the responses to comments will be
included as part of the record for consideration by decision makers for the plan.

1.4.2 - Environmental Issues Determined Not to be Significant
The Initial Study (included in Appendix A) identified individual sub-topical areas that were
determined not to be significant. Therefore, the following specific issues are not further analyzed in
this EIR:
Scenic Resources within a State Scenic Highway (Section 2.1, Aesthetics)
Farmland Conversion (Section 2.2, Agriculture and Forestry Resources)
Williamson Act Lands (Section 2.2, Agriculture and Forestry Resources)
Zoned Forest Lands (Section 2.2, Agriculture and Forestry Resources)
Forest Lands Conversion (Section 2.2, Agriculture and Forestry Resources)
Conversion of Farmland or Forest Land (Section 2.2, Agriculture and Forestry Resources)
Air Quality Plan (Section 2.3, Air Quality)
Policies Protecting Biological Resources (Section 2.4, Biological Resources)
Habitat, Natural Community, or Other Conservation Plan (Section 2.4, Biological Resources)
Cultural Resource Determined by Lead Agency (Section 2.5, Cultural Resources)
Wastewater Disposal Systems (Section 2.6, Geology and Soils)
Exposure of Schools to Hazardous Materials (Section 2.7, Hazards and Hazardous Materials)
Private Airstrips (Section 2.7, Hazards and Hazardous Materials)
FirstCarbon Solutions
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100-Year Floods (Section 2.8, Hydrology and Water Quality)
Conservation Plans (Section 2.10, Land Use and Planning)
Regional and Local Mineral Resources (Section 2.11, Mineral Resources)
Aviation Noise (Section 2.12, Noise)
Displace Housing (Section 2.13, Population and Housing)
Displace People (Section 2.13, Population and Housing)
Construction of Recreational Facilities (Section 2.15, Recreation)
Air Traffic Patterns (Section 2.16, Transportation/Traffic)
Waste Regulations (Section 2.17, Utilities and Service Systems)

1.4.3 - Potentially Significant Environmental Issues
The Initial Study (included in Appendix A) found that the following topical areas may contain
potentially significant environmental issues that will require further analysis in the EIR. These
sections are as follows:
Aesthetics
Transportation/Traffic
Air Quality
Greenhouse Gas Emissions and Energy
Noise
The City prepared the Initial Study to identify potential environmental impacts from implementation
of the proposed plan. The purpose of the Initial Study was to determine the level of environmental
analysis required and to solicit input from the public, public agencies, and other interested parties.
As discussed in the Initial Study, the City identified ways to avoid or lessen environmental effects
through plan-level mitigation measures, impact-specific requirements, and City-imposed conditions
of approval that would apply to subsequent development projects within the plan area. The analysis
contained in the Initial Study determined that the following mitigation measures, as required prior to
plan approval and in conjunction with plan implementation, would adequately address potential
environmental impacts, and no further respective analysis was required. The mitigation measures
identified in the Initial Study are provided below and incorporated by reference in this EIR.
Mitigation Measure BIO-1 related to migratory birds and nesting raptors
Mitigation Measure BIO-2 related to federally protected wetlands
Mitigation Measure CUL-1 related to potentially significant cultural resources
Mitigation Measure CUL-2 related to fossils or fossil-bearing deposits
Mitigation Measures CUL-3 related to discovery of human remains
Mitigation Measure HAZ-1 related to fugitive dust emissions
Mitigation Measure HAZ-2 related to secondary emergency vehicle access point

1-6
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Section 1.5 - EIR Document Organization
This EIR is organized into the following chapters and sections:
Chapter ES: Executive Summary. This Chapter includes a summary of the proposed plan and
alternatives to be addressed in the EIR. A brief description of the areas of controversy and

Chapter 1: Introduction. This Chapter provides an introduction and overview describing the
purpose of this EIR, its scope and components, and its review and certification process.
Chapter 2: Project Description. This Chapter includes a detailed description of the proposed
plan, including its location, site, and development characteristics. A discussion of the plan
objectives, intended uses of the EIR, responsible agencies, and approvals that are needed for
the proposed plan is also provided.
Chapter 3: Environmental Impact Analysis. This Chapter analyzes the environmental impacts
of the proposed plan. Impacts are organized into major topical areas. Each topical area
includes a description of the environmental setting, regulatory framework, significance
criteria, significance thresholds, methodology, impacts (plan-level and cumulative-level), and
mitigation measures if applicable. The specific environmental topics that are addressed within
Chapter 3 are as follows:
Addresses the potential visual impacts of development
intensification and increase in glare and nighttime illumination produced by development
under the plan.
Addresses the impacts of plan-related traffic on the
local and regional roadway system, public transportation, bicycle, and pedestrian access.
Addresses the potential air quality impacts associated with plan
implementation, as well as consistency with the Bay Area Clean Air Plan (2017).
Addresses the potential impacts of
plan implementation on greenhouse gas (GHG) emissions and energy consumption.
Addresses the potential noise impacts during construction, and at plan
buildout from mobile and stationary sources. The section also addresses the impact of
noise generation on neighboring uses.
Chapter 4: Alternatives. This Chapter compares the impacts of the proposed plan with landuse plan alternatives. An environmentally superior alternative is identified. In addition,
alternatives initially considered but rejected from further consideration are discussed.

Attachment: Attachment 4 - Exhibit 11 - NEAP Draft EIR (2754 : North Village DA)

addition to a table that summarizes the impacts, mitigation measures, and level of significance

Chapter 5: Other CEQA Considerations. This Chapter provides a summary of significant
environmental impacts, including unavoidable and growth-inducing impacts.
Chapter 6: Persons and Organizations Consulted/List of Preparers. This Chapter contains a
list of persons and organizations that were consulted during the preparation of the EIR. This

FirstCarbon Solutions
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Appendices. The EIR appendices include notices and other procedural documents pertinent
to the EIR, as well as supporting technical materials. The following appendices were prepared
for the proposed plan in support of preparation of this EIR:
- EIR NOP, Initial Study, and EIR Public Scoping Comments (Appendix A)
- Transportation Impact Study, prepared by W-Trans (Appendix B)
- Air Quality and Greenhouse Gas Emissions Modeling Outputs, prepared by FirstCarbon
Solutions (Appendix C)
- Noise Modeling Outputs, prepared by FirstCarbon Solutions (Appendix D)

1-8
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Chapter also contains a full list of the authors who assisted in the preparation of the EIR, by
name and affiliation.
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CHAPTER 2: PROJECT DESCRIPTION

framework for development of a 30.16-acre area (h
within the northern city limits. The purpose of this Environmental Impact Report (EIR) is to identify
potential environmental impacts from implementation of the proposed plan within the City of
Healdsburg, California. This chapter provides a detailed overview of the plan area and setting,
project objectives, proposed plan development details, characteristics, and phases, and required
permits and approvals.

Section 2.1 - Project Location and Setting
2.1.1 - Regional Location
The City of Healdsburg is located in northern Sonoma County within the nine-county San Francisco
Bay Area and 12 miles north of the City of Santa Rosa, which serves as the County seat (Exhibit 2-1).
The Town of Windsor lies 4 miles to the south of Healdsburg, and the unincorporated community of
Geyserville is located 8 miles to the north. The City of Cloverdale is located approximately 18 miles
further north.
The City is situated in an inland valley defined principally by U.S. 101, the Russian River and
surrounding agricultural lands, the Mayacamas Mountains to the east, and the Sonoma and Coast
Ranges to the west. U.S. 101 is the principal route between San Francisco and the Oregon border.
The Russian River flows through Healdsburg on its way to the Pacific Ocean, approximately 20 miles
to the west. The City lies at the intersection of three rich agricultural valleys: the Russian River
Valley, Dry Creek Valley, and Alexander Valley. Terrain in the City varies between 100 to 430 feet in
elevation. To the east and west, flanking the agricultural valleys, rise subsystems of the Coastal
Mountain Range.

2.1.2 - Plan Area Location and Property Ownership
The plan area encompasses a property located at 16977 Healdsburg Avenue in the City of
Healdsburg, Sonoma County, California (see Exhibit 2-2). The plan area is located within the
northern Healdsburg city limit between U.S. 101 and Healdsburg Avenue. The plan area consists of
the following:
Three contiguous parcels owned by Comstock Healdsburg, LLC, totaling 30.16 acres (APN 091060-022, 091-060-019, 091-060-009) located west of Healdsburg Avenue. These parcels are

Attachment: Attachment 4 - Exhibit 11 - NEAP Draft EIR (2754 : North Village DA)

The City of Healdsburg proposes to adopt the North Entry Area Plan (NEAP). The proposed NEAP

consistency with the proposed plan.
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A portion of the North Coast Rail Authority (NCRA) right-of-way (APN 091-060-033) traverses the
plan area on an alignment roughly parallel to Healdsburg Avenue. The rail line is currently
inactive, but is planned for future passenger rail service operated by Sonoma-Marin Area Rail
Transit (SMART).

pipeline) runs along the State-owned parcel and a portion of the plan area.
The plan area is located on the Healdsburg, California, United States Geological Survey 7.5-minute
topographic quadrangle map, Township 9 North, Ra

2.1.3 - Existing Plan Area Characteristics
The plan area comprises a transition area between the rural landscape of the Alexander Valley to the
north, and the more urbanized downtown core of Healdsburg approximately two miles to the south.
The irregularly-shaped plan area is vacant and unimproved except for the railroad right-of-way,
drainage improvements, and a portion of Healdsburg Avenue. Roughly 18 acres of the plan area is
located on relatively flat, grass-covered land that was previously graded. The northern and
southwestern edges of the plan area consist of sloping hillsides with woodland vegetation. Existing
drainage on-site includes swales at the perimeter of the graded pad, and a stormwater detention basin
in the southeast. There are two active faults within the plan area that were identified by a
geotechnical investigation.1 Both faults run diagonally from northwest to southeast; one on the
northern portion of the plan area, and the other on the southern portion of the plan area. The NCRA
rail line traverses the plan area from north to south along an 80-foot-wide right-of-way located along
the eastern portion of the plan area roughly parallel to Healdsburg Avenue. The SMART District,
created by the State Legislature in 2003, obtained a perpetual passenger service easement over the rail
line. Passenger rail services are planned along this line through the plan area in the future.

2.1.4 - Existing General Plan Land Use Designation and Zoning
Land Use Designation
The Healdsburg 2030 General Plan currently designates the plan area as Mixed Use (MU) allowing
residential densities of 10-16 units per acre.

Attachment: Attachment 4 - Exhibit 11 - NEAP Draft EIR (2754 : North Village DA)

Property between the NCRA right-of-way and Healdsburg Avenue is also owned by Comstock
Healdsburg, LLC and will be improved in conjunction with development of the North Village
site (APN 091-060-025). There is also a 0.15-acre parcel owned by the State of California (APN
091-060-026). The State of California parcel is located adjacent to the northeast corner of the

Zoning
The Healdsburg Municipal Code (HMC) currently assigns the plan area the MU zoning designation.

1

2-2

Kleinfelder, Inc. Geotechnical Investigation for Quaker Hill Property, Healdsburg, California (September 2017).
FirstCarbon Solutions
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2.1.5 - Surrounding Land Uses
Land uses near the plan area include U.S. 101 to the west, Healdsburg Avenue and the Montage
Healdsburg development to the east, a hillside parcel owned by Lytton Rancheria of California to the
north, and Foss Creek and a vacant parcel owned by Simi Winery to the south (Exhibit 2-2). Farther
west and east of the plan area are agricultural areas, and farther south and southeast of the plan area
are residential uses including the Parkland Farms subdivision on the east side of Healdsburg Avenue.

Section 2.2 - Plan Objectives

1. Create a community-supported, long-term vision for a mix of residential and commercial
development that will help develop the plan area into an attractive gateway into Healdsburg
from the north;
2. Create a livable and welcoming neighborhood for plan area residents and the surrounding
Healdsburg community that complements, and does not undermine, the role of the
downtown area as the commercial center of the City of Healdsburg;
3. Establish a visual character for plan area development that harmonizes with the rural
character and natural landscape of its surroundings;
4. Provide development limitations and standards that make it feasible to develop a high
quality, mixed-use community on the North Village site; and
5.
commercial developments and to provide new housing within the City of Healdsburg.

Section 2.3 - Proposed Plan Components

Attachment: Attachment 4 - Exhibit 11 - NEAP Draft EIR (2754 : North Village DA)

Pursuant to HMC section 20.08.155, the MU zoning district allows for a broad range of land uses.
The MU zoning district allows the following land use categories as either permitted or conditionally
permitted uses: residential, retail trade, service, entertainment, food and beverage production,
utilities, and accessory uses incidental to an allowable land use.2 Healdsburg 2030 General Plan
Policy LU-18 specifically prohibits the following commercial uses within the MU district in the
planning area: Regional or community shopping center; Grocery- or drugstore-anchored
neighborhood shopping center; Home improvement or hardware store; and Automobile dealership
or service station.

The Healdsburg 2030 General Plan identifies five areas within the City that warrant further study
locations or functions in the City. The proposed plan addresses the North Entry Study Area. The
proposed plan will be adopted as an amendment to the Healdsburg 2030 General Plan land use

2

City of Healdsburg. HMC, Section 20.08.155 Permitted and conditionally permitted uses: MU District, see table 12. Website:
http://www.codepublishing.com/CA/Healdsburg/#!/Healdsburg20/Healdsburg2008.html#20.08.130. Accessed August 20, 2018.
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element and policies. The proposed plan is intended to establish guiding principles and a design
framework for the development of the 30.16-acre North Village site.

2.3.1 - Land Uses
The proposed plan contemplates the future construction and operation of a mixed-use community
that would include residential and nonresidential land uses. Table 2-1 summarizes the land use
types and building assumptions of the proposed plan:

Table 2-1: Proposed Plan Area Land Use Type and Buildout Assumptions
Land Use Type

Residential

1

Nonresidential (Retail/Services/Restaurant)2

Buildout Assumption Size

290 units3 (435,000 gsf)
200,000 gross square feet (gsf)4

Notes:
1
Includes residential mixed use, multi-family housing (including families, singles, workforce and seniors), and
residential care facilities.
2
Includes grocery market or specialty food sales (e.g., 3,500 gsf or less), other retail (clothing, art, home décor, flowers,
books, etc.), personal services (daycare, dry cleaning, fitness, massage, pet grooming, etc.), business support services,
instructional services, medical services and visitor lodging, restaurant and café, and similar uses, and does not include
large-box retail stores or regional retailer shopping centers.
3
Roughly equivalent to 16 units per acre based on 18 acres of developable land.
4
Roughly equivalent to 0.25 FAR based on 18 acres of developable land.
Source: City of Healdsburg, 2018.

An average of 1,500 gross square feet (gsf) is assumed for the proposed residential units to account
for a range of unit sizes. Thus, a potential buildout of up to 435,000 gsf of residential and 200,000
gsf of nonresidential uses would result in a total approximate building area of 635,000 gsf.
Development would be located on approximately 18 acres of the North Village site and would
include multi-story buildings up to 50 feet in height. Buildings near the railway right-of-way and
Healdsburg Avenue frontage are anticipated to maintain lower heights of not more than 35 feet,
with taller heights increasing toward the hillside portions of the plan area. The overall development
footprint would allow for approximately 12 acres of open and undeveloped land to remain in the
plan area, primarily located on the hillsides of the North Village site. Table 2-2 more specifically
breaks down the proposed residential and non-residential land uses listed in Table 2-1 to establish a
which is used for the technical analyses in this EIR.

2-8

Attachment: Attachment 4 - Exhibit 11 - NEAP Draft EIR (2754 : North Village DA)

As discussed in Chapter 1: Introduction, following adoption of the proposed plan, Comstock
Healdsburg, LLC intends to develop the North Village site with a mixed use development which may
include senior residential, hotel, restaurant, retail, and multi-family residential uses. The plan and
this EIR will be relied upon by the City when considering when considering future development
proposals for the North Village site.

FirstCarbon Solutions
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Table 2-2: Specific Development Summary
Buildout Assumption Size

Multi-family Residences

290 units (435,000 gsf)

Hotel

130 rooms (130,000 gsf)

Commercial/Professional Services

40,000 gsf

Retail Uses

30,000 gsf

Note:
This EIR modeling and analysis is based on the land use assumptions included in this specific
development summary table.
Source: City of Healdsburg, 2018

Location of Future Uses within Plan Area
For the purposes of the environmental analysis, assumptions were made regarding the location of
various uses within the plan area. These assumptions were made in consultation with the property
owner (Comstock Healdsburg, LLC) and are anticipated to approximate their future proposal for the
North Village site.
Residential uses types (i.e., multi-family housing) would be generally located in the southern half of the
plan area and west of Healdsburg Avenue and the NCRA rail line. A hotel would be generally located in
the northwestern portion of the plan area to the east of U.S. 101. Commercial buildings with a mix of
professional services would be generally located in the northeastern portion of the plan area to the
west of Healdsburg Avenue and the NCRA rail line. A retail center would be generally located in the
northeastern portion of the plan area to the west of Healdsburg Avenue and the NCRA rail line.

2.3.2 - Circulation, Access, and Parking
Automobile
A new entrance road would replace the existing private railroad crossing to provide vehicular access
to the North Village site via a public at-grade crossing. The planned improvements received approval
from the California Public Utilities Commission (CPUC) and NCRA and included major safety
improvements to the railway crossing. The at-grade crossing improvements are anticipated to be
completed by the end of 2018.
Roadways within the plan area would be curvilinear to create visual interest and support a
pedestrian-oriented environment. Travel lanes would be a relatively narrow 11 feet to limit vehicle
speeds and calm traffic with a minimum road width of 22 feet and additional width provided where
necessary to meet fire safety requirements. Two classifications of internal streets would be
provided: a primary street and secondary streets.

Attachment: Attachment 4 - Exhibit 11 - NEAP Draft EIR (2754 : North Village DA)

Land Use Type

The primary street would lead from the North Village entry at Healdsburg Avenue to anticipated
areas of activity at the north end of the site. The primary street would include on-street parking and
walkways on both sides, separated from the street by landscaping. Secondary streets would branch
FirstCarbon Solutions
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Vehicular parking would be focused primarily at the plan area edges in surface parking lots. The
parking lots would be divided into smaller lots, separated by landscaping. Parking at the perimeter
would free up interior space for landscaped open areas and gathering spaces. On-street parking on
the primary street would provide for short-term and Americans with Disabilities Act (ADA)-compliant
parking. Underground and podium parking would also provide convenient vehicular parking for plan
area residents.

a secondary emergency vehicle access within the plan area.

Public Transit
Sonoma County Transit bus route 60 runs along Healdsburg Avenue and travels north-south through
Santa Rosa, Windsor, Healdsburg, and Cloverdale. Recent infrastructure improvements by the
Montage Healdsburg project include bus stops and turnouts on both sides of Healdsburg Avenue
near the plan area entry.

Bicycle
In partnership with the Sonoma County Transportation Authority, the City prepared and adopted the
2008 Healdsburg Bicycle and Pedestrian Master Plan.3 The City developed the plan, in part, to improve
coordination in realizing the countywide bicyclist and pedestrian system. The plan assesses the needs
of bicyclists and pedestrians in Healdsburg. The plan also identifies needed improvements and serves
goals, the plan helps to enhance and expand existing facilities, close existing gaps, remove constraints,
provide for greater local and regional connectivity and increase the potential for walking and bicycling.
The City anticipates improvements along Healdsburg Avenue to provide extended sidewalks north of
Parkland Farms Boulevard. Improvements include newly constructed public and private trails that
would provide bicycle and pedestrian circulation as well as Class I and II bicycle lanes. Bicycle access
in the plan area would be provided via:
Healdsburg Avenue. Bicyclists would access the plan area via Class II bicycle lanes along both
sides of Healdsburg Avenue between Parkland Farms Boulevard and the northern city limits.
These bike lanes are a component of the recently completed Healdsburg Avenue improvements.

Attachment: Attachment 4 - Exhibit 11 - NEAP Draft EIR (2754 : North Village DA)

off the primary street and lead between building clusters to parking areas and service entries in the
interior of the development Secondary streets would serve as service roads and would not include
on-street parking, but would have pedestrian walkways.

Signalized Crossing. Crosswalks across the planned Healdsburg Avenue signalized intersection
would lead to multi-use paths for bicyclists and pedestrians adjacent to the entrance road
leading into the plan area.

3

City of Healdsburg. Healdsburg Bicycle and Pedestrian Master Plan (October 2008). Website: https://www.ci.healdsburg.ca.us/367/
Bicycle-Pedestrian-Master-Plan.
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Foss Creek Pathway. The Foss Creek Pathway would be extended into the plan area as a Class
I bicycle and pedestrian trail along the west side of Healdsburg Avenue.

internal roadways and at intersections to alert motorists of bicyclists sharing the road. Off-street multiuse paths that connect across the railroad at the primary street entry to the plan area may be provided
for pedestrians and bicyclists. These multi-use paths would be a minimum of 12 feet wide.
Short-term bicycle parking would be provided at bicycle parking facilities located conveniently at
building entries and gathering places.

Pedestrian
Pedestrian access would be provided to the plan area from two points: one along Healdsburg Avenue,
and another at the Foss Creek Pathway. The signalized intersection at the entrance road at Healdsburg
Avenue will incorporate an enhanced pedestrian crossing allowing access to the plan area from the
east side of Healdsburg Avenue. A pedestrian sidewalk recently has been installed on the east side of
Healdsburg Avenue from a point just north of the proposed signalized intersection to the existing
sidewalk south of Foss Creek as part of the Healdsburg Avenue improvement project. Pedestrians
would also be able to access the plan area from the south via the Foss Creek Pathway extension.
Internal pedestrian circulation would be provided on a pathway network that connects building
clusters and open spaces. Pedestrian circulation would remain separated from roadways to provide
a safe and pleasant pedestrian experience. In addition, a perimeter pathway could connect
buildings, parking, open spaces, and plazas in a loop around the plan area.

2.3.3 - Design, Landscaping, and Lighting
Building Design, Height and Orientation
As discussed above, the MU zoning district allows a wide range of land uses. Table 2-3 summarizes
the development standards in the proposed plan, which would be implemented by an amendment

Table 2-3: Development Standard Summary
Development Standard

Description

Minimum Lot Area

20,000 square feet

Maximum Floor-Area-Ratio
1

Maximum Site Coverage

Maximum Building Height

FirstCarbon Solutions
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Internal bicycle circulation would be incorporated along roadways where motor vehicles and bicyclists
share roadway space. Low traffic speeds and volumes in the plan area coupled with street designs that
meet minimum safety criteria such as adequate line of sight at intersections would enhance safety for

1

48 percent
60 percent

2

28 35 feet for buildings within a band closest to Healdsburg Avenue rightof-way, as determined by Design Review approval process.
35 feet for building or portions of buildings fronting on the primary street.
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Table 2-3 (cont.): Development Standard Summary
Development Standard

Description

50 feet for buildings or portions of building within a band closest to
western plan area boundary.
Exceptions to this requirement are prescribed in HMC Section 20.16.065.
Accessory building heights are regulated in HMC Section 20.16.030.
Other Development Restrictions No habitable structure shall be allowed on parcels located between the
NCRA and Healdsburg Avenue rights-of-way.
No habitable structure shall be allowed on slopes greater than 25 percent.
No habitable structure shall be allowed within the 50-foot buffers of the
fault traces in the plan area3.
No habitable structure shall be allowed within the perimeter storm
drainage easements.
Notes:
1
Maximum floor-area-ratio and site coverage shall be calculated for the entire 32-acre site, not individually subdivided
parcels. Residential floor area shall be counted when calculating the maximum Floor Area Ratio (FAR) for the plan area.
2
Building heights shall be measured in accordance with HMC Section 20.16.060.
3
g 32-acre Parcel Healdsburg
report (Kleinfelder, 2003) for locations of fault traces.
Source: City of Healdsburg, 2018

The proposed plan contains building design guidelines that seek to integrate buildings into the
landscape and contours of the site. Cuts would be minimized and, where necessary, contoured to
create a natural transition to the surrounding site. Building elements would be arranged in discrete
clusters separated by generous landscaped areas and nestled against the hillsides to create a sense
of a village. Buildings would be set back from the NCRA right-of-way at varying distances to create a
diverse and interesting edge facing Healdsburg Avenue.
Buildings would be arranged in informal cluster around interior open spaces. The proposed plan
provides for taller buildings (up to four or five stories) to be located at the base of the western slopes
adjacent to U.S. 101. The buildings would gradually step down from west to east to lower scale
buildings (two- to three-stories) fronting along Healdsburg Avenue. Table 2-4 summarizes permitted
building heights by plan area location.

Table 2-4: Building Height Restrictions Summary
Plan Area Location

Permitted Height

Area closest to existing Healdsburg Avenue right-of-way

28 to 35 feet

Area fronting proposed central primary street

35 feet

Area closest to western plan area boundary

50 feet

Attachment: Attachment 4 - Exhibit 11 - NEAP Draft EIR (2754 : North Village DA)

Maximum Floor Plate (per floor) 50,000 square feet for an individual building

Source: City of Healdsburg, 2018.
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Parking lots would be primarily located underneath or at the rear or side of buildings, away from the
primary street. Surface parking would be screened from views from Healdsburg Avenue by buildings
and landscaping. Surface parking areas would be broken up into smaller discrete areas separated by
landscaping. Along Healdsburg Avenue, parking areas are set back from the frontage and screened
from view.

Landscaping and Open Space
The plan area is characterized as a rural setting with views of surrounding landscapes that include
hillsides and vineyards to the east. The policy guidelines and development standards in the
proposed plan highlight these attributes. Publicly accessible gathering spaces in future development
would be landscaped with plants that reference the agrarian heritage of the region. For example,
olive or fruit trees or trellises of grape or hop vines would be incorporated throughout the plan area.
Landscaped areas would be sited to take advantage of views outward to the surrounding landscape.
As discussed above, a pathway network would provide a pedestrian-scale circulation network. The
pathways would integrate and link interior open spaces between buildings. A visual connection
plan area. In addition to the internal open spaces, the proposed plan recommends a perimeter
pedestrian trail around the entire plan area. The perimeter trail would serve as a recreational amenity
that provides access throughout the plan area and allows direct views of the surrounding natural
setting. As part of the perimeter trail, the proposed plan envisions a passive-use open space at the
south end of the plan area. Given the natural topography of the plan area, the passive-use open space
area would be adjacent to the on-site stormwater detention basin and the riparian habitat of Foss
Creek. This location capitalizes on available scenic views of the surrounding landscape.
To the east of the plan area and Healdsburg Avenue, the Montage Healdsburg project includes future
development of a 40-acre community park. The community park site is adjacent to the existing North
Detention Basin and the 6-acre public Barbieri Brothers Park in the Parkland Farms residential
neighborhood. The Montage community park is close enough to the plan area so that residents can
walk to the park. Safe and convenient connections for bicyclists and walkers would be made between
the plan area and the community park, and wayfinding signage leading to the park would be provided.

Attachment: Attachment 4 - Exhibit 11 - NEAP Draft EIR (2754 : North Village DA)

A curving primary street leading into the site connects to a loose network of secondary streets that
run between building clusters with pedestrian access provided by a network of pathways through
open spaces and landscaping. Ground floors of buildings along the primary street are oriented
toward the street with ground floor entries and commercial activity facing the street. Upper stories
are oriented toward the street. Buildings along the eastern frontage present a welcoming edge to
viewers on Healdsburg Avenue.

Lighting and Signage
Streetlights were installed along the east side of Healdsburg Avenue as part of the Healdsburg
Avenue improvements implemented by the Montage project. A decorative street light standard was
used to complement the aesthetics of the plan area, and to match existing and planned lighting in

FirstCarbon Solutions
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the downtown and other prominent locations. Additional lighting will be required along the west
side of Healdsburg Avenue and the Foss Creek Pathway extension when the plan area develops.
All exterior lighting would be designed to be compatible with the rural context of the surroundings.
The proposed plan includes the following design parameters and guidance:

Street lighting would be limited to the minimum necessary for public safety and security of
residents, visitors, and employees in order to maintain a rural character.
Lighting should focus on smaller-scale, low-level lighting that illuminates pedestrian pathways
and building entrances.
Street, parking, and walkway lighting should be decorative and pedestrian scaled. Fixtures
that light pavement at private streets and parking areas shall be no more than 20 feet in
height, and pathways should be lit with bollards or pedestrian-scaled fixtures of no more than
12 feet in height.
Fixtures shall be fully shielded to illuminate only downward. Shielded fixtures that direct light
onto building surfaces such as porch roofs or walls to limit glare should illuminate entries into
buildings. Uplighting of buildings, outdoor structures, or trees shall be limited to key
ornamental features only.

2.3.4 - Infrastructure Improvements
City water, sewer, gas, and electrical services located within the Healdsburg Avenue right-of-way
were recently upgraded as part of the Healdsburg Avenue improvement project completed by the
Montage development. Services and connections for the plan area were considered in the design of
those improvements and the new at-grade rail crossing at the plan area entry. Utilities will be
encased under the NCRA right-of-way for ease of future maintenance. All necessary utilities will be
extended on-site and will be located underground and serviced via Public Utility Easements. Utilities
onto individual parcels will be extended from the private streets.

Water
The City currently provides water service to the plan area. Existing water services would be updated
or replaced as part of future site development. Utilities will be encased under the NCRA right-ofway for ease of future maintenance. Water mains ranging from 2 to 12 inches in diameter would be
extended into the plan area in a looped water system.

Attachment: Attachment 4 - Exhibit 11 - NEAP Draft EIR (2754 : North Village DA)

The lighting scheme internal to the plan area would follow International Dark-Sky Association
standards given the proximity to the rural surroundings of Healdsburg. Fixtures would be
shielded from leakage off-site or upward.

Mountain), one well field adjoining Dry Creek, several pumping stations, distribution lines, and six
storage tanks and reservoirs. The Healdsburg Urban Water Management Plan and the Healdsburg
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Water mains in the plan area would be sized to provide adequate fire flow. New fire hydrants would
be located on the internal street network per City of Healdsburg Engineering Design Standards and
as directed by the City Engineer. All fire hydrant tees would be required to meet minimum fire flows
and pressure. If water pressures are not sufficient to meet standards, development would be
required to install a specially designed system with components (e.g., booster pumps and a standby
generator for power backup) to ensure adequate water flow.

Stormwater
The plan area would have a private drainage system consisting of a combination of existing drainage
swales around the perimeter and future improvements to storm drain infrastructure. All stormwater
from the plan area would drain to an existing on-site stormwater detention pond located at the
southeast corner of the plan area. The pond would treat and detain stormwater prior to release in
Foss Creek. Piped stormwater would be filtered by vegetation-based stormwater control measures
or filtered by proprietary stormwater treatment units prior to draining to the existing stormwater
treatment pond or drainage swales. Treatment and stormwater detention would be designed in
compliance with the Russian River Watershed Storm Water Low Impact Development Manual.

Sanitary Sewer
The City of Healdsburg currently provides the plan area with sewer service. An existing 15-inch
sewer trunk in Healdsburg Avenue was sized to provide adequate capacity to serve the plan area.
Existing sewer services would be updated or replaced as part of future site development. A 10-inch
public sewer was extended to the plan area from Healdsburg Avenue in conjunction with the
Healdsburg Avenue Improvement Project. Future extensions of sanitary sewer lines in the plan area
would be within the rights-of-way of internal streets. The on-site wastewater collection system
would be a private system owned and operated by the owner or owners.

Solid Waste and Recycling Collection
services to the plan area. The City currently contracts with Recology to provide solid waste collection
and curbside recycling for commercial and residential uses. Services include individual bins to sort
composting, recyclables, and solid waste. Recology currently provides a ZeroWaste recycling program,
which helps commercial and residential properties apply best management practices to collect
compostable, recyclable, and solid waste materials. Recology collects and transports residential and
commercial solid waste to the Central Disposal Site Transfer Station at 500 Meacham Road in the City
of Petaluma. Once at the transfer station, solid waste is sorted and hauled to three county landfills
within the Bay Area: Redwood Landfill in Marin County, Keller Landfill in Contra Costa County, and
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This water is pumped to the Gauntlett and Iverson reservoirs that have a combined capacity of 2.3
million gallons per day. The reservoirs are on a ridge just west of the Gauntlett well field and have a
base elevation of approximately 400 feet. The Gauntlett well field and its reservoirs would be the
primary water supply for the plan area.
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Potrero Hills Landfill in Solano County. Keller Canyon and Potrero Hills are expected to reach capacity
in 2030, and Redwood Landfill is expected to reach capacity in 2039.4

Natural Gas, Electric and Telecommunication Services

Natural gas service for the plan area would come from an existing gas main beneath Healdsburg
Avenue.
Electric service for the plan area would be extended from Healdsburg Avenue. Existing utility poles
along Healdsburg Avenue would be required to be removed and utilities undergrounded in
conjunction with future development in the plan area. Utility lines within the plan area would be
located underground.
Telecommunications point of connection would be located along the Healdsburg Avenue frontage of
the plan area. Telecommunications would be located underground in utility easements or in the
private right-of-way within a joint trench.

2.3.5 - Proposed General Plan Land Use Designation and Zoning
Land Use Designation
The plan area is identified as a special study area in the Healdsburg 2030 General Plan and
designated Mixed Use. The land use designation in the General Plan would not change. However,
objectives for the North Entry Study Area and
ensures that future development would be consistent with General Plan Policy LU-18. Pursuant to
General Plan Policy LU-18, the City would require future development to obtain a conditional use
permit or similar land use entitlement. In addition to a design review permit, the conditional use
permit would define the physical and operational characteristics of development. The conditional
use permit would also help to ensure that the mix of uses is compatible and consistent with the
intent of the North Entry Area Plan.

Zoning
zoning designation. The newly established zoning designation would include the specific
development standards established in the NEAP. Development standards include a maximum floorarea-ratio of 48 percent. According to the proposed plan, maximum floor-area-ratio and site
coverage would be calculated for the entire 32-acre site, not individually subdivided parcels. A
zoning amendment would be processed concurrently with the proposed plan to provide specific MU
requirements for future development on the North Village site.

4

Attachment: Attachment 4 - Exhibit 11 - NEAP Draft EIR (2754 : North Village DA)

Pacific Gas & Electric currently services the plan area with gas. The City of Healdsburg currently
provides the plan area with electrical services. Existing services would be upgraded or replaced as
part of future site development.

CalRecycle. Solid Waste Information System (SWIS) Facility/Site Search. Website: https://www2.calrecycle.ca.gov/swfacilities/
Directory/43-AN-0015/Index.
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2.3.6 - Phasing and Construction

completed in late 2018. Phase 2 would last approximately 24 months and would include construction
of a mixed use neighborhood with residential and commercial uses. Construction staging would occur
within the developable portion of the plan area. For purposes of evaluating impacts in this EIR, Phase
2 is assumed to start construction in early 2020 with its various development components to open
operationally in 2021. Thus, there would be an overlap of construction and operation within the
developable portion of the plan area for a period of approximately 6 months in 2021. The timing is
ultimately dependent on market conditions and construction scheduling.
Construction truck routes would be from U.S. 101 via the Dry Creek Road exit and north along
Healdsburg Avenue to the plan area, or from U.S. 101 via the Lytton Springs Road exit and south
along Healdsburg Avenue to the plan area.

Section 2.4 - Required Approvals
In order to adopt the proposed plan, the Healdsburg City Council must certify the Final EIR as the
Lead Agency under CEQA, and adopt a resolution amending the Healdsburg 2030 General Plan.
Implementation of the proposed plan will require City Council approval of an amendment of the
standards identified by the proposed plan. Additional discretionary approvals and permits would be
required for implementation of development projects within the plan area including the following:
Tentative Map or Lot Line Adjustment to reconfigure parcel boundaries (note: a Lot Line
Adjustment is a ministerial action);
Tentative Map or major Conditional Use Permit to establish backbone infrastructure and
authorize proposed conditional uses; and
Design Review.
In addition, subsequent ministerial actions by the City of Healdsburg would be required for
implementation of the proposed plan including issuance of grading and building permits.

Attachment: Attachment 4 - Exhibit 11 - NEAP Draft EIR (2754 : North Village DA)

Development of the North Village site under the proposed plan is expected to occur in two phases with
the first phase starting in mid-2019 and lasting approximately 6 months. Phase 1 would include
construction of internal circulation and access, utility infrastructure extensions and connections, and
site preparation. Site grading is expected to be minimal as the North Village site was graded in
conjunction with previous environmental remediation activities in 2005. The at-grade, railroad

A number of agencies in addition to the City of Healdsburg would serve as Responsible and Trustee
Agencies, pursuant to CEQA Guidelines Section 15381 and Section 15386, respectively. This EIR will
provide environmental information for agencies that may be required to grant approvals or to
coordinate with other agencies, as part of proposed plan implementation. These agencies may
include but are not limited to the following:
California Public Utilities Commission
FirstCarbon Solutions
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California Department of Transportation
Sonoma Marin Area Rail Transit

This Draft EIR has been prepared to assess the potential environmental impacts that may arise in
connection with actions related to implementation of the proposed plan. Pursuant to CEQA
Guidelines Section 15367, the City of Healdsburg is the lead agency for the proposed plan and has
legislative authority to adopt the proposed plan and implementing measures. The Draft EIR is
intended to address environmental impacts associated with proposed public infrastructure
improvements and future development within the parameters of the proposed plan.
The Draft EIR will be circulated for a minimum of 45 days, during which time comments regarding
the analysis contained in the Draft EIR should be sent to:
Maya DeRosa, Planning and Building Director
City of Healdsburg
Planning and Development Department
401 Grove Street
Healdsburg, CA 95448
Phone: 707.431.3348
Email: mderosa@ci.healdsburg.ca.us
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Section 2.5 - Intended Uses of the Draft EIR
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Environmental Setting and Impacts

This chapter sets forth the physical and regulatory environmental setting and addresses the
environmental impacts of the proposed plan with respect to five environmental resource areas. The
environmental setting describes the present physical or baseline conditions in the NEAP planning area.
The baseline used for the analysis of environmental impacts under the California Environmental
Quality Act (CEQA) reflects the conditions present at the time the Notice of Preparation (NOP) for this
Environmental Impact Report (EIR) was published. The potential impacts of the proposed plan are
compared against the existing baseline conditions for each environmental resource.

Environmental Topics Addressed in this EIR
The proposed plan is analyzed in this EIR with regard to impacts in the following five environmental
resource areas:
Aesthetics
Transportation/Traffic
Air Quality
Greenhouse Gas Emissions and Energy
Noise

Format of the Environmental Analysis
Each resource area analyzed in this chapter includes the subsections summarized below.

Introduction
This subsection summarizes what will be discussed in each environmental topic section, states what
informational documents are used as the basis for the section, and indicates what related
comments, if any, were received during the public scoping period for the NOP.

Environmental Setting
This subsection describes the existing, baseline physical conditions of the plan area and surroundings
(e.g., existing land uses, transportation conditions, noise environment) with respect to each resource
topic at the time the NOP was issued. Conditions are described in sufficient detail and breadth to
provide a foundation for the subsequent analysis of environmental impacts of the proposed plan.

Attachment: Attachment 4 - Exhibit 11 - NEAP Draft EIR (2754 : North Village DA)

CHAPTER 3: ENVIRONMENTAL SETTING AND IMPACTS

Regulatory Framework
This subsection describes federal, State, and local regulatory requirements that are directly relevant
to the environmental topic being analyzed.

FirstCarbon Solutions
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Impacts and Mitigation Measures

Both project-level and cumulative impacts are analyzed in this EIR. Project-level impacts could result
from actions related to development under the proposed plan. Cumulative impacts could result
from implementation of the proposed plan in combination with other cumulative projects in the
is considered the cumulative scenario for the analysis of cumulative impacts.
Impacts are analyzed, and the respective assessment and findings are included in this Draft EIR.
Impacts are identified based on the following definitions of significance:
No Impact. A conclusion of No Impact is reached if no potential exists for impacts, or if the
environmental resource does not occur in the plan area or the area of potential impacts.
Less than Significant Impact. This determination applies if the impact does not exceed the
defined significance criteria or would be eliminated or reduced to a less than significant level
through compliance with existing local, State, and federal laws and regulations. No mitigation
is required for impacts determined to be less than significant.
Less than Significant Impact with Mitigation. This determination applies if the proposed plan
would result in a significant impact, exceeding the established significance criteria, but
feasible mitigation is available that would reduce the impact to a less than significant level.
Significant and Unavoidable Impact. This determination applies if the proposed plan would
result in an adverse impact that exceeds the established significance criteria, and no feasible
mitigation is available to reduce the impact to a less than significant level. Therefore, the
residual impact would be significant and unavoidable. This determination also applies in
instances where it is anticipated that development activities may occur prior to
implementation of mitigations and significant, unavoidable impacts may occur until such time
as mitigations are implemented.
Significant and Unavoidable Impact with Mitigation. This determination applies if the
proposed plan would result in an adverse impact that exceeds the established significance
criteria, and although feasible mitigation might lessen the impact, the residual impact would
be significant, and, therefore, the impact would be unavoidable.

Attachment: Attachment 4 - Exhibit 11 - NEAP Draft EIR (2754 : North Village DA)

This subsection evaluates the potential for the proposed plan to result in direct and indirect adverse
impacts on the existing physical environment, with consideration of both short-term and long-term
impacts. The analysis covers all phases of the proposed plan, including construction and operation
of contemplated land uses. The City of Healdsburg CEQA Implementation Procedures establish
specific thresholds of significance for environmental impacts and are listed at the beginning of the
subsection. A discussion of the approach to the analysis then explains how the significance
thresholds have been applied to evaluate the impacts of the proposed plan.

Impacts are defined in terms of their context and intensity. Context is related to the uniqueness of a
resource; intensity refers to the severity of the impact. Where applicable, best management
practices or improvement measures, or both, are incorporated into the proposed plan to limit the
3-2
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As part of the impact analysis, mitigation measures are identified, where feasible, for impacts
considered significant or potentially significant consistent with CEQA Guidelines Section 15126.4,
measures which could minimize significant adverse
proportional to the significant impact identified in the EIR. The City would be responsible for
overseeing implementation of mitigation measures in accordance with an approved Mitigation
Monitoring and Reporting Program (MMRP).
Pursuant to CEQA Guidelines Section 15126.4, mitigation measures are not required for
environmental impacts that are found not to be significant.
Impacts are numbered and shown in bold type. The corresponding mitigation measures, where
identified, are numbered and indented, and follow the impact statements. Impacts and mitigation
measures are numbered consecutively within each topic and include an abbreviated reference to the

Aesthetics (AES)
Transportation/Traffic (TRANS)
Air Quality (AIR)
Greenhouse Gas Emissions (GHG)
Noise (NOI)

Cumulative Impacts
The discussion of cumulative impacts in this EIR analyzes the cumulative impacts of the proposed
plan, taken together with other past, present, and reasonably foreseeable future projects producing
related impacts. Cumulative impact analyses are included at the end of each respective Chapter 3
topical section. The goal of this analysis is to determine whether the overall long-term impacts of all
such projects would be cumulatively significant, and to determine whether the proposed plan itself
significant impacts. To determine whether the overall long-term impacts of all such projects would
be cumulatively significant, the analysis generally considers the following:

Attachment: Attachment 4 - Exhibit 11 - NEAP Draft EIR (2754 : North Village DA)

potential for a significant impact. Where necessary, mitigation measures are identified for significant
impacts to limit the degree or lower the magnitude of the impact; rectify the impact by repairing,
rehabilitating, or restoring the affected environment; or compensate for the impact by replacing or
providing substitute resources or environments. These impacts conclude with a finding of Less than
Significant Impact with Mitigation. Where no mitigation measures are necessary, relevant impacts
are concluded to be Less than Significant or to have No Impact.

The area in which impacts of the proposed plan would be experienced;
The impacts of the proposed plan that are expected in the area;
Other past, proposed, and reasonably foreseeable projects that have had or are expected to
have impacts in the same area;
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The impacts or expected impacts of these other projects; and

dual impacts that, when considered together, are
considerable, or that compound or increase other environmental impacts (CEQA Guidelines Section
15355). Cumulative impacts can result from individually minor but collectively significant impacts
taking place over time (40 Code of Federal Regulations 1508.7). If the analysis determines that the
potential exists for a project, taken together with other past, present, and reasonably foreseeable
future projects, to result in a significant or adverse cumulative impact, the analysis then determines

is presented in each resource section of this chapter immediately after the description of the direct
project impacts and identified mitigation measures.
Buildout of the Healdsburg 2030 General Plan (adopted in 2009) identified a citywide potential for
construction of up to 872 additional residential units, including approximately 578 single-family
units, 241 multi-family units, industrial development of 995,975 square feet, 339 hotel rooms, and
52 mixed-use units.1 Based on the Healdsburg 2030 General Plan, population would increase from
12,200 (2005) to 14,469 at buildout, assuming all 872 residential units are constructed and occupied.
The Healdsburg 2030 General Plan buildout also includes commercial, retail, mixed use, and office
space (507,508 square feet, 551,683 square feet, 15,000 square feet, 20,000 square feet,
respectively, or 1,014,111 square feet total). The Healdsburg 2030 General Plan buildout is the
cumulative projects scenario for this EIR.

1

3-4
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The overall impact that can be expected if the individual impacts from each project are
allowed to accumulate.

City of Healdsburg. Healdsburg 2030 General Plan Environmental Impact Report (SCH No. 2007082030), Section IV.J: Land Use and
Planning. See, Table IV.J.3.
FirstCarbon Solutions
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Section 3.1 - Aesthetics
This section describes the existing visual character and quality, light, and glare conditions in the plan
area as well as the relevant regulatory framework. This section also evaluates the possible impacts
related to aesthetics that could result from implementation of the proposed plan. Information
included in this section is based on a site reconnaissance and photo inventory as well as visual
simulations prepared for the proposed plan. No comments were received during the EIR scoping
period related to aesthetics.

3.1.2 - Environmental Setting
Visual Character
Healdsburg Area
Healdsburg is located at the north end of the Santa Rosa Plain at the juncture of three valleys: the
Russian River Valley, Dry Creek Valley, and Alexander Valley). The Mayacama Mountains, with gently
rolling hills covered with swaths of oak trees, grassland, and other vegetation, form the eastern
backdrop of the City. Fitch Mountain rises just east of the City and is a prominent scenic landmark in
the Healdsburg area.
The City of Healdsburg encompasses approximately 4.5 square miles and has urbanized
loped agricultural areas on the periphery. Both
vineyards and residential uses are common along Healdsburg Avenue and U.S. 101 in the Healdsburg
area. Non-native grassland and valley oak woodland constitute the dominant natural vegetation.

Plan Area
The plan area is located in a transition area between the rural Alexander Valley wine region to the
north and the urbanized downtown core 2 miles to the south. The plan area is located within the
low hills that define the western edge of Alexander Valley that is generally flanked by northwesttrending mountain ranges. The plan area lies just south of the northern city limits of Healdsburg,
near the Parkland Farms residential neighborhood to the southeast and the Montage Healdsburg
development immediately east of Healdsburg Avenue. Local water bodies include Lytton Lake to the
northwest and Foss Creek to the south of the plan area.
The plan area includes a former industrial site located between U.S. 101 and the NCRA rail line. The
plan area is presently vacant except for the railroad right-of-way, drainage improvements, and a
portion of Healdsburg Avenue. The majority of the plan area is a relatively flat, grass-covered pad
that was previously the site of a lumber mill. All buildings and structures associated with the lumber
mill have been removed, the site was remediated and graded, and drainage improvements installed.
The northern and western edges of the plan area consist of sloping hillsides with oak woodland
vegetation. The previous grading activities included construction of drainage swales at the
perimeter of the graded pad and a stormwater detention basin in the southeast.
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Surrounding land uses nearest to the plan area include U.S. 101 to the west, Healdsburg Avenue and
open space and residential uses to the east, a hillside parcel owned by Lytton Rancheria of California
to the north, and Foss Creek and a vacant parcel owned by Simi Winery to the south. Farther west
and east of the plan area are additional agricultural areas, while farther south are residential uses,
and farther north is agricultural land outside of the city limits.

Scenic Resources
Healdsburg
and hillsides, the Russian River, and adjacent
agricultural valleys that provide a classic Calif
resources are part of what make Healdsburg an attractive place to live for local residents and a
popular destination for visitors.
The Healdsburg 2030 General Plan id
ridgelines and scenic roadways. The Healdsburg 2030 General Plan identifies the following scenic
resources within the City:
Scenic Ridgelines. Major scenic ridgelines are designated by the Healdsburg 2030 General
Plan. Fitch Mountain is the most visible scenic resource in the Healdsburg area, rising just to
the east of the central part of the City. While this mountain includes some low-density
residential development on its flanks, the higher portion remains open space and protected
by a permanent conservation easement. Other scenic ridges frame the City to the northeast
and north, including Healdsburg Ridge (Reservoir Hill) that is outside the city limits but within
the Healdsburg area. Many of these ridgelines are open space, permanently protected by the
Sonoma County Agricultural and Open Space District through outright ownership or
conservation easements. Scenic wooded ridges also exist both within and just outside the city
limits.
Scenic Roadways. The Healdsburg 2030 General Plan requires the protection and
enhancement of viewsheds along the following streets and highways:
-

3.1-2
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The NCRA rail line traverses the plan area from north to south along an 80-foot wide right-of-way.
The railroad right-of-way is located along the eastern portion of the plan area roughly parallel to
Healdsburg Avenue. The rail line is currently inactive. The Sonoma-Marin Area Rail Transit (SMART)
District has a perpetual passenger service easement over the rail line and passenger rail services are
planned in the future at an unknown date.
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U.S. 101 offers views of and across proximate vineyards and hillsides, particularly north of Dry Creek
Road where the highway elevation is higher than most of the City. As a scenic corridor, U.S. 101 is
enhanced by mature redwood plantings that partially screen neighboring town development,
including various industrial and commercial uses, residential uses, and the backside of the Vineyard
Plaza shopping center. At the north end of town, views of the City from southbound U.S. 101
include the Parkland Farms development, the Montage Healdsburg property, and the proposed plan
area. Northbound views across the plan area include views of the oak-studded hills of the Montage
Healdsburg property flanked by Fitch Mountain and distant views of Mount St. Helena.

Plan Area
The Healdsburg 2030 General Plan requires the protection and enhancement of viewsheds of scenic
ridgelines along scenic roads and highways. As described in Section 3.1.3 (Regulatory Framework)
below, the Healdsburg 2030 General Plan contains policies with regard to scenic resources. Policies
LU-A-6, LU-C-1, T-A-14, PS-H-7, NR-B-2, and NR-C-1 through NR-C-6 provides that land uses respect
natural constraints and conditions, future development projects are aesthetically pleasing, open
space and natural settings are protected and enhanced, and scenic resources are protected from
degradation by development.
The Healdsburg 2030 General Plan identified major scenic ridgelines throughout the city limits and
sphere of influence.2 The following scenic ridgelines are proximate to the plan area and the
following scenic roadways are adjacent to the plan area:
Scenic Ridgeline. The hillsides and central scenic ridgelines located southeast of the plan area
(in Parkland Farms with Fitch Mountain as a backdrop) are a prominent visual feature.
Scenic Ridgeline. The hillsides and central scenic ridgelines located northeast of the plan area
(on the Montage Healdsburg project site) are a prominent visual feature.
U.S. 101. U.S. 101 is the western boundary of the plan area. It is the major entry to the City
and is a City-designated scenic highway.
Healdsburg Avenue. Healdsburg Avenue is the eastern edge of the plan area. It is also a
major City gateway and a City-designated scenic road.

Views

Attachment: Attachment 4 - Exhibit 11 - NEAP Draft EIR (2754 : North Village DA)

No roadways within the City are designated as scenic highways by Caltrans.1 Existing viewsheds
along City-designated scenic roads are described below.

Plan Area
Field visits to the plan area were conducted in June and August 2018 to observe and document the
existing visual quality and character of the area. Exhibit 3.1-1 identifies and describes specific
locations near the plan area that provide a representative cross-section of visual images and
1

2

State of California. Department of Transportation (Caltrans). Designated State Scenic Highways. Website:
http://www.dot.ca.gov/design/lap/livability/scenic-highways/.
City of Healdsburg. Healdsburg 2030 General Plan, Policy Document. Natural Resources, Figure 8: Major Scenic Resources, at page
7-4. Website: https://www.ci.healdsburg.ca.us/354/General-Plan.
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Table 3.1-1: Summary of Viewpoint Locations for Existing Views
View point
Number

View Description

1

Existing View from U.S. 101 Looking E toward Plan Area

2

Existing View from Healdsburg Avenue Looking SW toward Plan Area

3

Existing View from Healdsburg Avenue Looking N toward Plan Area

As described in Section 3.1.3 (Regulatory Framework) below, the Healdsburg 2030 General Plan
contains policies with regard to views. Policy NR-C-7 provides that viewsheds along scenic highways,
roads, and streets are protected and enhanced. Policy NR-C-3 provides that new development
should protect important views and landmarks.

A viewpoint from U.S. 101, which roughly forms the western boundary of the plan area, is shown in
Exhibit 3.1-2. Where it parallels the plan area, U.S. 101 is neither an Eligible State Scenic Highway
nor an Officially Designated State Scenic Highway. However, U.S. 101 is identified as a scenic
roadway in the Healdsburg 2030 General Plan. In addition, U.S. 101 serves as a visual entry into the
City of Healdsburg.
Viewpoint 1 offers a short- to medium-range unblocked existing view of the plan area from U.S. 101.
The existing short-range view looking east toward the plan area from this U.S. 101 viewpoint consists
of a graded grassy area bordered by hillsides, trees, and other vegetation. The existing mediumrange view looking east toward the plan area from this U.S. 101 viewpoint consists of hillsides and
two scenic ridgelines (as identified by the Healdsburg 2030 General Plan) to the east of the
perimeter of the plan area. Long-range views are not afforded from this U.S. 101 viewpoint given
the varied topography surrounding the plan area and U.S. 101. As this view is from a highway, it is
also a fleeting public view available to passengers of vehicles traversing northward on U.S. 101.

Attachment: Attachment 4 - Exhibit 11 - NEAP Draft EIR (2754 : North Village DA)

information about the existing aesthetic conditions in the immediate surrounding area. These
locations represent publicly accessible views available to motorists traveling along U.S. 101 or
motorists and pedestrians traveling along Healdsburg Avenue. There are no views of or through the
plan area from public parks, plazas, or recreational trails given the varied topography of the plan area,
although the plan area is highly visible from the future community park site on the Montage
Healdsburg property. As summarized in Table 3.1-1, there are various publicly accessible locations in
the Healdsburg area with views toward and/or through the plan area. Exhibits 3.1-2 through 3.1-4
show existing views from the identified viewpoints.

The viewpoint along Healdsburg Avenue, which is the eastern boundary of the plan area, is shown in
Exhibit 3.1-3. Healdsburg Avenue is not a State-designated scenic highway. However, Healdsburg
Avenue is identified as a scenic roadway in the Healdsburg 2030 General Plan. In addition,
Healdsburg Avenue serves as a visual entry into the City of Healdsburg.

3.1-4
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The viewpoint is located on Healdsburg Avenue at the eastern boundary of the plan area and is
shown in Exhibit 3.1-4. Healdsburg Avenue is not a State-designated scenic highway. However,
Healdsburg Avenue is identified as a scenic roadway in the Healdsburg 2030 General Plan. In
addition, Healdsburg Avenue at this location is a gateway to and from the City of Healdsburg.
Viewpoint 3 offers a short- to medium range view of the plan area from Healdsburg Avenue. The
existing short-range view looking west toward the plan area from this viewpoint consists of a
relatively flat grassy pad bordered by hillsides, trees, and vegetation. U.S. 101 forms the western
boundary of the plan area and is visible from the viewpoint. The existing medium-range view
looking north/northwest across the plan area from this viewpoint consists of hillsides, U.S. 101, and
one scenic ridgeline (as identified in the Healdsburg 2030 General Plan) further northwest of the
perimeter of the plan area. Long-range views are not afforded from this viewpoint given the varied
topography along Healdsburg Avenue. However, a partial long-range view of hillsides to the west of
U.S. 101 is visible. This view is available to vehicles, bicycles, or pedestrians traversing northward on
Healdsburg Avenue.

Light and Glare
In CEQA context, light is nighttime illumination that stimulates sight and makes things visible, and
glare results in difficulty seeing due to the presence of bright light such as direct or reflected
sunlight. The primary sources of nighttime light in the area surrounding the plan area are vehicle
headlights traveling along U.S. 101 and Healdsburg Avenue. Roadway improvements to Healdsburg
Avenue were recently completed, which included streetlights. No permanent structures or buildings
with outdoor security lighting are located near the plan area.

Plan Area
There are no large reflective surfaces associated with buildings in the surrounding area that
contribute to daytime glare within the plan area. However, due to the built-out nature of the City,
there is a considerable amount of ambient nighttime light in Healdsburg. Sources of nighttime light
include illuminated signs, streetlights, parking lot lighting, and vehicle headlights.

Attachment: Attachment 4 - Exhibit 11 - NEAP Draft EIR (2754 : North Village DA)

Viewpoint 2 offers a short- to medium-range relatively unblocked existing view of the plan area from
Healdsburg Avenue. The existing short-range view looking west toward the plan area from this
viewpoint consists of a relatively flat grassy area bordered by hillsides, trees, and vegetation. The
existing medium-range view looking south/southwest toward the plan area from this viewpoint
consists of hillsides and one scenic ridgeline (as identified by the Healdsburg 2030 General Plan)
further south of the perimeter of the plan area. Long-range views are not afforded from this
viewpoint given the varied topography and intermittent vegetation along Healdsburg Avenue. This
view is available to vehicles, bicycles, or pedestrians traversing southward on Healdsburg Avenue.

The plan area is undeveloped and has no exterior lighting or nighttime light sources. In addition, no
sources of daytime glare exist within the plan area.
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3.1.3 - Regulatory Framework
Federal
No federal plans, policies, regulations, or laws related to aesthetics are applicable to the proposed
plan.

State
The California Scenic Highway Program is established to protect and enhance the natural scenic
beauty of California highways and adjacent corridors, through special conservation treatment. U.S.
101 in Sonoma County is not a designated State scenic highway.

Title 24 of the California Code of Regulations Building Energy Efficiency Standards
includes Section 132 of the Building Energy Efficiency Standards, which regulates lighting
characteristics, such as maximum power and brightness, shielding, and sensor controls to turn
lighting on and off. Different lighting standards are set by classifying areas by lighting zone. The
classification is based on population figures of the 2000 Census. Areas can be designated as LZ1
(dark), LZ2 (rural), or LZ3 (urban). Lighting requirements for dark and rural areas are stricter in order
to protect the areas from new sources of light pollution and light trespass. The majority of the City

Regional
Sonoma County Agricultural Preservation and Open Space District
In 1990, Sonoma County residents voted to create the Agricultural Preservation and Open Space
District (District) to preserve lands across the County. With funds generated from a voter-approved
quarter-cent sales tax, the County has preserved almost 70,000 acres of open space and agricultural
land. Located east of Healdsburg, Fitch Mountain is one of the most prominent peaks in the area.
The District began its efforts to protect the lands that now make up Healdsburg Ridge from
development in 1996. As part of this effort, the District secured title and purchase lands in 2003 that
created the Healdsburg Ridge Open Space Preserve. The 155-acre preserve consists of a wide array
of plants and animals including wetlands and oak woodlands, rocky serpentine chaparral and open
grasslands. As open space, the preserve contains a public trail system that traverses hilltops that
offer wide views of the surrounding area. Immediate views consist of residential neighborhoods and
vineyards with hillsides further west of U.S. 101. From the preserve and oriented north/northwest,
publicly accessible areas within the preserve may offer views of the east and southeast portions of
the plan area. However, the plan area is located over one mile from the preserve with intervening
urban development and vegetated areas. Thus, views of the plan area are relatively limited.

3.1-14
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California Scenic Highway Program
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Local
Healdsburg 2030 General Plan

LU-C: A pattern and intensity of land use that respects residential neighborhoods as well as natural
constraints and conditions.
LU-C-1: Only low-intensity urban development and open space land uses shall be allowed in
areas characterized by steep slopes, environmental hazards, scenic ridgelines, and hillsides.
Clustering of development in these areas shall be encouraged to preserve open space, meet
the policies of the Healdsburg 2030 General Plan concerning natural hazards and scenic
resources and minimize the costs of infrastructure improvements.
LU (Land Use) Implementation Measures
LU-10: Continue to implement the land use and development regulations that protect hillsides
and ridgelines as contained in the Zoning Ordinance, the Design Review Manual, and in
adopted specific, area and neighborhood plans.

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-C-1: The City will protect its existing natural features to give shape and form to
Healdsburg. To this end, new development shall not be allowed to breach the Urban Growth
Boundary except under the exceptional circumstances allowed by the Healdsburg 2030
General Plan.
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-5: Major scenic ridgelines designated by the Healdsburg 2030 General Plan, Figure 8,
and highly visible hillsides shall be protected from visually obtrusive development.
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. The following road segments are declared scenic roads for the purposes of the
Healdsburg 2030 General Plan and City land use regulations as depicted on the Healdsburg
2030 General Plan, Figure 9:
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The Healdsburg 2030 General Plan establishes the following goals and policies related to aesthetics
that apply to the proposed plan:
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NR (Natural Resources) Implementation Measures
NR-10: Require a visibility analysis for the creation of new lots, new structures or significant
additions and other projects over which the City exercises discretionary authority located
within 200 feet on either side (based on a horizontal projection) of the center line of major
scenic ridgelines as shown on the Healdsburg 2030 General Plan, Figure 8, Major Scenic
Ridgelines. Only developments that are shown to be unobtrusive based on this analysis may
be approved. Structural projections above the ridgeline shall not be allowed unless it can be
demonstrated that existing natural features will screen the projection.
NR-25: Encourage the planting of large shade trees where adequate space can be provided for

environment.
CD-A-1: The City will encourage building design that is in scale with adjacent development and
which 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 U.S. 101 and Healdsburg Avenue is among the
al 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.
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
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.

Attachment: Attachment 4 - Exhibit 11 - NEAP Draft EIR (2754 : North Village DA)

NR-C-8:
highway program.

CD (Community Design) Implementation Measures
CD-5: Require the undergrounding of utilities by new development where feasible while
seeking to avoid adverse impacts on trees or similar undesirable consequences.

3.1-16
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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.

The City prepared the North Entry Area Plan (NEAP) to establish specific guiding land use principles
and a design framework for development.3 The NEAP design framework and supporting design
objectives operate to help ensure consistency with Healdsburg 2030 General Plan policies as well as
applicable zoning regulations and development standards established in the Healdsburg Municipal
Code (HMC). As a regulatory document, the NEAP contains design objectives for future
development. Future development contemplated under the NEAP would undergo design review
prior to permitting for construction of improvements.
Overall, the NEAP reinforces and highlights the character of the existing surrounding landscape. The
NEAP seeks to create a harmonious blend of rural and town character. The NEAP also strives to
create a livable and welcoming neighborhood that complements the role of downtown as the
commercial center of Healdsburg. To achieve the Healdsburg 2030 General Plan land use and design
objectives, the NEAP includes guidelines, standards, and development parameters. As described
below, this includes building heights, layout, and orientation, and circulation layout, parking,
landscaping, and open space.
The NEAP design guidelines address specific locations within and aspects of the plan area. Briefly,
development along street frontages should illustrate a relationship between buildings and adjoining
streets and public spaces. The NEAP addresses building design (massing, architectural, and
materials) in order to ensure that new development relates to the character of the area.
Development siting (placement, orientation, and scale) should integrate into the landscape and site
contours thereby new development would avoid dominating the visual landscape. Development
should also retain existing major natural features (topography and views) by minimizing site grading
and maintain scenic views to the plan area as well as from the plan area.
The NEAP design guidelines also address landscaping, lighting, and signage throughout the plan area.
Specific to each element, the NEAP design guidelines focus on promoting a rural to town-like
pedestrian-scale environment. To accomplish this, the NEAP emphasizes common areas, compatible
vegetative landscaping, signage elements, suggested building materials, and incorporating features
that minimize glare.

Healdsburg Municipal Code

Attachment: Attachment 4 - Exhibit 11 - NEAP Draft EIR (2754 : North Village DA)

North Entry Area Plan Design Guidelines

Zoning Ordinance

HMC Chapter 20.24 Article 1 (Environmental Performance Standards) ensures that all properties,
operations, and processes are maintained in a healthful and safe manner and do not interfere with
public health, safety, or welfare. Pursuant to Section 20.24.015 (Glare), the City requires projects to
minimize indirect or diffuse lighting away and/or minimize spillage onto adjacent properties. In
3

City of Healdsburg. Preliminary Draft North Entry Area Plan, Chapter 5: Design Framework (August 31, 2018). Website:
https://www.ci.healdsburg.ca.us/842/North-Entry-Area-Plan. Accessed October 23, 2018.
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HMC Chapter 20.28 Article 4 (Design and Architectu
natural beauty and improve its appearance through design review. Section 20.28.075 specifies
whether development proposals are subject to City design review requirements and establishes
procedures for obtaining permit approvals. In general, design review is required for all commercial,
office, and industrial projects, and projects involving more than one residential unit. Additionally,
design review is required for single-family dwellings in certain specific plan areas (i.e., Planning SubArea A and the Grove Street Neighborhood Plan area). Section 20.28.125 further requires that
specific findings be made prior to design review approval.
Mixed Use District

HMC Section 20.08.135 (Special Purposes of Mixed Use [MU] District) implements the Mixed Use
land use designation of the Healdsburg 2030 General Plan. The section allows a range of commercial
uses that would serve the day-to-day needs of residents, while providing uses and activities of
interest to visitors to the community.4 Among other things, the MU District seeks to incorporate
residential uses with commercial uses and ensures that mixed-use projects include a commercial
component that is adequate in terms of functionality and commercial appearance.
Pursuant to HMC Section 20.08.175, residential dwellings constructed on commercially zoned
property must conform to prescribed standards. Standards include a minimum of 200 square feet of
usable open space per dwelling (subject to location and design criteria prescribed in Section
20.20.015) with the following exceptions:
The Planning Commission may reduce or waive this requirement in consideration of open
space or recreational facilities that are available within reasonable proximity. Required open
spaces may be either group (common) or private open space;
Private usable open space located at ground level shall have a minimum area of 120 square
feet; and
Up to 75 percent of ground level open space may be covered by an overhang or balcony.
Creekside Development

HMC Section 20.24.090 (Riparian Setback Standards) establishes development limits along waterways
within the city limits. The section provides, in general, that no development shall be allowed within 35
feet of Foss Creek and within 25 feet of all other streams or creeks. The section further provides that
setbacks shall be measured from the top of the existing bank, and that existing riparian vegetation
within setback areas shall be maintained and protected from disturbance. The City may grant a
variance, however, where the provision of the required setback is infeasible. When granted, the City
would require a detailed riparian mitigation plan prepared by a qualified professional with the goal of
ensuring no net loss of acreage or of functional value of riparian habitat.

4
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addition, lighting for outdoor courts or field games shall require approval of a conditional use permit
by the Planning Commission.

See, City of Healdsburg, HMC Section 20.08.155, Permitted and Conditionally Permitted Uses [in MU District] (Table 12).
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Outdoor Lighting

ensures that all properties, operations, and processes are maintained in a healthful and safe manner
and do not interfere with public health, safety, or welfare. Section 20.24.015 (Glare) requires
performance standards to minimize glare, indirectly or from diffused lighting, to be directed away
and/or shielded to minimize spillage onto adjacent properties.

HMC Chapter 20.16, Article VI contains landscaping standards for general uses and parking lots as
well as general water-efficient landscaping and screening standards. Section 20.16.095 contains
regulations that apply to the location and treatment of landscaped areas. In general, the City
requires all visible portions of a yard adjoining a public or private street to be planted or landscaped
with trees, shrubs, or groundcover, or may be treated with ornamental gravel, crushed rock, or
similar landscape material. The scale and nature of landscape material should consider the size of
the site and proposed structure. The City would require large-scale buildings to be complemented
with large-scale landscaping, as appropriate. In addition, the City requires landscaped areas to be
maintained with a permanent underground irrigation system.
The City has identified a surrounding wildland urban interface (WUI) and designated areas prone to
fire hazards.5 Coupled with landscaping requirements under HMC Chapter 20.16, development
located in a City-designated WUI area is subject to minimum development standards (fire-resistant
building materials, landscaping standards, and vegetation management and defensible space
requirements). The Healdsburg Fire Department Fire Prevention Bureau administers a portion of the
designated WUI areas.6 Recent changes to Government Code Section 51182, for example, expanded
the defensible space clearance requirement maintained around buildings and structures from 30
feet to 100 feet (or to the property line). The plan area is located within the WUI and designated as
having a risk for moderate fire hazard.
HMC Section 20.16.100 (Parking Lot Landscaping) applies to parking lots in commercial zoning
districts. The section contains generally applicable standards including but not limited to: a
landscaped planter with a minimum width requirement when adjacent to any public or private
street; tree planting minimums to provide visual relief to long rows of parked vehicles; and evenly
distributed landscaped areas throughout the entire vehicle parking and circulation areas.
HMC Section 20.16.105 (Water-efficient Landscaping) governs the efficient use of water for
landscaped areas within the City. The section provides water-efficient landscape standards that
protect local water supplies through the implementation of a whole systems approach to design,
construction, installation, and maintenance of the landscape resulting in water-conserving and
climate-appropriate landscapes. The standards also seek to improve water quality and minimize
5

6
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Landscaping

City of Healdsburg. Healdsburg 2025 General Plan. Background Report, Figure 6: Wildland Fire Hazard Zones. Website:
https://www.ci.healdsburg.ca.us/DocumentCenter/View/435/General-Plan-WUI-Map-PDF/.
City of Healdsburg. Healdsburg Fire Department, Fire Prevention Bureau. Construction and Defensible Space Standards within
Designated Fire Severity Zones. Website: https://www.ci.healdsburg.ca.us/DocumentCenter/View/434/Defensible-SpaceConstruction-Standards-PDF.
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resource consumption. The requirements of Section 20.16.105 apply to new residential,
commercial, public or quasi-public construction that requires design review and/or a building or
grading permit. Furthermore, a project applicant is required to provide a landscape design plan and
irrigation design plan to the City for review. Section 20.16.105 is not fully compliant with the State
model water efficient landscaping ordinance (MWELO).7 Thus, the City would review future projects
for compliance with MWELO guidelines, provisions, and standards.

HMC Section 20.24.040 (Heritage Tree Protection) governs the removal of heritage trees. The
ordinance applies to private property and the public right of way. The ordinance applies to activities
(grading, excavation, storage, etc.) that may intrude into a protected zone established for the
purpose of protecting a defined heritage tree. Pursuant to Section 20.24.045, a heritage tree is
defined as any tree that has a diameter of thirty inches or more (measures two feet above level
ground, or any tree or group of trees identified by the City Council and under specified conditions).
In the event of encroachment or removal, a tree permit is required and subject to City review
followed by approval with conditions.
Signage

HMC Chapter 20.16, Article IX contains general provisions that apply to signage throughout the City.
In general, signs may be permitted in conformance with applicable design guidelines and prescribed
limits on mounting, size, height, lighting, and location detailed in Section 20.16.195 (General
Provisions) of the HMC. In addition, all signs with an area of 20 square feet or greater, all illuminated
signs, all flashing, blinking, scintillating or moving signs, and all signs projecting above a roof, coping,
parapet, or ridgeline would be subject to design review.

3.1.4 - Impacts and Mitigation Measures
Specific Thresholds of Significance
The City of Healdsburg CEQA Implementation Procedures establishes that a significant impact
related to aesthetics would occur if the proposed plan:
Results in visually-obtrusive development on scenic ridgelines designated in the Healdsburg
2030 General Plan.
Substantially damages scenic resources, including but not limited to trees, rock outcroppings,
and historic buildings, within the viewshed of a State scenic highway or a scenic highway
designated in the Healdsburg 2030 General Plan.

Attachment: Attachment 4 - Exhibit 11 - NEAP Draft EIR (2754 : North Village DA)

Heritage Tree Ordinance

Substantially degrades the existing visual character or qualify of the site and its surroundings.
Creates a new source of substantial light or glare that would adversely affect day or nighttime
views in the area.

7

State of California. Department of Water Resources. 2015 Updated Model Water Efficient Landscape Ordinance: Guidance for
California Local Agencies. Website:
https://water.ca.gov/LegacyFiles/wateruseefficiency/landscapeordinance/docs/2015%20MWELO%20Guidance%20for%20Local%20
Agencies.pdf.
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The plan area does not include any scenic ridgelines. Therefore, the first criterion is not addressed in
the impact evaluation.

This analysis provides a discussion of the visual impacts associated with the proposed plan. Several
variables affect the degree of visibility, visual contrast, and ultimately impacts of future development
under the proposed plan: (1) scale and size of facilities, (2) viewer types and activities, (3) distance and
viewing angle, and (4) influences of adjacent scenery or land uses. Viewer response and sensitivity
vary depending on viewer attitudes and expectations. Viewer sensitivity is distinguished among
project viewers in identified scenic corridors and from publicly accessible recreational and plaza areas.
Recreational areas and scenic corridors are considered to have relatively high sensitivity.
As part of this analysis, various areas in the City of Healdsburg and adjacent unincorporated lands
were screened as potential view locations. The screening was based on whether the existing plan
area is visible from these locations and the degree to which viewers at those locations would be
sensitive to proposed physical changes within the plan area during the proposed construction and
operational periods. A set of locations that constitute a representative cross-section of views
experienced by a representative cross section of observers was chosen for the analysis. Views from
these locations were photographed and are included in this EIR to illustrate existing conditions.
Consequently, visual change discussions were provided for these same views to facilitate projectrelated impact determinations. Policies in the proposed plan relating to height and massing were
relied upon to identify whether or when the proposed structures would result in visual impacts. The
Healdsburg 2030 General Plan and the HMC were also evaluated to determine whether policies and
design requirements were applicable to the proposed plan.

Impact Evaluation
Scenic Vistas of Scenic Ridgelines
Impact AES-1:

The proposed plan would not result in visually-obtrusive development on scenic
ridgelines designated in the Healdsburg General Plan.

Impact Analysis
A significant impact would occur if the proposed plan had a substantial adverse effect on a scenic
vista,8 particularly a scenic vista of a scenic ridgeline, as defined and identified in the Healdsburg
2030 General Plan. The Healdsburg 2030 General Plan policy NR-10 requires a visibility analysis for
new development located within 200 feet on either side of the centerline of major scenic ridgelines.
The nearest designated scenic ridgelines to the plan area are (1) the central ridgeline of the hillsides
to the southeast and (2) the central ridgeline of the hillsides to the northeast.9 However, neither
ridgeline is within 200 feet of the plan area. Implementation of the Plan would not result in visuallyobtrusive development on a scenic ridgeline designated in the Healdsburg 2030 General Plan. Thus,
no impact related to scenic vistas of scenic ridgelines would occur.

8
9

Attachment: Attachment 4 - Exhibit 11 - NEAP Draft EIR (2754 : North Village DA)

Approach to Analysis

A scenic vista is defined as a viewpoint that provides expansive views of a highly valued landscape for the benefit of the public.
City of Healdsburg. Healdsburg 2030 General Plan, Figure 8 at page 7-4.
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Level of Significance
No impact

Scenic Resources from Scenic Highways
The proposed plan would not substantially damage scenic resources, including but
not limited to trees, rock outcroppings and historic buildings, within the viewshed
of a State scenic highway or a scenic highway designated in the Healdsburg
General Plan.

Impact Analysis
A scenic roadway is defined as a road that, in addition to providing a transportation function, provides
opportunities for the enjoyment of natural and human-made scenic resources. Scenic roads direct
views to areas of exceptional beauty, natural resources or landmarks, or historic or cultural interest.
State Scenic Highways

The U.S. 101 corridor adjacent to the plan area is not listed as a State-designated scenic highway, nor
is the corridor listed as an eligible state scenic highway (California Department of Transportation
2013). No other State highway has views of the plan area. Therefore, implementation of the
Healdsburg 2030 General Plan would have no impact on scenic resources within a State scenic
highway.
Local Scenic Highways

The sections of Healdsburg Avenue and U.S. 101 that border the plan area are locally-designated
scenic roadways10 and have views of the Mayacama Mountains and the proximate scenic ridgeline.
Construction

Construction activities within the plan area and associated infrastructure improvements in the area
could result in short-term effects on the viewshed of U.S. 101 and Healdsburg Avenue that are typical
of construction activities. For example, construction activities would result in temporary ground
disturbance, landscape alterations, and construction staging areas. Because construction related
effects would be temporary and the opportunity for viewing such temporary affects would be fleeting
when traveling at the posted speed limit on U.S. 101 and Healdsburg Avenue, the impact of
construction activities upon views from U.S. 101 and Healdsburg Avenue would be less than significant.
Operation

There are no scenic ridgelines visible to the west of Healdsburg Avenue that could be blocked by
development under the plan; thus, buildout under the proposed plan would not obscure any
important sightlines from Healdsburg Avenue. By contrast, if left unregulated, buildout under the
proposed plan could obscure important sightlines from U.S. 101 to scenic resources to the east of
the plan area (i.e., Fitch Mountain, Mount St. Helena, the Mayacama Mountains, and other hillsides
and wooded ridges) by adding new buildings, landscaping, and signs adjacent to these scenic roads.
However, the proposed plan would limit building heights to 50 feet in the westerly portions of the plan
10

Attachment: Attachment 4 - Exhibit 11 - NEAP Draft EIR (2754 : North Village DA)

Impact AES-2:

Healdsburg 2030 General Plan Policy NR-C-7; Sonoma County General Plan 2020, Open Space and Resource Conversation Element:
Scenic Resource Areas OS-3.
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There are no rock outcroppings or historic buildings within the plan area along U.S. 101 or
Healdsburg Avenue that are visible. Therefore, no damage to the viewshed along U.S. 101 or
Healdsburg Avenue would occur, and both temporary and permanent impacts to the viewshed along
U.S. 101 and Healdsburg Avenue would be less than significant.

Level of Significance
Less than significant

Visual Character and Quality
Impact AES-3:

The proposed plan would not substantially degrade the existing visual character or
quality of the plan area and its surroundings.

Impact Analysis
The proposed plan would have a significant impact if it allowed new development to substantially
degrade the existing visual character or quality of the plan area and its surroundings. The main visual
features of the plan area and surrounding areas are natural hillsides, scenic ridgelines and vegetation,
residential and agricultural uses, and views of the Mayacama Mountains and Fitch Mountain.
The area surrounding the plan area has an open space, agricultural, and rural residential character.
U.S. 101 is located to the west, Healdsburg Avenue and agricultural uses to the east, a vacant hillside
parcel is located to the north, and Foss Creek and a vacant parcel are to the south. Farther west and
east of the plan area are agricultural and undeveloped areas, farther south of the plan area are
residential and commercial uses, and farther north of the plan area is agricultural and sparsely
developed land outside of the city limits.
The Healdsburg 2030 General Plan designates the plan area as mixed-use (MU 10-16 units per acre)
land use, and City zoning establishes the plan area as a Mixed Use (MU) district. The proposed plan
maintains a Mixed Use designation but refines it in conformance with Healdsburg 2030 General Plan
Policy LU-18, which allows for mixed-use development in the plan area, provided that nonresidential
uses serve residents and/or visitors in a manner that does not undermine the role of the downtown
as the commercial center of Healdsburg.
Construction

Attachment: Attachment 4 - Exhibit 11 - NEAP Draft EIR (2754 : North Village DA)

area and require lower heights closer to Healdsburg Avenue. Thus, roofs of the tallest buildings along
that U.S. 101 frontage would be at the level of the highway surface (see Exhibit 3.1-5). The height
restrictions would ensure that development would not block views along U.S. 101 to Fitch Mountain,
Mount St. Helena, the Mayacama Mountains, and the scenic ridgelines east of the plan area.

Construction activities associated with buildout under the proposed plan could result in short-term
effects on the visual character and quality of the plan area. For example, construction activities would
result in temporary ground disturbance, landscape alterations, construction staging areas and the
presence of large construction vehicles that would be visible. Most people have accepted that a
certain amount of construction activity will take place from time to time and that a reasonable amount
of construction is necessary for new projects. Therefore, because construction related effects would
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be temporary and typical of construction activities, the temporary impact on visual character and
quality of the plan area would be less than significant.

While implementation of the proposed plan would change the existing visual character of the area; the
change would not substantially degrade that visual character. The proposed plan would allow a mix of
multi-family residential uses and commercial uses throughout the plan area, resulting in an alteration
of the physical surroundings and experience of visitors. However, the proposed plan provides site
design, building design (height, massing, orientation, setbacks, and landscaping), and signage that
will protect open space areas, important views, such as those of nearby scenic ridgelines, Fitch
Mountain, and the Mayacama Mountains. These guidelines respect the existing natural topography
of the plan area and require that buildings within a band closest to Healdsburg Avenue right-of-way
be a maximum of 28 to 35 feet in height. The buildings fronting the primary internal street would be
limited to 35 feet in height, and buildings within a band closest to the western plan boundary and
U.S. 101 could be up to 50 feet in height.
The proposed plan would concentrate development on the flat portion of the site and leave nearly
40 percent of the plan area in its existing open space condition. It requires that buildings in line with
where views open up from U.S. 101 should maintain broad view corridors to the eastern hills and
should not distract from views with fussy or ostentatious architecture. The proposed plan includes
design guidelines for multi-family and commercial development, which emphasize the incorporation
of existing natural features into site plans and include height restrictions and building setback
requirements. By complying with HMC standards and the NEAP design guidelines, development
under the proposed plan would minimize its impact related to visual character and quality such that
no mitigation would be required.

Exhibit 3.1-5 depicts a publicly accessible view of the proposed plan area, as seen by motorists and
passengers in vehicles traveling northbound along U.S. 101, looking west toward the plan area. As
shown, buildings (which are depicted at the 50-foot height limit) are visible in the foreground.
Landscaping would include drought-tolerant low-lying shrubs as well as trees that would help soften
the appearance of the proposed buildings. The upper portion of the hillsides and scenic ridgelines
east of the plan area in the existing view would still be visible from U.S. 101. Though development
under the proposed plan would be visible from this vantage point, it would not dominate the view
and would continue to afford views of the hillsides and scenic ridgelines. Therefore, impacts to this
view would be less than significant, and the proposed plan would not substantially degrade the
existing visual character or quality of the site and its surroundings.

Attachment: Attachment 4 - Exhibit 11 - NEAP Draft EIR (2754 : North Village DA)

Operation

Exhibit 3.1-6 depicts a publicly accessible view of the proposed plan area, as seen by motorists and
passengers in vehicles as well as bicyclists and pedestrians traveling southbound along Healdsburg
Avenue, looking south/southwest toward the plan area. As shown, proposed buildings are visible in
the foreground through intermittent trees and vegetation along Healdsburg Avenue. In addition to
roadside vegetation, landscaping would include drought-tolerant shrubs as well as trees that would
help soften the appearance of the proposed buildings. The upper portion the hillsides and scenic
3.1-24
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Exhibit 3.1-7 depicts a publicly accessible view of the proposed plan area, as seen by motorists and
passengers in vehicles as well as bicyclists and pedestrians traveling northbound along Healdsburg
Avenue, looking north/northwest toward the plan area. As shown, proposed buildings are visible in
the foreground. Landscaping would include drought-tolerant shrubs as well as trees that would help
soften the appearance of the proposed buildings. The upper portion of the hillsides and scenic
ridgeline northeast of the plan area in the existing view would still be visible from Healdsburg
Avenue. Though new development in the plan area would be visible from this vantage point,
structures and buildings would be set back from the roadway and would continue to afford views of
the hillsides and scenic ridgeline. Therefore, impacts to this view would be less than significant, and
the proposed plan would not substantially degrade the existing visual character or quality of the site
and its surroundings.
Summary

Although new physical development would be introduced to the plan area, the proposed plan includes
development standards that regulate the physical aspect of the development, including site
landscaping, natural topography, and scale, orientation, and massing of buildings, to help ensure that
development under the proposed plan would not substantially degrade the existing visual character
or quality of the plan area or its surroundings, and impacts related to visual character and quality
would be less than significant.

Level of Significance
Less than significant

Light and Glare
Impact AES-4:

The proposed plan would not create a new source of substantial light or glare that
would adversely affect nighttime or daytime views in the area.

Impact Analysis
The proposed plan would have a significant impact if substantial light or glare would adversely affect
nighttime or daytime views in the area.

Attachment: Attachment 4 - Exhibit 11 - NEAP Draft EIR (2754 : North Village DA)

ridgeline south of the plan area in the existing view would still be visible from Healdsburg Avenue.
Though new development in the plan area would be visible from this vantage point, structures and
buildings would not dominate the view and would continue to afford views of the hillsides and scenic
ridgeline. Therefore, impacts to this view would be less than significant, and the proposed plan would
not substantially degrade the existing visual character or quality of the site and its surroundings.

Nighttime Light

Development under the proposed plan would introduce new sources of nighttime lighting in the
plan area, including lighting from residences, common areas, and street lighting. Overall, nighttime
lighting would increase and could adversely affect views on and near the plan area.
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As described above (Regulatory Framework), the plan area would be developed in compliance with
applicable regulations and design guidelines that address potential nighttime light impacts. The
North Village site topography would help to minimize light from trespassing off the plan area. The
NEAP also contains specific standards for internal sources of light to minimize trespass. The NEAP
also addresses the potential for external sources of light to reflect across internal surfaces. In
general, all lighting within the plan area would be designed to ensure compatibility with the rural
context of the surroundings. Internal lighting scheme would follow the International Dark-Sky
Association standards such that fixtures would be shielded from leakage off site or upward.
Streetlights would be limited to the extent necessary for public safety in order to maintain a rural
character. As such, lighting would focus on smaller-scale, low-level lighting that illuminates
pedestrian pathways and building entrances. Fixtures that light paved areas, private streets, and
surface parking areas would be no more than 20 feet in height, and pathways would be lit with
bollards or pedestrian-scaled fixtures of no more than 12 feet in height. Up lighting of buildings,
outdoor structures, or trees would also be limited to key ornamental features. To implement the
NEAP design guidelines, the City would review development proposals for consistency with design
measures intended to maintain the rural character of the plan area and to minimize the impacts of
night lighting. Further, consistent with HMC Section 20.24.015, outdoor lighting would be required
to minimize spillage onto adjacent properties. Outdoor lighting would be limited in height to 17
feet. Outdoor lighting fixtures would be designed to shield and/or direct light downward. Thus,
HMC and NEAP standards would reduce light trespass to adjacent properties. Therefore, nighttime
light impacts would be less than significant.
Daytime Glare

The proposed plan would introduce new sources of daytime glare in the plan area, including glazing
(windows) and other potentially reflective materials used in the façades of proposed structures as
well as the reflective surfaces of vehicles parking and traveling in and around the plan area. Highly
reflective façade materials could cause excessive daytime glare, as buildings would reflect periods of
bright sunlight. Overall, daytime glare would increase and could adversely affect views on and near
the plan area. This would represent a potentially significant impact.
The City would review project proposals and features for consistency with applicable land use
regulations and standards to minimize glare-related impacts. The NEAP contains specific design
guidelines that address sources of daytime glare throughout the plan area.
The NEAP provides a design framework from which projects may consider elements and features to
minimize daytime glare. As described above (Regulatory Framework), the NEAP is intended to
preserve the rural and town-like feel of the existing area. Among the NEAP design parameters,
buildings would be constructed with non-reflective materials such as composition shingles or flat
concrete tiles. Exterior building colors would be compatible with the natural environment such as
natural or muted earth tones (reds, browns, greens, yellows, etc.). Build trim would similarly
complement that body color. Exterior surfaces would consist of natural-looking materials that
harmonize with the rural landscape (wood siding, board and batten siding, brick, stone masonry,
etc.). Thus, sources of daytime glare would be minimized to the extent practical.

Attachment: Attachment 4 - Exhibit 11 - NEAP Draft EIR (2754 : North Village DA)

Aesthetics

Therefore, impacts to daytime glare would be less than significant.
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Level of Significance
Less than significant

3.1.5 - Cumulative Impacts
The geographic scope of the cumulative aesthetics analysis is the visible area surrounding the plan
area and the City jurisdictional limits. The cumulative analysis considers the full buildout of the
Healdsburg 2030 General Plan and the cumulative effect of development along portions of U.S. 101
and Healdsburg Avenue designated by the Healdsburg 2030 General Plan as scenic roadways.
The affected area is a mix of residential and commercial development, agricultural land uses
(primarily vineyards), and open space. The proposed plan and cumulative projects throughout the
City would result in a mix of urban and lower density development. New development would
reduce the amount of existing open space. Open space areas such as hillsides and vegetation
provide scenic value to the area, and a reduction of open space areas or blocking of scenic vistas to
such scenic resources could result in a cumulatively significant aesthetics impact.
However, the proposed plan would retain 40 percent of the plan area in its existing open space
condition. The proposed plan and other cumulative projects would also be required to comply with
provisions of the HMC pertaining to building heights, creek-side development and hillside
development, which are designed to minimize impacts on these open space features. The proposed
plan must comply with the NEAP design guidelines and other cumulative projects must comply with
the Citywide Design Guidelines, both of which emphasize the incorporation of existing natural
features into site plans and include height restrictions and building setback requirements. By
complying with applicable NEAP design guidelines, Citywide Design Guidelines, and HMC
regulations, the cumulative impact related to scenic vistas and visual character/quality would be
minimized such that no additional mitigation would be required.
In addition, the Healdsburg 2030 General Plan identifies and contemplates development potential
throughout the City. The Healdsburg 2030 General Plan identified and mapped visual resources (i.e.,
significant visual resources, scenic ridgelines, etc.). As described above (Regulatory Framework), the
Healdsburg 2030 General Plan contains policies to protect specific visual resources (preserving view
corridors) and conditions on development (building height limits) to preserve views of scenic
ridgelines. Overall, cumulative projects would comply with applicable Healdsburg 2030 General Plan
policies intended to address the cumulative effect of development throughout the City on visual
resources.

Attachment: Attachment 4 - Exhibit 11 - NEAP Draft EIR (2754 : North Village DA)

Scenic Vistas, Scenic Resources, and Visual Character/Quality

The plan area is located in the northern portion of the city limits and was previously developed with
industrial uses. While the plan area is currently vacant, the Healdsburg 2030 General Plan
anticipated mixed-use development in the plan area to provide for future growth. Development in
the plan area as well as other development in the City would be subject codes and guidelines to
reduce aesthetic impacts and would be reviewed for potential aesthetic and visual resource impacts.
As such, there would be a less than significant cumulative impact related to scenic vistas and visual
character/quality.
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Development within the proposed plan area would include streetlights, as well as exterior and
interior residential and care center lighting. The proposed plan lighting scheme would be subject to
design guidelines in the NEAP as well as HMC Section 20.24.015, which establish standards for
outdoor lighting. These include height limits for light poles, shielded or recessed lighting fixtures,
and directing light downward to prevent indirect illumination of adjoining properties. Other projects
that may involve the installation of new exterior lighting fixtures would be required to implement
similar measures to prevent light spillage. Therefore, the proposed plan, in conjunction with other
existing, planned, and probable future projects, would have a less than significant cumulative impact
related to light and glare.

Overall
The cumulative impacts related to scenic vistas, scenic roadways, visual character/quality, and light
and glare would be less than significant.

Level of Cumulative Significance
Less than significant
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Section 3.2 - Transportation and Traffic
This section describes existing conditions related to transportation and traffic in the plan area
vicinity as well as the relevant regulatory framework. This section also evaluates the possible
impacts related to transportation and traffic that could result from implementation of the proposed
plan. Information included in this section is based on the Healdsburg 2030 General Plan and the
plan-specific traffic modeling results utilizing Institute of Transportation Engineers (ITE) Trip
Generation Manual, 9th Edition (complete modeling output is provided in Appendix B). One
comment letter was received from the California Department of Transportation (Caltrans) during the
EIR scoping period, which included the following transportation/traffic-related recommendations:
Recommendation to provide VMT Analysis. (Lead agencies are not currently required to
do so beginning on January 1, 2020. The City of Healdsburg will be defining CEQA thresholds
of significance for traffic impact studies utilizing VMT metrics in the coming year.)
Recommendation to designate the plan area as a Priority Development Area. (Priority
Development Areas are locally-designated infill opportunity sites. While the City of
Healdsburg has not identified any Priority Development Areas, the North Entry Area is
identified as a development opportunity site in the Healdsburg 2030 General Plan.)
Recommendation for the City to establish a Transportation Management Association. (TMAs
are typically independent non-profit entities offering options, incentives and information on
alternatives available to single-occupant vehicle commuters. Many of the Circulation Goals
and policies in the proposed plan address alternative modes of transportation.)
Request for Cultural Resources records searches and analysis. (See the Initial Study in
Appendix A for the Cultural Resources analysis and supporting records searches.)
Request for Biological Resources analysis and pre-construction survey mitigation. (See the
Initial Study in Appendix A for the Biological Resources analysis and corresponding preconstruction survey mitigation required of the proposed plan)
Request for contribution of fair share traffic impact fees to be included as cumulative regional
transportation impact mitigation in the EIR and corresponding Mitigation Monitoring and
Reporting Program; and
Advisement regarding encroachment permit. (The proposed plan would not include
development or signage within the Caltrans right-of-way with respect to U.S. 101 and, thus, an
encroachment permit would not be required).
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3.2.2 - Existing Conditions
Roadway Facilities
al freeway located immediately west of the plan
area. U.S. 101 passes through the City of Healdsburg, providing access to and from areas north and
south of the City. The highway connects the region to the Northern California coast to the north and
San Francisco and beyond to the south. The highway connects to Mendocino and Marin counties to
the north and south, respectively. Vehicles traveling to or from north or south of the plan area
would traverse U.S. 101 via interchanges at either Lytton Springs Road, to the north or the Dry Creek
Road interchange to the south.

Local
Healdsburg Avenue

Healdsburg Avenue is a two- to five-lane north-south arterial that traverses the city and connects to
the regional network at either end of the city. The posted speed limit is 40 miles per hour (mph)
north of Parkland Farms Boulevard and 35 mph south of that intersection. The roadway has both
commercial and residential development on adjacent parcels. Daily traffic counts collected on
Healdsburg Avenue near the plan area in April 2018 indicate an average daily traffic volume (ADT) in
the plan area vicinity of approximately 5,400 vehicles per day.
Dry Creek Road

Dry Creek Road is a two- to four-lane east-west oriented arterial that connects the Dry Creek Valley
to the City, ending at the intersection with Healdsburg Avenue, where it becomes March Avenue.
The posted speed limit is 30 mph and a center left-turn lane is present between the U.S. 101 North
Ramps and Healdsburg Avenue. The road provides access to adjacent commercial development and
connects to other arterial and collector streets.
Grove Street

Grove Street is a three-lane collector street that changes alignment from north-south to east-west
and intersects both Healdsburg Avenue and Dry Creek Road. A center two-way left-turn lane is
present for most of the roadway and the posted speed limit is 35 miles per hour. Class II bike lanes
are present along most of the roadway.

Study Area
The following provides a description of the existing principal roadways within the study area. The
study area includes the main roadways and intersections around the plan area that would be most
impacted by plan-generated traffic volumes. The study traffic area and roadways are depicted in
Exhibit 3.2-1.

Attachment: Attachment 4 - Exhibit 11 - NEAP Draft EIR (2754 : North Village DA)

Regional

The study area consists of seven intersections; no roadway segments were selected for operational
analysis. These intersections are listed below and shown along with their existing lane
configurations and controls. The respective jurisdiction (if not the City of Healdsburg) is indicated in
brackets. The study area was selected in consultation with City staff.
3.2-2
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Intersections

1. Dry Creek Road/U.S. 101 South Ramps (Caltrans)
A four-legged intersection. The stop-controlled north leg is the U.S. 101 southbound
off-ramp, and the south leg is the on-ramp.

3. Dry Creek Road/Grove Street
A four-legged signalized intersection. Grove Street, which runs north-south, has
permitted left turns and Dry Creek Road, which runs east-west, has protected left
turns. There are crosswalks and pedestrian phasing on each leg.
4. Dry Creek Road-March Avenue/Healdsburg Avenue
A four-legged signalized intersection with protected left-turn phasing and pedestrian
crossings on each approach.
5. Healdsburg Avenue/Grove Street
A signalized tee intersection with a driveway forming a fourth leg. Protected left-turn
phasing exists on approach to Healdsburg Avenue and the driveway and Grove Street
approaches are split-phased. Crosswalks exist on the south and west legs.
6. Healdsburg Avenue/Parkland Farms Boulevard
A signalized tee intersection with protected left-turn phasing on the Healdsburg
Avenue approach. There are crosswalks on the north and east legs.
7. Healdsburg Avenue/Plan Area Access
A new fire station is included as part of the Montage Healdsburg project and a traffic
signal is proposed to serve the fire station on the east side of Healdsburg Avenue and
future development in the plan area.

Plan Area
There are no roadways on the plan area. An unimproved entryway connects the plan area to
Healdsburg Avenue. The entryway will be improved in late 2018 to install an enhanced at-grade rail
crossing across a currently inactive rail line owned by the North Coast Rail Authority (NCRA).

Vehicle Level of Service
Study Area

Attachment: Attachment 4 - Exhibit 11 - NEAP Draft EIR (2754 : North Village DA)

2. Dry Creek Road/U.S. 101 North Ramps (Caltrans)
A four-legged intersection where the south leg is the off-ramp for U.S. 101
northbound; it is stop-controlled. The north leg is the on-ramp to U.S. 101 North.

Traffic operations at each study roadway facility were evaluated using Level of Service (LOS). LOS is a
qualitative measure of traffic operating conditions whereby a letter grade from A (best) to F (worst)
is assigned. These grades represent the perspective of drivers and are an indication of the comfort
and convenience associated with driving. In general, LOS A represents free-flow conditions with no
congestion, and LOS F represents severe congestion and delay under stop-and-go conditions. LOS
was evaluated for weekday AM, PM, and Saturday Midday peak hours.
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Plan Area
Since there are no formal roadways within the plan area, there is no vehicle LOS information
available relevant to the plan area.

The study intersections were analyzed using methodologies published in the Highway Capacity
Manual (HCM), Transportation Research Board, 2010. This source contains methodologies for
various types of intersection control, all of which are related to a measurement of delay in average
number of seconds per vehicle. The Levels of Service for the intersections were evaluated under
different strategies based on whether they are signalized, un-signalized, or stop-controlled. For
more detailed information on how the study intersections were analyzed, refer to the technical
memorandum in Appendix B.
The Levels of Service for the intersections with side-street stop controls, or those which are une HCM. This methodology determines an LOS for
each minor turning movement by estimating the level of average delay in seconds per vehicle.
Results are presented for individual movements together with the weighted overall average delay for
the intersection.
The study intersections that are currently controlled by a traffic signal, or may be in the future, were
evaluated using the signalized methodology from the HCM. This methodology is based on factors
including traffic volumes, green time for each movement, phasing, whether the signals are
coordinated or not, truck traffic, and pedestrian activity. Average stopped delay per vehicle in
seconds is used as the basis for evaluation in this LOS methodology. For purposes of this study,
delays were calculated using optimized signal timing.

Study Area
There are currently no all-way stop-controlled intersections in the study area. However, the City has
identified installation of all-way stop-controls at Dry Creek Road/U.S. 101 South Ramps as an interim
solution for congestion at that intersection until funds for a traffic signal are secured. That project is
fully funded and is anticipated to
methodology evaluates delay for each approach based on turning movements, opposing and
conflicting traffic volumes, and the number of lanes. Average vehicle delay is computed for the
intersection overall, then related to a Level of Service.
Table 3.2-1 specifies the average delay range for each LOS category based on HCM procedures. The
reported average delay values are rounded to the nearest second. The associated LOS is based on
the hundredths decimal point of the delay values. For instance, a signalized intersection with
average delay of 34.85 seconds would have a reported LOS of C, whereas a signalized intersection
with average delay of 35.05 seconds would have a reported LOS of D. However, the reported delay

3.2-6
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Intersection Levels of Service
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Table 3.2-1: Intersection Level of Service Criteria
Two-Way Stop-Controlled

All-Way Stop-Controlled

Signalized

A

Delay of 0 to 10 seconds. Gaps Delay of 0 to 10 seconds. Upon
in traffic are readily available for stopping, drivers are
drivers exiting the minor street. immediately able to proceed.

Delay of 0 to 10 seconds. Most
vehicles arrive during the green
phase, so do not stop at all.

B

Delay of 10 to 15 seconds. Gaps
in traffic are somewhat less
readily available than with LOS
A, but no queuing occurs on the
minor street.

Delay of 10 to 15 seconds.
Drivers may wait for one or two
vehicles to clear the intersection
before proceeding from a stop.

Delay of 10 to 20 seconds.
More vehicles stop than with
LOS A, but many drivers still do
not have to stop.

C

Delay of 15 to 25 seconds.
Acceptable gaps in traffic are
less frequent, and drivers may
approach while another vehicle
is already waiting to exit the side
street.

Delay of 15 to 25 seconds. Drivers
will enter a queue of one or two
vehicles on the same approach
and wait for vehicle to clear from
one or more approaches prior to
entering the intersection.

Delay of 20 to 35 seconds. The
number of vehicles stopping is
significant, although many still
pass through without stopping.

D

Delay of 25 to 35 seconds. There
are fewer acceptable gaps in
traffic, and drivers may enter a
queue of one or two vehicles on
the side street.

Delay of 25 to 35 seconds.
Queues of more than two
vehicles are encountered on one
or more approaches.

Delay of 35 to 55 seconds. The
influence of congestion is
noticeable, and most vehicles
have to stop.

E

Delay of 35 to 50 seconds. Few
acceptable gaps in traffic are
available, and longer queues
may form on the side street.

Delay of 35 to 50 seconds.
Longer queues are encountered
on more than one approach to
the intersection.

Delay of 55 to 80 seconds.
Most, if not all, vehicles must
stop and drivers consider the
delay excessive.

F

Delay of more than 50 seconds. Delay of more than 50 seconds.
Drivers may wait for long periods Drivers enter long queues on all
before there is an acceptable
approaches.
gap in traffic for exiting the side
streets, creating long queues.

Delay of more than 80 seconds.
Vehicles may wait through more
than one cycle to clear the
intersection.

Source: Highway Capacity Manual, Transportation Research Board, 2010

Existing vehicle turning movement counts were collected at the study intersections in April 2018 while
area schools were still in session and not during holidays. Conditions during the AM and PM peak
periods were documented to capture the highest existing volumes on the local transportation network.
The morning peak hour typically occurs between 7:00 a.m. and 9:00 a.m. and reflects conditions during
the home to work or school commute, while the PM peak hour occurs between 4:00 p.m. and 6:00
p.m. and typically reflects the highest level of congestion during the homeward bound commute.

Attachment: Attachment 4 - Exhibit 11 - NEAP Draft EIR (2754 : North Village DA)

LOS

Under existing conditions, all but one of the study intersections are operating acceptably during both
the AM and PM hours. The study intersection at Dry Creek Road/U.S. 101 South Ramps operates at
LOS F during both peak hours under the current controls and configuration but would be expected to
improve to acceptable operation at LOS C with installation of all-way stop-controls. Exhibit 3.2-2
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provides existing traffic volumes for each study intersection. A summary of the intersection LOS
calculations is contained in Table 3.2-2.

Table 3.2-2: Existing Peak hour Intersection Levels of Service

1.

2.

*

PM Peak
*

Delay

LOS

Delay

LOS

Dry Creek Road/U.S. 101 South Ramps

55.0

F

70.4

F

Southbound Approach

490.7

F

740.6

F

With All-way Stop Controls

16.5

C

23.0

C

Dry Creek Road/U.S. 101 North Ramps

14.0

B

6.4

A

33.4

D

21.4

C

Northbound Approach
3.

Dry Creek Road/Grove Street

24.5

C

39.0

D

4.

Dry Creek Road-March Avenue/Healdsburg
Avenue

35.8

D

34.5

C

5.

Healdsburg Avenue/Grove Street

9.5

A

11.7

B

6.

Healdsburg Avenue/Parkland Farms
Boulevard

6.4

A

6.2

A

7.

Healdsburg Avenue/Plan Area Access

N/A

N/A

N/A

N/A

1

Notes:
1
Intersection is not currently in use.
*
Delay is measured in average seconds per vehicle; LOS = Level of Service; Results for minor approaches to two-way
stop-controlled intersections are indicated in italics; Bold text = deficient operation; Underlined text = conditions with
planned improvements
Source: W-Trans, 2018.

Plan Area
Since there are no formal roadways within the plan area, there is no vehicle LOS information
available relevant to the plan area.

Existing Public Transit Service and Facilities
Sonoma County
Sonoma County Transit (SCT) provides transit service throughout Sonoma County. Sonoma County
Transit Routes 60 and 60X provide service to the cities of Cloverdale, Healdsburg, Windsor, and Santa
Rosa via surface streets and US 101, with stops on Healdsburg Avenue at Alexander Valley Road to
the north of the plan area and Parkland Farms Boulevard to the south. Routes 60 and 60X operate
Monday through Sunday with approximately 15-minute headways from 5:00 a.m. to 10:00 p.m.

Attachment: Attachment 4 - Exhibit 11 - NEAP Draft EIR (2754 : North Village DA)

AM Peak

Study Intersection
Approach

Route 60 and 60X bus stops are shared with five Sonoma County Transit Route 67 bus stops. Route
67 operates solely within the City of Healdsburg providing service Monday through Saturday with
approximately one-hour headways between 8:30 a.m. and 4:30 p.m. The nearest stop to the plan
area is at Parkland Farms Boulevard, approximately one-half mile to the south.
3.2-8
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Two bicycles can be carried on most SCT buses. Bike rack space is on a first come, first served basis.
Additional bicycles are allowed on SCT buses at the discretion of the driver.

City of Healdsburg

program is designed to make using local transit services easier and to encourage hop-on, hop-off
travel on the local transit system.
Dial-a-Ride

Dial-a-ride, also known as paratransit, or door-to-door service, is available for those who are unable
to independently use the transit system due to a physical or mental disability. SCT Paratransit is
designed to serve the needs of individuals with disabilities within the City of Healdsburg and the
greater Healdsburg area.

Plan Area
No public transit currently serves the plan area, although the Healdsburg Avenue Improvement
Project (currently under construction) includes two bus stops for SCT Route 67 on Healdsburg
Avenue adjacent to and across the street from the plan area.

Existing Bicycle Facilities
The Caltrans Highway Design Manual defines four types of bicycle facilities:

and pedestrians with cross flows of motorized traffic minimized.

lane on a street or highway.
are a facility that combines elements of Class I and Class II facilities. They offer an exclusive
bicycle route immediately adjacent to a roadway similar to a Class II facility but provide a
physical separation from traffic with plastic delineators, raised curb, or parked automobiles.

City of Healdsburg

Attachment: Attachment 4 - Exhibit 11 - NEAP Draft EIR (2754 : North Village DA)

Sonoma County Transit (SCT) operates within city limits on a variable fixed route system. Bus service
runs weekdays and Saturday from 8:30 a.m. to 4:20 p.m. All the HT buses are equipped with
wheelchairs lifts and handicap accessible. The City of Healdsburg has approved funding to subsidize

(bicycle routes) facilities. The bulk of the system is comprised of Class III routes. However, there is a
Class I path adjacent to the west side of the railroad tracks between Vine Street/Mill Street to
Norton Slough north of City Hall and Class II bike lanes are provided on Parkland Farms Boulevard,
Rosewood Drive and sections of Grove Street and Poppy Hill Drive. Signs are posted along the
bicycle routes that utilize local collector and arterial streets. The Foss Creek Pathway, when
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The Foss Creek Pedestrian & Bike Trail is a Class I multi-use path which currently starts approximately
900 feet south of the Dry Creek Road/Grove Street intersection. The trail extends south to the
intersection of Vine Street/Mill Street/Healdsburg Avenue. The extension of this trail is planned
along the railroad tracks which transect the City between Grove Street and Healdsburg Avenue. The
paved trail is planned to extend from the northern city limits to the intersection of Front Street in
the southern part of the City.
Proximate to the plan area, Class II bike lanes are present along March Avenue between Healdsburg
Avenue and University Street, along Grove Street between Healdsburg Avenue, and about 650 feet
north of Dry Creek Road and on the entirety of Parkland Farms Boulevard. Class II bike lanes are
planned for Healdsburg Avenue north of Parkland Farms Boulevard, including along the plan area
frontage, and on Dry Creek Road starting at the U.S. 101 interchange. Additionally, the existing gap
on Grove Street north of Dry Creek Road is planned to be constructed in the future.
Class III bike routes are present along Dry Creek Road west of Healdsburg Avenue and on Healdsburg
Avenue between Dry Creek Road-March Avenue and Parkland Farms Boulevard. Table 3.2-3
summarizes the existing and planned bicycle facilities near the plan area, and Exhibit 3.2-3 shows the

Table 3.2-3: Bicycle Facilities Proximate to Plan Area
Status Facility

Class

Length
(miles)

Foss Creek Pedestrian and Bike Trail

I

1.3

900 feet South of Dry
Creek Road/Grove Street

Vine Street/Mill
Street/Healdsburg Avenue

Parkland Farms Boulevard

II

0.8

Healdsburg Avenue

Terminus

March Avenue

II

0.5

Healdsburg Avenue

University Street

Grove Street

II

0.6

650 feet North of Dry
Creek Road

Healdsburg Avenue

Rosewood Drive

II

0.4

Parkland Farms Boulevard

Paul Wittke Drive

Poppy Hill Drive

II

0.1

Rosewood Drive

100 feet East of Clear
Ridge Drive

Healdsburg Avenue

III

0.8

Dry Creek Road March
Avenue

Parkland Farms Boulevard

Foss Creek Trail Extension

I

1.8

900 feet South of Dry
Creek Road/Grove Street

Northern city limits

Grove Street

II

0.1

Dry Creek Road

650 feet North of Dry
Creek Road

Begin Point

End Point

Existing

Attachment: Attachment 4 - Exhibit 11 - NEAP Draft EIR (2754 : North Village DA)

completed, will provide a 4.1-mile long, off-street bicycle and pedestrian path running from the
northern City boundary to just north of the Russian River Bridge.

Planned

3.2-12
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Table 3.2-3 (cont.): Bicycle Facilities Proximate to Plan Area
Class

Length
(miles)

Dry Creek Road

II

0.3

U.S. 101

Healdsburg Avenue

Healdsburg Avenue

II

0.8

Parkland Farms Boulevard

Northern city limits

Status Facility

Begin Point

End Point

Plan Area
No bicycle lanes or facilities exist within the plan area.

Pedestrian Facilities
Pedestrian facilities include sidewalks, crosswalks, pedestrian signal phases, curb ramps, curb
extensions, and various streetscape amenities such as lighting, benches, etc.

Study Area
Sidewalk facilities are discontinuous along all roadways in the study area, including Dry Creek Road
west of the SMART railroad tracks, Grove Street north of Dry Creek Road, and Healdsburg Avenue
north of Grove Street. There are no pedestrian facilities along the U.S. 101 interchange at Dry Creek
Road.
Pedestrian facilities at the intersection of Dry Creek Road/Grove Street include pedestrian signal
heads and push buttons at all four corners. In addition, crosswalks are present on all four legs of the
intersection though there are no sidewalks on the northwest or northeast corners.
Dry Creek Road-March Avenue/Healdsburg Avenue has crosswalks, curb ramps, pedestrian signal
heads, and push buttons at all four corners. Continuous sidewalk is present along all roadways.
There are curb ramps, pedestrian signal heads, and push buttons at all corners of the intersection of
Grove Street/Healdsburg Avenue. Crosswalks are present on the western and southern legs.
Pedestrian facilities at the intersection of Healdsburg Avenue/Parkland Farms Boulevard include curb
ramps, pedestrian signal heads, and push buttons at all corners except the southwest corner.
Crosswalks are present along the northern and eastern legs, and continuous sidewalk is present
along all roadways except on the western side of Healdsburg Avenue north of the intersection with
Parkland Farms Boulevard.

Attachment: Attachment 4 - Exhibit 11 - NEAP Draft EIR (2754 : North Village DA)

Source: Healdsburg Bicycle and Pedestrian Master Plan.

Plan Area
No sidewalks exist within the plan area. Existing sidewalks on both sides of Healdsburg Avenue
terminate just south of the plan area at Foss Creek. As part of the Healdsburg Avenue Improvement
Project funded by the Montage Healdsburg development, a sidewalk is currently being installed on
the east side of Healdsburg Avenue from Foss Creek to a point just north of the intersection with the
Plan Area access road.
FirstCarbon Solutions
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3.2.3 - Regulatory Framework
Federal
The Americans with Disabilities Act (ADA), which provides comprehensive rights and protections to
individuals with disabilities, would apply to future development contemplated under the proposed
plan. The goal of the ADA is to assure equality of opportunity, full participation, independent living
and economic self-sufficiency. To implement this goal, the U.S. Access Board has created
accessibility guidelines for public rights-of-way. The guidelines address various issues, including
roadway design practices, slope and terrain, pedestrian access to streets, sidewalks, curb ramps,
street furnishings, pedestrian signals, parking and other components of public rights-of-way.

State
California Department of Transportation LOS Goals
Caltrans is responsible for planning, design, construction and maintenance of all interstate freeways
and state routes. The study intersections of Dry Creek Road with the U.S. 101 North Ramp and
South Ramp are located on a state route, and therefore, under the jurisdiction of Caltrans. Caltrans

highway facilities; including freeway segments, on- and off-ramps, and signalized intersections.
Pursuant to agency standards, Caltrans strives to maintain operation at the transition from LOS C to
LOS D, which translates to an allowable delay of approximately 25 seconds for un-signalized
intersections. Based on previous discussions with Caltrans staff, it is understood that the standard is
to be applied to the overall average intersection delay, not a delay associated with any single
movement or approach. Under this approach, if one movement experiences very high delay and has
moderate to high traffic volumes, the overall delay and LOS should reflect the critical nature of the
condition. However, if one movement is expected to experience high delay, but has very low traffic
volumes, the overall intersection operation will likely still meet Caltrans standards.

Senate Bill 743
anning and Research (OPR) released a technical
advisory containing recommendations regarding the assessment of VMT, proposed thresholds of
significance, and potential mitigation measures for lead agencies to use while implementing the
required changes contained in Senate Bill 743. Also in November 2017, OPR released the proposed
summarized the criteria for analyzing transportation impacts for land use projects and
transportation projects and directs lead agencies

Attachment: Attachment 4 - Exhibit 11 - NEAP Draft EIR (2754 : North Village DA)

Americans with Disabilities Act

instances a per service population threshold should be adopted and that a fifteen percent reduction
below that of existing development would be a reasonable threshold.
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As noted in the OPR guidelines, agencies are directed to choose metrics that are appropriate for
their jurisdiction to evaluate the potential impacts of a project in terms of VMT. The current
deadline for adopting policies to implement SB 743 is January 2020; the change to VMT is
anticipated to be formally adopted as part of updates to the CEQA guidelines in 2018. The City of
Healdsburg has not yet adopted VMT policies, and, until the City does, there is no guidance on how
to evaluate the proposed plan in terms of VMT.

Metropolitan Planning Commission Regional Transportation Plan (Plan Bay Area 2040)
The current Regional Transportation Plan (RTP) produced by MTC, Plan Bay Area 2040, was adopted
in 2017 and is considered a focused update to Plan Bay Area, which was adopted in 2013. Plan Bay
Area sets forth regional transportation policy and provides capital program planning for all regional,
State, and Federally funded projects. In addition, Plan Bay Area provides strategic investment
recommendations to improve regional transportation system performance over the next 22 years.
Investments in regional highway, transit, local roadway, bicycle, and pedestrian projects are set forth.
Plan Bay Area includes no roadway improvement projects within or immediately adjacent to the City
of Healdsburg, though it does include regional f
to School program as well as bicycle and pedestrian improvements countywide, and to enhance bus
service frequencies in the County.

Sonoma County Transportation Authority Comprehensive Transportation Plan
Sonoma County Transit Authority (SCTA) acts as the county-wide planning and programming agency
for transportation-related issues in Sonoma County. The SCTA plays a leading role in transportation
by securing funds, providing project oversight, and initiating long term planning activities. Every four
years the SCTA updates the long-range Countywide Transportation Plan (CTP), a multi-modal
transportation plan that documents existing conditions and prioritizes regional transportation needs
throughout Sonoma County for the next 25 years. The CTP establishes countywide goals, objectives,
and policies for improving mobility on Sonoma Co
bicycle/pedestrian facilities, as well as strategies to reduce transportation related impacts.

Local
City of Healdsburg 2030 General Plan
The Healdsburg 2030 General Plan sets forth the following goals and policies relevant to
transportation:
Goal T-A: A circulation system that is correlated with existing and proposed land use and provides
for the efficient movement of people, goods, and services within and through Healdsburg.
Policy T-A-1: The City shall strive to maintain at least a [LOS] D operation during periods of
peak traffic flow at critical intersections, and Level of Service C operation at all other times.
LOS F operation shall be acceptable for a stop-controlled approach to a through street
provided the higher levels of delay affect 25 or fewer vehicles per hour. Attainment of these
levels of service shall be consistent with the financial resources available and the limits of
technical feasibility.
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In the Healdsburg 2030 General Plan Update Environmental Impact Report, 2009, the following
additional guidance is provided.
An impact on intersection operation would be considered significant if:

The addition of project-generated traffic degrades the overall operation on a minor, stopcontrolled approach to an un-signalized intersection from LOS A, B, C, D, or E (without the
project) to LOS F (with the project) and the affected approach or movement serves 25 or more
vehicles per hour; or
The LOS (without project) is E or F and project-generated traffic would increase the peak
period average vehicle delay by 5 seconds or more.
Additionally, for purposes of assessing potential safety impacts, an impact would be considered
significant if it resulted in the queuing to exceed the available stacking space or, where queuing
already exceeded available stacking space, increased the queue length by more than 25 feet, or one
vehicle-length.

3.2.4 - Impacts and Mitigation Measures
Specific Thresholds of Significance
The City of Healdsburg CEQA Implementation Procedures establish that a significant impact to
transportation and traffic would occur if the plan:
Conflicts with an adopted plan, ordinance, policy, or program of the City that establishes a
performance measure of the circulation system, taking into account all transportation modes,
including public transit and non-motorized travel and relevant components of the circulation
system
Conflicts with an adopted plan, policy, or program of the City regarding public transit, bicycling
or waking facilities
Conflicts with an applicable congestion management program, including but not limited to
level of service standards and travel demand measures or other standards established by the
congestion management agency for designated roads or highways

Attachment: Attachment 4 - Exhibit 11 - NEAP Draft EIR (2754 : North Village DA)

The addition of traffic generated by a project degrades the peak-period LOS of an all-way stopcontrolled or signalized intersection from A, B, C, or D (without the project) to E or F (with the
project);

Decreases the safety of public transit, bicycling, or walking facilities
Increases air traffic of changes the location of air traffic that results in substantial safety risks
Substantially increases hazards due to a design feature (e.g., sharp curves or dangerous
intersections) or incompatible uses (e.g., farm equipment)
Results in inadequate emergency access

3.2-18
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As discussed in the Initial Study for the proposed plan, there would be no changes in air traffic
patterns. Therefore, no impact would occur with regard to air traffic, and this topic will not be
further evaluated in this section.

Analysis in this section is based on the traffic modeling prepared by W-Trans for the proposed plan.
The complete traffic modeling outputs are included in Appendix B. The following is a summary of
the analysis methodology. Trip generation was estimated using the Institute of Transportation
Engineers (ITE) in Trip Generation Manual, 9th Edition, for the land use designations identified in
Table 2-2 in Chapter 2, Project Description. Further information on how trip generation was
prepared and analyzed is provided in technical memorandums included in Appendix B.

Trip Generation
The anticipated trip generation for contemplated land use development (as assumed for the traffic
analysis) was estimated using standard trip rates published by the Institute of Transportation Engineers
(ITE) in Trip Generation Manual, 10th Edition, 2017 as well as the 9th edition published in 2012. The
standard trip rates for Multifamily Housing (Land Use #220), Hotel (Land Use #310), General Office
(Land Use #710) and Specialty Retail Center (Land Use #826) were applied as these descriptions most
closely match the proposed land uses. It should be noted that the Specialty Retail Center is a land use
category included in the 9th Edition of the Trip Generation Manual but deleted from the 10th Edition.
Through discussions with City staff, it was determined to be the most appropriate land use for
application in this analysis as it most closely represented potential development for the site. Because
the plan area is currently undeveloped, it currently generates no vehicle trips.
Based on the assumed land uses, the evaluated future land uses would be expected to generate a
total of 4,930 daily trips. The expected daily trips include 259 trips during the morning peak hour
and 351 trips during the evening peak hour. The expected trip generation potential for the proposed
plan is indicated in Table 3.2-4.

Table 3.2-4: Trip Generation Summary
Weekday

ITE LU
Code

Size

Multifamily Housing

220

Hotel

Land Use

1

AM Peak

PM Peak

Rate

Trips

Rate

Trips

In

Out

290 du

7.32

2,123 0.46

133

31

102 0.56

162 102 60

310

130 rms

8.36

1,087 0.39

51

40

11

0.48

62

19

43

General Office

710

40 ksf

9.74

1.16

46

40

6

1.15

46

7

39

Specialty Retail Center*

826

30 ksf

44.32

1,330 0.96

29

18

11

2.71

81

36

45

390

Rate

Trips

In

Out

Attachment: Attachment 4 - Exhibit 11 - NEAP Draft EIR (2754 : North Village DA)

Approach to Analysis

Notes:
1
du = dwelling units; rms = rooms; ksf = 1,000 square feet
* Rates from ITE Trip Generation Manual, 9th Edition
Source: W-Trans, 2018.
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Trip Distribution
The pattern used to allocate proposed plan-related trips to the street network was determined by
reviewing existing turning movements at the study intersections, employment patterns for residents
of Healdsburg as indicated by the 2000 Census, and application of engineering judgement. A
summary of trip distribution per land use is summarized in Table 3.2-5 and plus project traffic
volumes at the study intersections are shown in Exhibit 3.2-4.

Multifamily
Housing

Hotel

General Office
Building

Specialty Retail
Center

East via March Avenue

10 percent

5 percent

5 percent

15 percent

South via Grove Street

10 percent

5 percent

5 percent

5 percent

South via Healdsburg Avenue

10 percent

15 percent

15 percent

25 percent

North via Healdsburg Avenue

15 percent

5 percent

5 percent

5 percent

50 percent

55 percent

50 percent

30 percent

Route

West via Dry Creek Road

East via Parkland Farms Boulevard
South via U.S. 101
North via U.S. 101
Total

5 percent
100 percent

100 percent

100 percent

100 percent

Source: W-Trans, 2018.

Traffic Signal Warrants
The point at which signalization should be considered as a mitigation measure was evaluated based on
information contained in the California Manual on Uniform Traffic Control Devices (CA-MUTCD) for
Streets and Highways, which has been adopted by the State of California as a replacement for the
Caltrans Traffic Manual.
Chapter 4C of the CA-MUTCD provides guidance on when a traffic signal should be considered.
There are nine different warrants, or criteria, presented as follows:
Warrant 1, Eight-Hour Vehicular Volume
Warrant 2, Four-Hour Vehicular Volume
Warrant 3, Peak-Hour Volume
Warrant 4, Pedestrian Volume
Warrant 5, School Crossing
Warrant 6, Coordinated Signal System
Warrant 7, Crash Experience
Warrant 8, Roadway Network
Warrant 9, Intersection Near a Grade Crossing

3.2-20
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Table 3.2-5: Trip Distribution Assumptions
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For the purposes of this analysis, Warrant 3, the peak-hour volume warrant, which determines the
need for traffic control based on the highest volume hour of the day, was used as an initial indication of
traffic control needs. The use of this signal warrant is common practice for planning studies since the
peak-hour volumes are readily available. Other warrants, which are more generally applicable to
existing traffic issues, require collection of traffic volumes for the highest 4 or 8 hours of the day,
review of the collision history, and evaluation of the system surrounding the location.

Existing Plus Plan Conditions (Table 3.2-6 This scenario reflects the addition of plangenerated traffic volumes attributed to land uses contemplated under the proposed plan to
existing traffic volumes.

Impact Evaluation
Consistency with Circulation Performance Effectiveness Measures
Impact TRANS-1:

The proposed plan could conflict with an applicable plan, ordinance, or policy
establishing measures of effectiveness for the performance of the circulation
system, taking into account all transportation modes, including public transit and
non-motorized travel and relevant components of the circulation system.

Impact Analysis
To evaluate potential impacts of the proposed plan, land use assumptions included in Table 2-2 from
Chapter 2, Project Description, were applied that resulted in a trip generation adequate to
encompass reasonably anticipated land use development proposals for the plan area. Intersection
level of service is the circulation performance effectiveness measure against which the proposed
plan is assessed below.
For the purposes of this analysis, for intersections under Caltrans jurisdiction (U.S. 101), an impact is
significant if it causes the overall delay of an intersection to fall from LOS C/D or better to LOS D or
worse, consistent with the standard in the Guide for the Preparation of Traffic Studies. The City of
Healdsburg strives to maintain LOS D at signalized intersections during peak travel periods, and LOS
C at all other times. LOS F operation is acceptable for stop-controlled approaches to through streets
provided the higher levels of delay affect 25 or fewer vehicles per hour. Development contemplated
under the proposed plan would have a significant impact if it causes an intersection currently
operating at LOS D or better to fall to LOS E or F. At intersections operating at LOS E or F without
plan-related traffic, an impact attributed to plan-related development would be considered
significant if it causes the average delay to increase by more than 5 seconds.

Attachment: Attachment 4 - Exhibit 11 - NEAP Draft EIR (2754 : North Village DA)

Operation of the transportation network was evaluated under the following scenario:

Intersection Level of Service

The potential for plan-related traffic to impact operation of local intersections was evaluated by
adding plan-generated traffic to existing volumes, with impacts assessed using the standards of
significance identified above.
Under volumes for the Existing plus Plan scenario all but two of the study intersections would be
expected to continue operating acceptably. The off-ramp approach from U.S. 101 South to Dry Creek
FirstCarbon Solutions
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Additionally, the intersection of Dry Creek Road/Grove Street would be expected to deteriorate from
LOS D to LOS E during the evening peak hour with the addition of traffic that is generated from planrelated development. To achieve acceptable operation, the northbound Grove Street approach
would need to be restriped to include a separate left-turn lane with protected left-turn phasing and
the existing right-turn lane converted to use for through/right-turn movements. The Existing plus
Plan operational results are summarized in Table 3.2-6.

Table 3.2-6: Existing Plus Plan Intersection Levels of Service
Study Intersection
Approach

Existing

Existing Plus Plan

AM Peak

PM Peak

AM Peak

PM Peak

55.0/F

70.4/F

84.7/F

130/F

Southbound Approach

490.7/F

740.6/F

831/F

1536/F

With All-way Stop Controls

16.5/C

23.0/C

22.0/C

39.5/E

N/A

N/A

22.1/C

25.5/C

14.0/B

6.4/A

20.6/C

8.6/A

33.4/D

21.4/C

48.8/E

27.9/D

24.5/C

39.0/D

34.7/C

60.1/E

Mitigated Conditions (Striping/Phasing Changed)

N/A

N/A

29.3/C

41.8/D

4. Dry Creek Road-March Avenue/Healdsburg
Avenue

35.8/D

34.5/C

36.0/D

35.1/D

5. Healdsburg Avenue/Grove Street

9.5/A

11.7/B

12.0/B

13.3/B

6. Healdsburg Avenue/Parkland Farms
Boulevard

6.4/A

6.2/A

6.5/A

6.1/A

7. Healdsburg Avenue/Plan Area Access

N/A

N/A

8.2/A

9.7/A

1. Dry Creek Road/U.S. 101 South Ramps

Mitigated Conditions (Signalization)
2. Dry Creek Road/U.S. 101 North Ramps
Northbound Approach
3. Dry Creek Road/Grove Street

Notes:
Results are presented as Delay/LOS; delay is measured in average seconds per vehicle; LOS = Level of Service; results for
minor approaches to two-way stop-controlled intersections are indicated in italics; bold text = deficient operation;
Shaded cells reflect mitigated conditions
Source: W-Trans, 2018
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Road is currently operating at LOS F and would be expected to experience additional delay upon
adding plan-generated trips. The City is implementing a project to install all-way stop signs at this
location to be completed in Spring 2019, and these improvements will improve intersection
operations from a current LOS F to an LOS C (which is acceptable) during both the AM and PM peak
hours. Existing plus plan-related traffic would result in the intersection operating at LOS E during the
PM peak hour. Signalization of the intersection would be required to achieve acceptable operation.

Implementation of Mitigation Measure (MM) TRANS-1a, which requires a proportional share
payment toward signalization of Dry Creek Road/U.S. 101 South, will not reduce the impact to less
than significant as there is no guarantee that the improvements will be completed by the time

3.2-24
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development under the plan has occurred.1 Once the signalization project is fully funded and
installed, the impact would be reduced to less than significant. Until the signalization project is
implemented, however, this is a significant and unavoidable impact.
Implementation of MM TRANS-1b, which requires restriping and phasing modifications to the
northbound approach at Dry Creek Road/Grove Street, would reduce the operational impact of planrelated traffic at that intersection to less than significant with mitigation.

Potentially significant

Mitigation Measures
MM TRANS-1a To address anticipated deficient roadway operations, the City has planned for
roadway improvements to Dry Creek Road/U.S. 101 South Ramps (study intersection
1) that include signalization. New development within the plan area shall be
required to contribute a proportional share allocation towards the cost of
installation of a traffic signal at Dry Creek Road/U.S. 101 South.
MM TRANS-1b New development within the plan area shall be required to improve the northbound
approach to Dry Creek Road/Grove Street (study intersection 3). The approach shall
be restriped to include a separate left-turn lane and the signal modified to provide
protected left-turn phasing, with the existing right-turn lane converted to use for
through/right-turn movements.

Level of Significance After Mitigation
Significant and unavoidable with mitigation
Contribution of a proportional share allocation towards improvements necessary to mitigate a
significant impact would not reduce the impact to a less than significant level. The City expects to
have a cost allocation plan for the signalization of the U.S. 101 South/Dry Creek Road intersection in
place by late 2019. The significant impacts to this intersection as a result of plan-related
development would remain significant until improvements identified in MM TRANS 1a are
implemented. For the purposes of this analysis, the effect of plan-related traffic at the U.S. 101
South/Dry Creek Road intersection is considered to be a significant and unavoidable adverse impact.
New development within the plan area would be required to implement improvements to the
northbound approach to Dry Creek Road/Grove Street through the implementation of MM TRANS 1b,
which changes the approach to the intersection by restriping to include a separate left-turn lane and
signal modification. The improvements would provide protected left-turn phasing, with the existing
right-turn lane converted to use for through/right-turn movements. As a result, the impact from traffic
by plan-related development would be reduced to a level of less than significant with mitigation.

1
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Level of Significance Before Mitigation

The City expects to have a cost allocation plan for the signalization of the U.S. 101 South/Dry Creek Road intersection in place by
late 2019.
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Consistency with Congestion Management Program
Impact TRANS-2:

The proposed plan would not conflict with an applicable congestion management
program, including but not limited to level of service standards and travel demand
measures or other standards established by the congestion management agency
for designated roads or highways.

The Sonoma County Transportation Authority (SCTA) is the agency that provides planning, project
management, finance, grant administration, and other important functions related to the
transportation network in Sonoma County. In 1997, SCTA relinquished its position as the County
Congestion Management Agency under new State legislation that made this function optional. As
there is currently no adopted regional congestion management program in Sonoma County,
implementation of the Plan would have no impact.

Level of Significance
No impact

Adequacy of Emergency Access
Impact TRANS-3:

The proposed plan could result in inadequate emergency access.

Impact Analysis
The proposed plan would provide access from Healdsburg Avenue via an at-grade crossing of the
NCRA rail line, which is slated for future use by the SMART light-rail transit line. The California Public
Utilities Commission (CPUC) has granted approval for a new 70-foot-wide public crossing from
Healdsburg Avenue over the NCRA tracks to the plan area. Plans prepared for the Healdsburg
Avenue Improvement Project, which is being implemented by the Montage Healdsburg project,
include roadway geometrics and conduit for future installation of a traffic signal at the main access
to the plan area, with the east leg serving a new fire station being built in conjunction with the
Montage Healdsburg project.
Per the approval, the at-grade rail crossing improvements include appropriate crossing arms, bells,
lights, and other warning and control devices. Because of the proximity to the proposed new signal,
railroad pre-emption equipment would be added to the signal controller and phasing sequence to
ensure that queuing associated with the signal operation does not block the tracks when a train is
approaching and vice versa.
As this crossing is the only point of access to the plan area, there could be periods during railroad preemption when emergency response vehicles cannot reach the site, or, if on-site, cannot leave. This
could result in inadequate emergency access and would represent a potentially significant impact.
However, the property owners have obtained an easement from NCRA for a secondary Emergency
Vehicle Access to Healdsburg Avenue at the north end of the property. Implementation of MM TRANS3 would ensure that the emergency access impact would be reduced to less than significant.
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Impact Analysis

Level of Significance Before Mitigation
Potentially significant
3.2-26
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Mitigation Measures
Implement the following:
MM TRANS-3

Prior to development of the plan area, an emergency vehicle only access point shall
be established such that access and egress can be maintained during a train preemption at the public, at-grade railroad crossing at the site entry.

Less than significant with mitigation

Consistency with Transit, Bicycle, and Pedestrian Facility Policies
Impact TRANS-4:

The proposed plan would not conflict with adopted policies, plans, or programs
regarding public transit, bicycling, or walking facilities or otherwise decrease the
performance or safety of such facilities.

Impact Analysis
programs that pertain to public transit, bicycles, and pedestrians.
For purposes of this analysis, a significant impact would occur if the land uses contemplated under
the proposed plan would:
Violate alternative transportation policies set forth in the Healdsburg 2030 General Plan;
Cause a substantial delay in transit service, increase demand for transit beyond existing or
planned service capacity, or create barriers to travel for pedestrians walking to transit
terminals and bus stops;
Violate applicable design guidelines and standards for facilities that serve bicyclists and/or
pedestrians; or
Violate applicable design guidelines and standards for facilities that serve bicyclists and/or
pedestrians.
Transit Facilities

The proposed plan contemplates land uses that would generate additional demand for transit
service. Existing bus routes pass by the plan area on Healdsburg Avenue and will serve stops that
have been installed on both sides of Healdsburg Avenue as part of the construction of the Montage
Healdsburg project. The impact related to consistency with policies regarding transit facility and the
performance and safety of such facilities is, therefore, less than significant.
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Level of Significance After Mitigation

Bicycle Facilities

Existing facilities are generally adequate to serve off-site bicycle trips to and from the site. Bicycle
access will also be improved upon completion of bike lanes on Healdsburg Avenue, which are being
constructed by the Montage Healdsburg project. The proposed plan includes plans for extending the
Foss Creek Pathway along the east side of the NCRA railroad tracks, which would further provide
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additional connectivity for bicycle trips. On-site connectivity would be provided through use of the
local street system for bicycle travel. The proposed plan notes that short-term bicycle parking would
be provided in convenient locations near building entrances and longer-term, secure parking should
be provided inside all buildings. Implementation of the proposed plan, including policies relative to
performance and safety of such facilities, resulting in a less than significant impact.

The proposed plan details provision of pedestrian facilities, including sidewalks along Healdsburg
Avenue being provided by Montage Healdsburg, the Foss Creek Pathway, an internal system of
sidewalks and pathways connecting building clusters and open spaces, and a perimeter pathway that
loops around the site, to serve pedestrian trips. As a result, the impact related to consistency with
pedestrian facility policies and the performance and safety of such facilities would be less than
significant.

Level of Significance
Less than significant

Traffic Safety Hazards with Regard to Design Features
Impact TRANS-5:

The proposed plan could increase hazards due to a design feature (e.g., sharp
curves or dangerous intersections or lane storage) or incompatible uses (e.g., farm
equipment).

Impact Analysis
The proposed plan would not include sharp curves or incompatible uses. However, plan-related traffic
would affect lane storage and intersection conditions with respect to queue lengths. Existing lane
storage may not sufficiently accommodate the added traffic, and thus, result in traffic exceeding the
available lane storage. The analysis below assesses the study intersection design features (i.e., lane
storage) and the added plan-related traffic that may cause a significant traffic safety hazard impact.
For purposes of this analysis, the proposed plan would have an impact if the addition of plangenerated trips resulted in an increase in the queue such that it would either exceed the available
storage or, where that would be the case without the proposed plan, increase the queue length such
that it would in turn result in increased traffic safety hazards.
Lane Storage and Intersection Conditions

The proposed plan would have an impact if the addition of plan-generated trips resulted in an
increase in the queue such that it would either exceed the available lane storage or, where that
would be the case without the proposed plan, increase the queue length into an adjacent
intersection. Note that the available lane storage length at off-ramps was determined by subtracting
the deceleration length required for speeds of 65-mph from the total ramp length from gore to stop
bar. The plan-generated queueing in the planned westbound left-turn lane at the intersection of Dry
Creek Road/U.S. 101 South Ramps represents a potentially significant traffic safety hazard impact.

3.2-28
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Pedestrian Facilities

FirstCarbon Solutions

Y:\Publications\Client (PN-JN)\3257\32570023\EIR\3 - DEIR\32570023_3.2_Transportation-Traffic.docx

Packet Pg. 1100

7.A.p

Draft EIR

Transportation and Traffic

It should be noted that while queue lengths are expected to exceed available lane storage at other
locations, the proposed plan would either not increase the queue to extend into an adjacent
intersection or the turn lane is already connected to a two-way left-turn lane with room to
accommodate the queue. Therefore, at these locations queuing impacts were considered less than
significant. Table 3.2-7 summarizes the queue at each intersection without and with the
implementation of the proposed plan.

Storage
Length/Number
of Lanes

AM

PM

AM

PM

SB Off-Ramp

440/1

250

252

287

287

WB Left-Turn Lane with AWSC

250/1

194

289

277

464

N/A

N/A

388

355

650/1

240

121

347

185

NB Right-Turn Lane

50/1

13

20

13

20

EB Left-Turn Lane

*65/1

91

86

197

197

WB Left-Turn Lane

*55/1

59

58

59

58

WB Right-Turn Lane

100/1

15

5

16

6

Intersection

1.

Dry Creek Road/U.S. 101 North Ramps

NB Off-Ramp
3.

4.

5.

6.

Existing plus Plan

Dry Creek Road/U.S. 101 South Ramps

WB Left-Turn Lane Mitigated
(Signalized)
2.

Existing
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Table 3.2-7: Peak Hour 95th Percentile Queues

Dry Creek Road/Grove Street

Healdsburg Avenue/Dry Creek Road-March Avenue

NB Left-Turn Lane

*160/1

279

225

279

225

EB Left-Turn Lane

*115/1

181

202

191

202

EB Right-Turn Lane

**115/1

96

70

96

70

WB Left-Turn Lane

115/1

100

78

100

78

SB Left-Turn Lane

*90/1

88

99

105

118

NB Left-Turn Lane

*150/1

44

49

44

49

EB Left-Turn Lane

140/1

27

54

76

102

EB Right-Turn Lane

70/1

25

24

24

23

Healdsburg Avenue/Grove Street

Healdsburg Avenue/Parkland Farms Boulevard

SB Left-Turn Lane

*150/1

3

8

3

9

WB Left-Turn Lane

**90/1

10

6

12

7
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Table 3.2-7 (cont.): Peak Hour 95th Percentile Queues
Existing
AM

Existing plus Plan
PM

AM

PM

Notes:
All distances are measured in feet; NB = Northbound; SB = Southbound; EB = Eastbound; WB = Westbound
Bold text = queue lengths exceeding available storage
Shaded cells reflect mitigated conditions
* Turn-lane is connected to a two-way left-turn lane
** Turn-lane is connected to a through lane
Source: W-Trans, 2018.

Implementation of MM TRANS-5, which requires payment of a proportional share of the cost to
increase the length of the left-turn lane on the westbound approach to Dry Creek Road/U.S. 101
South, will not reduce the queueing impact to less than significant. Once the widening project is
fully funded and installed, the impact would be reduced to less than significant. Until the widening
project is implemented, however, the queuing and, thus, traffic safety hazard impact is significant
and unavoidable.

Level of Significance Before Mitigation
Potentially significant

Mitigation Measures
MM TRANS-5

New development within the plan area shall be required to contribute a
proportional share allocation towards the cost of widening Dry Creek Road to
accommodate a westbound left-turn lane the entire length between the U.S. 101
South and North Ramps. The amount paid shall include a proportional share of the
cost to widen the westbound approach to Dry Creek Road/U.S. 101 North Ramps to
include a second lane; the left lane would feed into the left-turn lane at the U.S. 101
South Ramps and the right lane would be a shared through/right-turn lane serving
through traffic and right turns onto the U.S. 101 North on-ramp. These
improvements would allow queues in the westbound left-turn lane at the U.S. 101
South Ramps to stack beyond the Dry Creek Road/U.S. 101 North Ramps
intersection, if needed, without impacting through traffic.

Level of Significance After Mitigation
Significant and unavoidable with mitigation

Attachment: Attachment 4 - Exhibit 11 - NEAP Draft EIR (2754 : North Village DA)

Intersection

Storage
Length/Number
of Lanes

The City expects to have a cost allocation plan for the signalization of the U.S. 101 South/Dry Creek
Road intersection in place by late 2019. Contribution of a proportional share allocation towards
improvements necessary to mitigate a significant impact would not reduce the impact to a less than
significant level. The significant impact at this intersection as a result of plan-related development
would remain significant until such time as the improvements identified in MM TRANS 5 are
implemented. For the purposes of this analysis, the effect of plan-related traffic as it relates to

3.2-30
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queuing at the U.S. 101 South/Dry Creek Road intersection is considered to be a significant and
unavoidable impact.

3.2.5 - Cumulative Impacts
Vehicle Circulation System Performance

Cumulative Without Plan Conditions (see Table 3.2-8 This scenario provides an evaluation
of traffic associated with future traffic volumes without the proposed plan based on data from
traffic impacts based on anticipated regional growth. The traffic volumes described are during
the weekday AM and PM peak periods, which capture traffic conditions during peak morning
and evening commute hours, as well as the Saturday midday peak period, which captures the
highest hour of traffic occurring during the weekend midday.
Cumulative Plus Plan Conditions (see Table 3.2-9 This scenario is the Future Conditions
scenario described above plus the addition of plan-generated traffic volumes attributed to
development contemplated under the proposed plan.

Cumulative Without Plan Conditions
model, maintained by the SCTA, and translated to weekday AM and PM peak-hour turning
movement volumes at each of the study inters
method is an iterative process that employs existing turn movement data, base year link volumes,
and future link volumes to approximate the likely future turning movement volumes at intersections.
Improvements at the intersection of Dry Creek Road/Grove Street (the all-way-stop controls
contemplated under the project-level scenario), were assumed to be constructed and operational.
The all-way stop sign controls will be installed in Spring 2019.
The need for future improvements to increase capacity at the U.S. 101/Dry Creek Road interchange
is identified in the Healdsburg 2030 General Plan Policy Document. General Plan Policy T-A-16
Sonoma County and the Sonoma County Transportation Authority (SCTA) to plan and implement
improvements to the Highway 101 interchanges at Dry Creek and Westside Roads, based on a fair
share formula for cooperative funding of impr

Attachment: Attachment 4 - Exhibit 11 - NEAP Draft EIR (2754 : North Village DA)

The following scenarios were evaluated for purposes of assessing cumulative transportation/traffic
impacts. The cumulative projects included in these scenarios represent citywide buildout through
2040.

inclusion in the Metropolitan Transportation Commission Regional Transportation Plan and continue to
pursue funding for the signalization of the freeway ramps at Dry Creek Road and other improvements
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Because the General Plan Policy Document does not provide guidance on what specific
improvements are to be provided, lane configurations planned for three of the Dry Creek Road study
intersections as originally detailed in the March 2002 Dry Creek Road Infrastructure Needs Analysis
were used. The 2002 Needs Analysis indicates
that Dry Creek Road will need to be widened to accommodate two lanes in each direction starting at
the U.S. 101 North Ramps east to Healdsburg Avenue. Eastbound right-turn and westbound left-turn
lanes will be added at Dry Creek Road/U.S. 101 South Ramps. An eastbound left-turn lane will also
be added at the U.S. 101 North Ramps. In addition, the westbound left-turn lane at the U.S. 101
South Ramps will be added in the short term in conjunction with the four-way stop sign controls to
be installed in 2019 by the City.
Under Cumulative Conditions, all but two study intersections (Intersections 1 and 2) are anticipated to
operate acceptably during both peak-hours. These results are summarized in Table 3.2-8 and Future
volumes are shown in Exhibit 3.2-5. As described in Table 3.2-8, the all-way stop controls at Dry Creek
Road/U.S. 101 South Ramps would improve operations but the intersection would continue to operate
at unacceptable service levels in the PM peak hour. However, the planned changes to the Dry Creek
Road/U.S. 101 South Ramps and U.S. 101 North Ramps (signalization and modifications) will improve
conditions at the study intersections to operate at acceptable levels of service.

Table 3.2-8: Cumulative Without Plan Intersection Levels of Service
Study Intersection
Approach

AM Peak-Hour

PM Peak-Hour

Delay

LOS

Delay

LOS

21.1

C

81.1

F

17.7

B

24.8

C

35.7

E

22.9

C

- Northbound (U.S. 101 North) Off-ramp

78.0

F

119.5

F

With Planned Signal and Eastbound LT Lane

28.2

C

43.3

D

3. Dry Creek Road/Grove Street

24.3

C

46.5

D

4. Dry Creek Road-March Avenue/Healdsburg Avenue

36.4

D

51.5

D

5. Healdsburg Avenue/Grove Street

8.1

A

10.7

B

6. Healdsburg Avenue/Parkland Farms Boulevard

6.5

A

6.2

A

7. Healdsburg Avenue/NEAP Plan Area Access

N/A

N/A

N/A

N/A

1. Dry Creek Road/U.S. 101 South Ramps (with all-way
stop controls)
With Planned Signal and Eastbound RT Lane
2. Dry Creek Road/U.S. 101 North Ramps

Attachment: Attachment 4 - Exhibit 11 - NEAP Draft EIR (2754 : North Village DA)
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Notes:
Delay is measured in average seconds per vehicle; LOS = Level of Service. RT = Right-turn; LT = Left-turn; Bold text
indicates unacceptable intersection operations; Underlined text indicates conditions with planned improvements as
identified in the 2002 Needs Analysis
Source: FCS, W-Trans, 2018.

With the improvements identified in the 2002 Needs Analysis, all seven of the study intersections
would be expected to operate acceptably.
3.2-32
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Cumulative With Plan Conditions

needed under Existing plus Plan Conditions (see MM TRANS-1b above), the intersection at Dry Creek
Road/U.S. 101 South Ramps would be expected to operate deficiently during the PM peak hour. The
intersection of Dry Creek Road/U.S. 101 North Ramps would also be expected to operate deficiently
at LOS E or F during both peaks. The intersection at Dry Creek Road/Grove Street is expected to drop
to LOS E operation during the PM peak-hour due to adding plan-generated traffic. Cumulative Plus
Plan traffic operation at the study intersections is summarized in Table 3.2-9 and calculations are
provided in Appendix B. This would represent a potentially significant impact with regard to level of
service standards.

Table 3.2-9: Cumulative Plus Plan Intersection Levels of Service
AM Peak-Hour
Study Intersection
Approach

PM Peak-Hour
Change
in Delay

LOS

29.4

D

18.6

B

50.8

F

+15.1

37.5

E

+14.6

- Northbound (U.S. 101 North) Off-ramp

111.2

F

+33.2

114.5

F

-5.0

Mitigated Conditions (With Planned
Signal and Eastbound LT Lane)

36.5

D

1. Dry Creek Road/U.S. 101 South Ramps
Mitigated Conditions (With Planned
Signal and Eastbound RT Lane)
2. Dry Creek Road/U.S. 101 North Ramps

3. Dry Creek Road/Grove Street

Delay

LOS

Change in
Delay

Delay

C

D
68.2

E

+21.7

4. Dry Creek Road-March
Avenue/Healdsburg Avenue
Mitigated Conditions (With Planned
Lane Configurations and Split Phasing)

50.4

D

D

6. Healdsburg Avenue/Parkland Farms
Boulevard

Attachment: Attachment 4 - Exhibit 11 - NEAP Draft EIR (2754 : North Village DA)

Projected plan-generated trips were added to the 2040 Future volumes derived from the SCTA travel
demand model, and then used to evaluate operation of the study intersections to determine
cumulative transportation/traffic impacts. Upon adding plan-generated traffic to the Cumulative

Notes:
Delay is measured in average seconds per vehicle; LOS = Level of Service; bold text = deficient operation; Underlined text
indicates mitigated conditions with planned improvements as identified in the 2002 Needs Analysis; RT = Right-turn; LT =
Left-turn
Source: FCS, W-Trans, 2018.
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No improvements for Dry Creek Road/Grove Street are planned and operation is projected to fall to
unacceptable LOS E with plan-generated trips added to Cumulative Plus Plan volumes. Signal
modification and restriping to provide a separate right-turn lane for the southbound approach to the
Dry Creek Road/Grove Street intersection to minimize congestion would result in acceptable operation
and reduce the impact to less than significant (see Table 3.2-9). However, there is insufficient road
right-of-way to accommodate the additional lane and to provide for planned bike lanes along this road
segment. The improvements needed to achieve acceptable operations at the Dry Creek Road/Grove
Street intersection are infeasible. This represents a significant and unavoidable cumulative vehicle
circulation system performance (intersection level of
to the cumulative vehicle circulation system performance (intersection level of service) impact at this
intersection is considered to be cumulatively considerable.

Transit, Bicycle, and Pedestrian Facilities
In addition to existing transit systems serving the City of Healdsburg, the planned future extension of
the SMART rail transit service through Healdsburg will substantially expand transit access. Not only
would this system serve commute trips to and from Healdsburg, but it would also provide a
connection from the Sonoma County Airport to destinations in Healdsburg, allowing visitors to travel
to and from the City using mass transit. As such, these systems would provide transit facilities that
would serve the cumulative projects, including the proposed plan.
The Healdsburg Bicycle and Pedestrian Master Plan addresses the need for connected systems serving
bicyclists by providing paths, bike lanes and bike routes throughout the City that connect the City to
destinations within the City and in the surrounding region. Upon completion of the citywide planned
facilities indicated in the Healdsburg Bicycle and Pedestrian Master Plan, adequate bicycle access
would be provided throughout the City. Similarly, the Healdsburg Bicycle and Pedestrian Master Plan
calls for installation of sidewalks along street frontages connecting land uses throughout the City. As
currently vacant parcels are developed as part of citywide buildout, sidewalks would be installed to fill
existing gaps in the network, resulting in a connected system of sidewalks and paths for pedestrian
access. As such, the Healdsburg Bicycle and Pedestrian Master Plan would ensure provision of bicycle
and pedestrian facilities to serve the cumulative projects, including the proposed plan. Thus, the
transit, bicycle, and pedestrian facilities cumulative impact would be less than significant.

Attachment: Attachment 4 - Exhibit 11 - NEAP Draft EIR (2754 : North Village DA)

Implementation of planned future improvements as previously identified by the City for the Dry Creek
Road corridor (Intersections 1, 2, and 4) would address the deficient operation at the interchange with
U.S. 101, as shown in underlined text in Table 3.2-9. Payment of a proportional share of the cost of
these improvements is required per MM TRANS-1a and TRANS-1c. However, the significant impacts to
this intersection as a result of plan-related development would remain significant until the
improvements identified in MM TRANS 1a are implemented. For the purposes of this analysis, the
tive effect of plan-related traffic on the U.S. 101/Dry Creek Road
intersection is considered to be a significant and unavoidable cumulative impact.

Traffic Safety Hazards
Implementation of planned future improvements as previously identified by the City for the Dry
Creek Road corridor (Intersections 1, 2, and 4) would address the deficient operation at the
3.2-36
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interchange with U.S. 101, as shown in underlined text in Table 3.2-9. Payment of a proportional
share of the cost of these improvements is required per MM TRANS-5. However, the significant
impacts to this intersection as a result of plan-related development would remain significant until
the improvements identified in MM TRANS 5 are implemented. This represents a significant and
unavoidable cumulative impact related to traffic safety hazards (queueing exceeding lane storage

Overall
With respect to vehicle circulation system performance (intersection level of service) at Dry Creek
Road/Grove Street intersection, operation is projected to fall to unacceptable LOS E with plangenerated trips added to the Cumulative Plus Plan volumes. Therefore, cumulative impacts related
significant and unavoidable. The cumulative impacts related to transit, bicycle, and pedestrian
facilities would be less than significant. Lane storage and intersection improvements to reduce
queueing are infeasible due to right-of-way constraints. Therefore, cumulative impacts related to
traffic safety hazards would be significant and unavoidable.

Level of Significance
Significant and unavoidable

Mitigation Measures
None available

Level of Significance After Mitigation
Significant and unavoidable
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thus, traffic safety hazards related to lane storage and intersection conditions at the U.S. 101/Dry
Creek Road intersection is considered to be cumulatively considerable.
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Section 3.3 - Air Quality
This section describes existing air quality conditions regionally and locally as well as the relevant
regulatory framework. This section also evaluates the possible impacts related to air quality that
could result from implementation of the proposed plan. Information included in this section is
based on plan-specific air quality modeling results utilizing California Emissions Estimator Model
(CalEEMod) version 2016.3.2, the United States Environmental Protection Agency (EPA) AERMOD air
dispersion model version 9.6.1 (complete modeling output is provided in Appendix C).

3.3.2 - Environmental Setting
Regional Climate
The California North Coast Area has a Mediterranean climate characterized by mild, dry summers
and mild, moderately wet winters; moderate daytime on-shore breezes, and moderate humidity.
Local topography plays a significant role in affecting weather patterns throughout the Coastal Range.
The Russian River drainage basin extends from Mendocino County into the northern portion of
Sonoma County, and the air basin extends into the Santa Rosa plain to the south. The plan area lies
between the Mayacama Mountains to the north and east, and the Coast Range to west. These
mountain ranges tend to buffer the Healdsburg area from the marine weather systems that originate
over the Pacific and are drawn inland by the jet stream. Air layer temperature inversions also
occasionally occur in the region trapping pollutants in the air basin between the higher mountain
ranges.
The climate of the region is typically polarized between summer and winter seasons, with cool moist
winters and warm dry summers. The winter season is characterized by overcast days and lengthy
periods of rain and drizzle. Winter temperatures range from an average low of 37 degrees
Fahrenheit (°F) to an average high of 62°F, with occasional overnight freezing temperatures. Annual
precipitation averages 30 inches, with 81 percent of the precipitation falling from November through
March. Summer temperatures range from an average low of 48°F to an average high of 82°F, with
temperatures in excess of 100°F occasionally.

Air Pollutant Types, Sources, and Effects
Criteria Air Pollutants
Air pollutants are termed criteria air pollutants if they are regulated by developing specific public
health- and welfare-based criteria as the basis for setting permissible levels. Table 3.3-1 provides a
summary of the types, sources, and effects of criteria air pollutants.
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Table 3.3-1: Description of Criteria Pollutants of National and California Concern
Physical Description and
Properties

Sources

Ozone

Ozone is a photochemical
pollutant as it is not emitted
directly into the atmosphere,
but is formed by a complex
series of chemical reactions
between volatile organic
compounds (VOC), nitrous
oxides (NOX), and sunlight.
Ozone is a regional pollutant
that is generated over a large
area and is transported and
spread by the wind.

Ozone is a secondary
pollutant; thus, it is not
emitted directly into the
lower level of the
atmosphere. The
primary sources of
ozone precursors (VOC
and NOX) are mobile
sources (on-road and
off-road vehicle
exhaust).

Particulate
matter (PM10)

Suspended particulate matter
is a mixture of small particles
that consist of dry solid
fragments, droplets of water,
or solid cores with liquid
coatings. The particles vary in
shape, size, and composition.
PM10 refers to particulate
matter that is between 2.5 and
10 microns in diameter, (one
micron is one-millionth of a
meter). PM2.5 refers to
particulate matter that is 2.5
microns or less in diameter,
about one-thirtieth the size of
the average human hair.

Stationary sources
include fuel or wood
combustion for
electrical utilities,
residential space
heating, and industrial
processes. Mobile or
transportation related
sources are from vehicle
exhaust and road dust.
Secondary particles
form from reactions in
the atmosphere.

Nitrogen dioxide During combustion of fossil
(NO2)
fuels, oxygen reacts with
nitrogen to produce nitrogen
X (NO, NO2, NO3,
N2O, N2O3, N2O4, and N2O5).
NOX is a precursor to ozone,
PM10, and PM2.5 formation.
NOX can react with compounds
to form nitric acid and related
small particles and result in
PM related health effects.

NOX is produced in
motor vehicle internal
combustion engines and
fossil fuel-fired electric
utility and industrial
boilers. Nitrogen
dioxide forms quickly
from NOX emissions.
NO2 concentrations near
major roads can be 30
to 100 percent higher
than those at
monitoring stations.

Particulate
matter (PM2.5)

3.3-2

Most Relevant Effects from
Pollutant Exposure

Irritate respiratory system;
reduce lung function; breathing
pattern changes; reduction of
breathing capacity; inflame and
damage cells that line the
lungs; make lungs more
susceptible to infection;
aggravate asthma; aggravate
other chronic lung diseases;
cause permanent lung damage;
some immunological changes;
increased mortality risk;
vegetation and property
damage.
(hours/days): irritation of the
eyes, nose, throat; coughing;
phlegm; chest tightness;
shortness of breath;
aggravate existing lung
disease, causing asthma
attacks and acute bronchitis;
those with heart disease can
suffer heart attacks and
arrhythmias.
lung function; chronic
bronchitis; changes in lung
morphology; death.
Potential to aggravate chronic
respiratory disease and
respiratory symptoms in
sensitive groups; risk to public
health implied by pulmonary
and extra-pulmonary
biochemical and cellular
changes and pulmonary
structural changes;
contributions to atmospheric
discoloration; increased visits
to hospital for respiratory
illnesses.
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Table 3.3-1 (cont.): Description of Criteria Pollutants of National and California Concern
Physical Description and
Properties

Sources

Most Relevant Effects from
Pollutant Exposure

Carbon
monoxide (CO)

CO is a colorless, odorless,
toxic gas. CO is somewhat
soluble in water; therefore,
rainfall and fog can suppress
CO conditions. CO enters the
body through the lungs,
dissolves in the blood, replaces
oxygen as an attachment to
hemoglobin, and reduces
available oxygen in the blood.

CO is produced by
incomplete combustion
of carbon-containing
fuels (e.g., gasoline,
diesel fuel, and biomass).
Sources include motor
vehicle exhaust,
industrial processes
(metals processing and
chemical manufacturing),
residential wood
burning, and natural
sources.

Ranges depending on exposure:
slight headaches; nausea;
aggravation of angina pectoris
(chest pain) and other aspects
of coronary heart disease;
decreased exercise tolerance in
persons with peripheral
vascular disease and lung
disease; impairment of central
nervous system functions;
possible increased risk to
fetuses; death.

Sulfur dioxide
(SO2)

Sulfur dioxide is a colorless,
pungent gas. At levels greater
than 0.5 ppm, the gas has a
strong odor, similar to rotten
eggs. Sulfur oxides (SOX)
include sulfur dioxide and
sulfur trioxide. Sulfuric acid is
formed from sulfur dioxide,
which can lead to acid
deposition and can harm
natural resources and
materials. Although sulfur
dioxide concentrations have
been reduced to levels well
below state and federal
standards, further reductions
are desirable because sulfur
dioxide is a precursor to
sulfate and PM10.

Human caused sources
include fossil-fuel
combustion, mineral ore
processing, and
chemical
manufacturing.
Volcanic emissions are a
natural source of sulfur
dioxide. Sulfur dioxide
is removed from the air
by dissolution in water,
chemical reactions, and
transfer to soils and ice
caps. The sulfur dioxide
levels in the State are
well below the
maximum standards.

Bronchoconstriction
accompanied by symptoms
which may include wheezing,
shortness of breath and chest
tightness, during exercise or
physical activity in persons with
asthma. Some populationbased studies indicate that the
mortality and morbidity effects
associated with fine particles
show a similar association with
ambient sulfur dioxide levels. It
is not clear whether the two
pollutants act synergistically or
one pollutant alone is the
predominant factor.

Lead (Pb)

Lead is a solid heavy metal
that can exist in air pollution
as an aerosol particle
component. Leaded gasoline
was used in motor vehicles
until around 1970. Lead
concentrations have not
exceeded state or federal
standards at any monitoring
station since 1982.

Lead ore crushing, leadore smelting, and
battery manufacturing
are currently the largest
sources of lead in the
atmosphere in the
United States. Other
sources include dust
from soils contaminated
with lead-based paint,
solid waste disposal,
and crustal physical
weathering.

Lead accumulates in bones, soft
tissue, and blood and can affect
the kidneys, liver, and nervous
system. It can cause
impairment of blood formation
and nerve conduction, behavior
disorders, mental retardation,
neurological impairment,
learning deficiencies, and low
IQs.
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Source: SCAQMD, 2007; CEPA 2002; CARB 2009; USEPA, 2003, 2009, 2010, 2011, 2012; National Toxicology Program, 2011
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Concentrations of toxic air contaminants (TACs) are also used as indicators of air quality conditions. Air
pollutant human exposure standards are identified for many TACs, including the following common
TACs relevant to development: particulate matter, fugitive dust, lead, and asbestos. These air
pollutants are called TACs, because they are air pollutants that may cause or contribute to an increase
in mortality or in serious illness, or that may pose a hazard to human health. TACs are usually present
in minute quantities in the ambient air; however, their high toxicity or health impact may pose a threat
to public health even at low concentrations. TACs can cause long-term health effects (such as cancer,
birth defects, neurological damage, asthma, bronchitis, or genetic damage) or short-term acute affects
(such as eye watering, respiratory irritation, runny nose, throat pain, or headaches).
TACs are separated into carcinogens and noncarcinogens based on the nature of the physiological
effects associated with exposure to a particular TAC. Carcinogens are assumed to have no safe
threshold below which health impacts would not occur. Cancer risk is typically expressed as excess
cancer cases per million exposed individuals, typically over a lifetime exposure or other prolonged
duration. For noncarcinogenic substances, there is generally assumed to be a safe level of exposure
below which no negative health impact is believed to occur. These levels may vary depending on the
specific pollutant. Acute and chronic exposure to noncarcinogens is expressed as a hazard index (HI),
which is the ratio of expected exposure levels to acceptable reference exposure levels. Table 3.3-2
provides a summary of the types, sources, and effects of TACs.

Table 3.3-2: Description of Toxic Air Contaminants of National and California Concern
Toxic Air
Contaminant

Most Relevant Effects from
Pollutant Exposure

Physical Description and Properties

Sources

Diesel
Particulate
Matter
(diesel PM)

Diesel PM is a source of PM2.5
diesel particles are typically 2.5
microns and smaller. Organic
compounds account for 80
percent of the total particulate
matter mass, which consists of
compounds such as hydrocarbons
and their derivatives, and
polycyclic aromatic hydrocarbons
and their derivatives.

Typically, the main
source of DPM is from
combustion of diesel
fuel in diesel-powered
engines. Such engines
are in on-road vehicles
such as diesel trucks,
off-road construction
vehicles, diesel
electrical generators,
and various pieces of
stationary construction
equipment.

Studies have linked elevated
particle levels in the air to
increased hospital admissions,
emergency room visits, asthma
attacks, and premature deaths
among those suffering from
respiratory problems. Human
studies on the carcinogenicity of
DPM demonstrate an increased
risk of lung cancer, although the
increased risk cannot be clearly
attributed to diesel exhaust
exposure.

VOCs

Reactive organic gases (ROGs), or
VOCs, are defined as certain
carbon any compounds that
participate in atmospheric
photochemical reactions.
Although there are slight
differences in the definition of
ROGs and VOCs, the two terms
are often used interchangeably.

Indoor sources of VOCs
include paints, aerosol
sprays, solvents, and
cleansers. Outdoor
sources of VOCs are
from fuel combustion.
VOCs reduction results
in reduced formulation
of ozone.

In general, concentrations of VOCs
are suspected to cause eye, nose,
and throat irritation; headaches;
loss of coordination; nausea; and
damage to the liver, the kidneys,
and the central nervous system.
Many VOCs have been classified as
toxic air contaminants.

3.3-4
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Toxic Air
Contaminant

Sources

Most Relevant Effects from
Pollutant Exposure

carcinogen.

Benzene is emitted
from fuel evaporation,
motor vehicle exhaust,
and oil/coal burning.
Benzene is used as a
solvent for paints, inks,
oils, waxes, plastic, and
rubber and occurs
naturally in gasoline at
one to two percent by
volume.

Short-term (acute) exposure of
high doses from inhalation of
benzene may cause dizziness,
drowsiness, headaches, eye
irritation, skin irritation, and
respiratory tract irritation, and at
higher levels, loss of consciousness
can occur. Long-term (chronic)
occupational exposure of high
doses has caused blood disorders,
leukemia, and lymphatic cancer.

Asbestos

Asbestos is the name given to a
number of naturally occurring
fibrous silicate minerals that have
been mined for their useful
properties such as thermal
insulation, chemical and thermal
stability, and high tensile strength.
The three most common types of
asbestos are chrysotile, amosite,
and crocidolite.

Exposure to asbestos
can occur during
demolition or
remodeling of buildings
constructed prior to
the 1977 asbestos use
ban or during soildisturbing activities in
areas with deposits
present.

Exposure to asbestos fibers may
result in health issues such as lung
cancer, mesothelioma (a rare
cancer of the membranes lining
the lungs, chest, and abdominal
cavity), and asbestosis (a noncancerous lung disease that
causes scarring of the lungs).

Hydrogen
Sulfide

Hydrogen sulfide (H2S) is a
flammable, colorless, poisonous
gas that smells like rotten eggs.

Manure, storage tanks,
ponds, and anaerobic
lagoons are the primary
sources of hydrogen
sulfide. Sources include
the combustion of
sulfur-containing fuels
(oil and coal).

High levels of hydrogen sulfide can
cause immediate respiratory
arrest. It can irritate the eyes and
respiratory tract and cause
headache, nausea, vomiting, and
cough. Long exposure can cause
pulmonary edema.

Sulfates

The sulfate ion is a polyatomic
anion with the empirical formula
SO42 . Sulfates occur in
combination with metal and/or
hydrogen ions. Many sulfates are
soluble in water.

Sulfates are formed
through photochemical
oxidation of sulfur
dioxide. The main
source of sulfur
compounds is
combustion of gasoline
and diesel fuel.

Health effects from sulfates
include a decrease in ventilatory
function, aggravation of asthmatic
symptoms, and aggravation of
cardio-pulmonary disease;

Vinyl
Chloride

Vinyl chloride, or chloroethene, is
a chlorinated hydrocarbon and a
colorless gas with a mild, sweet
odor. In 1990, ARB identified
vinyl chloride as a toxic air
contaminant and estimated a
cancer unit risk factor.

Vinyl chloride is used to
make plastic and vinyl
products: pipes, cable
coatings, and packaging
materials. It can be
formed when plastics
are left to decompose

Short-term exposure to high levels
of vinyl chloride in the air causes
central nervous system effects,
such as dizziness, drowsiness, and
headaches. Epidemiological
studies of occupationally exposed
workers have linked vinyl chloride

Benzene

Physical Description and Properties

Benzene is a VOC. It is a clear or
colorless light-yellow, volatile,
highly flammable liquid with a
gasoline-like odor. The EPA has
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Toxic Air
Contaminant

Lead (Pb)

Sources

Most Relevant Effects from
Pollutant Exposure

in solid waste landfills.
Vinyl chloride has been
detected near landfills,
sewage plants, and
hazardous waste sites.

exposure to development of a
rare cancer, liver angiosarcoma,
and have suggested a relationship
between exposure and lung and
brain cancers.

Lead-ore crushing and
smelting and battery
manufacturing are the
largest sources of lead
in the atmosphere.
Other sources include
dust from soils
contaminated with
lead-based paint, solid
waste disposal, and
physical weathering.

Lead accumulates in bones, soft
tissue, and blood and can affect
the kidneys, liver, and nervous
system. It can cause impairment
of blood formation and nerve
conduction, behavior disorders,
mental retardation, neurological
impairment, learning deficiencies,
and low IQs.

Physical Description and Properties

Lead is a solid heavy metal that
can exist in air pollution as an
aerosol particle component.
Leaded gasoline was used in
motor vehicles until around 1970.
Lead concentrations have not
exceeded state or federal
standards at any monitoring
station since 1982.

Source: SCAQMD, 2007; CEPA, 2002; CARB, 2009; USEPA, 2003, 2009, 2010, 2011, 2012; National Toxicology Program 2011

Air Quality
Regional
Air quality is a function of both the rate and location of pollutant emissions under the influence of
meteorological conditions and topographic features. Atmospheric conditions such as wind speed,
wind direction, and air temperature inversions interact with the physical features of the landscape to
determine the movement and dispersal of air pollutant emissions and, consequently, their effect on
air quality.
California is divided geographically into air basins for the purpose of managing the air resources of
the State on a regional basis. An air basin generally has similar meteorological and geographic
conditions throughout it. The Healdsburg area is located within the five-county North Coast Air
Basin, which includes Del Norte, Humboldt, Mendocino, and Trinity counties, and the northern
portion of Sonoma County. Within the North Coast Air Basin, the Healdsburg area is specifically
within the jurisdiction of Northern Sonoma County Air Pollution Control District (NSCAPCD).
NSCAPCD is the regional agency with jurisdiction for regulating air quality within the Sonoma County
portion of the North Coast Air Basin, thus, refere
jurisdictional area of the North Coast Air Basin.

Attachment: Attachment 4 - Exhibit 11 - NEAP Draft EIR (2754 : North Village DA)

Table 3.3-2 (cont.): Description of Toxic Air Contaminants of National and California
Concern

Air Pollutant Standards and Attainment Designations

Air pollutant standards have been identified by the EPA and the California Air Resources Board (ARB)
for the following six criteria air pollutants that affect ambient air quality: ozone, carbon monoxide (CO),

3.3-6
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Table 3.3-3: Federal and State Air Quality Standards
Air Pollutant

Ozone
Carbon monoxide (CO)
b

Nitrogen dioxide (NO2)
Sulfur dioxidec (SO2)

Federal Standarda

Averaging Time

California Standard

1 Hour

0.09 ppm

8 Hour

0.070 ppm

0.070 ppm

1 Hour

20 ppm

35 ppm

8 Hour

9.0 ppm

9 ppm

1 Hour

0.18 ppm

100 ppb

Annual

0.030 ppm

0.053 ppm

1 Hour

0.25 ppm

75 ppb

f

3 Hour
24 Hour

0.5 ppm
0.04 ppm

Annual
Particulate matter (PM10)
Particulate matter (PM2.5)

0.14
(for certain areas)
0.030 ppm (for certain
areas)

24 hour

50 µg/m3

Mean

20 µg/m3

150 µg/m3
3

24 Hour
Annual

35 µg/m
12 µg/m3

12.0 µg/m3
See note belowd

Visibility reducing particles

8 Hour

Sulfates

24 Hour

25 µg/m3

Leade

30-day

1.5 µg/m3
3

µg/m

0.15 µg/m3

Rolling 3-month average
Vinyl chloridee

24 Hour

0.01 ppm

Hydrogen sulfide

1 Hour

0.03 ppm

Volatile organic compounds (VOC)

There are no State or federal standards for VOCs
because they are not classified as criteria
pollutants.

Benzene

There are no ambient air quality standards for
benzene.
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nitrogen dioxide (NO2), sulfur dioxide (SO2), lead, and particulate matter (PM), which is subdivided into
two classes based on particle size: PM equal to or less than 10 microns in diameter (PM10), and PM
equal to or less than 2.5 microns in diameter (PM2.5
specific public health- and welfare-based criteria
as the basis for setting permissible levels. California has also established standards for sulfates,
visibility-reducing particles, hydrogen sulfide, and vinyl chloride. Table 3.3-3 presents the National
Ambient Air Quality Standards (NAAQS) and California Ambient Air Quality Standards (CAAQS).
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Table 3.3-3 (cont.): Federal and State Air Quality Standards

Diesel particulate matter (DPM)

Averaging Time

California Standard

a

Federal Standard

There are no ambient air quality standards for
DPM.

Notes:
3
ppm = parts per million (concentration)
µg/m = micrograms per cubic meter
Annual = Annual Arithmetic Mean
30-day = 30-day average
Quarter = Calendar quarter
a
Federal standard refers to the primary national ambient air quality standard, or the levels of air quality necessary,
with an adequate margin of safety to protect the public health. All standards listed are primary standards except for
3-Hour SO2, which is a secondary standard. A secondary standard is the level of air quality necessary to protect the
public welfare from any known or anticipated adverse effects of a pollutant.
b
To attain the 1-hour nitrogen dioxide national standard, the 3-year average of the annual 98th percentile of the 1hour daily maximum concentrations at each site must not exceed 100 parts per billion (0.100 ppm).
c
On June 2, 2010, a new 1-hour SO2 standard was established and the existing 24-hour and annual primary standards
were revoked. To attain the 1-hour national standard, the 3-year average of the annual 99th percentile of the 1hour daily maximum concentrations at each site must not exceed 75 ppb. The 1971 SO2 national standards (24-hour
and annual) remain in effect until one year after an area is designated for the 2010 standard, except that in areas
designated nonattainment for the 1971 standards, the 1971 standards remain in effect until implementation plans
to attain or maintain the 2010 standards are approved.
d
Visibility reducing particles: In 1989, ARB converted both the general statewide 10-mile visibility standard and the
Lake Tahoe 30-mile visibility standard to instrumental equivalents, which are
and Lake Tahoe Air Basin standards, respectively.
e
ARB has identified lead and vinyl chlori
threshold level of exposure for adverse
health effects determined. These actions allow for the implementation of control measures at levels below the
ambient concentrations specified for these pollutants.
f
The EPA Administrator approved a revised 8-hour ozone standard of 0.07 ppb on October 1, 2015. The new
standard went into effect 60 days after publication of the Final Rule in the Federal Register. The Final Rule was
published in the Federal Register on October 26, 2015 and became effective on December 28, 2015.
Source of effects, properties, and sources: South Coast Air Quality Management District 2007a; California Environmental
Protection Agency 2002; California Air Resources Board 2009; United States Environmental Protection Agency 2003,
2009a, 2009b, 2010, 2011a, and 2012; National Toxicology Program 2011a and 2011b. Source of standards: California
Air Resources Board 2013c. Website: https://www.arb.ca.gov/research/aaqs/aaqs2.pdf. Accessed August 28, 2018.

Both EPA and ARB use ambient air quality monitoring data to designate areas according to their
attainment status for criteria air pollutants. The purpose of these designations is to identify the
areas with air quality problems and initiate planning efforts for improvement. The three basic
to those regions that are meeting federal and/or State standards for a specified criteria pollutant.

Attachment: Attachment 4 - Exhibit 11 - NEAP Draft EIR (2754 : North Village DA)

Air Pollutant

example, the federal 8-hour CO standard is not to be exceeded more than once per year; therefore,
an area is in attainment of the CO standard if no more than one 8-hour ambient air monitoring
values exceeds the threshold per year. In contrast, the federal annual PM2.5 standard is met if the 3year average of the annual average PM2.5 concentration is less than or equal to the standard.
The portion of the North Coast Air Basin regulated by the NSAPCD is in attainment for all federal and
State ambient air quality standards.

3.3-8
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Table 3.3-4: Air Quality Index and Health Effects from Ozone
Air Quality Index/
8-hour Ozone Concentration

Health Effects Description

at risk.
Concentration 55 70 ppb

: Children and people with asthma are the groups most

Health Effects Statements: Unusually sensitive individuals may
experience respiratory symptoms.
Cautionary Statements: Unusually sensitive people should consider
limiting prolonged outdoor exertion.

Sensitive Groups
Concentration 86 105 ppb

Sensitive Groups: Children and people with asthma are the groups most
at risk.
Health Effects Statements: Increasing likelihood of respiratory symptoms
and breathing discomfort in active children and adults and people with
respiratory disease, such as asthma.
Cautionary Statements: Active children and adults, and people with
respiratory disease, such as asthma, should limit prolonged outdoor
exertion.
Sensitive Groups: Children and people with asthma are the groups most
at risk.

Concentration 86 105 ppb

Health Effects Statements: Greater likelihood of respiratory symptoms
and breathing difficulty in active children and adults and people with
respiratory disease, such as asthma; possible respiratory effects in
general population.
Cautionary Statements: Active children and adults, and people with
respiratory disease, such as asthma, should avoid prolonged outdoor
exertion; everyone else, especially children, should limit prolonged
outdoor exertion.
at risk.

Concentration 106 200 ppb

FirstCarbon Solutions

: Children and people with asthma are the groups most
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The health impacts of the various air pollutants of concern can be presented in a number of ways.
The clearest in comparison is to the State and federal ozone standards. If concentrations are below
the standard, it is safe to say that no health impact would occur to anyone. When concentrations
exceed the standard, impacts will vary based on the amount by which the standard is exceeded. The
EPA developed the Air Quality Index (AQI) as an easy-to-understand measure of health impacts
compared with concentrations in the air. Table 3.3-4 provides a description of the health impacts of
ozone at different concentrations.

Health Effects Statements: Increasingly severe symptoms and impaired
breathing likely in active children and adults and people with respiratory
disease, such as asthma; increasing likelihood of respiratory effects in
general population.
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Table 3.3-4 (cont.): Air Quality Index and Health Effects from Ozone
Air Quality Index/
8-hour Ozone Concentration

Health Effects Description

Source: Air Now. 2015. AQI Calculator: AQI to Concentration. Website: http://www.airnow.gov/index.cfm?action=re
sources.aqi_conc_calc.

Local Air Quality
The local air quality can be evaluated by reviewing relevant air pollution concentrations near the
plan area. Table 3.3-5 summarizes 2014 through 2016 published monitoring data, which is the most
recent three-year period available. The table displays data from the Healdsburg-Municipal Airport
monitoring station (located approximately 1.67 miles northwest of the plan area) and the
Guerneville-Church and 1st monitoring station (located approximately 11.84 miles southwest of the
plan area). The data shows that during the past few years, the plan area has exceeded the standards
for PM10 (state). The data in the table reflects the concentration of the pollutants in the air,
measured using air monitoring equipment. This differs from emissions, which are calculations of a
pollutant being emitted over a certain period. No recent monitoring data for Sonoma County was
available for CO and SO2. Generally, no monitoring is conducted for pollutants that are no longer
likely to exceed ambient air quality standards.

Table 3.3-5: Summary of Healdsburg Criteria Pollutants Monitoring Data
Air Pollutant
1

Ozone

Averaging
Time

1 Hour

Item

2014

2015

2016

0.070

0.072

0.072

0

0

0

0.064

0.064

0.066

Days > State Standard (0.07 ppm)

0

0

0

Days > National Standard (0.075 ppm)

0

0

0

Max 8 Hour (ppm)

ND

ND

ND

Days > State Standard (9.0 ppm)

ND

ND

ND

Days > National Standard (9 ppm)

ND

ND

ND

Max 1 Hour (ppm)
Days > State Standard (0.09 ppm)

8 Hour

Max 8 Hour (ppm)

Carbon
monoxide
2
(CO)

8 Hour

Nitrogen
dioxide (NO2)1

Annual

Annual Average (ppm)

0.004

0.004

0.004

1 Hour

Max 1 Hour (ppm)

0.040

0.040

0.040

0

0

0

Days > State Standard (0.18 ppm)
Sulfur dioxide
(SO2)

3.3-10

Annual

Annual Average (ppm)

ND

ND

ND

24 Hour

Max 24 Hour (ppm)

ND

ND

ND

Days > State Standard (0.04 ppm)

ND

ND

ND
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Cautionary Statements: Active children and adults, and people with
respiratory disease, such as asthma, should avoid all outdoor exertion;
everyone else, especially children, should limit outdoor exertion.
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Air Pollutant

Inhalable
coarse
particles
(PM10)1

Averaging
Time

Annual
24 hour

Item

2014

2015

2016

3

14.8

17.3

ND

42.3

56.7

45.0

0

2

0

0

0

0

ND

ND

4.9

26.2

29.9

18.7

0

0

0

Annual Average (µg/m )
3

24 Hour (µg/m )
3

Days > State Standard (50 µg/m )
3

Days > National Standard (150 µg/m )
Fine
particulate
matter
1
(PM2.5)

Annual
24 Hour

3

Annual Average (µg/m )
3

24 Hour (µg/m )
3

Days > National Standard (35 µg/m )

Notes:
> = exceed
ppm = parts per million
µg/m3 = micrograms per cubic meter
ID = insufficient data
ND = no data
max = maximum
Bold = exceedance
State Standard = California Ambient Air Quality Standard
National Standard = National Ambient Air Quality Standard
1
Healdsburg-Municipal Airport
2
Guerneville-Church
3
Sebastopol-103 Morris Street
Source: California Air Resources Board (ARB). 2017a. Top 4 Summary: Healdsburg-Municipal and Guerneville-Church.
Website: https://www.arb.ca.gov/adam/topfour/topfour1.php. Accessed June 13, 2018.
st

California Air Resources Board (ARB). 2017a. Trends Summary: Healdsburg-Municipal and Guerneville-Church and 1 .
Website: https://www.arb.ca.gov/adam/trends/trends1.php. Accessed June 13, 2018.

Based on the AQI scale for the 8-hour ozone standard (Table 3.3-4), the plan area experienced no
days in the most recent 3-year reporting period that would be categorized as very unhealthy (AQI
201-300) or unhealthy (AQI 151-200). The highest reading was 66 parts per billion (ppb) in 2016,
which would fall in the range for moderate (AQI 51-100).

Sensitive Receptors
Air pollution does not affect every individual in the population in the same way, and some groups are
more sensitive to adverse health effects than others are. Land uses such as residences, schools, day
care centers, hospitals, and nursing and convalescent homes are considered to be the most sensitive
to poor air quality, because the population groups associated with these uses have increased
susceptibility to respiratory distress or, as in the case of residential receptors, their exposure time is
greater than that for other land uses. Therefore, these groups are referred to as sensitive receptors.
Exposure assessment guidance typically assumes that residences would be exposed to air pollution
24 hours per day, 350 days per year, for 70 years. Bay Area Air Quality Management District
(BAAQMD) defines sensitive receptors as children, adults, and seniors occupying or residing in
residential dwellings, schools, day care centers, hospitals, and senior-care facilities.

FirstCarbon Solutions

Y:\Publications\Client (PN-JN)\3257\32570023\EIR\3 - DEIR\32570023 3.3 Air Quality.docx

Attachment: Attachment 4 - Exhibit 11 - NEAP Draft EIR (2754 : North Village DA)

Table 3.3-5 (cont.): Summary of Healdsburg Criteria Pollutants Monitoring Data
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Plan Area Vicinity
The closest sensitive receptors to the plan area include residences located to the southeast and east
of Healdsburg Ave. Exhibit 3.3-1 shows the nearby existing sensitive receptors.

Plan Area
There are no existing sensitive receptors within the plan area.

Plan Area Vicinity
The primary sources of air pollutants in the plan area vicinity are vehicle emissions from U.S. 101 and
Healdsburg Avenue. Land uses surrounding near the plan area include residential units,
industrial/manufacturing (winery), and open space/agricultural uses.

Plan Area
The plan area does not currently support developed land uses. As such, no criteria air pollutant and
TAC emissions are generated from this property. However, U.S. 101 is an existing major
transportation thoroughfare located adjacent to the plan area.

3.3.3 - Regulatory Framework
Federal
Clean Air Act
Congress established much of the basic structure of the Clean Air Act (CAA) in 1970 and made major
revisions in 1977 and 1990. Six common air pollutants (also known as criteria pollutants) are
addressed in the CAA. These are particulate matter, ground-level ozone, CO, sulfur oxides, nitrogen
oxides, and lead. The EPA calls these pollutants criteria air pollutants, because it regulates them by
developing human health-based and/or environmentally based criteria (science-based guidelines)
for setting permissible levels. The set of limits based on human health are called primary standards.
Another set of limits intended to prevent environmental and property damage are called secondary
standards.1 The federal standards are called NAAQS. The air quality standards provide benchmarks
for determining whether air quality is healthy at specific locations and whether development
activities will cause or contribute to a violation of the standards. The criteria pollutants are:
Ozone
Nitrogen dioxide (NO2)
Lead

Particulate matter (PM10 and PM2.5)
Carbon monoxide (CO)
Sulfur dioxide

Attachment: Attachment 4 - Exhibit 11 - NEAP Draft EIR (2754 : North Village DA)

Existing Emission Sources

The federal standards were set to protect public health, including that of sensitive individuals; thus,
the EPA is tasked with updating the standards as more medical research is available regarding the
health effects of the criteria pollutants. Primary federal standards are the levels of air quality
necessary, with an adequate margin of safety, to protect the public health.

1

U.S. Environmental Protection Agency (EPA). 2014. Clean Air Act Requirements and History. Website: https://www.epa.gov/cleanair-act-overview/clean-air-act-requirements-and-history. Accessed April 25, 2016.
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The Clean Air Act also requires each state to prepare an air quality control plan referred to as a state
implementation plan. The federal Clean Air Act Amendments of 1990 added requirements for states
with nonattainment areas to revise their SIPs to incorporate additional control measures to reduce
air pollution. The State of California periodically modifies its implementation plan to reflect the
latest emissions inventories, planning documents, and rules and regulations of the air basins, as
reported by their jurisdictional agencies.

Before 1994, there were no standards to limit the amount of emissions from off-road equipment. In
1994, EPA established emission standards for hydrocarbons, NOX, CO, and PM to regulate new pieces
of off-road equipment. These emission standards came to be known as Tier 1. Since that time,
increasingly more stringent Tier 2, Tier 3, and Tier 4 (interim and final) standards were adopted by EPA,
as well as by ARB. Each adopted emission standard was phased in over time. New engines built in and
after 2015 across all horsepower sizes must meet Tier 4 final emission standards. In other words, new
manufactured engines cannot exceed the emissions established for Tier 4 final emissions standards.

State
California Air Quality Control Plan (State Implementation Plan)
quality conditions and measures that will be followed to attain and maintain federal standards. The
State Implementation Plan for the State of California is administered by the ARB, which has overall

air district prepares their federal attainment plan, which is sent to ARB to be approved and
incorporated into the California State Implementation Plan. Federal attainment plans include the
technical foundation for understanding air quality (e.g., emission inventories and air quality
monitoring), control measures and strategies, and enforcement mechanisms.
Areas designated nonattainment must develop air quality plans and regulations to achieve standards
by specified dates, depending on the severity of the exceedances. For much of the country,
implementation of federal motor vehicle standards and compliance with federal permitting
requirements for industrial sources are adequate to attain air quality standards on schedule. For many
areas of California, however, additional State and local regulation is required to achieve the standards.

California Clean Air Act
The California Legislature enacted the California Clean Air Act (CCAA) in 1988 to address air quality

Attachment: Attachment 4 - Exhibit 11 - NEAP Draft EIR (2754 : North Village DA)

EPA Emission Standards for New Off-Road Equipment

problems were, and continue to be, some of the most severe in the nation and required additional
actions beyond the federal mandates. The ARB administers CAAQS for the 10 air pollutants
designated in the CCAA. The 10 State air pollutants are the six federal standards listed above as well
visibility-reducing particulates, hydrogen sulfide, sulfates, and vinyl chloride. The EPA authorized
California to adopt its own regulations for motor vehicles and other sources that are more stringent
than similar federal regulations implementing the CAA. Generally, the planning requirements of the
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CCAA are less stringent than the federal CAA; therefore, consistency with the CAA will also
demonstrate consistency with the CCAA.

California Health and Safety Code Section 39655 and California Code of Regulations Title 17
Section 93000 (Substances Identified as Toxic Air Contaminants)
ARB identifies substances as TACs as defined in Health and Safety Code Section 39655 and listed in
Title 17, Section 93000 of the California Code of Re
A TAC is defined as an air pollutant that may cause or contribute to an increase in
mortality or serious illness, or that may pose a hazard to human health. TACs are usually present in
minute quantities in the ambient air; however, their high toxicity or health risk may pose a threat to
public health even at low concentrations. In general, for those TACs that may cause cancer, there are
thresholds set by regulatory agencies below which adverse health impacts are not expected to occur.
This contrasts with the criteria pollutants for which acceptable levels of exposure can be determined
and for which the state and federal governments have set ambient air quality standards. According
to the California Almanac of Emissions and Air Quality, the majority of the estimated health risk from
TACs for the State of California can be attributed to relatively few compounds, the most important of
which is diesel particulate matter (DPM) from diesel-fueled engines.

California Low-Emission Vehicle Program
ARB first adopted Low-Emission Vehicle (LEV) program standards in 1990. These first LEV standards
ran from 1994 through 2003. LEV II regulations, running from 2004 through 2010, represent
and more sport utility vehicles and pickup trucks are used as passenger cars rather than work
vehicles, the more stringent LEV II standards were adopted to provide reductions necessary for
California to meet federally mandated clean air goals outlined in the 1994 State Implementation
amendments, also known as the Advanced Clean Car Program include more stringent emission
standards for model years 2017 through 2025 for both criteria pollutants and greenhouse gas (GHG)
emissions for new passenger vehicles (ARB 2013).2

California On-Road Heavy-Duty Vehicle Program
ARB has adopted standards for emissions from various types of new on-road heavy-duty vehicles.
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Other ARB responsibilities include but are not limited to overseeing local air district compliance with
California and federal laws; approving local air quality plans; submitting SIPs to EPA; monitoring air
quality; determining and updating area designations and maps; and setting emissions standards for
new mobile sources, consumer products, small utility engines, off-road vehicles, and fuels.

on-road heavy-duty engines and vehicles, and test procedures. ARB has also adopted programs to
reduce emissions from in-use heavy-duty vehicles including the Heavy-Duty Diesel Vehicle Idling

2

California Air Resources Board (ARB). 2013. Clean Car Standard
/ccms.htm. Accessed February 14, 2017.
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Reduction Program, the Heavy-Duty Diesel In-Use Compliance Program, the Public Bus Fleet Rule
and Engine Standards, and the School Bus Program and others (ARB 2013b).3

On July 26, 2007, ARB adopted a regulation to reduce DPM and NOX emissions from in-use (existing)
off-road heavy-duty diesel vehicles in California. Such vehicles are used in construction, mining, and
industrial operations. The regulation limits idling to no more than five consecutive minutes, requires
reporting and labeling, and requires disclosure of the regulation upon vehicle sale. The ARB is
enforcing that part of the rule with fines up to $10,000 per day for each vehicle in violation.
X emissions, which can be
met by replacing older vehicles with newer, cleaner vehicles or by applying exhaust retrofits. The
regulation was amended in 2010 to delay the original timeline of the performance requirements,
making the first compliance deadline January 1, 2014 for large fleets (over 5,000 horsepower), 2017
for medium fleets (2,501-5,000 horsepower), and 2019 for small fleets (2,500 horsepower or less).
The latest amendments to the Truck and Bus regulation became effective on December 31, 2014. The
amended regulation requires diesel trucks and buses that operate in California to be upgraded to
reduce emissions. Newer heavier trucks and buses must meet PM filter requirements beginning
January 1, 2012. Lighter and older heavier trucks must be replaced starting January 1, 2015. By
January 1, 2023, nearly all trucks and buses will need to have 2010 model year engines or equivalent.
The regulation applies to nearly all privately- and federally-owned diesel fueled trucks and buses and
to privately- and publicly-owned school buses with a gross vehicle weight rating (GVWR) greater
than 14,000 pounds. The regulation provides a variety of flexibility options tailored to fleets
operating low use vehicles, fleets operating in selected vocations like agricultural and construction,
and small fleets of three or fewer trucks (ARB 2015b).4

California Airborne Toxics Control Measure for Asbestos
ARB has adopted Airborne Toxics Control Measures for sources that emit a particular TAC. If there is
a safe threshold for a substance at which there is no toxic effect, the control measure must reduce
exposure below that threshold. If there is no safe threshold, the measure must incorporate Best
Available Control Technology to minimize emissions.
In July 2001, the ARB approved an Air Toxic Control Measure for construction, grading, quarrying and
surface mining operations to minimize emissions of naturally occurring asbestos. The regulation
requires application of best management practices (BMPs) to control fugitive dust in areas known to
have naturally occurring asbestos and requires notification to the local air district prior to
commencement of ground-disturbing activities. The measure establishes specific testing, notification
and engineering controls prior to grading, quarrying, or surface mining in construction zones where
naturally occurring asbestos is located on projects of any size. There are additional notification and

3

4
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California In-Use Off-Road Diesel Vehicle Regulation

California Air Resources Board (ARB). 2013b. The California Almanac of Air Qualit
http://www.arb.ca.gov/aqd/almanac/almanac13/almanac13.htm. Accessed February 14, 2017.
California Air Resources Board (ARB). 2015b. On-Road Heavy-Duty Diesel Vehicles (In-Use) Regulation. Website:
http://www.arb.ca.gov/msprog/onrdiesel/onrdiesel.htm. Accessed September 22, 2017.
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Construction sometimes requires the demolition of existing buildings where construction occurs.
Buildings often include materials containing asbestos; however, no demolition is proposed as part of
the proposed plan. Asbestos is also found in a natural state, known as naturally occurring asbestos.
Exposure and disturbance of rock and soil that naturally contain asbestos can result in the release of
fibers into the air and consequent exposure to the public. Asbestos most commonly occurs in
ultramafic rock that has undergone partial or complete alteration to serpentine rock (serpentinite)
and often contains chrysotile asbestos. In addition, another form of asbestos, tremolite, can be
found associated with ultramafic rock, particularly near faults. Sources of asbestos emissions include
unpaved roads or driveways surfaced with ultramafic rock, construction activities in ultramafic rock
deposits, or rock quarrying activities where ultramafic rock is present.
ARB has an Air Toxics Control Measure for construction, grading, quarrying, and surface mining
operations, requiring the implementation of mitigation measures to minimize emissions of asbestosladen dust. The measure applies to road construction and maintenance, construction and grading
operations, and quarries and surface mines when the activity occurs in an area where naturally
occurring asbestos is likely to be found. Areas are subject to the regulation if they are identified on
maps published by the Department of Conservation as ultramafic rock units or if the Air Pollution
Control Officer or owner/operator has knowledge of the presence of ultramafic rock, serpentine, or
naturally occurring asbestos on the site. The measure also applies if ultramafic rock, serpentine, or
asbestos is discovered during any operation or activity.

Verified Diesel Emission Control Strategies
equipment can last several years. ARB has developed Verified Diesel Emission Control Strategies
(VDECS), which are devices, systems, or strategies used to achieve the highest level of pollution
control from existing off-road vehicles, to help reduce emissions from existing engines. VDECS are
designed primarily for the reduction of diesel PM emissions and have been verified by ARB. There
are three levels of VDECS, the most effective of which is the Level 3 VDECS. Tier 4 engines are not
required to install VDECS because they already meet the emissions standards for lower tiered
equipment with installed controls.

California Diesel Risk Reduction Plan
new on-road, off-road, and stationary diesel-fueled engines and vehicles to reduce DPM emissions
by about 90 percent overall from year 2000 levels. The projected emission benefits associated with
the full implementation of this plan, including federal measures, are reductions in DPM emissions
and associated cancer risks of 75 percent by 2010, and 85 percent by 2020 (ARB 2000). 5

5

Attachment: Attachment 4 - Exhibit 11 - NEAP Draft EIR (2754 : North Village DA)

engineering controls at work sites larger than one acre in size. These projects require the submittal of

California Air Resources Board (ARB). 2000. Risk Reduction Plan to Reduce Particulate Matter Emissions from Diesel-fueled Engines
and Vehicles. Website: http://www.arb.ca.gov/diesel/documents/rrpfinal.pdf. Accessed September 22, 2017.
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Tanner Air Toxics Act and Air Toxics Hot Spots Information and Assessment Act
TACs in California are primarily regulated through the Tanner Air Toxics Act (Assembly Bill 1807) and
the Air Toxics Hot Spots Information and Assessment Act of 1987 (Assembly Bill 2588), also known as
the Hot Spots Act. To date, ARB has identified mo
as TACs.

The Carl Moyer Memorial Air Quality Standards Attainment Program (Carl Moyer Program), a
partnership between ARB and local air districts, issues grants to replace or retrofit older engines and
equipment with engines and equipment that exceed current regulatory requirements to reduce air
pollution. Money collected through the Carl Mo
program by providing incentives to effect early or extra emission reductions, especially from emission
sources in environmental justice communities and areas disproportionately affected by air pollution.
The program has established guidelines and criteria for the funding of emissions reduction projects.
Within the North Coast Air Basin, NSCAPCD administers the Carl Moyer Program. The program
establishes cost-effectiveness criteria for funding emission reductions projects, which under the final
2017 Carl Moyer Program Guidelines are $30,000 per weighted ton of NOX, ROG, and PM (ARB 2017).6

Regional
BAAQMD California Environmental Quality Act Air Quality Guidelines
The NSCAPCD regulates air emissions in the norther Sonoma County portion of the North Coast Air
Quality Guidelines to assess air quality emissions from land use projects. BAAQMD has published
air quality impacts of projects and plans.
BAAQMD developed quantitative thresholds of significance for its CEQA guidelines in 2010, which
were also included in its updated 2011 guideline
the 2010 thresholds of significance was later challenged in court. In an opinion issued on December
17, 2015, related to the BAAQMD CEQA Guidelines, the California Supreme Court held that CEQA
does not generally require an analysis of the impacts of locating development in areas subject to
environmental hazards unless the project would exacerbate existing environmental hazards. The
California Supreme Court also found that CEQA requires the analysis of exposing people to
environmental hazards in specific circumstances, including the location of development near
airports, schools near sources of toxic contamination, and certain exemptions for infill and workforce
housing. The California Supreme Court also held that public agencies remain free to voluntarily
conduct this analysis not required by CEQA for their own public projects (CBIA v. BAAQMD [2016] 2
Cal.App.5th 1067, 1083).
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Carl Moyer Memorial Air Quality Standards Attainment Program

guidelines in May 2017. The BAAQMD CEQA Guidelines state that local agencies may rely on
thresholds designed to reflect the impact of locating development near areas of toxic air
6

California Air Resources Board (ARB). 2017. 2017 Carl Moyer Program Guidelines. Website: https://www.arb.ca.gov/msprog/
moyer/guidelines/current.htm. Accessed June 2, 2018.

FirstCarbon Solutions

Y:\Publications\Client (PN-JN)\3257\32570023\EIR\3 - DEIR\32570023 3.3 Air Quality.docx

3.3-19

Packet Pg. 1129

7.A.p

Air Quality

Draft EIR

contamination where such an analysis is required by CEQA or where the agency has determined that
such an analysis would assist in making a decision about the project. However, the thresholds are
not mandatory and agencies should apply them only after determining that they reflect an
thresholds are for informational purposes only, to assist local agencies.

The purpose of this rule is to limit the discharge of particulate matter into the atmosphere from
combustion and non-combustion sources.

NSCAPCD Rule 430 (Fugitive Dust Emissions)
The purpose of this rule is to prevent unnecessary amounts of particulate matter from becoming
airborne.

NSCAPCD Rule 485 (Architectural Coatings)
The purpose of this rule is to limit the quantity of volatile organic compounds in architectural
coatings supplied, sold, offered for sale, applied, solicited for application, or manufactured for use
within NSCAPCD.

Local
Healdsburg 2030 General Plan
The Healdsburg 2030 General Plan establishes the following goals and policies that are relevant to
air quality:
NR-F: Protection and improvement of air quality in the Healdsburg area.
NR-F-1: The City will encourage the use of transit systems and other alternatives to
automobile use.
NR-F-2: The City will promote land use patterns that support the use of transit systems and
pedestrian and bicycle facilities.
NR-F-3: The City will seek to minimize particulate matter emissions from wood burning
fireplaces and stoves, and construction activities.
NR-27: Enforce the requirements of the NSCAPCD to ensure that installation of all new or
NR-28: Require the use of BMPs, such as those promulgated by the Bay Area Air Quality
Management District, during construction to minimize emissions.
In accordance with Policy NR-28, the City requires standard conditions of approval applicable to all
development projects. During any construction period ground disturbance, the applicant shall ensure
that the project contractor implement measures to control dust and exhaust. Implementation of the
following best management practices recommended by BAAQMD and listed below is required and
would reduce dust and exhaust impacts associated with grading and construction to a less than
significant level.

3.3-20
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NSCAPCD Rule 420 (Particulate Matter)
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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 off-site material shall be covered.

4. All construction 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
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
with applicable regulations.

3.3.4 - Impacts and Mitigation Measures
Specific Thresholds of Significance
The City of Healdsburg CEQA Implementation Procedures establishes that a significant impact
related to air quality would occur if the proposed plan:
Conflicts with or obstructs implementation of an applicable air quality plan.
Violates an applicable federal or State ambient air quality standard.
Results in a cumulatively considerable net increase of any criteria pollutant for which the
project region is non-attainment under an applicable federal or State ambient air quality
standard (including releasing emissions that exceed quantitative thresholds for ozone
precursors).
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3. All visible mud or dirt tracked 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.

Contributes substantially to an existing or projected air quality violation.
Exposes sensitive receptors to substantial pollutant concentrations.
Creates objectionable odors affecting a substantial number of people.
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As discussed in the Initial Study for the proposed NEAP, NSAPCD is not required to prepare or
implement an air quality plan. Therefore, no impact would occur with regard to potential conflict
with an applicable air quality plan, and this topic will not be further evaluated in this section. In
addition, the Initial Study determined that the proposed plan would not create objectionable odors
affecting a substantial number of people. Therefore, this topic will not be further evaluated in this
section.

Ambient Air Quality
The NSCAPCD has not adopted standards of significance and instead suggests the use of the
BAAQMD thresholds and mitigation measures. In June 2010, BAAQMD adopted thresholds of
significance to assist lead agencies in the review of projects and plans under CEQA. These thresholds
(see Table 3.3-6) were designed to establish the level at which BAAQMD believed air pollution
emissions would cause significant environmental impacts under CEQA and were posted on

7

The significance thresholds identified by BAAQMD are summarized in Table 3.3-6. Although the
specific land uses could ultimately vary during final design, the emission estimates were developed
consistent with the land uses and construction schedule in Chapter 2, Project Description.
While the final determination of whether or not a project or plan is significant is within the purview of
the lead agency pursuant to CEQA Guidelines Section 15064(b), BAAQMD recommends that its
quantitative and qualitative air pollution thresholds be used to determine the significance of projector plan-related emissions.

Table 3.3-6: BAAQMD CEQA Thresholds of Significance
Construction Thresholds
Average Daily
Emissions

Average Daily Emissions

Annual Average Emissions

ROG

54 pounds/day

54 pounds/day

10 tons/year

NOX

54 pounds/day

54 pounds/day

10 tons/year

PM10

82 pounds/day

82 pounds/day

15 tons/year

PM2.5

54 pounds/day

54 pounds/day

10 tons/year

CO

Not Applicable

9.0 ppm (8-hour average) or
20.0 ppm (1-hour average)

Construction Dust
Ordinance or other
Best Management
Practices

Not Applicable

Pollutant

Operational Thresholds

Criteria Air Pollutants

Fugitive Dust

7
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Bay Area Air Quality Management District (BAQMD). California Environmental Quality Act Air Quality Guidelines. (May, 2017).
Website: http://www.baaqmd.gov/~/media/files/planning-and-research/ceqa/ceqa_guidelines_may2017-pdf.pdf?la=en. Accessed
September 22, 2017.
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Table 3.3-6 (cont.): BAAQMD CEQA Thresholds of Significance

Pollutant

Construction Thresholds
Average Daily
Emissions

Operational Thresholds
Average Daily Emissions

Annual Average Emissions

Excess Cancer Risk

10 per one million

10 per one million

1.0

1.0

0.3 µg/m3

0.3 µg/m3

Chronic or Acute Hazard Index
Incremental annual average
PM2.5

Health Risks and Hazards for Sensitive Receptors (Cumulative from All Sources within 1,000-Foot Zone of
Influence) and Cumulative Thresholds for New Sources

Excess Cancer Risk

100 per 1 million

Chronic Hazard Index

10.0

Annual Average PM2.5

0.8 µg/m3

Notes:
ROG = reactive organic gases
NOX = nitrogen oxides
PM10 = course particulate matter or particulates with an aerodynamic diameter of 10 µm or less
PM2.5 = fine particulate matter or particulates with an aerodynamic diameter of 2.5 µm or less
Source: Bay Area Air Quality Management District (BAAQMD). 2017. California Environmental Quality Act Air Quality
Guidelines. May. Website: http://www.baaqmd.gov/~/media/files/planning-and-research/ceqa/ceqa_guidelines_may
2017-pdf.pdf?la=en. Accessed September 22, 2017.

Air Quality-related Health Risk
The air quality-related health risk significance thresholds utilized for this assessment were derived
from the BAAQMD significance thresholds. These thresholds are:
Cancer Risk: 10 in one million
Non-cancer Hazard Index: 1.0
Annual PM2.5: 0.3 kg/m3

Air Pollutant Modeling
Emission factors represent the emission rate of a pollutant over a given time or activity; for example,
grams of NOX per vehicle mile traveled (VMT) or grams of NOX per horsepower hour of equipment
operation. The ARB has published emission factors for on-road mobile vehicles/trucks in the EMFAC
mobile source emissions model and emission factors for off-road equipment and vehicles in the
OFFROAD emissions model. Activity levels are a measure of how active a piece of equipment is and
can be represented as the amount of material processed, elapsed time that a piece of equipment is
in operation, horsepower of a piece of equipment used, or VMT per day. An air emissions model (or
calculator) combines the emission factors and the various levels of activity and outputs the
emissions for the various pieces of equipment.
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CalEEMod version 2016.3.2 was developed in collaboration with air districts throughout the State.
CalEEMod is designed as a uniform platform for government agencies, land use planners, and
environmental professionals to quantify potential criteria pollutant emissions associated with
construction and operation from a variety of land uses.

Construction criteria pollutant and precursor emissions: CalEEMod, version 2016.3.2
Operational criteria pollutant and precursor emissions: CalEEMod, version 2016.3.2
Construction TAC emission air dispersion assessment: EPA AERMOD dispersion model, version
9.6.1
The following criteria air pollutants and precursors are assessed in this analysis:
Reactive organic gases (ROG)
Nitrogen oxides (NOX)
Carbon monoxide (CO)
Sulfur dioxide (SO2)
Particulate matter less than 10 microns in diameter (PM10)
Particulate matter less than 2.5 microns in diameter (PM2.5)
Note that the proposed plan would emit ozone precursors ROG and NOX. However, the proposed
plan would not directly emit ozone, since it is formed in the atmosphere during the photochemical
reactions of ozone precursors.
The proposed plan area does not contain or propose sources that would produce substantial
quantities of SO2 emissions during construction or operation, and no further analysis of SO2 is
required.

Construction-related Criteria Pollutants
Construction emissions can vary substantially from day to day, depending on the level of activity, the
specific type of operation, and prevailing weather conditions. Construction emissions result from
both on-site and off-site activities. On-site emissions consist of exhaust emissions from the activity
levels of heavy-duty construction equipment, motor vehicle operation, and fugitive dust (mainly
PM10) from disturbed soil. Additionally, paving operations and application of architectural coatings
would release VOC emissions. Off-site emissions result from motor vehicle exhaust from delivery
vehicles, worker traffic and road dust (PM10 and PM2.5).
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As previously discussed, the NSCAPCD has not adopted standards of significance for operational
activities and instead suggests the use of the BAAQMD CEQA thresholds and mitigation measures.
The modeling follows BAAQMD guidance where applicable from its BAAQMD CEQA Guidelines. The
models used in this analysis are summarized as follows:

Schedule

The proposed plan was assumed to be constructed in two phases and over a period of two years
starting in mid-2019 and ending in June 2021. Phase 1 was assumed to last 6 months and include
the construction of internal circulation and access and utility infrastructure extensions and
3.3-24
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connections as well as site preparation within the 18-acre developable portion of the plan area. Site
grading is expected to be minimal as the North Village site was graded in conjunction with previous
environmental remediation activities in 2005. The public, at-grade, quiet railroad crossing at the

Phase 2 was assumed to last 24 months and include the construction of 290 multi-family units, a
130-room (130,000-square-foot) hotel, 40,000 square feet of office uses, and 30,000 square feet of
retail uses. It is anticipated that construction staging would occur within the developable portion of
the plan area. For purposes of this analysis, Phase 2 was assumed to start construction in January
2020 and become operational in 2021. There would be an overlap of construction and operational
activity within the developable portion of the plan area for a period of approximately 6 months in
2021. The timing is ultimately dependent on market conditions and construction scheduling.
Construction was assumed to take place 5 days per week and 8 hours per day. The conceptual
construction schedule is shown in Table 3.3-7.

Table 3.3-7: Conceptual Construction Schedule
Assumed Construction Schedule
Construction Phase

Start Date

End Date

Working Days

Site Preparation

7/1/2019

9/30/2019

66

Paving

10/1/2019

12/31/2019

66

Building Construction

1/1/2020

10/8/2021

463

Paving

10/9/2021

11/7/2021

20

Architectural Coating

11/8/2021

12/31/2021

40

Phase 1

Phase 2

Source: FCS and CalEEMod.

Equipment Tiers and Emission Factors

Equipment tiers refer to a generation of emission standards established by the EPA and ARB that
and horsepower rating; generally, the newer a piece of equipment is, the greater the tier it is likely to
have. Excluding engines greater than 750 horsepower, Tier 1 engines were manufactured generally
between 1996 and 2003. Tier 2 engines were manufactured between 2001 and 2007. Tier 3 engines
were manufactured between 2006 and 2011. Tier 4 engines are the newest and some incorporate
hybrid electric technology; they were manufactured after 2007.
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late 2018.

Construction emissions are generally calculated as the product of an activity factor and an emission
factor. The activity factor for construction equipment is a measure of how active a piece of
equipment is and can be represented as the amount of material processed, elapsed time that a piece
of equipment is in operation, horsepower of a piece of equipment used, or the amount of fuel
FirstCarbon Solutions
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consumed in a given amount of time. The emission factor relates the process activity to the amount
of pollutant emitted. Examples of emission factors include grams of emissions per miles traveled
and grams of emissions per horsepower-hour. The operation of a piece of equipment is tempered by
its load factor which is the average power of a given piece of equipment while in operation
compared with its maximum rated horsepower. A load factor of 1.0 indicates that a piece of
equipment continually operates at its maximum operating capacity. This analysis uses the CalEEMod
default load factors for off-road equipment.

The CalEEMod contains built-in inventories of construction equipment for a variety of land use
construction projects that incorporate estimates of the number of equipment, their age, their
horsepower, and emission control equipment tier mix from which rates of emissions are developed.
These inventories were developed based on construction surveys for several land use projects. Table
3.3-8 presents the construction equipment used on the proposed plan as derived from CalEEMod.
The CalEEMod default emission control equipment tier mix was used in this analysis for the
estimation of unmitigated emissions from on-site construction equipment.

Table 3.3-8: Proposed Plan Construction Equipment Assumptions for all Phases of
Construction
Number

Hours per
Day

Horsepower

Load Factor

Rubber Tired Dozers

3

8

247

0.40

Tractors/Loaders/Backhoes

4

8

97

0.37

Trenchers

1

8

78

0.50

Pavers

2

8

130

0.42

Paving Equipment

2

8

132

0.36

Rollers

2

8

80

0.38

Cranes

1

7

231

0.29

Forklifts

3

8

89

0.2

Generator Sets

1

8

84

0.74

Tractors/Loaders/Backhoes

3

7

97

0.37

Welders

1

8

46

0.45

Pavers

2

8

130

0.42

Paving Equipment

2

8

132

0.36

Rollers

2

8

80

0.38

Air Compressors

1

6

78

0.48

Phase Name

Equipment

Phase 1

Site Preparation

Paving

Phase 2

Building Construction

Paving
Architectural Coating

Attachment: Attachment 4 - Exhibit 11 - NEAP Draft EIR (2754 : North Village DA)

On-site Off-road Equipment

Source: CalEEMod and FirstCarbon Solutions, see Appendix C.
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Site Preparation

Only some pieces of equipment are assumed to generate fugitive dust in CalEEMod. The CalEEMod
model manual identifies various equipment and the acreage disturbed in an 8-hour day for each
piece of equipment:
Crawler tractors, graders, and rubber-tired dozers: 0.5 acre per 8-hour day
Scrapers: 1 acre per 8-hour day
Therefore, the following acres are the total quantities disturbed per day, per phase, according to the
acreage disturbed quantities listed above:
Site preparation = 3.5 acres per day
As previously discussed, the plan area has been previously graded. Considering this information, it
was assumed that soil would be balanced on-site, and, therefore, there would be no material
imported or exported from the plan area.
Off-site On-road Vehicle Trips

Worker vehicle trips are accounted for the construction phases based on 1.25 worker trips per piece
of construction equipment. The CalEEMod model defaults for vendor trips, trip length, and vehicle
fleet (all heavy-heavy duty trucks) were used. The CalEEMod model run used the default worker trip
length of 10.8 miles, vendor trip length of 7.3, and the hauling trip length of 20 miles. A summary of
the construction-related trips is shown in Table 3.3-9.

Table 3.3-9: Construction Off-site Trips
Construction Trips per Day
Activity

Total Construction Trips

Worker

Vendor

Haul

Site Preparation

20

0

0

Paving

15

0

0

Building Construction

286

64

0

Paving

15

0

0

Architectural Coating

57

0

0

Phase 1

Phase 2

Attachment: Attachment 4 - Exhibit 11 - NEAP Draft EIR (2754 : North Village DA)

During earthmoving activities, fugitive dust can be generated from the movement of dirt on the
proposed plan. CalEEMod estimates dust from dozers moving dirt around, dust from graders or
scrapers leveling the land, and loading or unloading dirt into haul trucks. Each activity is calculated
differently in CalEEMod, based on the number of acres traversed by the grading equipment.

Source: FirstCarbon Solutions and CalEEMod, see Appendix C.
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Off-Gassing Materials

Operation-related Criteria Pollutants
For the purpose of this analysis, operations were analyzed assuming full-buildout in 2021.
Operational emissions are those emissions that occur when the proposed plan commences
operations.
On-road Motor Vehicles

Motor vehicle emissions refer to exhaust and road dust emissions from the automobiles that would
travel to and from the plan area. The emissions were estimated using CalEEMod. The average daily
trip generation rates for operations were obtained from the traffic analysis performed consistent with
Institute of Transportation Engineers (ITE) Manual, 10th Edition. Pass-by trips are made as intermediate
stops on the way from an origin to a primary trip destination without a route diversion. Pass-by trips
are attracted from traffic passing the site on an adjacent street or roadway that offers direct access to
the generator. Pass-by trips are not diverted from another roadway. The CalEEMod defaults pass-by
trips were used for this analysis. The CalEEMod default round trip lengths for an urban setting for the
North Coast Air Basin portion of Sonoma County were used in this analysis. The vehicle fleet mix is
defined as the mix of motor vehicle classes active during the operation of the proposed plan. Emission
factors are assigned to the expected vehicle mix as a function of vehicle class, speed, and fuel use
(gasoline and diesel-powered vehicles). The CalEEMod default vehicle fleet mix was used for the North
Coast Air Basin portion of Sonoma County was used for this analysis.
Architectural Coatings

Paints release ROG emissions during application and drying. The buildings in the proposed plan
would be repainted on occasion. The proposed plan is required to comply with the NSCAPD
sale of architectural coatings and limits the reactive organic gases content in paints and paint
solvents.
Consumer Products

Consumer products are various solvents used in non-industrial applications, which emit ROG

Attachment: Attachment 4 - Exhibit 11 - NEAP Draft EIR (2754 : North Village DA)

Asphalt paving and architectural coating materials used during construction would generate off-gas
emissions of ROGs. CalEEMod was used to estimate these off-gas ROG emissions. The data
collection process determined the acres of asphalt paving required, which CalEEMod uses to
determine associated ROG emissions. CalEEMod contains assumptions for application of
architectural coatings that are based on the land use type and square footage of the buildings to be
constructed and were used to quantify emissions.

used by household and institutional consumers, including but not limited to: detergents; cleaning
compounds; polishes; floor finishes; cosmetics; personal care products; home, lawn, and garden
products; disinfectants; sanitizers; aerosol paints; and automotive specialty products. It does not
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include other paint products, furniture coatings, or architectural coatings.8 The default emission
factor developed for CalEEMod was used.
Residential Wood Burning

The CalEEMod model was adjusted to reflect compliance with NSCAPCD Rule 400, which requires
that new wood-fired appliances meet United States Environmental Protection Agency or NSCAPCD
standards.

CalEEMod estimated the landscaping equipment using the default assumptions in the model.
Electricity

Electricity used by the proposed plan (for lighting, etc.) would result in emissions from the power
plants that would generate electricity distributed on the electrical power grid. Electricity emissions
estimates are used only in the GHG analysis. CalEEMod was used to estimate these emissions from
the proposed plan.
CalEEMod has three categories for electricity consumption: electricity that is impacted by Title 24
regulations, non-Title 24 electricity, and lighting. The Title 24 uses are defined as the major building
de Title 24 Part 6, such as space heating, space
cooling, water heating, and ventilation. Lighting is separate since it can be both part and not part of
Title 24. Since lighting is not considered as part of the building envelope energy budget, CalEEMod
does not consider lighting to have any further association with Title 24 references in the program.
Non-Title 24 includes everything else such as appliances and electronics. Total electricity consumption
in CalEEMod is divided into the three categories. The percentage for each category is determined by
using percentages derived from the CalEEMod default electricity intensity factors. The percentages are
then applied to the electricity consumption to result in the values used in the analysis.
Natural Gas

The proposed plan would generate emissions from the combustion of natural gas for water heaters,
heat, etc. CalEEMod has two categories for natural gas consumption: Title 24 and non-Title 24.
CalEEMod defaults were used.

Construction- and Operation-related Toxic Air Contaminants
TACs are air pollutants in miniscule amounts in the air that, if a person is exposed to them, could
increase the chances of experiencing health problems. Exposures to TAC emissions can have both
chronic long-term (over a year or longer) and acute short-term (over a period of hours) health
impacts. Construction-period TAC emissions could contribute to increased health risks to nearby
residents or sensitive receptors.

Attachment: Attachment 4 - Exhibit 11 - NEAP Draft EIR (2754 : North Village DA)

Landscape Equipment

An assessment was made of the potential health impacts to surrounding sensitive receptors
resulting from TAC emissions during proposed plan construction. The TACs of greatest concern are
those that cause serious health problems or affect many people. Health problems can include
8

California Air Resources Board (ARB). 2011. Regulation for Reducing Emissions from Consumer Products. Website: www.arb.ca.gov
/consprod/regs/fro%20consumer%20products%20regulation.pdf. Accessed May 1, 2017.
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cancer, respiratory irritation, nervous system problems, and birth defects. Some health problems
occur soon after a person inhales TACs. These immediate effects may be minor, such as watery eyes;
or they may be serious, such as life-threatening lung damage. Other health problems may not
of a delayed health problem.

or formed secondarily in the atmosphere. PM2.5 health impacts are important, because their size can
be deposited deeply in the lungs causing respiratory effects.
For purposes of this analysis, exhaust emissions of DPM, are represented as exhaust emissions of
PM2.5. Studies indicate that DPM poses the greatest health risk among airborne TACs. A 10-year
research program conducted by the ARB demonstrated that DPM from diesel-fueled engines is a
human carcinogen and that chronic (long-term) inhalation exposure to DPM poses a chronic longterm health risk. DPM differs from other TACs in that it is not a single substance but a complex
mixture of hundreds of substances. Although DPM is emitted by diesel-fueled, internal combustion
engines, the composition of the emissions varies, depending on engine type, operating conditions,
fuel composition, lubricating oil, and whether an emission control system is present.

Impact Evaluation
Potential for Air Quality Standard Violation
Impact AIR-1:

The proposed plan would not violate an applicable federal or State ambient air
quality standard or contribute substantially to an existing or projected air quality
violation.

Impact Analysis
the North Coast Air Basin. The potential for new violations is evaluated by comparing the emissions
of criteria pollutants and comparing those emissions to the appropriate emission thresholds.
Potential localized impacts would consist of exceedances of State or federal standards for PM2.5,
PM10, and nitrogen dioxide (NO2). Particulate matter emissions (both PM10 and PM2.5) are of concern
during project construction because of the potential to emit fugitive dust during earth-disturbing
activities. NOX emissions are of concern from the potential health impacts of NO2, and because NO2
particulates in the production of ozone and particulate nitrate aerosols. In addition, emissions of
ROG are important because of their participation in the formation of ozone; ROG emissions result
from motor vehicles and hydrocarbon evaporation associated with solvent use and painting.
Construction and operational emissions are discussed separately below.

Attachment: Attachment 4 - Exhibit 11 - NEAP Draft EIR (2754 : North Village DA)

Fine particle pollution or PM2.5 describes particulate matter that is 2.5 micrometers in diameter and

Construction
Construction-related emissions would result from on-site and off-site activities. On-site emissions
consist principally of exhaust emissions from the heavy-duty off-road construction equipment, onsite motor vehicle operation, and fugitive dust (mainly PM10) from disturbed soil. Off-site emissions
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are caused by motor vehicle exhaust associated with delivery and haul truck vehicles, construction
worker traffic, and road dust.
Proposed plan construction would require general site preparation/earthwork activities. Emissions
from construction activities are generally short-term in duration, but they may still cause adverse air
quality impacts. The proposed plan would generate emissions from construction equipment
exhaust, worker travel, and fugitive dust as PM10 and PM2.5. PM10 is of concern during construction
because of the potential to emit fugitive dust during earth-disturbing activities (construction fugitive
dust). During construction, fugitive dust (PM10) would be generated from earth-moving activities.
The majority of this fugitive dust would remain localized and would be deposited near the plan area.
BAAQMD does not have a quantitative significance threshold for fugitive dust. The BAAQMD CEQA
Guidelines recommend that projects determine the significance for fugitive dust through application
of BMPs. As noted earlier, under Healdsburg 2030 General Plan Policy NR-28, individual projects are
required to use specified best management practices during construction to minimize emissions.
Therefore, impacts related to construction activities would be less than significant.
Construction Emissions: ROG, NOX, PM10, PM2.5

Development under the proposed plan was assumed to be constructed in two phases with Phase 1
construction beginning in July 2019. Due to improvements in technology and more stringent
regulatory requirements, construction emissions would likely decrease if the construction schedule
moves to later years. The duration of construction activity and associated equipment represent a
reasonable approximation of the expected construction fleet as required by the CEQA Guidelines.
The construction emissions modeling parameters and assumptions are summarized above (see
Approach to Analysis). Supporting information and modeling outputs are provided in Appendix C.
Table 3.3-10 summarizes the unmitigated construction-generated emissions in annual tons. Table
3.3-11 provides the unmitigated average daily emissions rate for construction of the proposed plan.

Table 3.3-10: Construction Criteria Air Pollutants Emissions (Annual Tons)
Tons/Year
Construction Phase

ROG

NOX

PM10 (Exhaust)

PM2.5 (Exhaust)

Phase 1 Site Preparation

0.16

1.64

0.09

0.08

Phase 1 Paving

0.05

0.51

0.03

0.03

2019 Total Emissions

0.22

2.14

0.12

0.11

0.49

3.65

0.15

0.14

0.49

3.65

0.15

0.14

2019

Attachment: Attachment 4 - Exhibit 11 - NEAP Draft EIR (2754 : North Village DA)

Construction Fugitive Dust

2020

2020 Total Emissions
2021

0.09
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Table 3.3-10 (cont.): Construction Criteria Air Pollutants Emissions (Annual Tons)

Construction Phase

ROG

NOX

PM10 (Exhaust)

PM2.5 (Exhaust)

Phase 2 Paving

0.01

0.13

0.01

0.01

Phase 2 Architectural Coating

9.13

0.03

0.00

0.00

Phase 2 Total Emissions

9.97

6.35

0.26

0.25

Total Construction Emissions

10.19

8.49

0.38

0.35

Notes:
ROG = reactive organic gases
NOX = oxides of nitrogen
PM10 = particulate matter 10 microns in diameter
PM2.5 = particulate matter 2.5 microns in diameter
Calculations use unrounded numbers.
Source: CalEEMod Output (see Appendix C).

Table 3.3-11: Unmitigated Construction Criteria Air Pollutants Emissions (Average Daily
Rate)
Air Pollutants
Parameter

ROG

NOx

PM10 (Exhaust)

PM2.5 (Exhaust)

10.19

8.49

0.38

0.35

20,377

16,990

757

707

31.11

25.94

1.16

1.08

Significance Threshold (lbs/day)

54

54

82

54

Exceeds Significance Threshold?

No

No

No

No

Total Emissions (tons/year)
Total Emissions (lbs/year)
Average Daily Emissions (lbs/day)

2

Notes:
1
Average daily emission were calculated by dividing the total number of pounds by the total 655 working days of
construction for the duration of construction (7/1/2019-12/21/2021).
Calculations use unrounded totals.
lbs = pounds
ROG = reactive organic gases
NOx = oxides of nitrogen
PM10 = particulate matter 10 microns in diameter
PM2.5 = particulate matter 2.5 microns in diameter
Source of thresholds: BAAQMD 2017
Source of emissions: CalEEMod Output (see Appendix C).

Attachment: Attachment 4 - Exhibit 11 - NEAP Draft EIR (2754 : North Village DA)

Tons/Year

As shown in Table 3.3-11, unmitigated emissions associated with construction of both phases of the
of significance; therefore, construction of the
proposed plan would have a less than significant impact in regards to emissions of ROG, NOX,
exhaust PM10, and exhaust PM2.5.
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Operation

As previously discussed, the pollutants of concern include ROG, NOX, PM10, and PM2.5. Operational
emissions from the proposed plan were estimated using CalEEMod version 2016.3.2. The trip
generation rates are from the plan-specific traffic modeling (included in Appendix B). As discussed
above under Approach to Analysis, the year 2021 was used as the operational year for all portions of
the proposed plan. Complete assumptions and parameters used to estimate emissions are provided
in Appendix C. The operational emissions were modeled for summer and winter seasons. The
highest results for each pollutant are presented in Table 3.3-12. The unmitigated daily operational
emissions would be less than significant.

Table 3.3-12: Unmitigated Daily Operational Criteria Air Pollutants Emissions
(Maximum Daily Rate)
Pounds per Day
Emissions Source

ROG

NOX

PM10

PM2.5

Area

19.71

2.92

0.35

0.35

Energy

0.28

2.49

0.19

0.19

Mobile

10.62

48.28

25.52

7.06

Total Operational Emissions

30.60

53.69

26.05

7.60

Thresholds of Significance

54

54

82

54

Exceeds Significance
Threshold?

No

No

No

No

Notes:
ROG = reactive organic gases; NOX = nitrous oxides
PM10 = particulate matter 10 microns or less in diameter
PM2.5 = particulate matter 2.5 microns or less in diameter
The highest emissions occur during the summer modeling run for ROG. The highest emissions occur during the winter
modeling run for NOX, PM10, and PM2.5.
Calculations use unrounded totals.
Source: CalEEMod Output (see Appendix C).
Source of Thresholds: BAAQMD 2017.

significance. The impact resulting from unmitigated annual operational emissions would be less
than significant.
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Operational Emissions: ROG, NOX, PM10, PM 2.5

Table 3.3-13: Unmitigated Annual Operational Criteria Air Pollutants (Annual Rate)
Tons per Year
Emissions Source

ROG

NOX

PM10

PM2.5

Area

3.49

0.13

0.02

0.02

Energy

0.05

0.45

0.04

0.04
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Table 3.3-13 (cont.): Unmitigated Annual Operational Criteria Air Pollutants (Annual
Rate)

Emissions Source

ROG

NOX

PM10

PM2.5

Mobile

1.59

7.88

4.06

1.13

Total Operational Emissions

5.12

8.47

4.11

1.18

Thresholds of Significance

10

10

15

10

Exceeds Significance
Threshold?

No

No

No

No

Notes:
ROG = reactive organic gases; NOX = nitrous oxides
PM10 = particulate matter 10 microns or less in diameter
PM2.5 = particulate matter 2.5 microns or less in diameter
Source of Emissions: CalEEMod Output (see Appendix C).
Source of Thresholds: BAAQMD 2017.

As indicated in Table 3.3-12 and Table 3.3-13, total emissions from operation of the proposed plan
would not exceed BAAQMD thresholds. Therefore, emissions associated with operations of the
proposed plan would not violate an air quality standard or contribute substantially to an existing or
projected air quality violation.

Level of Significance
Less than significant

Cumulative Criteria Pollutant Emissions Impacts
Impact AIR-2:

The proposed plan would not result in a cumulatively considerable net increase of
any criteria pollutant for which the region is in nonattainment under an applicable
federal or State ambient air quality standard (including releasing emissions that
exceed quantitative thresholds for ozone precursors).

Impact Analysis
This impact is related to regional criteria pollutant emissions and associated cumulative impacts.
The portion of the North Coast Air Basin under the NS
all federal standards and State standards for criteria pollutants. The determination of cumulative air
quality impacts for construction and operational emissions is based on whether a project or plan
would result in regional emissions that exceed BAAQMD regional thresholds of significance for
construction and operations on a project level. In developing thresholds of significance for air
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Tons per Year

would be cumulatively considerable. If a project or plan exceeds the identified regional significance
thresholds, its emissions would be cumulatively considerable and result in significant adverse air
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very nature, air pollution is largely a cumulative
impact. No single project is sufficient in size to, by itself, result in nonattainment of ambient air

be cumulatively considerable. If a project exceeds the identified significance threshold, its emissions
would be cumulatively considerable, resulting in significant adverse air quality impacts to the regions
existing air quality conditions. Therefore, additional analysis to assess cumulative impacts is
10

Therefore, the results of criteria pollutant emissions presented in Impact AIR-1 are also used to
discuss the analysis of the cumulative impacts, and additional analysis to assess cumulative impacts
is unnecessary.11 Proposed plan construction and operational impacts are assessed separately
below.
Construction

Emissions from construction-related activities are generally short-term in duration but may still cause
adverse air quality impacts. The proposed plan would generate emissions from construction
equipment exhaust, worker travel, and fugitive dust. These construction emissions include criteria air
pollutants and precursors from the operation of heavy construction equipment. Therefore, the
proposed plan has the potential to result in significant impact with regard to construction fugitive dust.
BAAQMD does not have a quantitative significance threshold for fugitive dust. The BAAQMD CEQA
Guidelines recommend that projects or plans determine the significance for fugitive dust through
application of BMPs.

any quantitative significance thresholds related to criteria pollutants. Table 3.3-10 shows that
unmitigated emissions associated with construction of both phases of the proposed plan are below
under the proposed plan would implement required BMPs per Healdsburg 2030 General Plan Policy
NR-28 in order to reduce construction-related fugitive dust emissions. Therefore, the construction
cumulative impact related to criteria pollutants and ambient air quality would be less than significant
with mitigation.
Operation

Attachment: Attachment 4 - Exhibit 11 - NEAP Draft EIR (2754 : North Village DA)

9

Operational pollutants of concern include ROG, NOX, CO, and particulate matter (PM10 and PM2.5).
The determination of cumulative air quality impacts for operational emissions is based on whether
the proposed plan would result in regional emissions that exceed BAAQMD regional thresholds of
9

10
11

BAAQMD. 2017 CEQA Air Quality Guidelines, at page 2-1. Website: http://www.baaqmd.gov/~/media/files/planning-andresearch/ceqa/ceqa_guidelines_may2017-pdf.pdf?la=en. Accessed October 25, 2018.
Ibid.
Ibid.
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significance for operations. As discussed in Impact AIR-1 and as shown in Table 3.3-12 and Table
to criteria pollutants and would be considered consistent with regional air quality planning efforts.
Therefore, the operational cumulative impact related to criteria pollutants and ambient air quality
would be less than significant.

Level of Significance

Sensitive Receptors
Impact AIR-3:

The proposed plan could expose sensitive receptors to substantial pollutant
concentrations.

Impact Analysis
This impact addresses whether the project would expose sensitive receptors to asbestos,
construction-generated fugitive dust (PM10 and PM2.5), construction-generated DPM, operationalrelated TACs, or operational CO hotspots. The modeling assumptions and methodology for the
Health Risk Assessment are provided in Appendix C.
BAAQMD considers a sensitive receptor to be any facility or land use that includes members of the
population who are particularly sensitive to the effects of air pollutants, such as children, the elderly,
and people with illnesses. If a project is likely to be a place where people live, play, or convalesce, it
should be considered a receptor. It should also be considered a receptor if sensitive individuals are
likely to spend a significant amount of time there. Examples of receptors include residences, schools
and schoolyards, parks and play grounds, daycare centers, nursing homes, and medical facilities. As
the proposed plan contains residences, the plan area itself includes sensitive receptors. The closest
non-project sensitive receptors include residences located southeast of the plan area and east of
Healdsburg Avenue.
Potential air quality impacts arise when sources of air pollutants and sensitive receptors are located
near one another. Localized impacts to sensitive receptors generally occur in one of two ways:
1. A (new) source of air pollutants is located close to existing sensitive receptors;
2. A (new) sensitive receptor is located near an existing source of air pollutants.
To address this impact, the quantitative thresholds provided in the BAAQMD CEQA Guidelines have
been utilized for this assessment. Currently, it is assumed that the contemplated land uses would
not include installing any stationary sources on-site. Thus, the health risks analysis does not include
analysis of on-site stationary sources. If, in the future, a use is proposed that includes a new
stationary source of air pollution, additional environmental review would be necessary.
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Less than significant

Construction
Localized Fugitive Dust

Activities associated with site preparation and construction would generate short-term emissions of
fugitive dust resulting in increased dust fall and locally elevated levels of PM10 and PM2.5 downwind
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of construction activity. Construction dust has the potential for creating a nuisance at nearby
properties. As described in Impact AIR-1, current BMPs would be implemented to reduce fugitive
dust emissions from construction activities to less than significant. This would ensure that impacts
related to localized fugitive dust would remain less than significant.

The DPM construction emissions (as PM2.5 exhaust emissions) were estimated using CalEEMod
version 2016.3.2. The on-site DPM emissions were generated by off-road construction equipment.
The off-site DPM emissions were generated by haul truck and worker vehicle traffic along
Healdsburg Avenue. Table 3.3-14 summarizes the unmitigated annual DPM construction emissions
(as PM2.5 exhaust emissions).

Table 3.3-14: Project Unmitigated DPM (as PM2.5 Exhaust) Construction Emissions

On-site DPM
2
(grams/m -sec)

Off-site DPM
North on Healdsburg
Avenue to U.S. 101
(grams/sec)

Off-site DPM
South on Healdsburg
Avenue to U.S. 101
(grams/sec)

2019 (Phase 1)

1.769E-07

6.987E-07

5.250E-07

2020 (Phase 2)

1.150E-07

4.921E-05

3.697E-05

2021 (Phase 2)

8.285E-08

2.113E-05

1.588E-05

Construction Year

Source: FCS and CalEEMod (see Appendix C).

Air Dispersion Modeling

An air dispersion model is a mathematical formulation used to estimate the air quality impacts at
specific locations (receptors) surrounding a source of emissions given the rate of emissions and
prevailing meteorological conditions. The air dispersion model applied in this assessment was the
EPA AERMOD (version 9.6.1) air dispersion model that is approved by the BAAQMD for air dispersion
assessments. Specifically, the AERMOD model was used to estimate levels of air emissions at
sensitive receptor locations from
2.5 exhaust emissions. The use of the
AERMOD model provides a refined methodology for estimating construction impacts by utilizing
long-term, measured representative meteorological data for the plan area and a representative
construction schedule.
The urban dispersion option was used to describe the air dispersion in the local vicinity of the plan
area. The air dispersion model assessment used meteorological data from Sonoma County Airport,
which is 10.2 miles southeast of the plan area. The working schedule was assumed to be 8 hours per
day and 5 days per week.

Attachment: Attachment 4 - Exhibit 11 - NEAP Draft EIR (2754 : North Village DA)

Estimation of Plan-Level Construction DPM Emissions

Receptor locations within the AERMOD model were placed at locations of existing residences
s localized construction impacts, sensitive receptor
height should be taken into account at the point of maximum impact. The BAAQMD does not provide
the recommended receptor height. However, the Office of Environmental Health Hazard Assessment
(OEHHA) Air Toxics Hot Spots Program Guidance Manual for Preparation of Health Risk Assessments
FirstCarbon Solutions
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The emissions from the on-site construction exhaust source were assumed to be emitted at a height
of 5 meters above ground to account for the top of the equipment exhaust stack where the
emissions are released to the atmosphere and the increase in the height of the emissions due to its
heated exhaust. The off-site construction vehicle emissions were also included in the assessment
and were represented in the AERMOD model as a line volume source with a release height of 3.1
meters for the DPM truck vehicles. It was assumed that all the construction vehicles travel from U.S.
101 via Healdsburg Avenue, either from the north or the south, to the plan area. It was assumed
that 50 percent of traffic would travel from either direction.
One area emission source was used to represent th
construction area source represented the generation of on-site construction DPM emissions from
the on-site construction equipment. Existing off-site residences were considered in this analysis.
Estimation of Cancer Risks

The BAAQMD has developed a set of guidelines for estimating cancer risks that provide adjustment
factors that emphasize the increased sensitivities and susceptibility of young children to exposures
to TACs.12 These adjustment factors include age-sensitivity weighting factors, age-specific daily
breathing rates, and age-specific time-at-home factors. The recommended method for the
estimation of cancer risk for off-site sensitive receptors is shown in the equations below with the
cancer risk adjustment factors provided in Table 3.3-15 for various sensitive/residential receptors
(infant, child, and adult) over the construction period. A lifetime exposure is assumed over the time
period from the 3rd trimester of pregnancy to the duration of the construction. For purposes of
estimating cancer risks for the adult receptors within the proposed plan, the factors shown in Table
3.3-15 for sensitive receptor-adults were used to estimate cancer risks.
Cancer Risk = CDPM x Inhalation Exposure Factor
Where:
Cancer Risk = Total individual excess cancer risk defined as the cancer risk a hypothetical
individual faces if exposed to carcinogenic emissions from a particular source for specified
exposure durations; this risk is defined as an excess risk because it is above and beyond the
background cancer risk to the population; cancer risk is expressed in terms of risk per million
exposed individuals.
CDPM = Period average DPM air concentration calculated from the air dispersion model in
µg/m3

Attachment: Attachment 4 - Exhibit 11 - NEAP Draft EIR (2754 : North Village DA)

recommends selecting a receptor height from 0 to 1.8 meters, which will result in the highest predicted
downwind concentration. A receptor height of 1.8 meters was used in the assessment.

Inhalation is the most important exposure pathway to impact human health from DPM and the
inhalation exposure factor is defined as follows:

12

BAAQMD. Air Toxics NSR Program Health Risk Assessment (HRA) Guidelines (2016). Website: http://www.baaqmd.gov/~/media/
files/planning-and-research/rules-and-regs/workshops/2016/reg-2-5/hra-guidelines_clean_jan_2016-pdf.pdf?la=en.
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Inhalation Exposure Factor = CPF x EF x ED AAF/AT
Where:

AT = Averaging time period over which exposure is averaged (days)
The OEHHA-recommended values for the various cancer risk parameters shown in the equation
above are provided in Table 3.3-15.

Table 3.3-15: BAAQMD Exposure Assumptions for Cancer Risk during Construction
Exposure Frequency

Age
Sensitivity
Factors

Time at Home
Factor (%)

Daily
Breathing
(1)
Rate
(l/kg-day)

Hours/day

Days/year

Exposure
Duration
(years)

3rd Trimester

24

350

0.25

10

85

361

0 2 years

24

350

2

10

85

1,090

2 to < 3 years

24

350

0.25

3

72

572

3 16 years

24

350

2

3

72

572

> 16 to 30 years

24

350

2

1

73

261

Receptor Type

Notes:
(1)
The daily breathing rates recommended by the BAAQMD for sensitive/residential receptors assume the 95th percentile
th
breathing rates for all individuals less than 2 years of age and 80 percentile breathing rates for all older individuals.
(l/kg-day) = liters per kilogram body weight per day
Source: BAAQMD 2016.

Estimation of Non-Cancer Hazards

An evaluation of the potential non-cancer effects of chronic chemical exposures was also conducted.
Adverse health effects are evaluated by comparing the annual receptor concentration of each
chemical compound with the appropriate reference exposure level (REL). Available RELs
promulgated by the OEHHA were considered in the assessment.
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CPF = Inhalation cancer potency factor for the TAC: 1.1 (mg/kg-day)-1 for DPM
EF = Exposure frequency (days/year)
ED = Exposure duration (years of construction)
AAF = set of age-specific adjustment factors that include age sensitivity factors (ASF), daily

Risk characterization for non-cancer health hazards from TACs is expressed as a hazard index (HI).
considered acceptable to public health professionals, termed the REL.
To quantify non-carcinogenic impacts, the hazard index approach was used.
FirstCarbon Solutions
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HI = Cann/REL

(EQ-3)

Where:

The hazard index assumes that chronic exposures to TACs adversely affect a specific organ or organ
system (toxicological endpoint) of the body. For each discrete chemical exposure, target organs
presented in regulatory guidance were used. To calculate the hazard index, each chemical
concentration or dose is divided by the appropriate toxicity REL. For compounds affecting the same
toxicological endpoint, this ratio is summed. Where the total equals or exceeds 1, a health hazard is
presumed to exist. For purposes of this assessment, the TAC of concern is DPM, for which the
OEHHA has defined a REL for DPM of 5 kg/m3. The principal toxicological endpoint assumed in this
assessment was through inhalation.
Estimation of PM2.5 Hazards

The BAAQMD has included significance thresholds for PM2.5 from recent studies that show health
impacts from exposure to this pollutant. The construction emissions of PM2.5 incorporated into this
assessment included both DPM and PM2.5 fugitive dust. As discussed in Impact AIR-1, BMPs would
be required to reduce fugitive dust emissions during construction. Annual PM2.5 emissions shown in
Table 3.3-16 were estimated assuming implementation of such BMPs.
Estimates of Health Risks and Hazards from Plan Construction

The maximum impacted off-site sensitive receptor (MIR) was found at an existing residence located
southeast of the plan area and east of Healdsburg Avenue. Table 3.3-16 presents a summary of the
2.5 concentration
impacts at the MIR prior to the application of any equipment mitigation.

(2)

Health Impact Metric

Cancer Risk
(risk per million)

Chronic
Non-Cancer
Hazard Index(3)

Annual Total PM2.5
Concentration
(kg/m3)

Risks and Hazards at the Maximum Impacted Off-site Sensitive Receptor (MIR)

Risks and Hazards at the MIR: Infant1

4.83

0.01

0.06

1

0.66

0.01

0.06

Risks and Hazards at the MIR: Adult1

0.10

0.01

0.06

BAAQMD Thresholds of Significance

10

1

0.30

Exceeds Individual Source Threshold?

No

No

No

Risks and Hazards at the MIR: Child

3.3-40
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HI = chronic hazard index
Cann = annual average concentration of TAC as derived from the air dispersion model (kg/m3)
REL = reference exposure level above which a significant impact is assumed to occur (kg/m3)
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Table 3.3-16 (cont.): Estimated Health
Unmitigated
Chronic
Non-Cancer
(3)
Hazard Index

Annual Total PM2.5
Concentration
3
(kg/m )

Notes:
1
The maximum impacted off-site sensitive receptor is a residence located approximately 300 feet southeast of the plan
area on Spur Ridge Court.
2
The cancer risk at the MIR is estimated using construction emissions from both phases of construction, and the exposure
duration is 2 years.
3
Chronic non-cancer hazard index was estimated by dividing the annual DPM concentration (as PM2.5 exhaust) by the
REL of 5 kg/m3.
Source: CalEEMod and FirstCarbon Solutions (see Appendix C).

As shown in Table 3.3-16, the cancer risks, non-cancer hazard index, and PM2.5 impacts for infants,

health impacts to off-site sensitive receptors.
At this time, the exact locations of future buildings and exact timing of occupancy for specific
portions of the proposed plan are unknown. Because the proposed plan includes the development
of several land use types on approximately 18 developable acres, the possibility for the proposed
plan to locate sensitive receptors near on-going construction exists. Since it would be speculative to
assess risks without knowing the locations of the various components within the plan area,
construction of future development under the proposed plan could result in a potentially significant
impact. Therefore, MM AIR-3 is required.
Asbestos

Structures to be demolished sometimes contain asbestos-containing materials (ACM); however, no
demolition is proposed at part of the proposed plan.
The Department of Conservation, Division of Mines and Geology (DMG) published a guide for
generally identifying areas that are likely to contain naturally occurring asbestos (NOA). The
associated DMG map indicates that there are several locations within Sonoma County that are likely
to contain NOA.13
As discussed in Section 8, Hazards and Hazardous Materials, of the Initial Study prepared for the
proposed plan, the plan area geotechnical report indicated that the upper elevations in the
northeast corner of the plan area and ridgeline adjacent to the northern plan area boundary are
mapped as underlain by serpentinite, an ultramafic rock where naturally occurring asbestos is likely
to be encountered. The geotechnical report identified highly weathered serpentinite in an isolated

13
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Health Impact Metric

Cancer Risk(2)
(risk per million)

Department of Conservation, Division of Mines and Geology. A General Location
More likely to Contain Naturally Occurring Asbestos (August 2002). Website:
http://www.conservation.ca.gov/cgs/minerals/hazardous_minerals/asbestos. Accessed August 25, 2018.
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Mass earthwork grading is not anticipated given the plan area previously underwent site grading and
drainage improvements. Furthermore, the majority of the plan area is underlain with siltstone and
sandstone and the majority of the developable portion of the plan area is covered with engineered
fill that was placed during remedial grading operations in 2004. As previously discussed, future
earth-disturbance activities will be minimal, and consist mainly of relatively minor cuts and fills
necessary to create road improvements, parking areas, and building pads as well as additional site
drainage. As determined in the Initial Study prepared for the proposed plan, MM HAZ-1 (see on
related to creating a significant hazard to the public or the environment through reasonably foreseeable
upset and accident conditions involving the release of hazardous materials into the environment. MM
HAZ-1 includes the requirement for the applicant to prepare and implement an asbestos dust
mitigation plan, which would also reduce the asbestos-related impacts to sensitive receptors to less
than significant. Therefore, with the incorporation of MM HAZ-1, the proposed plan would not
expose sensitive receptors to substantial concentrations of asbestos.
Estimates of Health Risks and Hazards from Plan Operation

The proposed plan would generate 4,930 new daily trips, as provided by the plan-specific traffic
modeling (included in Appendix B). Trips are generated for hotel, residential, specialty retail, and
general office uses. The majority of these trips would consist of residents, visitors, and employees
traveling to and from the plan area in passenger vehicles. Because most passenger vehicles are
gasoline-combusted, the proposed plan would not generate significant amount of DPM emissions
during operation. Therefore, the proposed plan would not result in significant health impacts on
sensitive receptors during operation.
Operational
Operational CO Hotspot

Localized high levels of CO (CO hotspot) are associated with traffic congestion and idling or slowoperation has the potential to contribute to a CO hotspot. The screening criteria identify when sitespecific CO dispersion modeling is not necessary. The proposed plan would result in a less than
significant impact to air quality for local CO if at least one of following screening criteria are met:
Screening Criterion 1: The proposed plan is consistent with an applicable congestion
management program established by the county congestion management agency for
designated roads or highways, regional transportation plan, and local congestion management
agency plans; or

Attachment: Attachment 4 - Exhibit 11 - NEAP Draft EIR (2754 : North Village DA)

area along the west property line with little to no asbestos from minerals visually noticeable;
however, it is likely some asbestos would exist in this type of rock.

Screening Criterion 2: The proposed plan traffic would not increase traffic volumes at affected
intersections to more than 44,000 vehicles per hour; or
Screening Criterion 3: The proposed plan traffic would not increase traffic volumes at affected
intersections to more than 24,000 vehicles per hour where vertical and/or horizontal mixing is
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substantially limited (e.g., tunnel, parking garage, bridge underpass, natural or urban street
canyon, below-grade roadway).

The Sonoma County Transportation Authority (SCTA) is the agency that provides planning, project
management, finance, grant administration, and other important functions related to the
transportation network in Sonoma County. In 1997, SCTA relinquished its position as the County
Congestion Management Agency under new State legislation that made this function optional. Thus,
there is currently no adopted regional congestion management program that is applicable in
Sonoma County. As discussed in Section 3.2, Transportation/Traffic, the proposed plan would not
conflict with an applicable congestion management program; accordingly, screening criterion 1 is not
applicable to the proposed plan.
Screening Criteria 2 and 3

The plan-specific traffic modeling (included in Appendix B) identified peak-hour traffic volumes for
seven intersections affected by the proposed plan. The maximum peak-hour intersection volume
would occur at the Dry Creek Road/Grove Street inte
during the PM peak hour. The estimated cumulative traffic volume at the Dry Creek Road/Grove
Street intersection is 2,843 PM peak-hour trips. This level of peak-hour trips is substantially less than
hour respectively. The proposed plan would not result in an increase of traffic volumes at affected
intersections to more than 44,000 vehicles per hour and would not increase traffic volumes at
affected intersections to more than 24,000 where vertical or horizontal mixing is substantially
limited; accordingly, the proposed plan is consistent with screening criteria 2 and 3.

impact related to air quality for local CO emissions would be less than significant.
Proposed Plan Inhabitants as Sensitive Receptors

The proposed plan would locate new sensitive receptors (residents) that could be subject to existing
sources of TACs at the plan area. However, the California Supreme Court in California Building
Industry Association v. BAAQMD concluded that agencies generally subject to CEQA are not required
residents. Therefore, impacts from existing sources of TAC emissions on sensitive receptors on the
plan area are not subject to CEQA and no further discussion is necessary.

Level of Significance Before Mitigation
Potentially significant impacts requiring mitigation include:
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Screening Criterion 1

Sensitive receptors exposed to air pollutant concentrations from construction activities.
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Mitigation Measures
Implement MM HAZ-114 and the following:
Prepare Construction Health Risk Assessment
Prior to occupancy of any residential components of the proposed plan that would
occur while construction within or near the plan area is still underway, the applicant
shall retain a qualified air quality consultant to prepare a construction health risk
assessment (HRA) in accordance with the ARB and the Office of Environmental
Health and Hazard Assessment requirements to determine the exposure of plan area
residents to TACs. The HRA shall be submitted to the Planning Division for review
and approval. If the HRA concludes that the air quality risks from ongoing or future
construction activities would result in health risks for on-site receptors that are
above BAAQMD recommended thresholds and in place at the time of the analysis
(see Section.3 of the 2017 BAAQMD CEQA Guidelines), then additional measures,
such as the requirement for construction equipment to meet certain tier engine
standards for off-road equipment, shall be required for all subsequent phases of
construction. Alternatively, this mitigation measure can be satisfied by delaying
occupancy of any on-site residential components until construction of the entirety of
the plan area is complete.

Level of Significance After Mitigation
Less than significant with mitigation

3.3.5 - Cumulative Impacts
Criteria Pollutants
The geographic scope of the cumulative criteria pollutants analysis is the North Coast Air Basin, since
the air basin generally has similar meteorological and geographic conditions throughout it. As
discussed in further detail under Impact AIR-2, there would be a less than significant with mitigation
cumulative impact related to criteria pollutant emissions.

Toxic Air Contaminants
The geographic scope of the cumulative TACs analysis is the 1,000 feet within the plan area boundaries,
since TACs disperse beyond this distance. At this time, the exact locations of future buildings and exact
timing of occupancy for specific portions of the proposed plan are unknown. Because the proposed
plan includes the development of several land use types on approximately 18 developable acres, the
possibility for the proposed plan to locate sensitive receptors near on-going construction exists. Since
construction could overlap with occupancy of receptors on the plan site, this represents a potentially
significant cumulative impact related to emissions of TACs. In addition, since it would be speculative to
assess risks without knowing the locations of the various components within the plan area, MM AIR-3
requiring preparation of an HRA specific to proposed building locations and phasing would be
implemented. However, construction activities could be completed before occupancy of residential
14

Attachment: Attachment 4 - Exhibit 11 - NEAP Draft EIR (2754 : North Village DA)

MM AIR-3

See full text of MM HAZ-1 on page 51 of the Initial Study, which is included in Appendix A.
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components, and, if such is the case, sensitive receptors would not be located within or near the plan
emissions and preparation of a construction HRA would not be required. As discussed in MM AIR-3,
the completion of construction activities across the entirety of the plan area precludes the possibility
of exposing residents to substantial pollutant concentrations. Therefore, there would be a less than
significant with mitigation cumulative impact related to TAC emissions.

Overall, cumulative air quality impacts would be less than significant with mitigation, since the
cumulative criteria pollutant and TAC emissions impacts would be less than significant with
implementation of identified mitigations.

Level of Cumulative Significance Before Mitigation
Potentially significant

Cumulative Mitigation Measures
Implement MM AIR-3 and MM HAZ-1

Level of Cumulative Significance After Mitigation
Less than significant with mitigation
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Section 3.4 - Greenhouse Gas Emissions and Energy
This section describes existing greenhouse gas (GHG) emissions conditions globally and locally as
well as the relevant regulatory framework. This section also evaluates the possible impacts related
to GHG emissions that could result from implementation on the proposed plan. Information
includes in this section is based on plan-specific GHG emissions modeling results utilizing CalEEMod
version 2016.3.2 (complete modeling output in Appendix C). No comments were received during
the EIR scoping period related to GHG emissions.

3.4.2 - Environmental Setting
Greenhouse Effect, Global Warming, and Climate Change
e comes from the sun. Some solar radiation is
portion of this radiation is reflected by the
atmosphere back toward space. As the Earth absorbs high-frequency solar radiation, its surface
gains heat and then re-radiates lower frequency infrared radiation back into the atmosphere.1
Most solar radiation passes through gases in the atmosphere classified as GHGs; however, infrared
radiation is selectively absorbed by GHGs. GHGs in the atmosphere play a critical role in maintaining
2
by
escaped to space (Figure 3.4-1). Radiative forcing is the difference between the incoming energy
and outgoing energy.3 Specifically, GHGs affect the radiative forcing of the atmosphere,4 which in
greenhouse effect,
rmer than it would be otherwise and allows
successful habitation by humans and other forms of life.
Combustion of fossil fuels and deforestation release carbon into the atmosphere that historically has
been stored underground in sediments or in surface vegetation, thus exchanging carbon from the
geosphere and biosphere to the atmosphere in the carbon cycle. With the accelerated increase in
fossil fuel combustion and deforestation since the Industrial Revolution of the 19 th century,
concentrations of GHGs in the atmosphere have increased exponentially. Such emissions of GHGs in
excess of natural ambient concentrations contribute to the enhancement of the natural greenhouse
effect. This enhanced greenhouse effect has contributed to global warming, an increased rate of
5
Specifically, increases in GHGs lead to

1

2
3
4

5
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3.4.1 - Introduction

Frequencies at which bodies emit radiation are proportional to temperature. The earth has a much lower temperature than the sun
and emits radiation at a lower frequency (longer wavelength) than the high-frequency (short-wavelength) solar radiation emitted by
the sun.
This includes all gains of incoming energy and all losses of outgoing energy; the planet is always striving to be in equilibrium.
Positive forcing tends to warm the surface while negative forcing tends to cool it.
This is the change in net irradiance at the tropopause after allowing stratospheric temperatures to readjust to radiative equilibrium,
but with surface and tropospheric temperatures and state held fixed at the unperturbed values.
This condition results when the earth has to work harder to maintain its radiation budget, because when more GHGs are present in
the atmosphere, the earth must force emissions of additional infrared radiation out into the atmosphere.
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atmosphere further, thereby increasing temperatures and evaporation rates near the surface.

Figure 3.4-1: The Greenhouse Effect

7

Source: UNEP/GRID-Arendal, 2005

Global warming affects global atmospheric circulation and temperatures; oceanic circulation and
temperatures; wind and weather patterns; average sea level; ocean acidification; chemical reaction
rates; precipitation rates, timing, and form; snowmelt timing and runoff flow; water supply; wildfire
risks; and other phenomena, in a manner commonly referred to as climate change. Climate change
is a change in the average weather of the earth that is measured by alterations in wind patterns,
storms, precipitation, and temperature. These changes are assessed using historical records of
temperature changes occurring in the past, such as during previous ice ages. Many of the concerns
regarding climate change use this data to extrapolate a level of statistical significance specifically
6

7
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Variations in natural phenomena such as volcanoes and solar activity produced most of the global
temperature increase that occurred during preindustrial times; more recently, however, increasing
atmospheric GHG concentrations resulting from human activity have been responsible for most of
the observed global temperature increase.6

These basic conclusions have been endorsed by more than 45 scientific societies and academies of science, including all of the
national academies of science of the major industrialized countries. Since 2007, no scientific body of national or international
standing has maintained a dissenting opinion.
United Nations Environmental Program/GRID-Arendal (UNEP/GRID-Arendal). 2005. GRID-Arendal Annual Report. Website:
https://cld.bz/bookdata/tRoONat/basic-html/page-1.html. Accessed June 2, 2018.

3.4-2
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focusing on temperature records from the last 150 years (the Industrial Age) that differ from
previous climate changes in rate and magnitude.

The United Nations Intergovernmental Panel on Climate Change (IPCC) was established by the World
Meteorological Organization and United Nations Environment Programme to assess scientific, technical,
and socioeconomic information relevant to the understanding of climate change, its potential impacts,
and options for adaptation and mitigation. The IPCC constructed several emission trajectories of GHGs
needed to stabilize global temperatures and climate change impacts. In its Fourth Assessment Report,
the IPCC predicted that the global mean temperature change from 1990 to 2100, given six scenarios,
could range from 1.1 degrees Celsius (°C) to 6.4°C. Regardless of analytical methodology, global average
temperatures and sea levels are expected to rise under all scenarios8. The report also concluded that
average temperatures since the mid-20th century is very likely due to the observed increase in
unequivocal, 9 with the global surface temperature increasing approximately 1.33 degrees Fahrenheit
(°F) over the last 100 years. The IPCC predicts increases in global average temperature of between 2°
and 11°F over the next 100 years, depending on the scenario.10

Greenhouse Gases and Global Emission Sources
Gases that trap heat in the atmosphere are referred to as GHGs. The effect is analogous to the way a
vapor, carbon dioxide (CO2), methane (CH4), oxides of nitrogen (NOX), and ozone. Anthropogenic
(human-caused) GHG emissions include releases of these GHGs plus release of human-made gases
with high global warming potential (GWP) (ozone-depleting substances such as chlorofluorocarbons
[CFCs]11 and aerosols, hydrofluorocarbons [HFCs], perfluorocarbons [PFCs], and sulfur hexafluoride
(SF6). The GHGs listed by the IPCC (CO2, methane, nitrous oxide, HFCs, PFCs, and sulfur hexafluoride)
are discussed below, in order of abundance in the atmosphere. Water vapor, despite being the most
abundant GHG, is not discussed below because natural concentrations and fluctuations far outweigh
anthropogenic influences, making it impossible to predict. Ozone is not included because it does not
directly affect radiative forcing. Ozone-depleting substances, which include chlorofluorocarbons,
halons, carbon tetrachloride, methyl chloroform, and hydrochlorofluorocarbons, are not included
because they have been primarily replaced by HFCs and PFCs.
8

9

10

11

Intergovernmental Panel on Climate Change (IPCC). 2007. Climate Change 2007: The Physical Science Basis. Contribution of Working
Group I to the Fourth Assessment Report of the Intergovernmental Panel on Climate Change (Solomon, S., D. Qin, M. Manning, Z. Chen,
M. Marquis, K.B. Averyt, M. Tignor and H.L. Miller [eds.]). Cambridge University Press, Cambridge, United Kingdom and New York, NY,
USA. Website: www.ipcc.ch/publications_and_data/ar4/wg1/en/contents.html. Accessed June 15, 2017.
Intergovernmental Panel on Climate Change (IPCC). 2007. Climate Change 2007: The Physical Science Basis. Contribution of Working
Group I to the Fourth Assessment Report of the Intergovernmental Panel on Climate Change (Solomon, S., D. Qin, M. Manning, Z. Chen,
M. Marquis, K.B. Averyt, M. Tignor and H.L. Miller [eds.]). Cambridge University Press, Cambridge, United Kingdom and New York, NY,
USA. Website: www.ipcc.ch/publications_and_data/ar4/wg1/en/contents.html. Accessed June 15, 2017.
Intergovernmental Panel on Climate Change (IPCC). 2007. Climate Change 2007: The Physical Science Basis. Contribution of Working
Group I to the Fourth Assessment Report of the Intergovernmental Panel on Climate Change (Solomon, S., D. Qin, M. Manning, Z. Chen,
M. Marquis, K.B. Averyt, M. Tignor and H.L. Miller [eds.]). Cambridge University Press, Cambridge, United Kingdom and New York, NY,
USA. Website: www.ipcc.ch/publications_and_data/ar4/wg1/en/contents.html. Accessed June 15, 2017.
CFCs destroy stratospheric ozone. The Montreal Protocol on Substances that Deplete the Ozone Layer prohibited CFCs production
in 1987.
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Individual GHG compounds have varying potential for contributing to global warming. For example,
methane is 25 times as potent as CO2, while SF6 is 22,200 times more potent than CO2 on a moleculeper-molecule basis. To simplify reporting and analysis, methods have been set forth to describe
emissions of GHGs in terms of a single gas. The most commonly accepted method for comparing
GHG emissions is the GWP methodology defined in the IPCC reference documents (IPCC, 2001a).
The IPCC defines the GWP of various GHG emissions on a normalized scale that recasts all GHG
emissions in terms of carbon dioxide equivalents (CO2e), which compares the gas in question to that
of the same mass of CO2 (by definition, CO2 has a GWP of 1). The global warming potential of a GHG
is a measure of how much a given mass of a GHG is estimated to contribute to global warming.
Thus, to describe how much global warming a given type and amount of GHG may cause, the CO2e is
used. A CO2e is the mass emissions of an individual GHG multiplied by its global warming potential.
As such, a high GWP represents high absorption of infrared radiation and a long atmospheric lifetime
compared to CO2. One must also select a time horizon to convert GHG emissions to equivalent CO2
emissions to account for chemical reactivity and lifetime differences among various GHG species.
The standard time horizon for climate change analysis is 100 years. Generally, GHG emissions are
quantified in terms of metric tons (MT) of CO2e (MT CO2e) emitted per year.
The atmospheric residence time of a gas is equal to the total atmospheric abundance of the gas
divided by its rate of removal.12 The atmospheric residence time of a gas is, in effect, a half-life
measurement of the length of time a gas is expected to persist in the atmosphere when accounting
for removal mechanisms such as chemical transformation and deposition.
Table 3.4-1 lists the GWP of each GHG and its lifetime. Units commonly used to describe the
concentration of GHGs in the atmosphere are parts per million (ppm), parts per billion (ppb), and
parts per trillion (ppt), referring to the number of molecules of the GHG in a sampling of 1 million, 1
billion, or 1 trillion molecules of air. Collectively, HFCs, PFCs, and SF6 are referred to as high-GWP
gases. CO2 is by far the largest component of worldwide CO2e emissions, followed by methane,
nitrous oxide, and high-GWP gases, in order of decreasing contribution to CO2e.
The primary human processes that release GHGs include the burning of fossil fuels for
transportation, heating, and electricity generation; agricultural practices that release methane, such
as livestock grazing and crop residue decomposition; and industrial processes that release smaller
amounts of high-GWP gases. Deforestation and land cover conversion have also been identified as
2 from the air and
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The global warming potential is the potential of a gas or aerosol to trap heat in the atmosphere. The
global warming potential of a gas is essentially a measurement of the radiative forcing of a GHG
compared with the reference gas, CO2.

Specifically, CO2 emissions associated with fossil fuel combustion are the primary contributors to
human-induced climate change. Emissions associated with human activities are the next largest
contributors to climate change.

12

Seinfeld, J.H. and Pandis, S.N. 2006. Atmospheric Chemistry and Physics: From Air Pollution to Climate Change, 2nd Edition. New
York. John Wiley & Sons.
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GHG emissions of California concern are defined by California Assembly Bill (AB) 32 (see the
Regulatory Environment subsection below for a description) and include CO2, CH4, N2O, HFCs, PFCs,
and SF6. A seventh GHG, nitrogen trifluoride (NF3), was also added under the California Health and
Safety Code section 38505(g)(7) as a GHG of concern. These GHGs are described in terms of their
physical description and properties, global warming potential, atmospheric residence lifetime,
sources, and atmospheric concentration in 2005 in Table 3.4-1.

Greenhouse Gas

Physical Description and
Properties

Global Warming
Atmospheric Residence
Potential (100 years)
Lifetime (years)

Sources

Carbon dioxide
(CO2)

Odorless, colorless,
natural gas.

1

50-200

burning coal, oil,
natural gas, and
wood;
decomposition of
dead organic matter;
respiration of
bacteria, plants,
animals, and fungus;
oceanic evaporation;
volcanic outgassing;
cement production;
land use changes

Methane
(CH4)

Flammable gas and is the
main component of
natural gas.

25

12

geological deposits
(natural gas fields)
extraction; landfills;
fermentation of
manure; and decay
of organic matter

Nitrous oxide
(N2O)

Nitrous oxide (laughing
gas) is a colorless GHG.

298

114

microbial processes
in soil and water;
fuel combustion;
industrial processes

Chloro-fluorocarbons
(CFCs)

Nontoxic, nonflammable,
insoluble, and chemically
unreactive in the
troposphere (level of air

3,800-8,100

45-640

refrigerants aerosol
propellants; cleaning
solvents.

140 to 11,700

1-50,000

formed synthetically by
replacing all hydrogen
atoms in methane or
ethane with chlorine
and/or fluorine atoms.
Hydro-fluorocarbons
(HFCs)

FirstCarbon Solutions

Synthetic human-made
chemicals used as a
substitute for CFCs and
contain carbon, chlorine,
and at least one
hydrogen atom.
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Table 3.4-1: Description of Greenhouse Gases of California Concern

automobile air
conditioners;
refrigerants
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Table 3.4-1 (cont.): Description of Greenhouse Gases of California Concern
Physical Description and
Properties

Global Warming
Atmospheric Residence
Potential (100 years)
Lifetime (years)

Sources

Perfluoro-carbons
(PFCs)

Stable molecular
structures and only break
down by ultraviolet rays
about 60 kilometers

6,500 to 9,200

10,000-50,000

primary aluminum
production;
semiconductor
manufacturing

Sulfur
hexafluoride
(SF6)

Human-made, inorganic,
odorless, colorless, and
nontoxic, nonflammable
gas.

22,800

3,200

electrical power
transmission
equipment
insulation;
magnesium industry,
semiconductor
manufacturing; a
tracer gas

Nitrogen
trifluoride
(NF3)

Inorganic, is used as a
replacement for PFCs,
and is a powerful
oxidizing agent.

17,200

740

electronics
manufacture for
semiconductors and
liquid crystal
displays.

Sources:
Intergovernmental Panel on Climate Change (IPCC). 2007a. Climate Change 2007: The Physical Science Basis.
Contribution of Working Group I to the Fourth Assessment Report of the Intergovernmental Panel on Climate Change
(Solomon, S., D. Qin, M. Manning, Z. Chen, M. Marquis, K.B. Averyt, M. Tignor and H.L. Miller [eds.]). Cambridge
University Press, Cambridge, United Kingdom and New York, NY, USA, Website: www.ipcc.ch
/publications_and_data/ar4/wg1/en/contents.html. Accessed June 5, 2018.
Intergovernmental Panel on Climate Change (IPCC). 2007b. Climate Change 2007: Synthesis Report. Contribution of
Working Groups I, II and III to the Fourth Assessment Report of the Intergovernmental Panel on Climate Change (Core
Writing Team, Pachauri, R.K. and Reisinger, A. [eds.]). IPCC, Geneva, Switzerland. Website: www.ipcc.ch
/publications_and_data/ar4/syr/en/contents.html. Accessed June 5, 2018.

The State has begun the process of addressing pollutants referred to as short-lived climate
pollutants. Senate Bill 605, approved by the Governor on September 14, 2014 required the
California Air Resources Board (ARB) to complete a comprehensive strategy to reduce emissions of
short-lived climate pollutants by January 1, 2016. The ARB released the Proposed Short-Lived
Climate Pollutant Reduction Strategy in April 2016. The ARB has completed an emission inventory of
these pollutants, identified research needs, identified existing and potential new control measures
that offer co-benefits, and coordinated with other state agencies and districts to develop measures.

Attachment: Attachment 4 - Exhibit 11 - NEAP Draft EIR (2754 : North Village DA)

Greenhouse Gas

The short-lived climate pollutants include three main components: black carbon, fluorinated gases,
and methane. Fluorinated gases and methane are described in Table 3.4-1 and are already included
in the California GHG inventory. Black carbon has not been included in past GHG inventories;
however, the ARB will include it in its comprehensive strategy.13

13

California Air Resources Board (ARB). 2015c. Short-Lived Climate Pollutant Reduction Strategy, Concept Paper. May. Website:
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particles or liquid droplets suspended in air. Black carbon only remains in the atmosphere for days
to weeks, whereas other GHGs can remain in the atmosphere for years. Black carbon can be
deposited on snow, where it absorbs sunlight, reduces sunlight reflectivity, and hastens snowmelt.
Direct effects include absorbing incoming and outgoing radiation; indirectly, black carbon can also
affect cloud reflectivity, precipitation, and surface dimming (cooling).
Global warming potentials for black carbon were not defined by the IPCC in its Fourth Assessment
Report. The ARB has identified a global warming potential of 3,200 using a 20-year time horizon and
900 using a 100-year time horizon from the IPCC Fifth Assessment. Sources of black carbon are
already regulated by the ARB, and air district criteria pollutant and toxic regulations that control fine
particulate emissions from diesel engines and other combustion sources.14 Additional controls on
the sources of black carbon specifically for their GHG impacts beyond those required for toxic and
fine particulates are not likely to be needed.
Ozone is another short-lived climate pollutant that will be part of the strategy. Ozone affects
evaporation rates, cloud formation, and precipitation levels. Ozone is not directly emitted, so its
precursor emissions, volatile organic compounds (VOC) and oxides of nitrogen (NOX) on a regional
scale and CH4 on a hemispheric scale will be subject of the strategy.15
Water vapor is also considered a GHG. Water vapor is an important component of our climate
system and is not regulated. Increasing water vapor leads to warmer temperatures, which causes
more water vapor to be absorbed into the air. Warming and water absorption increase in a spiraling
cycle. Water vapor feedback can also amplify the warming effect of other GHGs, such that the
warming brought about by increased carbon dioxide allows more water vapor to enter the
atmosphere.16

Global Climate Change Issue
Climate change is a global problem because GHGs are global pollutants, unlike criteria air pollutants
and hazardous air pollutants (also called toxic air contaminants), which are pollutants of regional and
local concern. Pollutants with localized air quality effects have relatively short atmospheric lifetimes,
approximately 1 day; by contrast, GHGs have long atmospheric lifetimes, several years to several
thousand years. GHGs persist in the atmosphere for a long enough time to be dispersed around the
globe.
14

15

16
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Black carbon is a component of fine particulate matter. Black carbon is formed by incomplete
combustion of fossil fuels, biofuels, and biomass. Sources of black carbon within a jurisdiction may
include exhaust from diesel trucks, vehicles, and equipment, as well as smoke from biogenic
combustion. Biogenic combustion sources of black carbon include the burning of biofuels used for
transportation, the burning of biomass for electricity generation and heating, prescribed burning of

http://www.arb.ca.gov/cc/shortlived/concept_paper.pdf. Accessed June 3, 2017.
California Air Resources Board (ARB). 2015c. Short-Lived Climate Pollutant Reduction Strategy, Concept Paper. May. Website:
http://www.arb.ca.gov/cc/shortlived/concept_paper.pdf. Accessed June 3, 2017.
California Air Resources Board (ARB). 2015c. Short-Lived Climate Pollutant Reduction Strategy, Concept Paper. May. Website:
http://www.arb.ca.gov/cc/shortlived/concept_paper.pdf. Accessed June 3, 2017.
National Aeronautics and Space Administration (NASA). 2015.
http://climate.nasa.gov/causes/. Accessed August 21, 2016.
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Similarly, effects of GHGs are borne globally, as opposed to the localized air quality effects of criteria
air pollutants and hazardous air pollutants. The quantity of GHGs that it takes to ultimately result in
climate change is not precisely known and cannot be quantified, and no single project would be
expected to measurably contribute to a noticeable incremental change in the global average
temperature, or to global or local climates or microclimate.
Emissions of GHGs have the potential to adversely affect the environment because such emissions
contribute, on a cumulative basis, to global climate change. Although the international, national,
State, and regional communities are beginning to address GHGs and the potential effects of climate
change, worldwide GHG emissions will likely continue to rise over the next decades.

Climate and Topography
Climate is the accumulation of daily and seasonal weather events over a long period of time, whereas
weather is defined as the condition of the atmosphere at any particular time and place. For a detailed
discussion of existing regional and plan area climate and topography, see Section 3.3, Air Quality.

Existing GHG Emissions
U.S. GHG Inventory
Total U.S. GHG emissions were approximately 1 percent higher in 2014 than in 2013.18 Figure 3.4-2
presents 2014 U.S. GHG emissions by economic sector. Total U.S. GHG emissions increased by 7.4
percent from 1990 to 2014 (from 6,233.2 million metric tons [MMT] CO2e in 1990 to 6,870.5 MMT
CO2e in 2014). Since 1990, U.S. emissions have increased at an average annual rate of 0.3 percent.
In 2014, cool winter conditions led to an increase in CO2e emissions associated with fuels used for
heating in the residential and commercial sectors. Transportation emissions also increased because
of a small increase in vehicle miles traveled. There was also an increase in industrial production
across multiple sectors, resulting in slight increases in industrial-sector emissions.19

17

18

19
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Although the exact lifetime of any particular GHG molecule depends on multiple variables and
cannot be pinpointed, more CO2 is currently emitted into the atmosphere than is sequestered. CO2
sinks, or reservoirs, include vegetation and the ocean, which absorb CO2 through photosynthesis and
dissolution, respectively. These are two of the most common processes of CO2 sequestration. Of the
total annual human-caused CO2 emissions, approximately 54 percent is sequestered through ocean
uptake, Northern Hemisphere forest regrowth, and other terrestrial sinks within a year, whereas the
remaining 46 percent of human-caused CO2 emissions is stored in the atmosphere.17

Seinfeld, J. H. and Pandis, S. N. 1998. Atmospheric Chemistry and Physics from Air Pollution to Climate Change. New York. John
Wiley & Sons.
U.S. Environmental Protection Agency (EPA). 2016. Inventory of U.S. Greenhouse Gas Emissions and Sinks: 1990-2014. EPA 430-R16-002. Website: https://www.epa.gov/sites/production/files/2017-04/documents/us-ghg-inventory-2016-main-text.pdf. Accessed
June 2, 2018.
U.S. Environmental Protection Agency (EPA). 2016. Inventory of U.S. Greenhouse Gas Emissions and Sinks: 1990-2014. EPA 430-R16-002. Website: https://www.epa.gov/sites/production/files/2017-04/documents/us-ghg-inventory-2016-main-text.pdf. Accessed
June 2, 2018.
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20

Source: EPA, 2016
Note: Emissions shown do not include carbon sinks such as change in land uses and forestry.

California GHG Inventory
As the second largest emitter of GHGs in the U.S. and the 12th to 16th largest GHG emitter in the
world, California contributes a large quantity of GHGs to the atmosphere.21 Emissions of CO2 are
byproducts of fossil-fuel combustion and are attributable in large part to human activities associated
with transportation, industry/manufacturing, electricity and natural gas consumption, and
agriculture. In California, the transportation sector is the largest emitter of GHGs, followed by
industry/manufacturing (Figure 3.4-3).22

20

21

22
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Figure 3.4-2: 2014 U.S. Greenhouse Gas Emissions by Gas

U.S. Environmental Protection Agency (EPA). 2016. Inventory of U.S. Greenhouse Gas Emissions and Sinks: 1990-2014. EPA 430-R16-002. Website: https://www.epa.gov/sites/production/files/2017-04/documents/us-ghg-inventory-2016-main-text.pdf. Accessed
June 2, 2018.
California Climate Change Center. (CCCC). 2006. Our Changing Climate, Assessing the Risks to California: A Summary Report from
the California Climate Change Center. July 2006. CEC-500-2006-077. Website: www.scc.ca.gov/webmaster/ftp/pdf/climate_change
/assessing_risks.pdf. Accessed June 2, 2018.
California Air Resources Board (ARB). 2018. California Greenhouse Inventory-Graphs. Website:
https://www.arb.ca.gov/cc/inventory/data/graph/graph.htm. Accessed August 27, 2018.
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Sources: ARB 201823

Northern Sonoma County Air Pollution Control District GHG Inventory
NSCAPCD has not developed a GHG emissions inventory. However, as discussed below, a GHG
emissions inventory was developed for Sonoma County by the Regional Climate Protection Authority
(RCPA), including representatives from the Sonoma County Board of Supervisors and Council
Members from each of the nine cities in the County.

Sonoma County
In July 2018, the RCPA updated the community-wide GHG inventory for Sonoma County. The RCPA
established a baseline communitywide GHG inventory for calendar year 2010 and a backcast
inventory for 1990 as part of the Climate Action 2020 and Beyond development process. The RCPA
completed a 2015 inventory update to help track progress towards achieving the short and longterm emissions reduction goals established in Climate Action 2020 and Beyond.24 As shown in Figure
3.4-4, Countywide emissions have decreased overall primarily due to a decrease in GHG emissions
due to building energy usage. Compared with 2010, GHG emissions due to building energy use were
approximately 34 percent lower. On-road transportation is the largest GHG emissions section in
Sonoma County, followed by building energy use, and livestock and fertilizer.

23

24
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Figure 3.4-3: 2016 California Greenhouse Gas Emissions by Sector

California Air Resources Board (ARB). 2018. California Greenhouse Inventory-Graphs. Website:
https://www.arb.ca.gov/cc/inventory/data/graph/graph.htm. Accessed June 5, 2018.
Regional Climate Protection Authority (RCPA). 2018. 2015 Greenhouse Gas Inventory Update. April 19. Website:
http://rcpa.ca.gov/projects/climate-action-2020/. Accessed June 6, 2018.
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Source: RCPA 2018

City of Healdsburg
GHG inventories for individual jurisdictions were included in the overall Sonoma County inventory.
Total GHG emissions in Healdsburg increased from 109,000 MT CO2e in 2010 to 117,000 MT CO2e in
2015.26 Communitywide emissions in 2010 were 16 percent above 1990 levels, and this percentage
increased to 25 percent above 1990 levels in 2015.27

Plan Area
The plan area is currently undeveloped and, thus, does not contain land uses that generate GHG
emissions.

Climate Change Trends and Effects
CO2 accounts for more than 75 percent of all anthropogenic GHG emissions, the atmospheric
residence time of CO2 is decades to centuries, and global atmospheric concentrations of CO2
continue to increase at a faster rate than ever previously recorded. Thus, the warming impacts of
CO2 will persist for hundreds of years after mitigation is implemented to reduce GHG concentrations.

California
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Figure 3.4-4: Sonoma County Emissions Trend

The following is a summary of climate change factors and predicted trends specific to California.

25

26
27

Regional Climate Protection Authority (RCPA). 2018. 2015 Greenhouse Gas Inventory Update. April 19. Website:
http://rcpa.ca.gov/projects/climate-action-2020/. Accessed June 6, 2018.
Ibid.
Ibid.
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In California, climate change may result in consequences such as the following.28,29

Increased risk of large wildfires. If rain increases as temperatures rise, wildfires in the
grasslands and chaparral ecosystems of southern California are estimated to increase by
st
approximately 30 percent toward the end of the 21 century because more winter rain will
drier climate could promote up to 90 percent more northern California fires by the end of the
century by drying out and increasing the flammability of forest vegetation.
Reductions in the quality and quantity of certain agricultural products. The crops and
products likely to be adversely affected include wine grapes, fruit, nuts, and milk.
Exacerbation of air quality problems. If temperatures rise to the medium warming range,
there could be 75 to 85 percent more days with weather conducive to ozone formation in Los
increase expected if rising temperatures remain in the lower warming range. This increase in
air quality problems could result in an increase in asthma and other health-related problems.
A rise in sea levels resulting in the displacement of coastal businesses and residences.
emissions continue unabated and temperatures rise into the higher anticipated warming
range, sea level is expected to rise an additional 22 to 35 inches by the end of the century.
Elevations of this magnitude would inundate coastal areas with salt water, accelerate coastal
erosion, threaten vital levees and inland water systems, and disrupt wetlands and natural
habitats.
An increase temperature and extreme weather events. Climate change is expected to lead to
increases in the frequency, intensity, and duration of extreme heat events and heat waves in
California. More heat waves can exacerbate chronic disease or heat-related illness.
Climate change can cause
an increase in wildfires, an enhanced insect population, and establishment of non-native
species.

28

29
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A reduction in the quality and supply of water from the Sierra snowpack. If heat-trapping
emissions continue unabated, more precipitation will fall as rain instead of snow, and the
snow that does fall will melt earlier, reducing the Sierra Nevada spring snowpack by as much
as 70 to 90 percent. This can lead to challenges in securing adequate water supplies. It can
also lead to a potential reduction in hydropower.

California Climate Change Center. (CCCC). 2006. Our Changing Climate, Assessing the Risks to California: A Summary Report from the
California Climate Change Center. July 2006. CEC-500-2006-077. Website: www.scc.ca.gov/webmaster/ftp/pdf/climate_change
/assessing_risks.pdf. Accessed August 17, 2015.
Moser et al. 2009. Moser, Susie, Guido Franco, Sarah Pittiglio, Wendy Chou, Dan Cayan. 2009. The Future Is Now: An Update on
Climate Change Science Impacts and Response Options for California. California Energy Commission, PIER Energy-Related
Environmental Research Program. CEC-500-2008-071. Website: www.energy.ca.gov/2008publications/CEC-500-2008-071/CEC-5002008-071.PDF. Accessed May 7, 2013.
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Bay Area
The following is a summary of climate change factors and predicted trends specific to the Bay Area,30
using the latest information available as of 2014.
Temperature/Heat/Wildfire and Drought Events

The annual average temperature in the Bay Area has been increasing over the last several
decades.
The Bay Area is expected to see an increase in average annual temperature of 2.7°F by 2050,
and 3.5°F to 11°F by 2100. Projections show a greater warming trend during the summer
season. The coastal parts of the Bay Area will experience the most moderate warming
trends.31
Extreme heat events are expected to increase in duration, frequency, and severity by 2050.
Extreme freeze events are expected to decrease in frequency and severity by 2100, but
occasional colder-than-historical events may occur by 2050.32
Precipitation/Rainfall/Flooding Events

Specific factors related to precipitation/rainfall/extreme events are summarized below.
The Bay Area has not experienced substantial changes in rainfall depth or intensities over the
past 30 years.
The Bay Area will continue to experience a Mediterranean climate, with little change in annual
precipitation projected by 2050, although a high degree of variability may persist.
An annual drying trend is projected to occur by 2100. The greatest decline in precipitation is
expected to occur during the spring months, while minimal change is expected during the
winter months.
Increases in drought duration and frequency coupled with higher temperatures, as
experienced in 2012, 2013, and 2014, will increase the likelihood of wildfires.
California is expected to see increases in the magnitude of extreme events, including
increased precipitation delivered from atmospheric river events, which would bring high levels
of rainfall during short time periods and increase the chance of flash floods. The Bay Area is
also expected to see an increase in precipitation intensities, but possibly through less frequent
events.33

30

31
32
33
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Specific predictions related to temperature/heat are summarized below.

The San Francisco Bay Area (or the Bay Area) is a populous region surrounding the San Francisco, San Pablo and Suisun estuaries in
the northern part of California. The Bay Area is generally accepted to include the nine counties that border these estuaries:
Alameda, Contra Costa, Marin, Napa, San Mateo, Santa Clara, Solano, Sonoma, and San Francisco.
Cal-Adapt. 2014. Climate Tools. Website: http://cal-adapt.org/tools/. Accessed 2014.
Cal-Adapt. 2014. Climate Tools. Website: http://cal-adapt.org/tools/. Accessed 2014.
California Climate Change Center (CCCC). 2009. Climate Change Scenarios and Sea Level Rise Estimates for the California 2009
Climate Change Scenarios Assessment. Final Paper. CEC-500-2009-014-F. Website: http://www.energy.ca.gov/2009publications
/CEC-500-2009-014/CEC-500-2009-014-F.PDF. Accessed June 5, 2018.
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Vectors/Disease Events

Climate change will likely increase the vectors of insects and, in turn, may increase the risk of some
infectious diseases, particularly those diseases that appear in warm areas and are spread by
mosquitoes and other insects, such as malaria, dengue fever, yellow fever, and encephalitis.

Respiratory disorders will be exacerbated by warming-induced increases in the frequency of smog
(ground-level ozone) events and particulate air pollution34. Although there could be health effects
resulting from changes in the climate and the consequences that can occur, inhalation of GHGs at
levels currently in the atmosphere would not result in adverse health effects, with the exception of
ozone and aerosols (particulate matter). The potential health effects of ozone and particulate
matter are discussed in criteria pollutant analyses. At very high indoor concentrations (not at levels
existing outside), CO2, CH4, SF6, and some CFCs can cause suffocation as the gases can displace
oxygen.35,36

Healdsburg Area
Figure 3.4-5 displays a chart of measured historical and projected annual average temperatures in
the Healdsburg area. As shown in the figure, temperatures are expected to rise in the low and high
GHG emissions scenarios. The results indicate that temperatures are predicted to increase by 3.0
degrees Fahrenheit (°F) under the low emission scenario and 5.2°F under the high emissions
scenario37.

Figure 3.4-5: Observed and Projected Temperatures for Climate Change in Healdsburg Area

Source: CalAdapt 2018
34

35

36

37
38
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Air Quality/Pollution Events

38

U.S. Environmental Protection Agency (EPA). 2009a. Ozone and your Health. EPA-456/F-09-001. Website: http://www.epa.gov/
airnow/ozone-c.pdf. Accessed August 21, 2016.
Centers for Disease Control and Prevention (CDC). 2010. Department of Health and Human Services, the National Institute for
Occupational Safety and Health. Carbon Dioxide. Website: www.cdc.gov/niosh/npg/npgd0103.html. Accessed February 14, 2017.
Occupational Safety and Health Administration (OSHA). 2003. United States Department of Labor. Safety and Health Topics: Methane.
Website: www.osha.gov/dts/chemicalsampling/data/CH_250700.html. Accessed August 21, 2016.
CalAdapt. 2017. Local Climate Snapshots. Website: http://v1.cal-adapt.org/tools/factsheet/. Accessed September 22, 2017.
CalAdapt. 2017. Local Climate Snapshots. Website: http://v1.cal-adapt.org/tools/factsheet/. Accessed July 12, 2018.
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Plan Area
The plan area currently contains and is proximate to wildland areas. The plan area also contains
drainage swales and a water detention basin that receive precipitation runoff directly from the plan
area.

Energy
Electricity
Since 1899, the City of Healdsburg has owned and operated its own electric utility. The City owns
generation plants throughout northern California and maintains over 60 miles of high voltage
distribution lines. Approximately 50 percent of the energy supplied in 2015 within Healdsburg was
carbon free with approximately 41 percent from eligible renewable sources.
Plan Area

As the plan area is located in Healdsburg, electricity is provided by the Healdsburg Electric Utility.
Currently, consumption of electricity does not occur within the plan area.

Natural Gas
City of Healdsburg

Pacific Gas & Electric (PG&E) provides natural gas to all or part of 39 counties in California,
comprising most of the northern and central portions of the State. In 2015 (year of most recent
data), PG&E delivered approximately 1,689.89 million therms of natural gas throughout its service
area in California.39Of this total, Sonoma County received 101.144 million therms, which is
approximately two percent of the total deliveries within the PG&E service area.40
Plan Area

As the plan area is located in Healdsburg, natural gas is provided by PG&E. Currently, consumption
of natural gas does not occur within the plan area.

3.4.3 - Regulatory Framework
Federal
Massachusetts et al. v. EPA (U.S. Supreme Court GHG Endangerment Ruling)
Massachusetts et al. v. EPA (Supreme Court Case 05-1120) was argued before the United States
(U.S.) Supreme Court on November 29, 2006, in which it was petitioned that the Environmental
Protection Agency (EPA) regulate four GHGs, including CO2, under Section 202(a)(1) of the Clean Air
Act (CAA). A decision was made on April 2, 2007, in which the Supreme Court found that GHGs are
air pollutants covered by the CAA. The Court held that the Administrator must determine whether
emissions of GHGs from new motor vehicles cause or contribute to air pollution, which may
reasonably be anticipated to endanger public health or welfare, or whether the science is too

39
40
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City of Healdsburg

CEC. 2017. Gas Consumption by Entity. Website: http://ecdms.energy.ca.gov/gasbyutil.aspx. Accessed April 6, 2017.
CEC. 2017. Gas Consumption by County. Website: http://ecdms.energy.ca.gov/gasbycounty.aspx. Accessed April 6, 2017.

FirstCarbon Solutions

Y:\Publications\Client (PN-JN)\3257\32570023\EIR\3 - DEIR\32570023_3.4_GHG Emissions-Energy.docx

3.4-15

Packet Pg. 1171

7.A.p

Greenhouse Gas Emissions and Energy

Draft EIR

uncertain to make a reasoned decision. On December 7, 2009, the EPA Administrator signed two
distinct findings regarding GHGs under section 202(a) of the CAA:

Cause or Contribute Finding: The Administrator finds that the combined emissions of these
well-mixed greenhouse gases from new motor vehicles and new motor vehicle engines
contribute to the greenhouse gas pollution, which threatens public health and welfare.
These findings do not impose requirements on industry or other entities. However, this was a

Appeals Court ruling upholding that upheld the EPA Administrator findings.

Consolidated Appropriations Act (Mandatory GHG Reporting)
The Consolidated Appropriations Act of 2008, passed in December 2007, requires the establishment
of mandatory GHG reporting requirements. On September 22, 2009, the EPA issued the Final
Mandatory Reporting of Greenhouse Gases Rule, which became effective January 1, 2010. The rule
requires reporting of GHG emissions from large sources and suppliers in the United States, and is
intended to collect accurate and timely emissions data to inform future policy decisions. Under the
rule, suppliers of fossil fuels or industrial GHGs, manufacturers of vehicles and engines, and facilities
that emit 25,000 metric tons or more per year of GHG emissions are required to submit annual
reports to the EPA. The first annual reports for the largest emitting facilities, covering calendar year
2010, were submitted to EPA in 2011.

Clean Air Act Permitting Programs (New GHG Source Review)
The EPA issued a final rule on May 13, 2010 that establishes thresholds for GHGs that define when
permits under the New Source Review Prevention of Significant Deterioration and Title V Operating
requirements of these Clean Air Act permitting programs to limit which facilities will be required to
obtain Prevention of Significant Deterioration and Title V permits. In the preamble to the revisions
to the federal code of regulations, the EPA states:
This rulemaking is necessary because without it the Prevention of Significant
Deterioration and Title V requirements would apply, as of January 2, 2011, at the
100 or 250 tons per year levels provided under the Clean Air Act, greatly increasing
the number of required permits, imposing undue costs on small sources,
overwhelming the resources of permitting authorities, and severely impairing the
functioning of the programs. EPA is relieving these resource burdens by phasing in
the applicability of these programs to greenhouse gas sources, starting with the
largest greenhouse gas emitters. This rule establishes two initial steps of the phasein. The rule also commits the agency to take certain actions on future steps
addressing smaller sources, but excludes certain smaller sources from Prevention of
3.4-16
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Endangerment Finding: The Administrator finds that the current and projected concentrations
2, CH4, N2O, HFCs, PFCs, and SF6
atmosphere threaten the public health and welfare of current and future generations; and
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Significant Deterioration and Title V permitting for greenhouse gas emissions until at
least April 30, 2016.
The EPA estimates that facilities responsible for nearly 70 percent of the national GHG emissions
from stationary sources will be subject to permitting requirements under this rule. This includes the

As required by a settlement agreement, the EPA proposed new performance standards for emissions
of CO2 for new, affected, fossil fuel-fired electric utility generating units on March 27, 2012. New
sources greater than 25-megawatt would be required to meet an output-based standard of 1,000
pounds of CO2 per megawatt-hour, based on the performance of widely used natural gas combined
cycle technology.

Energy Independence and Security Act
The Energy Policy Act of 2005 created the Renewable Fuel Standard program.
Independence and Security Act of 2007 expanded this program by:

The Energy

Expanding the Renewable Fuel Standard program to include diesel in addition to gasoline;
Increasing the volume of renewable fuel required to be blended into transportation fuel from
9 billion gallons in 2008 to 36 billion gallons by 2022;
Establishing new categories of renewable fuel, and setting separate volume requirements for
each one; and
Requiring EPA to apply life-cycle GHG performance threshold standards to ensure that each
category of renewable fuel emits fewer GHGs than the petroleum fuel it replaces.
This expanded Renewable Fuel Standard program lays the foundation for achieving substantial
reductions of GHG emissions from the use of renewable fuels, reducing the use of imported

EPA and National Highway Traffic Safety Administration Light-Duty Vehicle Greenhouse Gas
Emission Standards and Corporate Average Fuel Economy Standards Final Rule
Congress first passed the Corporate Average Fuel Economy law in 1975 to increase the fuel economy
of cars and light duty trucks. The law has become more stringent over time. On May 19, 2009,
President Obama put in motion a new national policy to increase fuel economy for all new cars and
trucks sold in the United States. On April 1,
National Highway Traffic Safety Administration (NHTSA) announced a joint final rule establishing a
national program that would reduce GHG emissions and improve fuel economy for new cars and
trucks sold in the United States.

Attachment: Attachment 4 - Exhibit 11 - NEAP Draft EIR (2754 : North Village DA)

EPA GHG Performance Standards for New Stationary Sources

The first phase of the national program would apply to passenger cars, light-duty trucks, and
medium-duty passenger vehicles, covering model years 2012 through 2016. They require these
vehicles to meet an estimated combined average emissions level of 250 grams of CO2 per mile,
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EPA and the NHTSA issued final rules on a second-phase joint rulemaking, establishing national
standards for light-duty vehicles for model years 2017 through 2025 in August 201241. The new
standards for model years 2017 through 2025 apply to passenger cars, light-duty trucks, and medium
duty passenger vehicles. The final standards are projected to result in an average industry fleetwide
level of 163 grams/mile of CO2 in model year 2025, which is equivalent to 54.5 miles per gallon
(mpg) if achieved exclusively through fuel economy improvements.
EPA and NHTSA issued final rules for the first national standards to reduce GHG emissions and
improve fuel efficiency of heavy-duty trucks and buses on September 15, 2011, which became
effective November 14, 2011. For combination tractors, the agencies are proposing engine and
vehicle standards that began in the 2014 model year and achieve up to a 20-percent reduction in
CO2 emissions and fuel consumption by the 2018 model year. For heavy-duty pickup trucks and
vans, the agencies are proposing separate gasoline and diesel truck standards, which phase in
starting in the 2014 model year and achieve up to a 10-percent reduction for gasoline vehicles, and a
15-percent reduction for diesel vehicles by 2018 model year (12 and 17 percent respectively if
accounting for air conditioning leakage). Lastly, for vocational vehicles, the engine and vehicle
standards would achieve up to a 10-percent reduction in fuel consumption and CO2 emissions from
the 2014 to 2018 model years.
The State of California has received a waiver from EPA to have separate, stricter corporate average
fuel economy standards.

State
California AB 1493: Pavley Regulations and Fuel Efficiency Standards
California AB 1493, enacted on July 22, 2002, required the ARB to develop and adopt regulations
that reduce GHGs emitted by passenger vehicles and light duty trucks. Implementation of the
waiver. The EPA subsequently granted the requested waiver in 2009, which was upheld by the by
the U.S. District Court for the District of Columbia in 2011.42
The standards were phased in during the 2009 through 2016 model years. When fully phased in, the
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equivalent to 35.5 miles per gallon if the automobile industry were to meet this CO2 level solely
through fuel economy improvements. Together, these standards would cut CO2 emissions by an
estimated 960 million metric tons and 1.8 billion barrels of oil over the lifetime of the vehicles sold
under the program (model years 2012-2016).

reduction compared with the 2002 fleet, and th
to result in about a 30-percent reduction. Several technologies stood out as providing significant
reductions in emissions at favorable costs. These included discrete variable valve lift or camless
41

42

U.S. Environmental Protection Agency (EPA). 2012. EPA and NHTSA Set Standards to Reduce Greenhouse Gases and Improve Fuel
Economy for Model Years 2017-2025 Cars and Light Trucks. Website: http://www.epa.gov/otaq/climate/documents/420f12051.pdf.
Accessed August 21, 2016.
/cc/
ccms/ccms.htm. Accessed February 14, 2017.
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The second phase of the implementation for the Pavley bill was incorporated into Amendments to
the Low-Emission Vehicle (LEV) Program referred to as LEV III or the Advanced Clean Cars program.
The Advanced Clean Car program combines the control of smog-causing pollutants and GHG
emissions into a single coordinated package of requirements for model years 2017 through 2025.
The regulation will reduce GHGs from new cars by 34 percent from 2016 levels by 2025. The new
rules will reduce pollutants from gasoline and diesel-powered cars, and deliver increasing numbers
of zero-emission technologies, such as full battery electric cars, newly emerging plug-in hybrid
electric vehicles and hydrogen fuel cell cars. The regulations will also ensure adequate fueling
infrastructure is available for the increasing numbers of hydrogen fuel cell vehicles planned for
deployment in California.44

On September 12, 2002, Governor Gray Davis signed SB 1078, requiring California to generate 20
percent of its electricity from renewable energy by 2017. SB 107 changed the due date to 2010
instead of 2017. On November 17, 2008, Governor Arnold Schwarzenegger signed Executive Order
S-14-08, which established a Renewable Portfolio Standard target for California requiring that all
retail sellers of electricity serve 33 percent of their load with renewable energy by 2020. Governor
Schwarzenegger also directed the ARB (Executive Order S-21-09) to adopt a regulation by July 31,
2020. The ARB Board approved the Renewable Electricity Standard on September 23, 2010 by
Resolution 10-23.

California Executive Order S-3-05
Former California Governor Arnold Schwarzenegger announced on June 1, 2005, through Executive
Order S-3-05, the following reduction targets for GHG emissions:
By 2010, reduce GHG emissions to 2000 levels.
By 2020, reduce GHG emissions to 1990 levels.
By 2050, reduce GHG emissions to 80 percent below 1990 levels.
The 2050 reduction goal represents what some scientists believe is necessary to reach levels that will
stabilize the climate. The 2020 goal was established to be a mid-term target. Because this is an
executive order, the goals are not legally enforceable for local governments or the private sector.

43

44
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valve actuation to optimize valve operation rather than relying on fixed valve timing and lift as has
historically been done; turbocharging to boost power and allow for engine downsizing; improved
multi-speed transmissions; and improved air conditioning systems that operate optimally, leak less,
and/or use an alternative refrigerant.43

California Air Resources Board (ARB). 2013e. Facts About the Clean Cars Program. Website: http://www.arb.ca.gov/msprog/zevprog/
factsheets/advanced_clean_cars_eng.pdf. Accessed February 14, 2017.
California Air Resources Board (ARB). 2011c. Status of Scoping Plan Recommended Measures. Website: www.arb.ca.gov/cc/scoping
plan/sp_measures_implementation_timeline.pdf. Accessed February 14, 2017.
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California AB 32: Global Warming Solutions Act and Scoping Plan

Global warming poses a serious threat to the economic well-being, public health,
natural resources, and the environment of California. The potential adverse impacts
of global warming include the exacerbation of air quality problems, a reduction in
the quality and supply of water to the state from the Sierra snowpack, a rise in sea
levels resulting in the displacement of thousands of coastal businesses and
residences, damage to marine ecosystems and the natural environment, and an
increase in the incidences of infectious diseases, asthma, and other human healthrelated problems.
The ARB approved the 1990 GHG emissions level of 427 million metric tons of carbon dioxide
equivalents (MMT CO2e) on December 6, 200745
generated in California in 2020 are required to be equal to or less than 427 MMT CO2e. Emissions in
2020 in a Business as Usual (BAU) scenario were estimated to be 596 MMT CO2e, which do not
account for reductions from AB 32 regulations46. At that rate, a 28 percent reduction was required
to achieve the 427 MMT CO2e 1990 inventory. In October 2010, the ARB prepared an updated 2020
forecast to account for the effects of the 2008 recession and slower forecasted growth. The 2020
inventory without the benefits of adopted regulation is now estimated at 545 MMT CO2e. Therefore,
under the updated forecast, a 21.7 percent reduction from BAU is required to achieve 1990 levels.47
The State has made steady progress in implementing AB 32 and achieving targets included in
Executive Order S-3-05. The progress is shown in updated emission inventories prepared by the ARB
for 2000 through 2012 to show progress achieved to date.48 The State has also achieved the
Executive Order S-3-05 target for 2010 of reducing GHG emissions to 2000 levels. As shown below,
the 2010 emission inventory achieved this target. Also shown are the average reductions needed
from all statewide sources (including all existing sources) to reduce GHG emissions back to 1990
levels.
1990: 427 million MT CO2e (AB 32 2020 Target)
2000: 463 million MT CO2e (an average 8-percent reduction needed to achieve 1990 base)

45

46

47

48
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The California State Legislature enacted AB 32, the California Global Warming Solutions Act of 2006.
AB 32 requires that GHGs emitted in California be reduced to 1990 levels by the year 2020.
2, CH4, N2O, HFCs, PFCs, and SF6. Since AB 32
was enacted, a seventh chemical, nitrogen trifluoride, has also been added to the list of GHGs. The
ARB is the State agency charged with monitoring and regulating sources of GHGs. AB 32 states the
following:

California Air Resources Board (ARB). 2007. Staff Report. California 1990 Greenhouse Gas Level and 2020 Emissions Limit. November
16, 2007. Website: www.arb.ca.gov/cc/inventory/pubs/reports/staff_report_1990_level.pdf. Accessed February 14, 2017.
California Air Resources Board (ARB). 2008. (includes edits made in 2009) Climate Change Scoping Plan, a framework for change.
Website: http://www.arb.ca.gov/cc/scopingplan/document/adopted_scoping_plan.pdf. Accessed February 14, 2017.
California Air Resources Board (ARB). 2010a. 2020 Greenhouse Gas Emissions Projection and BAU Scenario Emissions Estimate.
Website: http://www.arb.ca.gov/cc/inventory/archive/captrade_2010_projection.pdf. Accessed February 14, 2017.
her
Indicators. Website: http://www.arb.ca.gov/cc/inventory/pubs/reports/ghg_inventory_00-12_report.pdf. Accessed April 25, 2016.
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2010: 450 million MT CO2e (an average 5-percent reduction needed to achieve 1990 base)

The ARB Climate Change Scoping Plan (Scoping Plan) contains measures designed to reduce the
49
. The Scoping Plan identifies
recommended measures for multiple GHG emission sectors and the associated emission reductions
ach sector has a different emission reduction
target. Most of the measures target the transportation and electricity sectors. As stated in the
Scoping Plan, the key elements of the strategy for achieving the 2020 GHG target include:
Expanding and strengthening existing energy efficiency programs as well as building and
appliance standards;
Achieving a statewide renewables energy mix of 33 percent;
Developing a California cap-and-trade program that links with other Western Climate Initiative
partner programs to create a regional market system;
Establishing targets for transportation-related GHG emissions for regions throughout
California and pursuing policies and incentives to achieve those targets;
Adopting and implementing measures pursuant to existing State laws and policies, including
Standard; and
Creating targeted fees, including a public goods charge on water use, fees on high global
commitment to AB 32 implementation.

strategies are subject to the proposed cap-and-trade program. The Scoping Plan states that the
inclusion of these emissions within the cap-and trade program will help ensure that the year 2020
emission targets are met despite some degree of uncertainty in the emission reduction estimates for
any individual measure. Implementation of the capped strategies is calculated to achieve a sufficient
amount of reductions by 2020 to achieve the emission target contained in AB 32. Uncapped
strategies that will not be subject to the cap-and-trade emissions caps and requirements are
provided as a margin of safety by accounting for additional GHG emission reductions. 50
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2020: 545 million MT CO2e BAU (an average 21.7-percent reduction from BAU needed to
achieve 1990 base)

ARB approved the First Update to the Scoping Plan (Update) on May 22, 2014. The Update identifies
on its path to meet the near-term 2020 GHG limit, but also sets a path toward long-term, deep GHG
emission reductions. The report establishes a broad framework for continued emission reductions
49

50

California Air Resources Board (ARB). 2008. (includes edits made in 2009) Climate Change Scoping Plan, a framework for change.
Website: http://www.arb.ca.gov/cc/scopingplan/document/adopted_scoping_plan.pdf. Accessed February 14, 2017.
California Air Resources Board (ARB). 2008. (includes edits made in 2009) Climate Change Scoping Plan, a framework for change.
Website: http://www.arb.ca.gov/cc/scopingplan/document/adopted_scoping_plan.pdf. Accessed February 14, 2017.
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beyond 2020, on the path to 80 percent below 1990 levels by 2050. The Update identifies progress

AB 32 does not give the ARB a legislative mandate to set a target beyond the 2020 target from AB 32
or to adopt additional regulations to achieve a post-2020 target. The Update estimates that
reductions averaging 5.2 percent per year would be required after 2020 to achieve the 2050 goal.
With no estimate of future reduction commitments from the State, identifying a feasible strategy
including plans and measures to be adopted by local agencies is not currently possible.51

California Executive Order B-30-15
On April 29, 2015, Governor Edmund G. Brown Jr. issued an executive order to establish a California
GHG reduction target of 40 percent below 1990 leve
the United Nations Climate Change Conference in Paris late 2015. The executive order sets a new
interim statewide GHG emission reduction target to reduce GHG emissions to 40 percent below
1990 levels by 2030 in order to ensure California meets its target of reducing GHG emissions to 80
percent below 1990 levels by 2050, and it directs the ARB to update the Climate Change Scoping
Plan to express the 2030 target in terms of MMCO2
climate adaptation plan to be updated every three years and for the State to continue its climate
change research program, among other provisions. As with Executive Order S-3-05, this executive
order is not legally enforceable against local governments and the private sector.

Senate Bill 32
The Governor signed SB 32 in September of 2016, giving the ARB the statutory responsibility to
include the 2030 target previously contained in Executive Order B-30-15 in the 2017 Scoping Plan
technologically feasible and cost-effective greenhouse gas emissions reductions authorized by this
division, the state [air resources] board shall ensure that statewide greenhouse gas emissions are
reduced to at least 40 percent below the statewide greenhouse gas emissions limit no later than
g Plan Update addressing the SB 32 targets
was adopted on December 14, 2017. The major elements of the framework proposed to achieve the
2030 target are as follows:
1. SB 350
Achieve 50 percent Renewables Portfolio Standard (RPS) by 2030.
Doubling of energy efficiency savings by 2030.
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and activities Climate for the next several years. The Update does not set new targets for the State,
but describes a path that would achieve the long term 2050 goal of Executive Order S-05-03 for
emissions to decline to 80 percent below 1990 levels by 2050.

2. Low Carbon Fuel Standard (LCFS)
Increased stringency (reducing carbon intensity 18 percent by 2030, up from 10 percent
in 2020).
51

California Air Resources Board (ARB). 2014b. First Update to the Climate Change Scoping Plan. Website: http://www.arb.ca.gov/cc/
scopingplan/document/updatedscopingplan2013.htm. Accessed February 14, 2017.
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4. Sustainable Freight Action Plan
Improve freight system efficiency.
Maximize use of near-zero emission vehicles and equipment powered by renewable
energy.
Deploy over 100,000 zero-emission trucks and equipment by 2030.
5. Short-Lived Climate Pollutant (SLCP) Reduction Strategy
Reduce emissions of methane and hydrofluorocarbons 40 percent below 2013 levels by
2030.
Reduce emissions of black carbon 50 percent below 2013 levels by 2030.
6. SB 375 Sustainable Communities Strategies
Increased stringency of 2035 targets.
7. Post-2020 Cap-and-Trade Program
Declining caps, continued linkage with Québec, and linkage to Ontario, Canada.
ARB will look for opportunities to strengthen the program to support more air quality
co-benefits, including specific program design elements. In Fall 2016, ARB staff
described potential future amendments including reducing the offset usage limit,
redesigning the allocation strategy to reduce free allocation to support increased
technology and energy investment at covered entities and reducing allocation if the
covered entity increases criteria or toxics emissions over some baseline.
8. 20 percent reduction in GHG emissions from the refinery sector.
land base as a net carbon sink.

California SB 375: Sustainable Communities and Climate Protection Act
Senate Bill (SB) 375 was signed into law on September 30, 2008. According to SB 375, the
transportation sector is the largest contributor of GHG emissions, which emits over 40 percent of the
total GHG emissions in California. SB 375 states
requires metropolitan planning organizations to include sustainable community strategies in their
regional transportation plans for reducing GHG emissions, (2) aligns planning for transportation and
housing, and (3) creates specified incentives for the implementation of the strategies.
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3. Mobile Source Strategy (Cleaner Technology and Fuels Scenario)
Maintaining existing GHG standards for light- and heavy-duty vehicles.
Put 4.2 million zero-emission vehicles (ZEVs) on the roads.
Increase ZEV buses, delivery and other trucks.

Concerning CEQA, SB 375, as codified in Public Resources Code Section 21159.28, states that CEQA
findings determinations for certain projects are not required to reference, describe, or discuss (1)
growth inducing impacts or (2) any project-specific or cumulative impacts from cars and light-duty
truck trips generated by a project on global warming or the regional transportation network if a
project:
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1. Is in an area with an approved sustainable communities strategy or an alternative planning
strategy that the ARB accepts as achieving the greenhouse gas emission reduction targets;
2. Is consistent with that strategy (in designation, density, building intensity, and applicable
policies); and

California SB 1368: Emission Performance Standards
In 2006, the State Legislature adopted SB 1368, which was subsequently signed into law by the
Governor. SB 1368 directs the California Public Utilities Commission to adopt a performance
standard for GHG emissions for the future power purchases of California utilities. SB 1368 seeks to
limit carbon emissions associated with electrical energy consumed in California by forbidding
procurement arrangements for energy longer than 5 years from resources that exceed the emissions
of a relatively clean, combined cycle natural gas power plant. Because of the carbon content of its
fuel source, a coal-fired plant cannot meet this standard because such plants emit roughly twice as
much carbon as natural gas, combined cycle plants. Accordingly, the new law effectively prevents
nancially supporting, or purchasing power from
new coal plants located in or out of the State. The California Public Utilities Commission adopted the
regulations required by SB 1368 on August 29, 2007. The regulations implementing SB 1368
establish a standard for baseload generation owned by, or under long-term contract to publicly
owned utilities, of 1,100 lbs CO2 per megawatt-hour (MWh).

The Governor signed Executive Order S 01-07 on January 18, 2007. The order mandates that a
by at least 10 percent by 2020. In particular, the executive order established a Low Carbon Fuel
Standard (LCFS) and directed the Secretary for Environmental Protection to coordinate the actions of
the California Energy Commission, the ARB, the University of California, and other agencies to
fuels. This analysis supporting development of the protocols was included in the State
Implementation Plan for alternative fuels (State Alternative Fuels Plan adopted by California Energy
Commission on December 24, 2007) and was submitted
item under AB 32. The ARB adopted the Low Carbon Fuel Standard on April 23, 2009.
The Low Carbon Fuel Standard was subject to legal challenge in 2011. Ultimately, on August 8, 2013,
the Fifth District Court of Appeal (California) ruled that the ARB failed to comply with CEQA and the
Administrative Procedure Act (APA) when adopting regulations for Low Carbon Fuel Standards. In a
partially published opinion, the Court of Appeal directed that Resolution 09-31 and two executive
orders of the ARB approving LCFS regulations promulgated to reduce GHG emissions be set aside.
However, the court tailored its remedy to protect the public interest by allowing the LCFS regulations
to remain operative while ARB complies with the procedural requirements it failed to satisfy.
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3. Incorporates the mitigation measures required by an applicable prior environmental
document.
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To address the Court ruling, the ARB was required to bring a new LCFS regulation to the Board for
consideration in February 2015. The proposed LCFS regulation was required to contain revisions to
the 2010 LCFS as well as new provisions designed to foster investments in the production of the lowcarbon fuels, offer additional flexibility to regulated parties, update critical technical information,
simplify and streamline program operations, and enhance enforcement. The second public hearing
for the new LCFS regulation was held on September 24, 2015 and September 25, 2015, where the
LCFS Regulation was adopted. The Final Rulemaking Package adopting the regulation was filed with
the Office of Administrative Law (OAL) on October 2, 2015. The OAL approved the regulation on
November 16, 2015.52

California Executive Order S-13-08
to shift precipitation patterns, accelerate sea level rise and increase temperatures, thereby posing a
and welfare of its population and to its natural

based climate change adaptation strategy in the Unit
climate change in California, identifying and exploring strategies to adapt to climate change, and
specifying a direction for future research.

California SBX 7-7: Water Conservation Act
This 2009 legislation directs urban retail water suppliers to set individual 2020 per capita water use
targets and begin implementing conservation measures to achieve those goals. Meeting this
statewide goal of 20 percent decrease in demand will result in a reduction of almost 2 million acrefeet in urban water use in 2020 and reduce energy and related GHG emissions associated with water
transport.

California SB 350: Clean Energy and Pollution Reduction Act
commitment to reducing its GHG emissions and addressing climate change. Key provisions include
an increase in the renewables portfolio standard (RPS), higher energy efficiency requirements for
buildings, initial strategies towards a regional electricity grid, and improved infrastructure for electric
vehicle charging stations. Provisions for a 50 percent reduction in the use of petroleum statewide
Specifically, SB 350 requires the following to reduce statewide GHG emissions:
Increase the amount of electricity procured from renewable energy sources from 33 percent
to 50 percent by 2030, with interim targets of 40 percent by 2024, and 25 percent by 2027.
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Double the energy efficiency in existing buildings by 2030. This target will be achieved
through the California Public Utility Commission, the California Energy Commission, and local
publicly owned utilities.
52

California Air Resources Board (ARB). 2015e. Low Carbon Fuel Standard Regulation. Website:
http://www.arb.ca.gov/regact/2015/lcfs2015/lcfs2015.htm. Accessed September 22, 2017.
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Reorganize the Independent System Operator (ISO) to develop more regional electrify
transmission markets and to improve accessibility in these markets, which will facilitate the
growth of renewable energy markets in the western United States.53

On September 10, 2018, Governor Edmund G. Brown signed a senate bill that established a 100
percent clean electricity goal for California. The bill, which supersedes SB 350 shown above,
advances the existing California Renewable Portfolio Standard Program by increasing the goal of how
much electricity should be sourced from renewable energy sources to 50 percent by 2026 and 60
percent by 2030. Furthermore, the bill sets a target for California to be 100 percent carbon-free
electricity by 2045. To ensure that California remains on track to achieve carbon neutrality by 2045,
Governor Brown also issued Executive Order B-55-18.54

California Executive Order B-55-18
In conjunction with the adoption of SB 100 on September 10, 2018, Governor Edmund G. Brown also
issued Executive Order B-55-18, which directs the State to achieve carbon neutrality by 2045 and to
generate net negative GHG emissions in subsequent years. The Executive Order stipulates that State
agencies shall work together to ensure that future measures implemented through plans such as the
Scoping Plan, shall identify and recommend measures to ensure this goal of carbon neutrality is
achieved.55

California Code of Regulations Title 20: Appliance Efficiency Regulations
California Code of Regulations, Title 20: Division 2, Chapter 4, Article 4, Sections 1601-1608:
Appliance Efficiency Regulations regulates the sale of appliances in California. The Appliance
Efficiency Regulations include standards for both federally regulated appliances and non-federally
regulated appliances. Twenty-three categories of appliances are included in the scope of these
regulations. The standards within these regulations apply to appliances that are sold or offered for
sale in California, except those sold wholesale in California for final retail sale outside the State and
those designed and sold exclusively for use in recreational vehicles or other mobile equipment. 56

California Code of Regulations Title 24: Energy Efficiency Standards
and Nonresidential Buildings, was first adopted in 1978 in response to a legislative mandate to
consideration and possible incorporation of new energy efficient technologies and methods. Energy
efficient buildings require less electricity; therefore, increased energy efficiency reduces fossil fuel
53

54

55

56
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California Legislative Information (California Leginfo). 2015. Senate Bill 350 Clean Energy and Pollution Reduction Act of 2015. Website:
https://leginfo.legislature.ca.gov/faces/billNavClient.xhtml?bill_id=201520160SB350. Accessed September 28, 2017.
California Legislative Information (California Leginfo). 2018. SB-100 California Renewables Portfolio Standard Program. Emission of
greenhouse gases. Website: https://leginfo.legislature.ca.gov/faces/billCompareClient.xhtml?bill_id=201720180SB100. Accessed
October 10, 2018.
Executive Department State of California. Executive Order B-55-18 To Achieve Carbon Neutrality. Website:
https://www.gov.ca.gov/wp-content/uploads/2018/09/9.10.18-Executive-Order.pdf. Accessed October 10, 2018.
California Energy Commission (CEC). 2012. 2013 Title 24 Building Energy Efficiency Standards Adoption Hearing Presentation.
Website: http://www.energy.ca.gov/title24/2013standards/rulemaking/documents/final_rulemaking_documents/31_2013_Adop
tion_Hearing_Presentation_5-31.pdf. Accessed October 19, 2015.
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consumption and decreases GHG emissions. The 2016 Building Energy Efficiency Standards went
into effect on January 1, 2017.57

California Code of Regulations Title 24, Part 11, is a comprehensive and uniform regulatory code for
all residential, commercial, and school buildings that went in effect January 1, 2011. The code is
updated on a regular basis, with the most recent update consisting of the 2016 California Green
Building Code Standards that became effective January 1, 2017. Local jurisdictions are permitted to
adopt more stringent requirements, as state law provides methods for local enhancements. The
Code recognizes that many jurisdictions have developed existing construction and demolition
ordinances, and it defers to them as the ruling guidance if they provide a minimum 50-percent
diversion requirement. The code also provides exemptions for areas not served by construction and
demolition recycling infrastructure. State building code provides the minimum standard that
buildings need to meet in order to be certified for occupancy, which is generally enforced by the
local building official.
The California Green Building Standards Code (California Code of Regulations Title 24, Part 11 code)
requires:
Short-term bicycle parking. If a commercial project is anticipated to generate visitor traffic,
provide permanently anchored bicycle racks with
visible to passers-by, for 5 percent of visitor motorized vehicle parking capacity, with a
minimum of one two-bike capacity rack (5.106.4.1.1).
Long-term bicycle parking. For buildings with over 10 tenant-occupants, provide secure
bicycle parking for 5 percent of tenant-occupied motorized vehicle parking capacity, with a
minimum of one space (5.106.4.1.2).
Designated parking. Provide designated parking in commercial projects for any combination
of low-emitting, fuel-efficient and carpool/van pool vehicles as shown in Table 5.106.5.2
(5.106.5.2).
Recycling by Occupants. Provide readily accessible areas that serve the entire building and
are identified for the depositing, storage and collection of nonhazardous materials for
recycling (5.410.1).
Construction waste. A minimum 65-percent diversion of construction and demolition waste
from landfills. (5.408.1, A5.408.3.1 [nonresidential], A5.408.3.1 [residential]). All (100
percent) of trees, stumps, rocks and associated vegetation and soils resulting from land
clearing shall be reused or recycled (5.408.3).
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California Code of Regulations Title 24: California Green Building Standards Code

Wastewater reduction. Each building shall reduce the generation of wastewater by one of the
following methods:
1. The installation of water-conserving fixtures or
2. Using nonpotable water systems (5.303.4).
57

California Energy Commission (CEC). 2016. 2016 Building Energy Efficiency Standards Frequently Asked Questions. Website:
http://www.energy.ca.gov/title24/2016standards/rulemaking/documents/2016_Building_Energy_Efficiency_Standards_FAQ.pdf.
Accessed December 1, 2016.
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Water use savings. 20-percent mandatory reduction in indoor water use with voluntary goal
standards for 30, 35 and 40-percent reductions (5.303.2, A5303.2.3 [nonresidential]).
Water meters. Separate water meters for buildings in excess of 50,000 square feet or
buildings projected to consume more than 1,000 gallons per day (5.303.1).
Irrigation efficiency. Moisture-sensing irrigation systems for larger landscaped areas (5.304.3).

Building commissioning. Mandatory inspections of energy systems (i.e., heat furnace, air
conditioner, mechanical equipment) for nonresidential buildings over 10,000 square feet to
ensure that all are working at their maximum capacity according to their design efficiencies
(5.410.2).

California Model Water Efficient Landscape Ordinance
The Model Water Efficient Landscape Ordinance (Ordinance) was required by AB 1881 Water
Conservation Act. The bill required local agencies to adopt a local landscape ordinance at least as
effective in conserving water as the Model Ordinance by January 1, 2010. Reductions in water use of
20 percent consistent with (SBX-7-7) 2020 mandate are expected for Ordinance. Reductions in water
use would, in turn, reduce energy use and related GHG emissions associated with the transport of
r of April 1, 2015 (EO B-29-15) directed DWR to
update the Ordinance through expedited regulation. The California Water Commission approved the
revised Ordinance on July 15, 2015, which became effective on December 15, 2015. New
development projects that include landscaped areas of 500 square feet or more are subject to the
Ordinance.
California SB 97 and the CEQA Guidelines Update
Passed in August 2007, SB 97 added Section 21083.05 to the Public Resources Code. The code states
Planning and Research shall prepare, develop, and
transmit to the Resources Agency guidelines for the mitigation of GHG emissions or the effects of
GHG emissions as required by this division, including, but not limited to, effects associated with
transportation or energy consumption. (b) On or before January 1, 2010, the Resources Agency shall
certify and adopt guidelines prepared and developed by the Office of Planning and Research

Section 21097 was also added to the Public Resources Code, which provided an exemption until
January 1, 2010 for transportation projects funded by the Highway Safety, Traffic Reduction, Air
Quality, and Port Security Bond Act of 2006 or projects funded by the Disaster Preparedness and
Flood Prevention Bond Act of 2006, in stating that the failure to analyze adequately the effects of
GHGs would not violate CEQA. The Natural Resources Agency completed the approval process and
the Amendments became effective on March 18, 2010.
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Materials pollution control. Low-pollutant emitting interior finish materials such as paints,
carpet, vinyl flooring and particleboard (5.404).
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The 2010 CEQA Amendments provide guidance to public agencies regarding the analysis and
mitigation of the effects of GHG emissions in CEQA documents. The CEQA Amendments fit within
the existing CEQA framework by amending existing CEQA Guidelines to reference climate change.
Section 15064.4(b) of the CEQA Guidelines provides direction for lead agencies for assessing the
significance of impacts of GHG emissions:

Whether the project emissions exceed a threshold of significance that the lead agency
determines applies to the project; or
The extent to which the project complies with regulations or requirements adopted to
implement a statewide, regional, or local plan for the reduction or mitigation of greenhouse
gas emissions. Such regulations or requirements must be adopted by the relevant public
agency through a public review process and must include specific requirements that reduce or
of greenhouse gas emissions. If there is
substantial evidence that the possible effects of a particular project are still cumulatively
considerable notwithstanding compliance with the adopted regulations or requirements, an
EIR must be prepared for the project.
The CEQA Guidelines amendments do not identify a threshold of significance for GHG emissions, nor
do they prescribe assessment methodologies or specific mitigation measures. Instead, they call for a

their own determinations based upon substantial evidence. The amendments also encourage public
agencies to make use of programmatic mitigation plans and programs from which to tier when they
perform individual project analyses.
Also amended were CEQA Guidelines Sections 15126.4 and 15130, which address mitigation
measures and cumulative impacts, respectively. GHG mitigation measures are referenced in general
terms, but no specific measures are championed. The revision to the cumulative impact discussion
requirement (Section 15130) simply directs agencies to analyze GHG emissions in an EIR when a
not answer the question of when emissions are cumulatively considerable.
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The extent to which the project may increase or reduce greenhouse gas emissions as
compared to the existing environmental setting;

Section 15183.5 permits programmatic GHG analysis and later project-specific tiering, as well as the
preparation of Greenhouse Gas Reduction Plans. Compliance with such plans can support a
is not cumulatively considerable, according to
Section 15183.5(b).
In addition, the amendments revised Appendix F of the CEQA Guidelines, which focuses on Energy
Conservation. The sample environmental checklist in Appendix G was amended to include GHG
questions.
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CEQA emphasizes that the effects of GHG emissions are cumulative and should be analyzed in the
15130(f)).

In a November 30, 2015 ruling, the California Supreme Court in Center for Biological Diversity (CBD)
v. California Department of Fish and Wildlife (CDFW) on the Newhall Ranch project concluded that
whether the project was consistent with meeting statewide emission reduction goals is a legally
permissible criterion of significance, but the significance finding for the project was not supported by
a reasoned explanation based on substantial evidence. The Court offered potential solutions on

Specifically, the Court advised that:
Substantiation of Project Reductions from BAU. A lead agency may use a BAU comparison
odology if it also substantiates the reduction a particular
project must achieve to comply with statewide goals. The Court suggested a lead agency
necessary project-level reductions from new land use development at the proposed location
(p. 25).
Compliance with Regulatory Programs or Performance Based Standards. A lead agency
whole or part by looking to compliance with
regulatory programs designed to reduce greenhouse gas emissions from particular activities.

comply with or exceed the regulations outlined in the Scoping Plan and adopted by the Air
Resources Board or other state agencies, a lead agency could appropriately rely on their use

15064.4(a)(2), (b)(3); see also id., § 15064(h)(3) [determination that impact is not cumulatively
considerable may rest on compliance with previously adopted plans or regulations, including
Compliance with GHG Reduction Plans or Climate Action Plans (CAPs). A lead agency may
greenhouse gas emission reduction plans to provide a basis for the tiering or streamlining of
project-level CEQA analysis (p. 26).
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Center for Biological Diversity (CBD) v. CDFW (California Supreme Court GHG Ruling)

Compliance with Local Air District Thresholds
districts (p. 27).
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Regional
In November 2008, the Healdsburg Ci
of a Regional Climate Protection Coordination Plan (RCPCP) with the purpose of organizing and
focusing all county-wide efforts to reach the community emission reduction goal of 25 percent
below 1990 levels by the year 2015, adopted by all the cities in Sonoma County, including
Healdsburg, and Sonoma County. This effort is led by the Sonoma County Transportation
Authority/Regional Climate Protection Authority (RCPA). The adopted Mission Statement, Goals, and
Objectives for the RCPA include 13 programs for reducing GHG emissions in four areas:
Transportation and Land Use, Energy Efficiency and Renewable Power, Green Economy, and Natural
Resource Management.58
In July 2016, the RCPA adopted the Sonoma County Regional Climate Action Plan, also known as
Climate Action 2020 and Beyond, which applied to the County, including the City of Healdsburg.
However, the EIR for the Climate Action Plan was invalidated in 2017, eliminating the enforceability
and usefulness as a plan as a CEQA compliance tool.59

Local
Green City Program
In 2005, the Healdsburg City Council adopted Resolution 136-2005 supporting green building
practices and providing for expedited permit review and acknowledgment for those developments
choosing to incorporate green components into their building design and construction. In November
2008, the City created the Green City Program to serve as a framework for the implementation of
projects and activities designed to promote environmentally sound practices, develop green and
sustainable alternatives, and reduce GHG emissions. Components of the program include the Green
building Ordinance, education and outreach, greening existing housing stock, and creation of a green
business certification program (City Resolution 143-2008).60
In 2009, the Healdsburg City Council adopted Resolution 42-2009 establishing the Green City
Committee to advise the City Council on matters relating to policies and programs, which would
serve to further the Green City Program.

Healdsburg Electric Utility
Unlike other communities in Sonoma County, most of the City of Healdsburg is not served by PG&E
for its electricity needs. The Healdsburg Electric Utility owns and operates its own electric
distribution, purchasing a majority of its electricity through the Northern California Power Agency
(NCPA). NCPA is a joint powers agency that represents and provides support to 16 communities and
districts in Northern and Central California. NCPA was founded in 1968 as a forum through which
community-owned utilities could make investments to ensure an affordable, reliable, and clean
future energy supply for the members served.
58
59

60
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Sonoma County Regional Climate Action Plan

City of Healdsburg. 2013. Central Healdsburg Avenue Plan Draft EIR. Accessed October 12, 2018.
Regional Climate Protection Authority (RCPA). 2017. Climate Action 2020 Blog. How the RCPA is Moving Forward on Climate
Action. Website: http://rcpa.ca.gov/projects/climate-action-2020/blog/. Accessed January 2, 2018.
City of Healdsburg. 2013. Central Healdsburg Avenue Plan Draft EIR. Accessed October 12, 2018.
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qualified as California Certified Renewable. The
resource mix includes geothermal, hydroelectric, solar, and natural gas facilities.
For customers wishing to promote the development and use of renewable energy, Healdsburg
Electric Utility also offers a Green Rate. Under th

City of Healdsburg Resolution
On March 5, 2018, the Healdsburg City Council adopted
local implementation measures identified in Climate Action 2020 and Beyond. Through this
Resolution, the Council has agreed to the following items related to GHG reduction efforts:
1. Agree to support the efforts of the State and RCPA in reducing GHGs.
2. Adopts the following focus areas to reduce GHG emissions and intends to implement local
measures identified in the Climate Action 2020 and Beyond Plan.
a) Low-carbon/No-carbon transportation
b) Increased renewable energy
c) Lowering of water-related GHG emissions
d) City planning and land use
3. Plans to work toward increasing the health and resilience of social, natural, and built
resources to withstand the impacts of climate change.
4. Supports the goals of the Climate Action Plan through positive action of the City and through
collaboration with other local agencies and the RCPA.62

City of Healdsburg 2030 General Plan
The City of Healdsburg adopted its Healdsburg 2030 General Plan in July of 2009, with the currently
adopted version containing amendments through
implementation measures relating to reducing GHG emissions are contained within the Healdsburg
2030 General Plan Natural Resources Element and listed below.
Natural Resources
GOAL NR-E. Reduce greenhouse gas emissions and increase energy efficiency communitywide.
Policy NR-E-1. The City will reduce greenhouse gas emissions produced communitywide.
Policy NR-E-2. The City will reduce greenhouse gas emissions produced by internal municipal
operations.
Policy NR-E-4. The City will support sustainable development and building practices and lead
by example in municipal projects.
61
62
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Customers choosing the Green Rate incur additional charges for every kWh (kilowatt-hour)
consumed during the billing period and are provided with a 100 percent renewable energy source.61

City of Healdsburg. 2013. Central Healdsburg Avenue Plan Draft EIR. Accessed October 12, 2018.
City of Healdsburg. 2018. City Council. City Council/Redevelopment Successor Agency Regular Meeting Agenda. Website:
https://www.ci.healdsburg.ca.us/AgendaCenter/ViewFile/Agenda/_03052018-863. Accessed October 12, 2018.
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Implementation Measure NR-14. Promote the conservation of energy and natural resources
by:
- Allowing the use of alternative materials, designs and methods of construction not
specifically prescribed by the Uniform Building Code to conserve energy and/or natural
resources, if they have been approved and their use authorized by the City Building Official.
- Waiving design review approval for most solar installations for existing buildings.
- Granting rebates for such items as energy-efficient residential and commercial lighting,
appliances, heat pumps, air conditioning, weatherization and photovoltaic systems.
- Adopting and implementing a green building program.
Implementation Measure NR-15
construction and renovation of city facilities whenever feasible.
Implementation Measure NR-16. Implement greenhouse gas emissions reduction measures
adopted by the City Council.
Implementation Measure NR-17. The City will:
reduction goals. The plan shall be reviewed and updated at least once per year to identify
progress and incorporate new information, regulatory standards, and technologies.
- Acquire all available energy efficiency and demand reduction resources that are costeffective, reliable and feasible.
- Pursue renewable energy supplies and non-greenhouse gas-emitting energy resources and
clean fossil resources.
- Provide education for its customers on ways that they can reduce their greenhouse gas
emissions and provide assistance where feasible.
- Implement Action Plan B of the City of Healdsburg Greenhouse Gas Emissions Reduction
Action Plan Analysis to reduce greenhouse gas emissions related to municipal operations.
Implementation Measure NR-18. Update the Bicycle and Pedestrian Master Plan as
necessary to reflect changed conditions and policies.
Implementation Measure NR-19
Implementation Measure NR-20
condition.
Implementation Measure NR-21. Require bicycle parking at multi-family, commercial and
employment sites.
Implementation Measure NR-22. Bicycle racks shall continue to be placed as requested by
property owners and demand grows at public destinations.
Implementation Measure NR-23. Implement the Foss Creek Pathway Plan, as funding allows.
Implementation Measure NR-24. Work closely with the Sonoma County Transit Authority and
other transit service providers to develop and maintain public transportation facilities in the
community, including park-and-ride lots and the Intermodal Transportation Center.
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Policy NR-E-5. The City will encourage the use of large-scale trees in new development to
lessen heat build-up from solar radiation.
Policy NR-E-6. The City will comply with state climate protection goals and programs to the

3.4-33

Packet Pg. 1189

7.A.p

Greenhouse Gas Emissions and Energy

Draft EIR

Encourage the planting of large shade trees where
timate size, such as in open space areas,
parks, large lots and wide parkway strips.
Implementation Measure NR-26. Evaluate the existing transportation network to identify
areas suitable for improvements as they relate to efficient vehicle movements, including:
installation of dedicated left and right turn lanes, construction of roundabouts, development
of Intelligent Transportation systems such as synchronized signal timing, and adaptive traffic
control systems, removal of unwarranted stop signs and construction of new and improved
freeway on- and off-ramps. Implement identified measures as feasible.

3.4.4 - Impacts and Mitigation Measures
Specific Thresholds of Significance
The City of Healdsburg CEQA Implementation Procedures establishes that a significant impact
related to GHG emissions would occur if the proposed plan:
Conflicts with applicable measures of the Scoping Plan adopted by the State of California to
reduce GHG emissions to 1990 levels by 2020.
Conflicts with any other applicable plan, policy, or regulation adopted by the City for the
purpose of reducing the emissions of GHGs.

Approach to Analysis
GHG Emissions
GHG emissions and global climate change represent cumulative impacts. GHG emissions
cumulatively contribute to the significant adverse environmental impacts of global climate change.
No single project could generate enough GHG emissions to noticeably change the global average
temperature; instead, the GHG emissions from past, present, and future projects and activities have
contributed and will contribute to global climate change and its associated environmental impacts.
As discussed above, the City of Healdsburg CEQA Implementation Procedures establish that a
significant impact related to GHG emissions would occur if the proposed plan would conflict with
applicable measures of the Scoping Plan adopted by the State of California to reduce GHG emissions
to 1990 levels by 2020. To determine whether the proposed plan would conflict with the Scoping
Plan, this analysis considers whether the proposed plan would (1) be consistent with specific
measures listed in the Scoping Plan and Scoping Plan Update, and (2) exceed quantitative thresholds
used to determine whether a project will meet the overall state goals to reduce GHG emissions. It
should be noted that the methodologies used and considerations taken into account in evaluating
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Implementation Measure NR-25.

considerations discussed above under Regulatory Framework regarding SB 97 and CEQA Guidelines
Update as well as the CBD v. CDFW case.

adopted AB 32 Scoping Plan (Scoping Plan) stat
aggressive, but achievable, mid-term target, and the 2050 GHG emissions reduction goal represents
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63

In addition, the proposed plan is evaluated quantitatively with recommended thresholds of
significance for GHG emissions. The NSCAPCD has not adopted standards of significance for
thresholds and mitigation measures. BAAQMD does not presently provide a construction-related
GHG generation threshold, but it does recommend that construction-generated GHGs be quantified
and disclosed. BAAQMD also recommends that lead agencies make a determination of the level of
significance of construction-generated GHG emissions in relation to meeting AB 32 GHG reduction
goals.
BAAQMD recommends an efficiency threshold based on emission levels required to be met in order
to achieve AB 32 goals. GHG efficiency metrics can be utilized as thresholds of significance to assess
the GHG efficiency for a project- or plan-level analysis on a per capita basis (residential-only projects)
provided by a project) such that a project or plan will demonstrate consistency with the goals of AB
32 (i.e., 1990 GHG emissions levels by 2020). This approach is appropriate, because the threshold
can be applied evenly to all land uses contemplated under a project or plan to assess the significance
of GHG emissions that result from development pursuant to that project or plan.

the purposes of evaluating GHG emissions impacts associated with development under the
proposed plan, and in accordance with BAAQMD CEQA Guidelines for specific plans, the estimated
annual operational emissions are compared to the 4.6 MT CO2e per service population (employees
plus residents) per year threshold to determine significance.

GHG Emissions Reduction Plan Consistency
In determining whether a project or plan conflicts with any applicable plan, policy, or regulation
adopted by the City for the purpose of reducing GHG emissions, the California Resources Agency has
stated that in order to be used for the purpose of determining significance, an applicable plan,
policy, or regulation must contain specific requirements that result in reductions of GHG emissions
to a less than significance level.
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The year 2020
GHG emissions reduction goal of AB 32 corresponds with the mid-term target established by
Executive Order S-3-05, which aims to reduce Califor
levels that would stabilize the climate. The Scoping Plan identifies recommended measures for
multiple GHG emission sectors and the associated emission reductions needed to achieve the year
2020 emissions target.

The Healdsburg 2030 General Plan contains goals, policies, and implementation measures for the
City to implement to reduce GHG emissions. However, the Healdsburg 2030 General Plan does not
meet the CEQA Guidelines 15064.4(b)(3) requirements for an applicable plan to reduce GHG
63

ARB 2008. Initial AB32 Climate Change Scoping Plan Document. Website: https://www.arb.ca.gov/cc/scopingplan/document
/scopingplandocument.htm.
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In July 2016, the Regional Climate Protection Agency adopted the Sonoma County Regional Climate
Action Plan, also known as Climate Action 2020 and Beyond, which applied to the County, including the
City of Healdsburg. However, the EIR for the Climate Action Plan was invalidated in 2017, and the
Climate Action Plan would not be considered a qualified GHG reduction plan for the purposes of CEQA.
Although the Climate Action Plan no longer serves as a CEQA tool, the document does still serve to
advise and coordinate Countywide climate protection efforts. The ideas contained in the Climate
Action Plan to advance smart land use and resource efficiency are still valid and aligned with the
climate action strategies stated in the Scoping Plan
As a result, the City of Healdsburg adopted a resolution in March 2018 to address GHG emissions
consistent with the Climate Action Plan. Therefore, in order to comprehensively evaluate the GHG
emissions implications of the proposed plan, the plan is assessed for its consistency with the GHG
emission reduction measures included in the Sonoma County Regional Climate Action Plan that were
adopted by the City of Healdsburg in March 2018.

GHG Emissions Modeling
Although the specific land uses could ultimately vary during final design, the emission estimates
were developed consistent with the land uses and construction schedule in Chapter 2, Project
Description. The California Emissions Estimator Model (CalEEMod) version 2016.3.2 was used to
operation-related GHG emissions. CalEEMod was
developed in cooperation with air districts throughout the State and is designed as a uniform
platform for government agencies, land use planners, and environmental professionals to quantify
potential GHG emissions associated with construction and operation from a variety of land uses.
This analysis is restricted to GHGs identified by AB 32, which include CO2, CH4, N2O, HFCs, PFCs, and
SF6. The proposed plan would primarily generate CO2, CH4, and N2O resulting from fossil fuel
combustion. HFCs are typically used for refrigerants. The use of refrigerants in the non-industrial
mix of land uses proposed as part of the proposed plan is expected to be minor; therefore,
refrigerants were not estimated.
Certain GHGs defined by AB 32 would not be emitted by development contemplated by the
proposed plan. PFCs and SF6 are typically used in industrial applications, none of which would be
used by the proposed plan. Therefore, it is not anticipated that the proposed plan would emit PFCs
and SF6.

Attachment: Attachment 4 - Exhibit 11 - NEAP Draft EIR (2754 : North Village DA)

emissions, because the Healdsburg 2030 General Plan EIR found that buildout under the Healdsburg
2030 General Plan would result in significant and unavoidable cumulative global climate change
impacts and that there were no feasible mitigation measures that would reduce cumulative GHG
emissions impacts related to a less than significant level.

Construction

Construction emissions can vary substantially from day to day, depending on the level of activity, the
specific type of operation, and prevailing weather conditions. Construction emissions result from
on-site and off-site activities. On-site GHG emissions principally consist of exhaust emissions from
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heavy-duty construction equipment. Off-site GHG emissions would occur from motor vehicle
exhaust from material delivery vehicles and construction worker traffic.

emissions were based on applicant-provided data and CalEEMod default-provided assumptions. Full
assumptions are detailed in the CalEEMod output contained in Appendix C.

Operational GHG emissions are those GHG emissions that occur during operation of the proposed
plan. The major sources are summarized below.
Motor Vehicles

Motor vehicle emissions refer to exhaust and road dust emissions from the automobiles that would
travel to and from the plan area. The emissions were estimated using CalEEMod. The average daily
trip generation rates for land uses contemplated under the proposed plan were obtained from the
plan-specific traffic analysis performed by W-Trans64 and are consistent with Institute of
Transportation Engineers (ITE) Manual, 10th Edition.65
Pass-by trips are made as intermediate stops on the way from an origin to a primary trip destination
without a route diversion. Pass-by trips are attracted from traffic passing the plan area on an
adjacent street or roadway that offers direct access to the generator. Pass-by trips are not diverted
from another roadway. The CalEEMod defaults pass-by trips were used for this analysis.
The CalEEMod default round trip lengths for an urban setting for the North Coast Air Basin portion of
Sonoma County were used in this analysis. The vehicle fleet mix is defined as the mix of motor
vehicle classes active during the operation of the proposed plan. Emission factors are assigned to
the expected vehicle mix as a function of vehicle class, speed, and fuel use (gasoline and dieselpowered vehicles). The CalEEMod default vehicle fleet mix was used for the North Coast Air Basin
portion of Sonoma County was used for this analysis.
Landscape Equipment

The landscaping equipment (leaf blowers, chain saws, mowers) would generate GHG emissions as a
result of fuel combustion based on assumptions in the CalEEMod model.
Electricity

The City of Healdsburg is served by the Healdsburg Electric Utility and Pacific Gas & Electric (PG&E).
For the purpose of estimating GHG emissions for this analysis, emission factors from PG&E were
used. PG&E provides estimates of its emission factor per megawatt hour of electricity delivered to
its customers. PG&E emissions factor for 2020 for CO2 is provided below. The rates for methane and
nitrous oxide are based on compliance with the Renewable Portfolio Standard. The factors listed
below were applied in estimating emissions for the year 2021.

Attachment: Attachment 4 - Exhibit 11 - NEAP Draft EIR (2754 : North Village DA)

Operation

Carbon dioxide: 491.65 lb/MWh
64
65

W-Trans. (August 2018) Memorandum of Assumptions for Analysis of Proposed North Entry Area Plan.
Institute of Transportation Engineers (ITE). 2017. Trip Generation Manual 10th Edition.
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CalEEMod has three categories for electricity consumption: electricity that is impacted by Title 24
regulations; non-Title 24 electricity; and lighting. The Title 24 uses are defined as the major building
Title 24 Part 6, such as space heating, space
cooling, water heating, and ventilation. Lighting is separate since it can be both part and not part of
Title 24. Since lighting is not part of the building envelope energy budget, CalEEMod does not
consider lighting to have any further association with Title 24 references in the program. Non-Title
24 includes everything else such as appliances and electronics. To properly divide the total
electricity consumption into the three categories, the percentage for each category is determined by
using percentages derived from the CalEEMod default electricity intensity. The percentages are
applied to the electricity consumption to obtain the values used in the analysis.
Natural Gas

There would be emissions from the combustion of natural gas used by development under the
proposed plan (water heaters, heat, etc.). CalEEMod has two categories for natural gas
consumption: Title 24 and non-Title 24. For purposes of this analysis, CalEEMod defaults were used.
Water and Wastewater

There would be emissions from the combustion of natural gas used by development under the
proposed plan (water heaters, heat, etc.). CalEEMod has two categories for natural gas
consumption: Title 24 and non-Title 24. CalEEMod defaults were used. Development under the
proposed plan will include water conservation features required by the Green Building Code
Standards the City of Healdsburg Water Efficient Land Use Ordinance that are not accounted for in
CalEEMod default values. A twenty-percent reduction in water usage was applied to reflect
proposed plan emissions after compliance with these mandatory regulations.
Solid Waste

Greenhouse gas emissions would be generated from the decomposition of solid waste generated by
development under the proposed plan. CalEEMod was used to estimate the GHG emissions from
this source. The CalEEMod default for the mix of landfill types is as follows:

Vegetation

Attachment: Attachment 4 - Exhibit 11 - NEAP Draft EIR (2754 : North Village DA)

Methane: 0.022 lb/MWh
Nitrous oxide: 0.005 lb/MWh

There is currently carbon sequestration occurring on-site from existing vegetation. The proposed
plan would require new development to plant trees and integrate landscaping into the proposed
plan design, which would provide carbon sequestration. However, the number of trees to be
planted is unknown and data are insufficient to accurately determine the impact that existing plants
have on carbon sequestration. For purposes of this analysis, it was assumed that the loss and
addition of carbon sequestration that are due to the proposed plan would be balanced; therefore,
emissions due to carbon sequestration were not included.
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Energy
Per CEQA Guidelines Appendix F, in order to assure that energy implications are considered in
project or plan decisions, an EIR must include a discussion of potential energy impacts. Therefore,
the proposed plan is assessed in terms of potential for inefficient, wasteful, or unnecessary use of
energy during construction and operation. The proposed plan is also assessed in terms of
compliance with existing energy performance standards.

GHG Emissions Generation
Impact GHG-1:

Implementation of the proposed plan could conflict with applicable measures of
the Scoping Plan adopted by the State of California to reduce GHG emissions to
1990 levels by 2020.

Impact Analysis
Scoping Plan Measures
ARB Scoping Plan per AB 32

The Scoping Plan identifies recommended measures for multiple GHG emission sectors and the
associated emission reductions needed to achiev
different emission reduction target. Most of the measures target the transportation and electricity
sectors. As shown in Table 3.4-2, many of the measures are not applicable to the proposed plan,
while the proposed plan is consistent with strategies that are applicable.

Table 3.4-2: ARB Scoping Plan GHG Reduction Measures Consistency Analysis
Scoping Plan GHG Reduction Measure

Proposed Plan Consistency

California Cap-and-Trade Program Linked to
Western Climate Initiative. Implement a broadbased California Cap-and-Trade program to provide
a firm limit on emissions.

Not applicable. Although the cap-and-trade system is
ongoing, the proposed plan is not one targeted by the
cap-and-trade system regulations, and, therefore, this
measure does not apply to the proposed plan.

California Light-Duty Vehicle GHG Standards.
Implement adopted standards and planned second
phase of the program. Align zero-emission vehicle,
alternative and renewable fuel and vehicle
technology programs with long-term climate
change goals.

Not applicable. This is a statewide measure that
cannot be implemented by an applicant or lead agency.
However, vehicles accessing businesses and residences
in the plan area would be subject to the standards.

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.
Development within the plan area would be required to
build to the latest standards and would increase its
energy efficiency through compliance.

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 an applicant or lead agency.
Healdsburg Electric Utilities and PG&E are required to
increase their percent of power supply from renewable
sources to 33 percent by the year 2020 pursuant to the
Renewable Portfolio Standard.
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Table 3.4-2 (cont.): ARB Scoping Plan GHG Reduction Measures Consistency Analysis
Scoping Plan GHG Reduction Measure

Proposed Plan Consistency

Regional Transportation-Related GHG Targets.
Develop regional GHG emissions reduction targets
for passenger vehicles. This measure refers to SB
375.

Not applicable. The proposed plan is not related to
developing GHG emission reduction targets.

Vehicle Efficiency Measures. Implement light-duty Not applicable. This is a statewide measure that
vehicle efficiency measures.
cannot be implemented by an applicant or lead agency.
construction and operational activities would comply
with vehicle efficiency measures.
Goods Movement. Implement adopted
regulations for the use of shore power for ships at
berth. Improve efficiency in goods movement
activities.

Not applicable. The proposed plan does not propose
any changes to maritime, rail, or intermodal facilities or
forms of transportation.

Million Solar Roofs Program.
Install 3,000 Megawatts of solar-electric capacity

Consistent. The proposed plan would comply with Title
24 at the place of construction, which requires new and
non-residential buildings to
requires new low-rise residential buildings to install a
photovoltaic (PV) system beginning January 1, 2020.
The proposed plan would not preclude the
implementation of this strategy.

Medium/Heavy-Duty Vehicles. Adopt medium
and heavy-duty vehicle efficiency measures.

Not applicable. This is a statewide measure that
cannot be implemented by an applicant or lead agency.
The standards phase in over model years 2014 through
2018 and would be applicable to the vehicles that
access the plan area.

Industrial Emissions. Require assessment of large Not applicable. This measure would apply to the direct
industrial sources to determine whether individual GHG emissions at major industrial facilities emitting
sources within a facility can cost-effectively reduce more than 500,000 MTCO2e per year.
GHG emissions and provide other pollution
reduction co-benefits. .
High Speed Rail. Support implementation of a
high-speed rail system.

Not applicable. This is a statewide measure that
cannot be implemented by an applicant or lead agency.
The proposed plan would not preclude the
implementation of this strategy.

Attachment: Attachment 4 - Exhibit 11 - NEAP Draft EIR (2754 : North Village DA)

Low Carbon Fuel Standard. Develop and adopt the Not applicable. This is a statewide measure that
Low Carbon Fuel Standard.
cannot be implemented by an applicant or lead agency.
All fuel consumption associated with the proposed
ational activities would use
fuel that meets these standards.

Green Building Strategy. Expand the use of green Consistent. The proposed plan would comply with the
building practices to reduce the carbon footprint of California Energy Code, and thus incorporate applicable
g inventory of buildings. energy efficiency features designed to reduce proposed
plan energy consumption.
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Table 3.4-2 (cont.): ARB Scoping Plan GHG Reduction Measures Consistency Analysis
Proposed Plan Consistency

High Global Warming Potential Gases. Adopt
measures to reduce high global warming potential
gases.

Not applicable. This measure is applicable to the high
global warming potential gases that would be used by
the proposed plan (such as in air conditioning and
refrigerators). The proposed plan will comply with
applicable ARB regulations on these gases.

Recycling and Waste. Reduce CH4 emissions at
landfills. Increase waste diversion, composting,
and commercial recycling. Move toward zero
waste.

Consistent. The proposed plan would not contain a
landfill. The proposed plan would reduce waste with
implementation of State mandated recycling and reuse
requirements.

Sustainable Forests. Preserve forest sequestration Not applicable. The plan area is not forested;
and encourage the use of forest biomass for
therefore, no preservation is possible.
sustainable energy generation.
Water. Continue efficiency programs and use
cleaner energy sources to move and treat water.

Consistent. This is a measure for State and local
agencies. The proposed plan would comply with the
California Green Building Standards Code and the
California Updated Model Landscape Ordinance. With
adherence to these regulations, development under the
proposed plan will consume energy and water in an
efficient manner.

Agriculture. In the near-term, encourage
investment in manure digesters and at the fiveyear Scoping Plan update determine if the program
should be made mandatory by 2020.

Not applicable. The plan area 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
proposed plan.

Source of ARB Scoping Plan Reduction Measures: ARB, 2008

emissions reduction strategies and, thus, would not conflict with the recommendations of AB 32 in
achieving a statewide reduction in GHG emissions. Considering this information, the proposed plan
AB 32 or conflict with implementation of the Scoping Plan.
ARB Scoping Plan Update per SB 32

The ARB 2017 Climate Change Scoping Plan Update addressing the SB 32 targets was adopted on
December 14, 2017 and is the second update to the Scoping Plan. Table 3.4-3 provides an analysis of
Scoping Plan Update GHG emissions reduction
measures. As shown in Table 3.4-3, many of the measures are not applicable to the proposed plan,
and the proposed plan is consistent with strategies that are applicable.
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Table 3.4-3: ARB Scoping Plan Update GHG Reduction Measures Consistency Analysis
Proposed Plan Consistency

SB 350 50 percent Renewable Mandate. Utilities
subject to the legislation will be required to
increase their renewable energy mix from 33
percent in 2020 to 50 percent in 2030.

Not applicable. This measure would apply to utilities
and not to individual development projects. The
proposed plan would purchase electricity from a utility
subject to the SB 350 Renewable Mandate.

SB 350 Double Building Energy Efficiency by 2030.
This is equivalent to a 20 percent reduction from
2014 building energy usage compared to current
projected 2030 levels.

Not applicable. This measure applies to existing
buildings. New structures are required to comply with
Title 24 Energy Efficiency Standards that are expected to
increase in stringency over time. The proposed plan
would comply with the applicable Title 24 Energy
Efficiency Standards in effect at the time building permits
are issued.

Low Carbon Fuel Standard. This measure requires Not applicable. This is a statewide measure that
fuel providers to meet an 18 percent reduction in cannot be implemented by a project applicant or lead
carbon content by 2030.
agency. However, vehicles accessing businesses and
residences in the plan area would be benefit from the
standards.
Mobile Source Strategy (Cleaner Technology and
Fuels Scenario). Vehicle manufacturers will be
required to meet existing regulations mandated by
the LEV III and Heavy-Duty Vehicle programs. The
strategy includes a goal of having 4.2 million ZEVs
on the road by 2030 and increasing numbers of ZEV
trucks and buses.

Not applicable. This measure is not applicable to the
proposed plan; however, vehicles accessing businesses
and residences in the plan area would be benefit from
the increased availability of cleaner technology and
fuels. The 2016 CALGreen Code requires electrical
service in new single-family housing to be EV chargerready.

Sustainable Freight Action Plan
to improve freight system efficiency 25 percent by
increasing the value of goods and services
produced from the freight sector, relative to the
amount of carbon that it produces by 2030. This
would be achieved by deploying over 100,000
freight vehicles and equipment capable of zero
emission operation and maximize near-zero
emission freight vehicles and equipment powered
by renewable energy by 2030.

Not applicable. This measure applies to owners and
operators of trucks and freight operations. None of the
proposed land uses would be compatible with typical
operations that support truck and freight operations. It
is anticipated that future residents and business would
have deliveries made by third-party vendors. It is
expected that deliveries throughout the State would be
made with an increasing number of ZEV delivery trucks.

Short-Lived Climate Pollutant (SLCP) Reduction
Strategy. The strategy requires the reduction of
SLCPs by 40 percent from 2013 levels by 2030 and
the reduction of black carbon by 50 percent from
2013 levels by 2030.

Not applicable. This is a statewide strategy that is not
implemented by an applicant. As described in the Air
Quality section of this EIR, the residential component of
the proposed plan will include only natural gas hearths.
Natural gas hearths produce very little black carbon
compared to wood-burning fireplace; therefore, future
development under the proposed plan would not
include major sources of black carbon.

SB 375 Sustainable Communities Strategies.
Requires Regional Transportation Plans to include a
sustainable communities strategy for reduction of
per capita vehicle miles traveled.

Not applicable. The proposed plan does not include
the development of a Regional Transportation Plan.
Furthermore, the proposed plan is not within an SCS
priority area.
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2017 Scoping Plan Update GHG Reduction Measure

Proposed Plan Consistency

Post-2020 Cap-and-Trade Program. The Post 2020
Cap-and-Trade Program continues the existing
program for another 10 years. The Cap-and-Trade
Program applies to large industrial sources such as
power plants, refineries, and cement
manufacturers.

Not applicable. The proposed plan is not one targeted
by the cap-and-trade system regulations, and,
therefore, this measure does not apply to the proposed
plan. However, the post-2020 Cap-and-Trade Program
indirectly affects people and entities who use the
products and services produced by the regulated
industrial sources when increased cost of products or
services (such as electricity and fuel) are transferred to
the consumers.

Natural and Working Lands Action Plan. The ARB
is working in coordination with several other
agencies to develop measures as outlined in the

Not Applicable. The proposed plan allows for mixed
used development, and the plan area would not be
considered natural or working lands. The overall
development footprint would allow for retention of
approximately 12 acres of open and undeveloped land
primarily located on the hillsides of the North Village
project site.

Order B-30-15 to reduce GHG emissions and to
cultivate net carbon sequestration potential for
and working land.

Source of ARB 2017 Scoping Plan Update Reduction Measures: ARB, 2017

applicable GHG emissions reduction strategies and, thus, would not conflict with the
recommendations of SB 32 in achieving statewide GHG emissions reduction targets. Considering this
reduction targets contained in SB 32 or conflict with implementation of the Scoping Plan Update.
In summary, the proposed plan would not conflict with the GHG reduction measures included in the
ARB Scoping Plan or Scoping Plan Update.
Plan-Level GHG Emissions

The BAAQMD Air Quality CEQA Guidelines state that if annual emissions of GHG emissions exceed
the threshold of significance identified above under Approach to Analysis, the proposed plan would
result in a cumulatively significant impact to global climate change. Per BAAQMD CEQA Guidelines
for specific plans, the estimated annual operational emissions are compared specifically to the 4.6
MT CO2e per service population per year significance threshold to determine significance.

Attachment: Attachment 4 - Exhibit 11 - NEAP Draft EIR (2754 : North Village DA)

Table 3.4-3 (cont.): ARB Scoping Plan Update GHG Reduction Measures Consistency
Analysis

Construction

The proposed plan would emit GHG emissions during construction from the off-road equipment,
worker vehicles, and any hauling that may occur. Total GHG emissions generated during both phases
of construction were combined and are presented in Table 3.4-4. In order to account for the
construction emissions in assessing the proposed pl
added to the operational emissions. As shown in Table 3.4-4, construction of the proposed plan is
FirstCarbon Solutions
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estimated to generate approximately 1,627 MT CO2e over the two-year construction duration. The
amortized emissions from construction of 54.2 MT CO2e per year were added to the operational
emissions to determine the total emissions of the proposed plan.

Table 3.4-4: Unmitigated Construction GHG Emissions
Construction Phases

Total GHG Emissions (MT CO2e/year)

Phase 1 Site Preparation

128.7

Phase 1 Paving

71.8

2019 Total Emissions

200.4

2020

Phase 2 Building Construction

792.6

2020 Total Emissions

792.6

2021

Phase 2 Building Construction

599.3

Phase 2 Paving

21.2

Phase 2 Architectural Coating

13.1

2021 Total Emissions

633.6

Total Construction Emissions
Construction Emissions Amortized
Over the Life of the Proposed Plan
(30 years)

1,626.7
54.2

Note:
Calculations use unrounded numbers.
Source: CalEEMod Output (see Appendix C)

Operation

Operational or long-term emissions occur over the life of the proposed plan. Sources for operational
emissions are described above in the Approach to Analysis. Unmitigated annual emissions from
long-term operations of the proposed plan are shown by source in Table 3.4-5. Total annual
operational emissions were estimated at approximately 6,259 MT CO2e assuming full buildout in the
year 2021. As previously indicated, the analysis includes construction emissions amortized over the
life of the plan. The plan is estimated to accommodate 742 residents and support 287 employees,
for a total service population of 1,029 residents and employees.66, 67 The plan would generate
approximately 6,313 MT CO2e per year with the addition of amortized construction emissions.

66

67
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2019

City of Healdsburg. 2015. Healdsburg Housing Element 2015-2023. Website:
https://www.ci.healdsburg.ca.us/DocumentCenter/View/5437/Adopted-Housing-Element. Accessed October 12, 2018.
Southern California Association of Governments. 2001. Employment Density Study. Accessed August 26, 2018.
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Table 3.4-5: Unmitigated Operational GHG Emissions (2021)

Area

MT CO2e
per year

130.0

Energy

1,242.7

Mobile (Vehicles)

4,687.9

Waste

122.3

Water

76.2

Total Operational
Construction Emissions (Amortized
over 30 Years)
Total Emissions

6,259.1
54.2
6,313.3

Service Population (Employees and
Residents)

1,029

Emissions Per Service Population

6.1

BAAQMD Threshold

4.6

Does project exceed threshold?

Yes

Notes:
MT CO2e = metric tons of carbon dioxide equivalent.
Source of Emissions: CalEEMod Output (see Appendix C)

inclusion of additional mitigation to further reduce proposed plan emissions. Based on a service
population of 1,029 people, emissions must total 4,733.4 MT CO2e per year or lower to meet the
threshold. This would require additional reductions totaling 1,579.9 MT CO2e per year beyond that
achieved by compliance with regulations. Therefore, implementation of Mitigation Measure (MM)
GHG-1 would be required.
Table 3.4-6 shows the total proposed plan operational GHG emissions with the use of renewable
electricity and implementation of a ride-sharing program. As shown in Table 3.4-6, the GHG
significance with implementation of measures identified in MM GHG-1.
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Mitigated Proposed Plan
Emissions
(Total MT CO2e
per year)

Total MT CO2e
per year Reduced Compared to the
Unmitigated Scenario (Error!
Reference source not found.)

Area

130.0

0.0

Energy

507.0

735.8

4,539.2

148.7

Waste

122.3

0.0

Water

76.2

0.0

Construction Emissions (Amortized over 30
Years)

54.2

0.0

Total Project Operational Emissions

5,428.9

884.5

Additional Off-Model Mitigation Through
the Implementation of GHG Emissions
Reduction Measures (MM GHG-1)

(695.5)

695.5

4,733.4

1,579.9

GHG Emission Source

Mobile (Vehicles)

Total Project Operational Emissions With
the Implementation of GHG Emissions
Reduction Measures
Service Population (Employees and
Residents)

1,029

Emissions Per Service Population

4.6

BAAQMD Threshold

4.6

Does project exceed threshold?
Notes:
MT CO2e = metric tons of carbon dioxide equivalent.
Unrounded results used to calculate totals.
Source of Emissions: CalEEMod Output (see Appendix B)

threshold of significance with implementation of MM GHG-1. The impact would be less than
significant with mitigation incorporated.

Level of Significance Before Mitigation

Attachment: Attachment 4 - Exhibit 11 - NEAP Draft EIR (2754 : North Village DA)

Table 3.4-6: Mitigated Operational GHG Emissions (2021)

Potentially significant

Mitigation Measures
MM GHG-1

Implement GHG Emissions Reduction Measures
Prior to the final discretionary approval for each development project in the plan
area, each developer shall provide documentation to the City of Healdsburg
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demonstrating that the proposed development would meet the BAAQMD
recommended threshold of significance for individual projects or would achieve
additional GHG emissions reductions sufficient to meet the recommended threshold
through a combination of one or more of the following measures and/or other
comparable measures approved by the City:

Install on-site solar panels to generate electricity for on-site electricity
consumption.
Provide documentation how a ride-sharing program or other transportation
demand management program for hotel, office, and retail employees would be
implemented starting no later than 60 days after operations begin. Use of electric
vehicles for ride-share program would further reduce GHG emissions.
Install electric vehicle charging stations at workplaces and multi-family residences
to promote the use of electric vehicles.
Use heat-pumps (rather than natural gas) for heating of residential and
commercial spaces.
Purchase voluntary carbon credits from a verified GHG emissions credit broker in
an amount sufficient to offset operational GHG emissions that exceed the
recommended significance threshold over the lifetime of the proposed
development (or a reduced amount estimated based on implementation of other
measures listed above). Copies of the contract(s) shall be provided to the City.

Level of Significance After Mitigation
Less than significant with mitigation

GHG Emissions Reduction Plan Consistency
Impact GHG-2:

Implementation of the proposed plan could conflict with an applicable plan,
policy, or regulation adopted by the City for the purpose of reducing GHG
emissions.

Impact Analysis
City-selected Regional CAP Measures

The Healdsburg City Council adopted a resolution in March 2018 to reaffirm its commitment to the
proposed measures included in section 5.3 of the Sonoma County Regional Climate Action Plan. The
Sonoma County Regional Climate Action Plan focuses on relatively short-term actions to reduce
emissions by 25 percent below 1990 levels by 2020 to a degree that is beyond the current State
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Commit to 100 percent renewable energy use through a combination of use of

consistency with those measures are shown in Table 3.4-7.

FirstCarbon Solutions
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Table 3.4-7: Proposed Plan Compliance with Healdsburg-Selected GHG Measures
Measure Descriptions/Implementation
Information

Project Compliance

The California Building Standards
Commission is responsible for adopting and
updating Title 24 standards, which then
become the default standards for
communities throughout the State.

Consistent. Development
in the plan area would
comply with local building
codes regarding energy
efficiency.

Measure 1-S2: Lighting Efficiency
CEC is responsible for implementing this
and Toxics Reduction Act (AB1109) measure through the prescription of
minimum efficiency lighting standards
affecting all lighting sold in Sonoma County.
Implementation of this measure would be
gradual through 2020 as older lighting is
replaced with newer, more efficient
lighting.

Consistent. Development
in the plan area would
comply with local building
codes regarding lighting
efficiency.

Measure 1-S3: Industrial Boiler
Efficiency

ARB is responsible for implementing this
measure. This measure would be
implemented gradually as industrial
facilities replace boilers.

Not applicable. The plan
does include the
development of an
industrial land use.

Measure 1-R1: Community Energy
Efficiency Retrofits for Existing
Buildings

This measure encompasses all existing
programs to improve the energy efficiency
of community buildings (including homes
and businesses) through retrofits.

Not applicable.
Development under the
proposed plan would be a
new development project.

Measure 1-R2: Expand the
Community Energy Efficiency
Retrofits Program

The main objective of this measure is to
promote energy efficiency in existing
residential buildings and commercial
buildings, and remove funding barriers for
energy efficiency improvements.

Not applicable.
Development under the
proposed plan would be a
new development project.

Measure

Measure 1-S1: Title 24 Standards
for Commercial and Residential
Building

Measure 2-S1: Renewable Portfolio The Renewable Portfolio Standard obligates
Standard
investor-owned utilities, energy service
providers, and community choice
aggregators to procure an increasing
amount of their electricity from eligible
renewable sources.

Not applicable.
Development under the
proposed plan would be a
new development project
and not an investorowned utility, an energy
service provider, or a
community choice
aggregator.

Measure 2-S2: Solar Water Heaters This is a voluntary measure that
encourages the installation of solar water
heating systems.

Consistent. This is a
voluntary measure to be
implemented at the
discretion of future project
applicants.

3.4-48
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State and Regional Measures
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Table 3.4-7 (cont.): Proposed Plan Compliance with Healdsburg-Selected GHG Measures
Measure Descriptions/Implementation
Information

Project Compliance

Measure 5-R1: Improve and
Increase Transit Service

Sonoma County Transit, Petaluma Transit,
and Santa Rosa Transit would be the lead
agencies to implement this measure, with
assistance from Sonoma County
Transportation Authority (SCTA). Each
transit agency would determine funding
needs and identify service gaps or highdemand routes that could be expanded as
part of this measure.

Not applicable. This
measure applies to local
government coordination
and not individual
development projects.

Measure 5-R2: Supporting Transit
Measures

The purpose of this measure is to increase
the use of transit in the county. SCTA,
Sonoma County Transit, Petaluma Transit,
and Santa Rosa Transit would be the lead
agencies to implement this measure. The
transit agencies would need to work
together to improve efficiency, transfers
and service gaps, especially between transit
services.

Not applicable. The
proposed plan would
allow for new
development and transit
connections, but the lead
agency is not a transit
provider.

Measure 5-R3: Sonoma-Marin Area This measure is applicable to projects
Rail Transit
project in proximity to a SMART station or
connecting pedestrian and bicycle facilities.
A project would be considered consistent
with this measure if it is it consistent with
any adopted requirements supportive of
SMART, including policies and
requirements in General Plans, Area Plans,
Specific Plans, Station Area Plans, zoning
codes, and infrastructure plans.

Consistent. As discussed
in Section 3.2Transportation and Traffic,
the closest transit stops
are approximately onehalf mile away, a distance
that is generally
considered too far for
convenient transit access.
To achieve adequate
transit access, per
implementation of MM
TRANS-4a, bus stops are
required to be installed on
both sides of Healdsburg
Avenue near the proposed
access point to the plan
area.

Measure 5-R4: Trip Reduction
Ordinance

Consistent. Future
development within the
plan area would be
required to comply with
any adopted local
ordinance requiring trip
reduction.

FirstCarbon Solutions

SCTA will develop and local jurisdictions will
adopt and both will implement a Trip
Reduction Ordinance (TRO) requiring
employers with 50+ employees to offer one
of the following: pre-tax transit expenses,
transit or vanpool subsidy, free or low-cost
shuttle, or an alternate benefit. The TRO
may also consider more ambitious
recommendations such as specific
transportation demand management
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Table 3.4-7 (cont.): Proposed Plan Compliance with Healdsburg-Selected GHG Measures
Measure Descriptions/Implementation
Information

Project Compliance

(TDM) programs offered to all employees,
annual monitoring and reporting
requirements, or specific trip reduction or
mode share target rates. The TRO will also
provide a non-trip reduction alternative in
the form of purchase of an equivalent
amount of GHG offsets for employer.
Measure 5-R5: Supporting
Measures for the Transportation
Demand Management Program

This measure requires regional and local
effort. SCTA staff would develop a TDM
program for employers. It is voluntary for
individual development projects to include
TDM measures.

Consistent. This is a
voluntary measure to be
implemented at the
discretion of the project
applicant.

Measure 5-R6: Reduced Transit
Passes

Sonoma County Transit, Petaluma Transit,
and Santa Rosa Transit would be
responsible for rolling out and publicizing
reduced transit passes. Agencies would
encourage employers and new
developments to provide reduced-cost
monthly transit passes.

Consistent. This is a
voluntary measure to be
implemented at the
discretion of the project
applicant.

Measure 5-R7: Alternative Travel
Marketing & Optimize Online
Service

SCTA would be the lead agency to
implement this measure and would find
funding for or subsidize communication
channels to provide information on
alternate travel means. Local communities
would work with SCTA to ensure that
consistency in service and information is
maintained throughout the county.

Consistent. This is a
voluntary measure to be
implemented at the
discretion of the project
applicant.

Measure 5-R8: Safe Routes to
School

One objective of this measure is to create
Not applicable. This
safe routes to school programs for
measure applies to local
communities where they currently do not government coordination.
exist and actively seek funding to
implement programs in all communities.
Implementation of this measure would
increase the use of school buses or school
pools in the county, thus reducing personal
vehicle use for home-school trips. SCTA,
working with local school districts, would
be the lead agency to implement this
measure and find funding for or subsidize
safe routes to school programs.

Measure 5-R9: Car-sharing
Program

RCPA/SCTA would be the lead agency to
implement this measure, and would work
with the Sonoma County Air Resources
Team and find funding for or subsidize
mobile device infrastructure needed to
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Measure

Consistent. This is a
voluntary measure to be
implemented at the
discretion of the project
applicant.
FirstCarbon Solutions
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Table 3.4-7 (cont.): Proposed Plan Compliance with Healdsburg-Selected GHG Measures
Measure

Measure Descriptions/Implementation
Information

Project Compliance

Measure 5-R10: Bike Sharing
Program

SCTA would be the lead agency to
implement the development of a bike
sharing program. SCTA and each
community would need to coordinate to
find funding sources to implement a bikeshare program and to identify the most
appropriate service areas.

Not applicable. This is a
regional measure that is
not applicable to
individual development
projects; however,
implementation of the
project would not
preclude the development
or expansion of a bike
sharing program.

Measure 6-S1: Pavley Emissions
ARB is responsible for implementing this
Standards for Passenger Vehicles
measure.
and the Low Carbon Fuel Standard

Not applicable. The Pavley
Emissions Standards
measure applies to all new
vehicles starting with
model year 2012. The
project would not conflict
with its implementation as
it would apply to all new
passenger vehicles
purchased in California.

Measure 6-S2: Advanced Clean
Cars

ARB is responsible for implementing this
measure.

Not applicable. This
measure is related
passenger vehicles
purchased in California
and would be
implemented by ARB.

Measure 6-S3: Assembly Bill 32
Vehicle Efficiency Measures

ARB will work with the vehicle industry to
implement these measures.

Not applicable. Future
development within the
plan area would not
involve the manufacturing
of vehicles.

Measure 7-S1: Low Carbon Fuel
Standard: Off-Road

ARB is responsible for implementing this
measure.

Not applicable. This
measure would not be
applicable to project
proponents, future
building owners, or future
tenants.

Measure 7-R1: Shift Sonoma
County (Electric Vehicles)

This measure requires regional and local
coordination. RCPA/SCTA will design the
program, identify funding sources, and

Not applicable. This
measure applies to local
government coordination

FirstCarbon Solutions
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implement a car sharing program.
RCPA/SCTA could consider partnering with
commercial car sharing service providers to
identify locations or markets to roll out the
service.
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Table 3.4-7 (cont.): Proposed Plan Compliance with Healdsburg-Selected GHG Measures
Measure

Measure Descriptions/Implementation
Information

Project Compliance

Measure 7-R2: Alternative Fuel for This is a voluntary measure that promotes
Transit Vehicles.
the use of alternatively fueled vehicles.
This measure is specifically geared towards
the replacement of diesel and gasoline
buses with alternatively fueled buses.

Not applicable. This
measure applies to local
government coordination
and transit providers.

Measure 9-R1: Waste Diversion
Goal

The SCWMA would be the lead agency for
implementing this measure.

Consistent. Future
development within the
plan area would not
conflict with
implementation of this
measure. Future
development would be
required to achieve the
recycling mandates via
compliance with the
CALGreen code.

Measure 10-R1: Increase Landfill
Methane Capture and Use for
Energy

As the agency responsible for waste
management in the county, SCWMA would
be responsible for implementing this
measure.

Not applicable. Future
development within the
plan area would not
include a landfill.

Measure 11-R1: Countywide Water The SCWA is responsible for implementing
Conservation Support and
this measure in cooperation with the local
Incentives
communities. SCWA would identify areas
where additional conservation would be
most effective and develop conservation
goals. The local communities would work
with SCWA to identify conservation
opportunities, and to develop new
ordinances or general plan policies
pertaining to water conservation.

Consistent. Future
development within the
plan area would comply
with all local or regionally
adopted water
conservation measures.

Measure 12-R1: Recycled Water

Consistent. This is a
voluntary measure to be
implemented at the
discretion of the project
applicant.

This is a voluntary measure that
encourages the use of recycled water,
where available.

Measure 13-R1: Infrastructure and RCPA and communities would work with
Water Supply Improvement
SCWA and other water providers to identify
funding sources for capital improvements
for the necessary water conveyance
equipment upgrades. SCWA and other
water providers would be responsible for
installing and maintaining the new or
upgraded equipment.
3.4-52
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serve as a focal point for implementation in and not individual
cooperation with SCP.
development projects.

Not applicable. This
measure applies to local
government coordination
and not individual
development projects.
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Table 3.4-7 (cont.): Proposed Plan Compliance with Healdsburg-Selected GHG Measures

Measure 13-R2: Wastewater
Treatment Equipment Efficiency

Measure Descriptions/Implementation
Information

Project Compliance

RCPA and communities would work with
wastewater treatment providers to
encourage increased efficiency in
wastewater treatment operations.

Consistent. Buildings built
within the plan area would
support this measure by
complying with the
California Green Building
Standards Code.

Implementation mechanisms will be chosen
by each jurisdiction and may include
developing a new ordinance requiring LED
outdoor lighting for new development
and/or providing incentives for bulb
replacement in existing fixtures.

Consistent. Future
development within the
plan area would be
required to comply with
local LED outdoor lighting
requirements.

Measure 1-L3: Shade Tree Planting The objective of this measure is to expand
on current urban tree planting policies and
programs to establish a shade tree planting
goal for each community to help reduce
building energy use.

Consistent. Future
development within the
plan area would be
required to comply with
local shade tree planning
requirements.

Measure 2-L1: Solar in New
Residential Development

The objective of this measure is to
implement a requirement to install solar
energy systems on new residential
buildings to increase local renewable
energy generation. Each participating
jurisdiction will define which new
development must provide rooftop solar
photovoltaic by defining qualifying criteria
and the amount of solar required.

Consistent. Future
development within the
plan area would be
required to comply with
local requirement(s)
regarding mandatory
installation of solar energy
systems for new
residential development.

Measure 2-L2: Solar in Existing
Residential Building

The objective of this measure is to
incentivize solar energy installation on
existing residential buildings to increase
renewable energy generation.

Not applicable. The
proposed plan does not
involve the remodel or
alteration of an existing
residential development.

Measure 2-L3: Solar in New NonResidential Developments

The objective of this measure is to
implement a requirement to install solar
energy systems on new non-residential
development to increase local renewable
energy generation. Under this measure,
the communities will encourage or require
solar installations on as many new nonresidential developments as feasible.

Consistent. Future
development within the
plan area would be
required to comply with
local requirement(s) for
rooftop solar photovoltaic
on new non-residential
development.

Local Measures

Measure 1-L2: Outdoor Lighting

FirstCarbon Solutions
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Table 3.4-7 (cont.): Proposed Plan Compliance with Healdsburg-Selected GHG Measures
Measure Descriptions/Implementation
Information

Project Compliance

Measure 2-L4: Solar in Existing
Non-Residential of Existing NonResidential Buildings

The objective of this measure is to
incentivize solar energy installation for
existing nonresidential buildings to increase
renewable energy generation.

Not applicable. The
project does not involve
the remodel or alteration
of an existing nonresidential development.

Measure 3-L1: Convert to Electric
Water Heating

The purpose of this measure is to promote
the replacement of residential natural gas
space and water heating equipment with
high efficiency electric systems.

Not applicable.
Development under the
plan would not involve the
remodel or alteration of
an existing residential
development.

Measure 4-L1: Mixed-Use
Development in City Centers and
Along Transit Corridors use

The jurisdictions will identify and support
mixed use development in city-centers and
transit-oriented development locations
through their General Plans, Area Plans,
and Specific Plans and zoning codes.

Consistent. As discussed
in Section 2.0-Project
Description, the plan area
is designated Mixed Use
by the Healdsburg 2030
General Plan. The
proposed plan land uses
are consistent with the
land use definition
established in the
Healdsburg 2030 General
Plan for the Mixed
designation.

Measure 4-L2: Increase Transit
Accessibility

The objective of this measure is to
encourage all new residential projects
consisting of 25 units or more to be located
within 0.5 mile of a transit node, shuttle
service, or bus route with regularly
scheduled, daily service. Consider
requirements such as reduced parking,
unbundled parking, subsidized public
transportation passes, or ride-matching
programs, based on-site specific review.

Consistent. As discussed
in Section 3.2Transportation and Traffic,
MM TRANS-4a requires
the installation of bus
stops on both sides of
Healdsburg Avenue near
the proposed access point
to the plan area.
Therefore, the project
would be consistent with
this measure after the
implementation of MM
TRANS-4a.

Measure 4-L3: Supporting Land
Use Measures

This measure would encourage new
development to provide amenities to
support transit and other modes of
transportation, including transit stops,
bicycle facilities, good pedestrian networks,
car-sharing locations, and EV charging
stations.

Consistent. Development
under the proposed plan
would be required to
include the installation of
amenities to support
alternative modes of
transportation, including
bicycle facilities and
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Table 3.4-7 (cont.): Proposed Plan Compliance with Healdsburg-Selected GHG Measures
Measure

Measure Descriptions/Implementation
Information

Project Compliance

Measure 4-L4: Affordable Housing
Linked to Transit

A project would be consistent with this
measure if the project would comply with
adopted policies and ordinances regarding
location of affordable housing near transit
corridors, transit hubs and downtown
cores.

Consistent. Future
development within the
plan area would include
the construction of
affordable housing and
linkages to transit would
be provided through
implementation of MM
TRANS-4a.

Measure 5-L1: Local
Transportation Demand
Management Program

Consistency with this measure requires
projects to be consistent with adopted
TDM requirements for businesses with 50
or more employees.

Consistent. Future
development within the
plan area would be
required to comply with the
City of Healdsburg Trip
Reduction Ordinance,
which is applicable to
employers within the City
of Healdsburg with one
hundred or more
employees at an individual
job site.

Measure 5-L2: Carpool-Incentives
& Ride-Sharing Program

The purpose of this measure is to reduce
single-occupancy vehicle travel and
increase the use of carpools in the county,
thus reducing VMT. Each participating
community would develop a carpool
incentive program attractive to employers,
including managing the financial incentives
for carpooling.

Not applicable. This
measure applies to local
government coordination
and not individual
development projects.

Measure 5-L4: Supporting
Bicycle/Pedestrian Measures

SCTA will work with the cities and county
transit agencies to coordinate the
identification and implementation of crossjurisdictional bicycle and pedestrian
corridor projects. Each jurisdiction will
update municipal codes and prepare or
update their bike/pedestrian master plan,
as needed. The bike and pedestrian master
plans will outline needed improvements
and the areas identified for expansion.

Consistent. The project
would comply with
mandatory requirements.
Future development
within the plan area would
include the installation
amenities to support
alternative modes of
transportation, including
bicycle facilities and
pedestrian networks in
accordance with City
standards. Amenities
beyond those required by
regulations are voluntary.

FirstCarbon Solutions
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pedestrian networks in
accordance with City
standards.
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Table 3.4-7 (cont.): Proposed Plan Compliance with Healdsburg-Selected GHG Measures
Measure Descriptions/Implementation
Information

Project Compliance

Measure 5-L5: Traffic Calming

Each community will develop a strategy to
implement this measure appropriate to
their community setting.

Consistent. Future
development within the
plan area would be
required to be consistent
with adopted traffic
calming measures.

Measure 5-L6: Parking Policies

This measure includes the implementation
of additional parking policies to promote a
reduction in single-occupancy vehicle
travel.

Consistent. Future
development within the
plan area would be
required to comply with all
mandatory parking policy
measures.

Measure 5-L7: Supporting Parking
Policy Measures

This measure includes the promotion of
prioritized parking for hybrid/EV cars,
carpools, vanpools at city-centered
corridors, new developments, public
parking areas, and municipal facilities.
Participating jurisdictions may consider
amending zoning code to require new
parking lots to provide prioritized parking
for carpools, vanpools, hybrids, and EVs,
and provide charging facilities and/or
incentives.

Consistent. Future
development within the
plan area would be
required to comply with all
mandatory requirements
including mandatory
parking policy measures.

Measure 7-L1: Electric Vehicle
Charging Station Program

This is a voluntary measure. A project
would be consistent with this voluntary
measure if the project would include EV
charging stations and/or EV-ready
infrastructure.

Consistent. Future
development within the
plan area would comply
with electrical vehicle
charging requirements of
the CalGreen Code.

Measure 7-L2: Electrify
Construction Equipment

Participating jurisdictions would adopt an
ordinance that reduces gasoline-powered
landscaping equipment use and/or reduces
the number and operating time of such
equipment. New development would be
required to provide adequate amount and
location of electrical outlets to allow use of
electrical landscaping equipment. New
development would also be also required
to prepare landscaping plans that commit
to any jurisdictional targets for use of
alternatively fueled or electric landscape
equipment goals.

Consistent. Future
development within the
plan area would comply
with adopted
requirements for
electrified landscaping
equipment.

Measure 7-L3: Reduce Fossil Fuel
Use in Equipment through
Efficiency or Fuel Switching

Each participating jurisdiction has identified Not applicable. There is
a goal for construction equipment use of
no adopted local
alternative fuels or electricity in place of
regulation requiring use of
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Table 3.4-7 (cont.): Proposed Plan Compliance with Healdsburg-Selected GHG Measures

Measure 8-L1: Idling Ordinance

Measure Descriptions/Implementation
Information

Project Compliance

diesel and gasoline. Projects would be
consistent with this measure if the project
complies with adopted requirements for
use of alternatively fueled equipment
(including electrical equipment) during
project construction.

alternative fueled
equipment during project
construction.

Participating jurisdictions will adopt new
ordinances that limit idling for commercial
vehicles to no more than 3 minutes.

Consistent. Commercial
vehicles accessing the
project site during
construction and
operations would be
subject to adopted
requirements for idling
limits.

Measure 11-L1: Senate Bill SB X7-7- This statute requires urban water agencies
Water Conservation Act of 2009
throughout California to increase
conservation to achieve a statewide goal of
a 20 percent reduction in urban per-capita
use (compared to nominal 2005 levels) by
December 31, 2020 (referred to as the
in the county subject to the law has
established a 2020 per-capita urban water
use target (in terms of gallons per capita
per day) to meet this goal. Specific percapita water use reduction goals vary by
water agency.

Consistent. Future
development within the
plan area would be
required to comply with all
local or regionally adopted
water conservations to
implement the
requirements of SB X7-7.

Measure 12-L1: Greywater Use

The purpose of this measure is to
incentivize the use of greywater instead of
potable water for residential non-potable
uses.

Not applicable. This is a
regional measure that is
not applicable to
individual development
projects.

Measure 14-L1: Green Energy for
Water Production and Wastewater
Processing in Healdsburg and
Cloverdale

This measure commits Healdsburg to the
use of 100 percent renewable energy for a
certain percentage of its water production
and/or conveyance.

Not applicable. This is a
regional measure that is
not applicable to
individual development
projects.
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Measure

Source of measures, measure descriptions, and implementation information: RCPA, 2016.

As noted in Table 3.4-7, the project would be consistent with the measures adopted by the City of
Healdsburg in the Sonoma County Regional Climate Action Plan. Future development within the
plan area would be required to comply with the California Green Building Standards Code, including
requirements to increase recycling, reduce waste, reduce water use, increase bicycle use, and other
FirstCarbon Solutions
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measures that will reduce GHG emissions. Motor vehicle emissions associated with future
development projects would be reduced through compliance with mandatory state regulations on
fuel efficiency and fuel carbon content. Emissions related to project electricity consumption would
be reduced as the electric utility, Healdsburg Electric Utility and PG&E, is required to comply with the
Renewable Portfolio Standard, which requires utilities to increase its mix of renewable energy
sources to 33 percent by 2020.

In summary, although the proposed plan would not conflict with the GHG reduction measures included
in the Regional Climate Action Plan, the Climate Action Plan would not be considered a qualified GHG
reduction plan for the purposes of CEQA. Therefore, since the Climate Action Plan was adopted to
meet the goals of AB 32, the proposed plan is also evaluated for consistency with the State plans to
determine whether it would conflict with any other applicable plan, policy, or regulation adopted by
the City for the purpose of reducing GHG emissions. As discussed in Impact GHG-1, GHG emissions
would exceed the BAAQMD CEQA Guidelines recommended thresholds of significance. As a result, the
proposed plan could conflict with applicable plan, policy or regulation adopted by the City to reduce
the emissions of GHGs. The impact would be potentially significant. However, the GHG emissions
GHG-1 (see Table 3.4-6). The impact would be less than significant with mitigation incorporated.

Level of Significance
Potentially significant

Mitigation Measures
Implement MM GHG-1

Level of Significance After Mitigation
Less than significant with mitigation

Energy Use
Impact GHG-3:

Implementation of the proposed plan would not encourage activities that result in
the use of large amounts of energy or use of energy in a wasteful manner.

Impact Analysis
A significant impact would occur if the proposed plan would result in the inefficient, wasteful, or
unnecessary use of energy.

Attachment: Attachment 4 - Exhibit 11 - NEAP Draft EIR (2754 : North Village DA)

Summary

Construction

During construction, the proposed plan would result in energy consumption through the combustion
of fossil fuels in construction vehicles, worker commute vehicles, and construction equipment, and
the use of electricity for temporary buildings, lighting, and other sources. Fossil fuels used for
construction vehicles and other energy-consuming equipment would be used during site clearing,
grading, paving, and building construction. The types of equipment could include gasoline- and
diesel-powered construction and transportation equipment, including trucks, bulldozers, frontend
3.4-58
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loaders, forklifts, and cranes. Other equipment could include construction lighting, field services
(office trailers), and electrically driven equipment such as pumps and other tools. Limitations on
idling of vehicles and equipment and requirements that equipment be properly maintained would
result in fuel savings. California regulations (CCR Title 13, Sections 2449(d)(3) and 2485) limit idling
from both on-road and off-road diesel-powered equipment and are enforced by the ARB. Also, given
the high cost of fuel, contractors and owners have a strong financial incentive to avoid wasteful,
inefficient, and unnecessary consumption of energy during construction. Therefore, it is anticipated
that the construction phase of the proposed plan would not result in wasteful, inefficient, and
unnecessary consumption of energy. Construction-related energy impacts would be less than
significant.
Operation

The operational phase of the proposed plan would consume energy for multiple purposes including,
but not limited to, building heating and cooling, refrigeration, lighting, electronics, and commercial
equipment. Operational energy would also be consumed during vehicle trips associated with the
land uses contemplated under the proposed plan. Fuel consumption would be primarily related to
vehicle use by residents, visitors, and employees associated with the operation of a land use.
Energy consumption associated with development pursuant to the proposed plan was estimated
using CalEEMod defaults (see Appendix B). The energy consumption estimates do not take into
account the likely reductions in consumption attributed to regulatory measures such as required
energy performance standards for Title 24, the California Building Standards Code, and other energy
efficiency measures required by the City of Healdsburg discussed below. The estimated building
electricity and natural gas consumption associated with development pursuant to the proposed plan
would be 1,261,150 kWh and 87,200 therms per year, respectively.
However, regulatory measures would help to reduce the amount of energy required for lighting,
water heating, and heating and air conditioning in buildings and promote energy conservation. In
addition, the policies set forth in the Healdsburg 2030 General Plan, such as Implementation
Measure NR-14, would have an effect on energy conservation in the development of new structures
and communities within the plan area.
The proposed plan requires outdoor lighting to be thoughtfully designed and compatible with the
rural context of the surroundings. The lighting scheme internal to the plan area would be required
to follow International Dark-Sky Association standards given the proximity to the rural surroundings
of Healdsburg. Street lighting would be limited to the minimum necessary for public safety and
security of residents, visitors, and employees in order to maintain a rural character.

Attachment: Attachment 4 - Exhibit 11 - NEAP Draft EIR (2754 : North Village DA)
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The proposed plan requires internal bicycle circulation to be incorporated along roadways where
motor vehicles and bicyclists share roadway space. Short-term bicycle parking would be required at
bicycle parking facilities located conveniently at building entries and gathering places. Longer-term,
secure parking facilities would be provided as well. Internal pedestrian circulation would be
provided on sidewalks that parallel streets and/or on a pathway network that connects building
clusters and open spaces. In addition, a perimeter pathway would connect buildings, parking, open
spaces, and plazas in a loop around the plan area.
FirstCarbon Solutions
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Therefore, the proposed plan would not result in an inefficient, wasteful, or unnecessary use of
energy. Operational energy impacts would be less than significant.

Level of Significance
Less than significant

3.4.5 - Cumulative Impacts
As discussed more fully above, GHG emissions-related impacts are inherently cumulative in nature.
Similar to regulated air pollutants, GHG emissions and global climate change also represent
cumulative impacts. GHG emissions contribute, on a cumulative basis, to the significant adverse
Threshold of
significance for GHG emissions is to identify the emissions level for which a project would not be
expected to substantially conflict with existing California legislation adopted to reduce statewide
GHG emissions needed to move us towards climate stabilization. If a project would generate GHG
emissions above the threshold level, it would be considered to contribute substantially to a
cumulative impact and would be considered significant.68
Based on estimated annual operational emissions plus amortized construction emissions, the
proposed plan GHG emissions would exceed the per capita annual GHG emissions threshold of 4.6
MT CO2e/SP/yr established by BAAQMD. As such, the proposed plan, in conjunction with other
existing, planned, and probable foreseeable projects, would represent a potentially significant
cumulative impact related to GHG emissions generation. However, the proposed plan would be
required to implement MM GHG-1, demonstrating that the proposed plan development would
achieve additional GHG emission reductions through a combination of measures. Therefore, the
proposed plan would result in a less than significant with mitigation cumulative impact related to
GHG emissions generation.

Energy
The geographic scope of the cumulative energy analysis is the Healdsburg Electric Utility and PG&E
service areas. Cumulative projects considered as part of this cumulative analysis include those
assumed under buildout of the Healdsburg 2030 General Plan.
Future development of the cumulative projects would be required to comply with Title 24 minimum
energy efficiency standards. The cumulative buildings would be designed in accordance with Title
ciency Standards for Residential and Nonresidential Buildings as applicable.
These standards include minimum energy efficiency requirements related to building envelope,
mechanical systems (e.g., HVAC and water heating systems), and indoor and outdoor lighting. The
incorporation of the Title 24 standards into the design of the cumulative projects, including the
proposed plan, would ensure that the cumulative projects would not result in the inefficient,
unnecessary, or wasteful consumption of energy. Therefore, the proposed plan, in conjunction with
68
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GHG Emissions

BAAQMD. 2017 CEQA Air Quality Guidelines. Page 2-1. Available at: http://www.baaqmd.gov/~/media/files/planning-andresearch/ceqa/ceqa_guidelines_may2017-pdf.pdf?la=en>. Accessed October 25, 2018.
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other existing, planned, and foreseeable future projects, would result in a less than significant
cumulative impact related to energy consumption.

Overall
Overall, cumulative GHG emissions generation would be less than significant with mitigation, and
cumulative energy use would be less than significant.

Level of Cumulative Significance Before Mitigation
Attachment: Attachment 4 - Exhibit 11 - NEAP Draft EIR (2754 : North Village DA)

Potentially significant

Cumulative Mitigation Measures
Implement MM GHG-1

Level of Cumulative Significance After Mitigation
Less than significant with mitigation
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Section 3.5 - Noise
This section describes existing conditions related to noise and vibration in the plan area and
surrounding area as well as the regulatory framework. This section also evaluates the possible
impacts related to noise and vibration that could result from implementation of the proposed plan.
Information included in this section is based on the Healdsburg 2030 General Plan, North Entry Area
Plan (NEAP) traffic modeling (included in Appendix B), and plan-specific noise modeling results
(complete modeling output is provided in Appendix D). No comments were received during the EIR
scoping period related to noise.

3.5.2 - Environmental Setting
Characteristics of Noise
Noise is generally defined as unwanted or objectionable sound. Sound becomes unwanted when it
interferes with normal activities, or when it causes adverse effects on health. The effects of noise on
people can include general annoyance, interference with speech communication, sleep disturbance,
and in the extreme, hearing impairment. Noise effects can be caused by pitch or loudness. Pitch is
the number of complete vibrations or cycles per second of a wave that result in the range of tone
from high to low; higher-pitched sounds are louder to humans than lower-pitched sounds. Loudness
is the intensity or amplitude of sound.
Sound is produced by the vibration of sound pressure waves in the air. Sound pressure levels are
used to measure the intensity of sound and are described in terms of decibels. The decibel (dB) is a
logarithmic unit, which expresses the ratio of the sound pressure level being measured to a standard
reference level. The 0 point on the dB scale is based on the lowest sound level that the healthy,
unimpaired human ear can detect. Changes of 3 dB or less are only perceptible in laboratory
environments. Audible increases in noise levels generally refer to a change of 3 dB or more, as this
level has been found to be barely perceptible to the human ear in outdoor environments. Only
audible changes in existing ambient or background noise levels are considered potentially significant.
The human ear is not equally sensitive to all frequencies within the audible sound spectrum, so
sound pressure level measurements can be weighted to better represent frequency-based sensitivity
weighted decibels (dBA) approximate the subjective response of the human ear to a broad
frequency noise source by discriminating against very low and very high frequencies of the audible
spectrum. They are adjusted to reflect only those frequencies that are audible to the human ear.
Because decibels are logarithmic units, they cannot be added or subtracted by ordinary arithmetic
means. For example, if one noise source produces a noise level of 70 dB, the addition of another
noise source with the same noise level would not produce 140 dB; rather, they would combine to
produce a noise level of 73 dB.
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There are many ways to rate noise for various time periods, but an appropriate rating of ambient
noise affecting humans also accounts for the annoying effects of sound. Equivalent continuous
sound level (Leq) is the total sound energy of time-varying noise over a sample period. However, the
predominant rating scales for human communities in the State of California are the Leq and
community noise equivalent level (CNEL) or the day-night average level (Ldn) based on A-weighted
decibels (dBA). CNEL is the time-varying noise over a 24-hour period, with a 5 dBA weighting factor
applied to the hourly Leq for noises occurring from 7:00 p.m. to 10:00 p.m. (defined as relaxation
hours) and a 10 dBA weighting factor applied to noise occurring from 10:00 p.m. to 7:00 a.m.
(defined as sleeping hours). Ldn is similar to the CNEL scale but without the adjustment for events
occurring during the evening hours. CNEL and Ldn are within one dBA of each other and are normally
exchangeable. The noise adjustments are added to the noise events occurring during the more
sensitive hours.
Other noise rating scales of importance when assessing the annoyance factor include the maximum
noise level (Lmax), which is the highest exponential time-averaged sound level that occurs during a
stated time period. The noise environments discussed in this analysis are specified in terms of
maximum levels denoted by Lmax for short-term noise impacts. Lmax reflects peak operating
conditions and addresses the annoying aspects of intermittent noise.

Noise Propagation
From the noise source to the receiver, noise changes both in level and frequency spectrum. The
most obvious is the decrease in noise as the distance from the source increases. The manner in
which noise reduces with distance depends on whether the source is a point or line source, as well
as ground absorption, atmospheric effects (wind, temperature gradients, and humidity) and
refraction, and shielding by natural and human-made features. Sound from point sources, such as
an air conditioning condenser, a piece of construction equipment, or an idling truck, radiates
uniformly outward as it travels away from the source in a spherical pattern.
The attenuation or sound drop-off rate is dependent on the conditions of the land between the
noise source and receiver. To account for this ground-effect attenuation (absorption), two types of
site conditions are commonly used in noise models: soft-site and hard-site conditions. Soft-site
conditions account for the sound propagation loss over natural surfaces such as normal earth and
ground vegetation. For point sources, a drop-off rate of 7.5 dBA per each doubling of the distance
(dBA/DD) is typically observed over soft ground with landscaping, as compared with a 6 dBA/DD
drop-off rate over hard ground such as asphalt, concrete, stone and very hard packed earth. For line
sources, such as traffic noise on a roadway, a 4.5 dBA/DD is typically observed for soft-site conditions
compared to the 3 dBA/DD drop-off rate for hard-site conditions. Table 3.5-1 briefly defines these
measurement descriptors and other sound terminology used in this section.

3.5-2
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Table 3.5-1: Sound Terminology
Definition

Sound

A vibratory disturbance created by a vibrating object
which, when transmitted by pressure waves through a
medium such as air, can be detected by a receiving
mechanism such as the human ear or a microphone.

Noise

Sound that is loud, unpleasant, unexpected, or
otherwise undesirable.

Ambient Noise

The composite of noise from all sources near and far
in a given environment.

Decibel (dB)

A unitless measure of sound on a logarithmic scale,
which represents the squared ratio of sound-pressure
amplitude to a reference sound pressure. The
reference pressure is 20 micropascals, representing
the threshold of human hearing (0 dB).

A-Weighted Decibel (dBA)

An overall frequency-weighted sound level that
approximates the frequency response of the human
ear.

Equivalent Noise Level (Leq)

The average sound energy occurring over a specified
time period. In effect, Leq is the steady-state sound
level that in a stated period would contain the same
acoustical energy as the time-varying sound that
actually occurs during the same period.

Maximum and Minimum Noise Levels (Lmax and Lmin)

The maximum or minimum instantaneous sound level
measured during a measurement period.

L01, L10, L50, L90

The fast A-weighted noise levels equaled or exceeded
by a fluctuating sound level for 1 percent, 10 percent,
50 percent, and 90 percent of a stated time period.

Day-Night Level (DNL or Ldn)

The energy average of the A-weighted sound levels
occurring during a 24-hour period, with 10 dB added
to the A-weighted sound levels occurring between
10:00 p.m. and 7:00 a.m. (nighttime).

Community Noise Equivalent Level (CNEL)

The energy average of the A-weighted sound levels
occurring during a 24-hour period, with 5 dB added to
the A-weighted sound levels occurring between 7:00
p.m. and 10:00 p.m. and 10 dB added to the Aweighted sound levels occurring between 10:00 p.m.
and 7:00 a.m.

Attachment: Attachment 4 - Exhibit 11 - NEAP Draft EIR (2754 : North Village DA)

Term

Source: Data compiled by FCS, 2018

Traffic Noise
The level of traffic noise depends on the three primary factors: (1) the volume of the traffic, (2) the
speed of the traffic, and (3) the number of trucks in the flow of traffic. Generally, the loudness of
traffic noise is increased by heavier traffic volumes, higher speeds, and greater number of trucks.
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Stationary Noise
A stationary noise producer is any entity in a fixed location that emits noise. Examples of stationary
noise sources include machinery, engines, energy production, and other mechanical or powered
equipment, as well as activities such as loading and unloading, or public assembly that may occur at
commercial, industrial, manufacturing, or institutional facilities. Furthermore, while noise generated
by the use of motor vehicles over public roads is preempted from local regulation, the County
considers the use of these vehicles to be a stationary noise source when operated on private
property such as at a truck terminal or warehousing facility. The emitted noise from the producer
can be mitigated to acceptable levels either at the source or on the adjacent property through the
use of proper planning, setbacks, block walls, acoustic-rated windows, dense landscaping, or by
changing the location of the noise producer.
The effects of stationary noise depend on factors such as characteristics of the equipment and
operations, distance, and pathway between the generator and receptor, as well as weather.
Stationary noise sources may be regulated at the point of manufacture (e.g., equipment or engines),
with limitations on the hours of operation, or with provision of intervening structures, barriers, or
topography.
Construction activities are a common source of stationary noise. Construction-period noise levels
are higher than background ambient noise levels but eventually cease once construction is
complete. Construction is performed in discrete steps, each of which has its own mix of equipment
and, consequently, its own noise characteristics. These various sequential phases would change the
character of the noise generated on each construction site, and therefore, would change the noise
levels as construction progresses. Despite the variety in the type and size of construction
equipment, similarities in the dominant noise sources and patterns of operation allow construction
related noise ranges to be categorized by work phase. Table 3.5-2 shows typical noise levels of
construction equipment as measured at a distance of 50 feet from the operating equipment.

Attachment: Attachment 4 - Exhibit 11 - NEAP Draft EIR (2754 : North Village DA)

Vehicle noise is a combination of the noise produced by the engine, exhaust, and tires. Because of
the logarithmic nature of noise levels, a doubling of the traffic volume (assuming that the speed and
truck mix do not change) results in a noise level increase of 3 dBA. Based on the Federal Highway
Administration (FHWA) community noise assessment cr
For reference, doubling of a perceived noise level would require an increase of approximately 10
dBA. The amount of trucks on a given roadway also has an effect on community noise levels. As the
number of heavy trucks increases and becomes a larger percentage of the vehicle mix, adjacent
noise levels increase.

Table 3.5-2: Typical Construction Equipment Maximum Noise Levels, Lmax
Type of Equipment

3.5-4

Specification Maximum Sound Levels for
Analysis (dBA at 50 feet)

Impact Pile Driver

95

Auger Drill Rig

85

Vibratory Pile Driver

95

FirstCarbon Solutions

Y:\Publications\Client (PN-JN)\3257\32570023\EIR\3 - DEIR\32570023_3.5_Noise.docx

Packet Pg. 1222

7.A.p

Draft EIR

Noise and Vibration

Table 3.5-2 (cont.): Typical Construction Equipment Maximum Noise
Levels, Lmax
Specification Maximum Sound Levels for
Analysis (dBA at 50 feet)

Jackhammers

85

Pneumatic Tools

85

Pumps

77

Scrapers

85

Cranes

85

Portable Generators

82

Rollers

85

Dozers

85

Tractors

84

Front-End Loaders

80

Backhoe

80

Excavators

85

Graders

85

Air Compressors

80

Dump Truck

84

Concrete Mixer Truck

85

Pickup Truck

55

Source: FHWA 2006. Highway Construction Noise Handbook, August.

Noise from Multiple Sources
Because sound pressure levels in decibels are based on a logarithmic scale, they cannot be added or
subtracted in the usual arithmetical way. Therefore, sound pressure levels in decibels are
logarithmically added on an energy summation basis. In other words, adding a new noise source to
an existing noise source, both producing noise at the same level, would not double the noise level.
Instead, if the difference between two noise sources is 10 dBA or more, the louder noise source
would dominate and the resultant noise level would be equal to the noise level of the louder source.

Attachment: Attachment 4 - Exhibit 11 - NEAP Draft EIR (2754 : North Village DA)

Type of Equipment

be 3 dBA higher than the louder noise source, or both sources if they are equal. If the difference
ant noise level would be 2 dBA above the louder
noise source. If the difference between two nois
would be 1 dBA higher than the louder noise source.
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Health Effects of Environmental Noise

The WHO criteria suggest that when a bedroom window is slightly open (a 15-dB reduction from
outside to inside noise levels), exterior continuous (ambient) nighttime noise levels in residential
areas should be 45 dBA Leq or below, particularly in areas with older housing stock, and that shortterm events should not generate noise exceeding 60 dBA.2,3,4 An acoustically well-insulated building

15 dB of noise reduction when windows are open.
Other potential health effects of noise identified by the WHO include decreased performance on
complex cognitive tasks, such as reading, attention, problem solving, and memorization;
physiological effects such as hypertension and heart disease (after many years of constant exposure,
often by workers, to high noise levels); and hearing impairment (again, generally after long-term
occupational exposure, although shorter-term exposure to very high noise levels, such as concert
noise at 100 dBA several times a year, can also cause hearing impairment).
Noise can also disrupt speech intelligibility at relatively low levels. For example, in a classroom
setting, a noise level as low as 35 dBA can disrupt clear understanding. Finally, noise can cause
annoyance and can trigger emotional reactions like anger, depression, and anxiety. The WHO
reports that during daytime hours, few people are seriously annoyed by activities with noise levels
below 55 dBA, or moderately annoyed by noise levels below 50 dBA.5

Characteristics of Vibration
Groundborne vibrations consist of rapidly fluctuating motions within the ground that have an
average motion of zero. The effects of groundborne vibrations typically only cause a nuisance to
people, but in extreme cases, excessive groundborne vibration has the potential to cause structural
damage to buildings. Although groundborne vibration can be felt outdoors, it is typically only an
annoyance to people indoors where the associated effects of the shaking of a building can be
notable. Groundborne noise is an effect of groundborne vibration and only exists indoors, since it is

1

2
3

4

5
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The United States Environmental Protection Agency (EPA) all but eliminated its noise investigation
and control program in the 1970s, but European nations have continued to study noise and its health
effects; therefore, the World Health Organization (WHO) is perhaps one of the best sources of
current knowledge regarding health impacts of noise. According to the WHO, sleep disturbance can
occur when continuous indoor noise levels exceed 30 dBA Leq, or when intermittent interior noise
levels reach 45 dBA Lmax, particularly if background noise is low.1

World Health Organization (WHO). 1999. Guidelines for Community Noise. Geneva, Switzerland. Website: http://www.who.int/
docstore/peh/noise/guidelines2.html.
Harris, D. A. 1997. Noise Control Manual for Residential Buildings. New York: McGraw Hill Professional.
Wyle Laboratories. 1994 (September 30). Durham International Airport New Construction Acoustical Design Guide. Wyle Research
Report WR 94-23. Arlington, VA. Prepared for Raleigh-Durham Airport Authority, RDU Airport, NC.
and Research (OPR). 2003. State of California General Plan Guidelines. 2003 edition.
Sacramento, CA.
World Health Organization (WHO). 1999. Guidelines for Community Noise. Geneva, Switzerland. Website:
http://www.who.int/docstore/peh/noise/guidelines2.html.
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produced from noise radiated from the motion of the walls and floors of a room and may also
consist of the rattling of windows or dishes on shelves.
Several different methods are used to quantify vibration amplitude such as the maximum
instantaneous peak in the vibrations velocity, which is known as the peak particle velocity (PPV) or
the root mean square (RMS) amplitude of the vibration velocity. Because of the typically small

Although groundborne vibration can be felt outdoors, it is typically only an annoyance to people
indoors where the associated effects of the shaking of a building can be notable. When assessing
annoyance from groundborne vibration, vibration is typically expressed as RMS velocity in units of
decibels of 1 micro-inch per second, with the unit written in VdB. Typically, developed areas are
continuously affected by vibration velocities of 50 VdB or lower. Human perception to vibration
starts at levels as low as 67 VdB. Annoyance due to vibration in residential settings starts at
approximately 70 VdB.
Off-site sources that may produce perceptible vibrations are usually caused by construction equipment,
steel-wheeled trains, and traffic on rough roads, while smooth roads rarely produce perceptible
groundborne noise or vibration. Construction activities, such as blasting, pile driving and operating
heavy earthmoving equipment, are common sources of groundborne vibration. Construction vibration
impacts on building structures are generally assessed in terms of PPV. Typical vibration source levels
from construction equipment are shown in Table 3.5-3.

Table 3.5-3: Vibration Levels of Construction Equipment
PPV at 25 Feet (inches/second)

RMS Velocity in Decibels (VdB)
at 25 Feet

Water Trucks

0.001

57

Scraper

0.002

58

Jackhammer

0.035

79

Concrete Mixer

0.046

81

Concrete Pump

0.046

81

Paver

0.046

81

Pickup Truck

0.046

81

Auger Drill Rig

0.051

82

Backhoe

0.051

82

Crane (Mobile)

0.051

82

Excavator

0.051

82

Grader

0.051

82

Construction Equipment
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PPV at 25 Feet (inches/second)

RMS Velocity in Decibels (VdB)
at 25 Feet

Loader

0.051

82

Loaded Trucks

0.076

86

Caisson drilling

0.089

87

Vibratory Roller (small)

0.101

88

Compactor

0.138

90

Clam shovel drop

0.202

94

Vibratory Roller (large)

0.210

94

Pile Driver (impact-typical)

0.644

104

Pile Driver (impact-upper range)

1.518

112

Construction Equipment

Note:
Source: Compilation of scientific and academic literature, generated by FTA and FHWA.

The propagation of groundborne vibration is not as simple to model as airborne noise. This is
because noise in the air travels through a relatively uniform medium, while groundborne vibrations
travel through the earth, which may contain significant geological differences. Factors that influence
groundborne vibration include:
Vibration source;
Type of activity or equipment, such as impact or mobile, and depth of vibration source;
Vibration path: Soil type, rock layers, soil layering, depth to water table, and frost depth; and
Vibration receiver: Foundation type, building construction, and acoustical absorption.
Among these factors that influence groundborne vibration, there are significant differences in the
vibration characteristics when the source is underground compared to at the ground surface. In
addition, soil conditions are known to have a strong influence on the levels of groundborne
vibration. Among the most important factors are the stiffness and internal damping of the soil and
the depth to bedrock. Vibration propagation is more efficient in stiff clay soils than in loose sandy
soils. Shallow rock seems to concentrate the vibration energy close to the surface and can result in
groundborne vibration problems at large distance from the source. Factors such as layering of the
soil and depth to the water table can have significant effects on the propagation of groundborne
vibration. Soft, loose, sandy soils tend to attenuate more vibration energy than hard, rocky
materials. Vibration propagation through groundwater is more efficient than through sandy soils.
There are three main types of vibration propagation: surface, compression, and shear waves.
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Table 3.5-3 (cont.): Vibration Levels of Construction Equipment

energy along an expanding circular wave front, similar to ripples produced by throwing a rock into a
pool of water. P-waves, or compression waves, are body waves that carry their energy along an
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As vibration waves propagate from a source, the vibration energy decreases in a logarithmic nature
and the vibration levels typically decrease by 6 VdB per doubling of the distance from the vibration
source. As stated above, this drop-off rate can vary greatly depending on the soil type, but it has
been shown to be effective enough for screening purposes, in order to identify potential vibration
impacts that may need to be studied through actual field tests. The vibration level (PPV) at a
distance from a point source can generally be calculated using the vibration reference equation:
PPV= PPVref * (25/D)^n (in/sec)

Where:

PPVref = reference measurement at 25 feet from vibration source
D = distance from equipment to the receptor
n = vibration attenuation rate through ground
According to Chapter 12 of the Federal Transit Administration (FTA) Transit Noise and Vibration
Impact Assessment manual6
through typical soil conditions.

Existing Ambient Noise Levels
To understand the current ambient noise environment in the vicinity of the plan area, noise
measurements were taken at the plan area and in the general surrounding vicinity. These
measurements provide a baseline for any potential noise impacts that may be created by
development of the proposed plan. A total of one long-term and three short-term noise
measurements were taken. The results of these measurements are described below, and the noise
survey sheets are provided in Appendix D of this EIR.

Short-Term Noise Measurements
Short-term noise monitoring was conducted on May 8, 2018, between 12:15 p.m. and 1:39 p.m. The
noise measurements were taken during the midday hours as the midday hours typically have the
highest daytime noise levels in urban environments. At the start of the noise monitoring, the sky
was clear with minimal wind conditions ranging between 4 and 7 miles per hour (mph). The field
survey noted that noise within the area surrounding the plan area is generally characterized by local
roadway traffic, birds, and pedestrians. The short-term measurement results are summarized in
Table 3.5-4. The noise measurement locations are shown in Exhibit 3.5-1.

6
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body waves that carry energy along an expanding spherical wave front. However, unlike P-waves,
the particle motion is transverse, or side-to-side and perpendicular to the direction of propagation.

Federal Transit Administration (FTA). 2006. Transit Noise and Vibration Impact Assessment. May.

FirstCarbon Solutions

Y:\Publications\Client (PN-JN)\3257\32570023\EIR\3 - DEIR\32570023_3.5_Noise.docx

3.5-9

Packet Pg. 1227

7.A.p

Noise and Vibration

Draft EIR

Site ID #

Description

Leq

Lmin

Lmax

ST-1

South of the plan area, in between the single-family residential
homes that are located on the northern side of the roadway
junction connecting Spur Ridge Lane to Spur Ridge Court.

46.7

37.5

63.4

ST-2

Southwestern corner of the plan area, approximately 300-feet
east of U.S. 101.

48.3

42.4

60.1

ST-3

Northwestern corner of the plan area, approximately 240-feet
east of U.S. 101.

55.7

44.1

64.8

Note:
The Site ID corresponds to locations shown in Exhibit 3.5-1.
Source: FirstCarbon Solutions, 2018.

Long-Term Noise Measurement
A long-term ambient noise measurement was conducted from 2:01 p.m. on Tuesday, May 8, 2018, to
10:09 a.m. on Thursday, May 10, 2018. The long-t
southern boundary, approximately 300 feet west of Healdsburg Avenue. The long-term noise
measurement location is shown in Exhibit 3.5-1 and the long-term noise measurement data is
provided in Appendix D. The results show that weekday 24-hour average day/night noise levels at
this location ranged up to 58 dBA Ldn. The documented daytime hourly average noise level was 54.5
Leq with a nighttime hourly average noise level of 50.8 Leq. When the long-term noise measurement
was started, the sky was clear, the temperature ranged up to 87 degrees Fahrenheit (°F), with
average wind speeds of 2 miles per hour.

Existing Traffic Noise Levels
Existing traffic noise levels along selected roadway segments in the vicinity of the plan area were
modeled using the FHWA Traffic Noise Prediction Model (FHWA-RD-77-108). Site-specific
information is entered, such as roadway traffic volumes, roadway active width, source-to-receiver
distances, travel speed, noise source and receiver heights, and the percentages of automobiles,
medium trucks, and heavy trucks that the traffic is made up of throughout the day, amongst other
variables. The modeled average daily traffic (ADT) volumes were obtained by multiplying the PM
peak-hour intersection traffic volumes from the plan-specific traffic study by a factor of ten. The
model inputs and outputs, including the 60 dBA, 65 dBA, and 70 dBA Ldn traffic noise contour
distances, are provided in Appendix D. A summary of the modeling results is shown in Table 3.5-5.
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Table 3.5-4: Existing Ambient Noise Levels At and Adjacent to the Plan Area

Table 3.5-5: Existing Traffic Noise Levels At and Adjacent to the Plan Area

Roadway Segment

Parkland Farms Boulevard

3.5-10

ADT

5,900

Center-line Center-line Center-line
to 70 Ldn
to 65 Ldn
to 60 Ldn
(feet)
(feet)
(feet)

< 50

< 50

87

Ldn (dBA) 50 feet
from Centerline of
Outermost Lane

62.3

FirstCarbon Solutions
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Table 3.5-5 (cont.): Existing Traffic Noise Levels At and Adjacent to the Plan Area

ADT

Ldn (dBA) 50 feet
from Centerline of
Outermost Lane

7,900

< 50

< 50

88

61.2

7,000

< 50

< 50

81

60.7

4,400

< 50

< 50

58

59.6

34,000

137

291

624

74.3

Boulevard to Grove Street

Note:
ADT = Average Daily Traffic
Source: FirstCarbon Solutions, 2018.

The modeling results indicate that existing traffic noise levels range up to approximately 62.3 dBA Ldn
along Healdsburg Avenue between Passalacqua Road and Parkland Farms Boulevard, which runs
north-south through the plan area. Traffic noise levels from U.S. 101 west of the site range up to
74.3 dBA Ldn

Noise-Sensitive Land Uses
Noise-sensitive land uses generally consist of those uses where exposure to noise would result in
adverse effects, as well as uses for which quiet is an essential element of their intended purpose.
Residential dwellings are of primary concern, because of the potential for increased and prolonged
exposure of individuals to both interior and exterior noise levels. Other noise-sensitive land uses
include hospitals, convalescent facilities, hotels, churches, libraries, and other uses where low noise
levels are essential.
Noise sensitive land uses in the plan area vicinity include single-family residential land uses south
and southeast of the plan area.

Existing Groundborne Vibration Levels
Currently, the railroad line traversing the plan area is inactive. Thus, no groundborne vibration
occurs within the plan area.

3.5.3 - Regulatory Framework
Federal

Attachment: Attachment 4 - Exhibit 11 - NEAP Draft EIR (2754 : North Village DA)

Roadway Segment

Center-line Center-line Center-line
to 70 Ldn
to 65 Ldn
to 60 Ldn
(feet)
(feet)
(feet)

Noise Control Act
The adverse impact of noise was officially recognized by the federal government in the Noise Control
Act of 1972, which serves three purposes:
Promulgating noise emission standards for interstate commerce
Assisting State and local abatement efforts
Promoting noise education and research
FirstCarbon Solutions
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Among the agencies now regulating noise are the Occupational Safety and Health Administration
(OSHA), which limits noise exposure of workers to 90 dB Leq or less for 8 continuous hours or 105 dB
Leq or less for 1 continuous hour; the Department of Transportation, which assumed a significant role
in noise control through its various operating agencies; and the Federal Aviation Administration
(FAA), which regulates noise of aircraft and airports. Surface transportation system noise is
regulated by a host of agencies, including the FTA. Transit noise is regulated by the federal Urban
Mass Transit Administration, while freeways that are part of the interstate highway system are
regulated by the FHWA. Finally, the federal government actively advocates that local jurisdictions

developments are planned and constructed in such a manner that minimize potential noise impacts.
Since the federal government has preempted the setting of standards for noise levels that can be
emitted by transportation sources, local jurisdictions are limited to regulating the noise generated by
the transportation system through nuisance abatement ordinances and land use planning.

Federal Transit Administration Standards and Guidelines
The FTA has established industry accepted standards for vibration impact criteria and impact
assessment. These guidelines are published in its Transit Noise and Vibration Impact Assessment
document (FTA 2006). The FTA guidelines include thresholds for construction vibration impacts for
various structural categories as shown in Table 3.5-6.

Table 3.5-6: Federal Transit Administration Construction Vibration Impact Criteria
Building Category

PPV (in/sec)

Approximate VdB

I. Reinforced-Concrete, Steel or Timber (no plaster)

0.5

102

II. Engineered Concrete and Masonry (no plaster)

0.3

98

III. Non-Engineered Timber and Masonry Buildings

0.2

94

IV. Buildings Extremely Susceptible to Vibration Damage

0.12

90

Source: Federal Transit Administration 2006. Transit Noise and Vibration Impact Assessment.

The FTA has also 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 3.5-7 summarizes the groundborne vibration impact criteria, as provided in
the Transit Noise and Vibration Impact Assessment.

3.5-12
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The Federal Office of Noise Abatement and Control (ONAC) was initially tasked with implementing
the Noise Control Act. However, the ONAC has since been eliminated, leaving the development of
federal noise policies and programs to other federal agencies and interagency committees.
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Table 3.5-7: Federal Transit Administration Vibration Impact Criteria
Groundborne Vibration Impact Levels
(VdB re 1 µinch/sec, RMS)
Land Use Category

1

2

Frequent Events

Occasional Events

Infrequent Events

65 VdB4

65 VdB4

65 VdB4

72 VdB

75 VdB

80 VdB

75 VdB

78 VdB

83 VdB

3

Buildings where vibration would interfere with
interior operations.
Category 2

Residences and buildings where people normally
sleep.
Category 3

Institutional land used with primarily daytime use.
Notes:
1
2

of the same source per day. Most rapid transit projects

fall into this category.

ion events of the same source per day. Most commuter
trunk lines have this many operations.
3
wer than 30 events of the same kind per day. This category includes most
commuter rail branch lines.
4
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.
Source: Federal Transit Administration 2006. Transit Noise and Vibration Impact Assessment.

State
California General Plan Guidelines
Established in 1973, the California Department of Health Services Office of Noise Control was
instrumental in developing regularity tools to control and abate noise for use by local agencies. One
allows the local jurisdiction to delineate compatibility of sensitive uses with various incremental
levels of noise.7
Government Code Section 65302 mandates that the legislative body of each county and city in
California adopt a noise element as part of its comprehensive general plan. The local noise element
must recognize the land use compatibility guidelines published by the State Department of Health
Services. The guidelines rank noise/land use compatibility in terms of normally acceptable,
conditionally acceptable, normally unacceptable, and clearly unacceptable. The proposed plan is
also subject to review under the State of California Environmental Quality Act (CEQA). Appendix G of
the CEQA Guidelines provides impact thresholds for potential noise and vibration impacts. The City
of Healdsburg had developed its own CEQA thresholds, which are listed in the Thresholds of
Significance section below.
7
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California Building Standards Code
The State of California has established noise insulation standards for new hotels, motels, apartment
houses, and dwellings (other than single-family detached housing). These requirements are provided
in the 2016 California Building Standards Code (CBC) (California Code of Regulations, Title 24).8 As
provided in the CBC, the noise insulation standards set forth an interior standard of 45 dBA CNEL as

Title 24 standards are typically enforced by local jurisdictions through the building permit application
process.

Local
City of Healdsburg 2030 General Plan
The City of Healdsburg adopted the Healdsburg 2030 General Plan in July of 2009.9 The objective of
the Healdsburg 2030 General Plan Safety element, in regard to noise, is to protect residents and
other sensitive noise receptors within the City of Healdsburg from the harmful effects of excessive
noise. To assist with meeting this objective, the Healdsburg 2030 General Plan Safety element
establishes a standard for Land Use Compatibility for Community Noise Environments and
mandatory noise-reduction measures for construction activities occurring near noise-sensitive
receptors. These standards are summarized below.
The City of Healdsburg has established Land Use Compatibility for Community Noise Environments
guidelines in Figure 10 of the Healdsburg 2030 General Plan (this figure is shown as Table 3.5-8 in
this document). The land use categories listed in Table 3.5-8 that most closely apply to the proposed

For example, the land use category that would apply to the proposed family apartment community is
to 65 dBA Ldn
new land use developments. While noise
environments with ambient noise levels ranging from 60 dBA to 70 dBA Ldn are considered
construction or development should be undertaken only after a detailed analysis of the noise
reduction requirement is made and needed noise insulation features are included in the design.
However, noise environments with ambient noise levels ranging from 70-75 dBA Ldn are considered
type of land use development.

Attachment: Attachment 4 - Exhibit 11 - NEAP Draft EIR (2754 : North Village DA)

(or greater) exterior noise contour associated with a traffic noise along a roadway, an acoustical
analysis is required to ensure that interior levels do not exceed the 45-dBA CNEL threshold.

residential developments. According to this table, interior noise levels of up to 45 dBA Ldn are
considered normally acceptable for the interior spaces of proposed residential dwellings.

8
9

California Building Standards Commission. (July, 2017). California Building Standards Code (California Code of Regulations, Title 24).
City of Healdsburg. (July, 2009). Healdsburg 2030 General Plan. Chapter 8: Safety.
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In addition to standards for land use compatibility, the Healdsburg 2030 General Plan establishes a
significant impacts to noise-sensitive receptors. This implementation measure requires that
construction contractors comply with the noise-reduction practices established by Policy S-25 (see
below) to ensure that potentially significant impacts are mitigated.

Policies

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 Figure 10 (Table
3.5-8) of the Healdsburg 2030 General Plan and it is demonstrated that the new development
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 Figure
10 (Table 3.5-8) of the Healdsburg 2030 General Plan.
S-G-4: The City will promote compliance with State and federal noise regulations.
S-G-5: The City will work to minimize noise impacts related to passenger or freight rail service.
Implementation Measures

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 potentially-intrusive noise source such as a
freeway, arterial street or railroad, using the projected future noise contours in the
Healdsburg 2030 General Plan as a guide.
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.
S-20: Where necessary, require the provision of sound-proofing and other similar noiseattenuating measures in residential development when proximate to noise sources.
S-21: Require that prospective purchasers and tenants of residential units proximate to nonresidential uses are advised of potential noise and other elements typically associated with
such uses.
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.
S-25: Where construction occurs that would result in a potentially-significant impact on noisesensitive uses, require use of noise-reducing measures that may include the following:
FirstCarbon Solutions
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The following policies and implementation measures from the Healdsburg 2030 General Plan are
applicable to the proposed plan:
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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.

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.

Table 3.5-8: Healdsburg 2030 General Plan Noise and Land Use Compatibility
Community Noise Exposure (dBA, Ldn)
Land Use Category

mobile home

Normally
Acceptable1

Conditionally
Acceptable2

Normally
Unacceptable3

Clearly
Unacceptable4

605

55 70

70 75

75+

6

60 70

70 75

75+

60 70

70 80

80+

60 70

70 80

80+

<70

65+

65

School, library, church, hospital,
nursing home

<70

Sports arena, outdoor spectator
sports
Playground, neighborhood park

<70

67.5 75

72.5+

Golf course, cemetery

<75

70 80

80+

ce, service
Industrial, utility, agriculture

<70

67.5

<75

70

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
Source: City of Healdsburg. Healdsburg 2030 General Plan, Figure 10.
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d. Erect temporary noise control blanket barriers in a manner to shield noise-sensitive uses.
lified music so that sounds are not audible
sensitive receptors in the vicinity.
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City of Healdsburg Municipal Code

Construction and temporary activities (Section 9.32.070)

According to the HMC, noise sources associated with, or vibration created by, construction, repair,
remodeling, or grading of any real property or during authorized seismic surveys are permitted, shall
be exempted from the provisions of this chapter 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.
Furthermore, nothing in this section shall be construed to prohibit construction activities that do not
exceed the ambient noise level by more than 10 dBA, such as painting or interior work.
Standards for maximum sound levels and determining violations (Section 9.32.080)

Pursuant to HMC Chapter 9.32, intruding noise levels shall not be permitted to exceed established
daytime exterior and nighttime exterior sound levels. Table 3.5-9 lists receptor land uses and
corresponding sound level limits.

Table 3.5-9: 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 percent of the time for which the given
sound is measured.
Source: City of Healdsburg. HMC Section 9.32.080, Standards of maximum sound levels and determining violations.
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noise receptors from the harmful effects of exposure to excessive noise and to ensure noise
exposure compatibility between neighboring land uses. To meet this objective, the City has
established noise performance standards for community noise sources and construction activities in
Healdsburg Municipal Code (HMC) Chapter 9.32.10 Applicable provisions from this ordinance are
summarized below:

According to HMC Section 9.32.080, intruding noise levels are considered to violate City goals and
policies by an evaluation of the following:

10

City of Healdsburg. Healdsburg Municipal Code. Website: http://www.codepublishing.com/CA/Healdsburg/#!/Healdsburg09
/Healdsburg0932.html.
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A. Sound Level Standards. To determine if a violation exists, it is the objective of the City to
require intruding noise levels not to exceed those listed in Table 3.5-9.
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.
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.
D. Properties that are zoned residential master plan (RMP) or planned development (PD) shall
be subject to the sound level standards under this section based upon the corresponding
general plan land use designation of residential, office, commercial, or industrial.
E. Mobile equipment used for ongoing land use activities shall be equipped with radaractivated backup alarms to the extent allowed under applicable State and federal
regulations.
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
Section 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.

3.5.4 - Impacts and Mitigation Measures
Specific Thresholds of Significance
The City of Healdsburg CEQA Implementation Procedures establishes that a significant impact
related to noise would occur if the proposed plan:
Results in a substantial temporary, periodic, or permanent increase in ambient noise levels in
the plan vicinity that would conflict with the Healdsburg 2030 General Plan Land Use
Compatibility for Community Noise Environments guidelines of the City of Healdsburg Noise
Ordinance or applicable standards of other agencies.
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Exposes people to, or generate excessive groundborne vibration or groundborne noise.
Results in a substantial temporary periodic or permanent increase in ambient noise levels in
the plan vicinity above levels existing without the plan.
Exposes people residing or working in the vicinity of the plan area to excessive airport-related
noise.

3.5-20
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As discussed in the Initial Study for the proposed plan, the plan area is located outside of the 55-dBA
CNEL noise contours for the Healdsburg Municipal Airport and is not located within 2 miles of a
private airstrip, precluding the possibility of exposing persons within the plan area to excessive
aviation-related noise (see Appendix A). Therefore, no impact would occur with regard to excessive
airport-related noise. The topic will not be further evaluated in this section.

Approach to Analysis
To ascertain the existing noise at and adjacent to the plan area, field monitoring was conducted on
Tuesday, May 8, 2018. The purpose of the noise monitoring was to document the existing noise
environment and capture the noise levels associated with operations or activities in the plan area.
The noise monitoring locations are shown on Exhibit 3.5-1. These locations were selected to provide
baseline ambient noise levels for comparison of the
use compatibility standards.
The noise measurements were taken using Larson-Davis Model LxT2 Type 2 precision sound level
meter was calibrated using a Larson-Davis calibrator, Model CAL 150. The accuracy of the calibrator is
maintained through a program established through the manufacturer and is traceable to the National
Bureau of Standards. All noise level measurement equipment meets American National Standards
Institute specifications for sound level meters (S1.4 1983 identified in Chapter 19.68.020.AA).

Traffic Noise Modeling Methodology
The FHWA highway traffic noise prediction model (FHWA RD-77-108) was used to evaluate trafficrelated noise conditions in the vicinity of the plan area. Traffic data used in the model was obtained
from the W-Trans Traffic Impact Study (TIS) prepared for the NEAP (see Appendix B). The resultant
noise levels were weighed and summed over a 24-hour period in order to determine the Ldn values.
The FHWA-RD-77-108 Model arrives at a predicted noise level through a series of adjustments to the
Reference Energy Mean Emission Level. Adjustments are then made to the reference energy mean
emission level to account for the roadway active width (i.e., the distance between the center of the
outermost travel lanes on each side of the roadway); the total average daily traffic (ADT); and the
percentage of ADT that flows during the day, evening, and night; the travel speed; the vehicle mix on
the roadway; a percentage of the volume of automobiles, medium trucks, and heavy trucks; the
roadway grade; the angle of view of the observer exposed to the roadway; and the site conditions
model does not account for terrain features, such as hills, structures or dense vegetation that could
reduce traffic noise levels at certain locations on the plan area.

Attachment: Attachment 4 - Exhibit 11 - NEAP Draft EIR (2754 : North Village DA)

Noise Measurement Methodology

The model analyzed the noise impacts from the nearby roadways onto the vicinity of the plan area,
which consists of the area that has the potential of being impacted from the on-site noise sources as
well as the generated traffic from land uses contemplated under the NEAP on the nearby roadways.
The roadways were analyzed based on a single-lane-equivalent noise source combining both
directions of travel. A single-lane-equivalent noise source exists when the vehicular traffic from all
lanes is combined into a theoretical single lane that has a width equal to the distance between the
FirstCarbon Solutions
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two outside lanes of a roadway, which provides almost identical results to analyzing each lane
separately where elevation changes are minimal.

The City of Healdsburg has not adopted criteria for construction groundborne vibration impacts.
e utilized to evaluate potential vibration impacts
resulting from construction activities. The FTA has established industry accepted standards for
vibration impact criteria and impact assessment. These guidelines are published in its Transit Noise
and Vibration Impact Assessment document (FTA 2006) and are summarized in Table 3.5-6 in the
regulatory discussion above.
In addition to the FTA vibration impact criteria, the City of Healdsburg has adopted the U.S.
Department of Transportation, FTA vibration impact assessment criteria for use in evaluating
vibration impacts associated with development projects adjacent to rail lines. The FTA vibration
impact criteria, summarized in Table 3.5-7 in the federal regulatory discussion above, are based on
events (more than 70 events of the same source per day) as measured at sensitive residential type
land uses. Assuming future conditions potentially to involve maximum daily train pass-bys, the train
activity adjacent to the plan area would be considered frequent events.

Impact Evaluation
Noise Levels in Excess of Standards
Impact NOI-1:

The proposed plan could result in a substantial temporary, periodic or permanent
increase in ambient noise levels in the plan vicinity that would conflict with the
Environments guidelines of the City of Healdsburg Noise Ordinance or applicable
standards of other agencies.

Impact Analysis
Construction

A significant impact would occur if proposed plan-related, noise-producing construction activities
would occur during hours other than those established as permissible by the HMC. According to the
HMC, noise-producing construction activities are permitted between the hours of 7:30 a.m. and 6:00
p.m. Monday through Saturday and shall not take place at any time on a Sunday or a legal holiday.
Noise impacts from construction activities associated with the proposed plan would be a function of
the noise generated by construction equipment, equipment location, sensitivity, of nearby land uses,
and the timing and duration of the construction activities.
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Vibration Methodology

Two types of short-term noise impacts would occur during site preparation and proposed plan
construction. The first type would result from the increase in traffic flow on local streets, associated
with the transport of workers, equipment, and materials to and from the plan area. The transport of
workers and construction equipment and materials to the plan area would incrementally increase
noise levels on access roads leading to the plan area. Because workers and construction equipment
would use existing routes, noise from passing trucks would be similar to existing vehicle-generated
3.5-22
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The second type of short-term noise impact is related to noise generated during site-preparation,
grading, and construction activities. Construction is performed in discrete steps, each of which has
its own mix of equipment, and consequently, its own noise characteristics. These various sequential
phases would change the character of the noise generated on-site in the plan area. Thus, noise
levels vary as construction progresses. Despite the variety in the types and sizes of construction
equipment, similarities in the dominant noise sources and patterns of operation allow construction
noise ranges to be categorized by work phase. Table 3.5-2 shows typical noise levels of construction
equipment as measured at a distance of 50 feet from the operating equipment.
The site preparation phase, which includes excavation and grading activities, generates the highest
noise levels because the noisiest construction equipment is earthmoving equipment. Earthmoving
equipment includes excavating machinery and compacting equipment, such as bulldozers, draglines,
backhoes, front loaders, roller compactors, scrapers, and graders. Typical operating cycles for these
types of construction equipment may involve 1 or 2 minutes of full power operation followed by 3 or
4 minutes at lower power settings. Operating cycles for these types of construction equipment may
involve 1 or 2 minutes of full power operation followed by 3 or 4 minutes at lower power settings.
The proposed plan is expected to require the use of scrapers, bulldozers, water trucks, haul trucks,
and pickup trucks. Based on the information provided in Table 3.5-2 above, the maximum noise
level generated by each scraper is assumed to be 85 dBA Lmax at 50 feet from this equipment. Each
bulldozer would generate 85 dBA Lmax at 50 feet. The maximum noise level generated by graders is
approximately 85 dBA Lmax at 50 feet. Each doubling of sound sources with equal strength increases
the noise level by 3 dBA. Assuming that each piece of construction equipment operates at some
distance from the other equipment, a reasonable worst-case combined noise level during this phase
of construction would be 90 dBA Lmax at a distance of 50 feet from the acoustic center of a
construction area. This would result in a reasonable worst-case hourly average of 86 dBA Leq. The
acoustical center reference is used, because construction equipment must operate at some distance
from one another on a project site, and the combined noise level as measured at a point equidistant
from the sources (acoustic center) would be the worst-case maximum noise level.
The closest off-site noise-sensitive receptors to the plan area belong to a residential community
located east of Healdsburg Avenue on Spur Ridge Court. This closest off-site receptor is located
rn boundary, so a minimum of 650 feet from the
acoustic center of construction activity where multiple pieces of heavy construction equipment
would operate simultaneously in the plan area. At this distance, construction noise levels could
range up to approximately 67 dBA Lmax, intermittently, and could have an hourly average of up to 63
dBA Leq, at the façade of the nearest single-family residential home. This represents a potentially
significant impact, if these activities would occur during hours other than those established as
permissible by the HMC.
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noise on these local roadways. For this reason, short-term intermittent noise from trucks would be
minor when averaged over a longer time-period and would not be expected to exceed existing peak
noise levels in the vicinity of the plan area. Therefore, short-term construction-related noise impacts
associated with worker and equipment transport to the plan area would be less than significant.
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However, it is expected that portions of the plan area could be built and occupied while other
portions of the plan area are still under construction. These uses would be the closest sensitive
receptors to potential construction activities. At the time of this analysis, a site plan indicating
location of proposed building footprints is not available. However, it is conservatively assumed that
these on-site uses could be located as close as 50 feet from the acoustic center of an ongoing
construction activity where multiple pieces of heavy construction equipment would operate
simultaneously within the plan area. At this distance, construction noise levels could range up to
approximately 90 dBA Lmax, intermittently, and could have an hourly average of up to 86 dBA Leq. This
represents a potentially significant impact, if these activities would occur during hours other than
those established as permissible by the HMC.
However, compliance with the permissible construction hours established by the HMC would reduce
the effects of noise produced by construction activities on longer-term (hourly or daily) ambient
noise levels, and it would reduce potential impacts that could result in annoyance or sleep
disturbances at nearby sensitive receptors. The HMC prohibits noise producing construction
activities between the hours of 6:00 p.m. and 7:30 a.m. Monday through Saturday, or at any time on
a Sunday or a legal holiday. Additionally, Implementation Measure S-25 of the Healdsburg 2030
General Plan establishes mandatory noise reduction measures or potentially significant construction
activities. Restricting construction activities to the permissible hours established by the City and
(MM) NOI-1), would ensure that construction noise levels would not expose persons to noise levels
in excess of established standards.
Therefore, with the implementation of MM NOI-1a, potential short-term construction noise impacts
resulting from implementation of the proposed plan would be less than significant with mitigation.
Operation
Mobile-Source Operational Noise

A significant impact would occur if persons working, visiting, or residing within the plan area would
thresholds. The normally acceptable threshold is up to 65 dBA Ldn for multi-family residential or
transient lodging (motel/hotel) land use developmen
compatibility threshold is up to 70 dBA Ldn for commercial (retail, office, service) or school, library,
church, hospital, nursing home type of land use developments.
Traffic Noise

The existing ambient noise environment was documented through the ambient noise monitoring effort
described in the setting section discussion above. The noise measurement data and survey sheets are
provided in Appendix D. The noise measurements captured noise sources in within the plan area and
surrounding vicinity, including noise levels from traffic sources. The measurement results show that
existing ambient noise level weekday 24-hour average day/night noise levels within the plan area
ranged up to 58 dBA Ldn
from the centerline of U.S. 101 and 300-feet from the edge of Healdsburg Avenue. The documented
daytime hourly average noise level was 54.5 Leq with a nighttime hourly average noise level of 50.8 Leq.
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dn for

new multi-

The FHWA highway traffic noise prediction model (FHWA RD-77-108) was also used to evaluate
existing and future plan-related traffic noise conditions along modeled roadway segments near the
plan area. The projected future traffic noise levels on roadways adjacent to the plan area were
ise and land use compatibility standards. Traffic
modeling was performed using the data obtained from the plan-specific traffic modeling conducted
by W-Trans (Appendix B). This traffic modeling provides data for existing (year 2018) and future
conditions. The resultant noise levels were weighed and summed over a 24-hour period to
determine the Ldn values. The traffic noise modeling input a
dBA, and 70 dBA Ldn
summary of the traffic noise levels for existing and future year conditions, with and without the
proposed plan as measured at 50 feet from the centerline of the outermost travel lane.

Table 3.5-10: Traffic Noise Modeling Results Summary

Roadway Segment

Road to Parkland Farms Boulevard
Farms Boulevard to Grove Street
Grove Street
Road
Road

Existing
(dBA) Ldn

Existing +
Plus Plan
(dBA) Ldn

62.3

64.2

1.9

65.4

66.4

1.0

61.2

62.7

1.5

63.6

64.5

0.9

60.7

61.2

0.5

63.0

63.4

0.4

59.6

61.3

1.7

62.4

63.4

1.0

74.3

74.3

0.0

74.3

74.3

0.0

Increase over Future
Existing(dBA) (dBA) Ldn

Future +
Plan (dBA) Increase over
Ldn
Future(dBA)

Notes:
1
As measured at 50 feet from centerline of the outermost travel lane
2
Modeling results do not take into account mitigating features such as topography, vegetative screening, fencing,
building design, or structure screening. Rather it assumes a worst case of having a direct line of site on flat terrain.
Source: FirstCarbon Solutions, 2018.

The modeling results indicate that Future Plus Plan traffic noise levels range up to approximately
66.4 dBA Ldn at 50-feet from the centerline of the outermost travel lane along Healdsburg Avenue
adjacent to the plan area. Traffic noise levels from U.S. 101 west of the plan area range up to 74.3
dBA Ldn
dBA Ldn at approximately 140 feet from the centerline of U.S. 101; and would attenuate to below 65
dBA Ldn at approximately 290 feet from the centerline of U.S. 101.
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family residential and transient lodging (hotel) land use developments.

Therefore, based on the existing ambient noise measurement results and the modeled traffic noise
level results, areas of the plan area that are more than 290 feet from the centerline of U.S. 101
FirstCarbon Solutions
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for new multi-family
residential and transient lodging (hotel) land use developments. If future development were to
occur within the plan area in a location closer than 290 feet from the centerline of U.S. 101, then an
additional site-specific noise analysis would need to be performed to ensure the design of the

At the time of this analysis, a site plan indicating the location of proposed building footprints was not
available. Therefore, the proposed plan shall implement a mitigation measure requiring future
development to submit a noise analysis conducted by a qualified noise specialist for structures
proposed within 290-feet of the centerline of U.S. 101. The City shall require that the
recommendations of the analysis are implemented. The study shall recommend improvements, as
needed, to maintain interior noise levels at or below 45 dBA Ldn. For noise environments of up to 65
dBA Ldn this can typically be accomplished with incorporation of an adequate forced air mechanical
ventilation system to allow occupants the option of controlling noise by keeping the windows closed.
For environments with noise levels above 65 dBA Ldn, façade upgrades that would provide greater
noise reduction may be required. Therefore, with implementation of MM NOI-1b, traffic noise
impacts to on-site receptors would be less than significant.
Railroad Noise

Currently, the railroad tracks that traverse the plan area are inactive; however, Sonoma Marin Area
Rail Transit (SMART) trains and freight trains would be expected to use this rail line in the future.
Implementation Measure S-19 of the Healdsburg 2030 General Plan requires the installation of Quiet
Zones at public at-grade railroad crossings, such as at the entry to the plan area. The at-grade
crossing at the plan area entry (which will be completed in Fall 2018) has been designed and
approved by the California Public Utilities Code (CPUC) and SMART for a quiet zone. Furthermore,
the SMART Train EIR, dated March 2008, and the Central Healdsburg Avenue Plan (CHAP) DEIR from
2012 assume the installation of Quiet Zones for at-grade crossings in Healdsburg, which would
reduce noise impacts resulting from future passenger and freight trains along the corridor. As stated
in the CHAP DEIR, future noise levels along the NCRA 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 an average train speed of 25 mph within the City of Healdsburg. These
dn for new multifamily residential and transient lodging (hotel) land use developments.
However, if future development were to occur within the plan area in a location closer than 50-feet
from the centerline of the rail line, then an additional site-specific noise analysis would need to be
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dn

standards.
At the time of this analysis, a site plan indicating the location of proposed building footprints is not
available. Therefore, railroad noise impacts to on-site receptors would be considered potentially
significant. With implementation of MM NOI-1c, the impact would be less than significant.
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Stationary-Source Operational Noise

The proposed plan would include new stationary noise sources such as parking lot activities, truck
deliveries, and mechanical ventilation system equipment. These would be potential point sources of
noise that could affect receptors in the surrounding vicinity of the plan area.
Mechanical Ventilation Equipment Noise

Residential and commercial buildings typically require mechanical equipment, such as air
conditioners, exhaust fans, and air handling equipment for ventilation of the buildings. At the time
that this analysis was prepared, details regarding
were not available. As a result, a reference noise level for typical mechanical ventilation systems was
used for this analysis. Noise levels from typical residential mechanical ventilation equipment are
anticipated to range up to approximately 60 dBA Leq at a distance of 25 feet.
At the time of this analysis, a site plan indicating location of proposed building footprints is not
available. Assuming a worst-case scenario, proposed mechanical ventilation equipment could be
the residential land uses located east of Healdsburg Avenue on Spur Ridge Court. This closest offdistance and assuming a worst-case condition in which proposed mechanical ventilation equipment
mechanical ventilation equipment would attenuate to less than 33 dBA Leq at the property line of the
nearest residential home. These operational no
performance threshold of 60 dBA L10 during the daytime hours or 55 dBA L10 during the nighttime
hours at any residential property line in the plan area surrounding vicinity. Therefore, the impact of
mechanical ventilation equipment operational noise levels to sensitive off-site receptors would be
less than significant.
Parking Area Noise

Proposed multi-family residential, senior and assisted living community, and commercial land uses
would require parking areas for staff, visitors, and persons residing within the plan area. Typical parking
lot activities include people conversing, doors closing, and vehicles idling. These activities generate
noise levels of approximately 60 dBA to 70 dBA Lmax at a distance of 50 feet. Such activities are expected
to occur sporadically throughout the day, as persons arrive and leave the parking lot areas.
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A significant impact would occur if operational noise levels generated by stationary noise sources in
the plan area would exceed 60 dBA L10 at the property line of any residence between the hours of
7:00 a.m. and 8:00 p.m.; or 55 dBA L10 at the property line of any residence between the hours of
7:00 a.m. and 8:00 p.m.

At the time of this analysis, a site plan indicating location of proposed parking lot areas is not
available. Assuming a worst-case scenario, proposed parking areas could be located near the plan
area southern boundary. The closest off-site noise-sensitive receptors are the residential land uses
located east of Healdsburg Avenue on Spur Ridge Court. This closest off-site receptor is located
approximately 600 feet from the plan area southern boundary. At this distance, noise generated by
typical parking lot activities would range up to 48 dBA Lmax at the property line of this nearest
FirstCarbon Solutions
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residence. However, because these activities would occur sporadically throughout the day, their
effect on longer-term (hourly or daily) noise levels would be small, and the L10 average would not
exceed 48 dBA L10
noise performance threshold of 60 dBA L10 during the daytime hours or 55 dBA L10 during the
nighttime hours at any residential property line in the plan area surrounding vicinity. The impact of
noise levels generated by parking lot activities associated with land uses contemplated under the
NEAP would be less than significant to off-site receptors in the plan area surrounding vicinity.

Truck deliveries to the proposed commercial buildings within the plan area would generate noise.
Based on the expected size of the commercial uses, the use of medium-sized trucks would be expected
at these locations. 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 of up to 75 dBA Lmax.
At the time of this analysis, a site plan indicating location of proposed building footprints is not
available. Assuming a worst-case scenario, proposed truck loading and unloading areas could be
the residential land uses located east of Healdsburg Avenue on Spur Ridge Court. This closest offdistance, truck loading and unloading activities would range up to 52 dBA Lmax at the property line of
this nearest residence. Therefore, these operatio
performance threshold of 60 dBA L10 during the daytime hours or 55 dBA L10 during the nighttime
hours at any residential property line in the plan area surrounding vicinity. The impact of noise
levels generated by truck deliveries associated with land uses contemplated under the NEAP would
be less than significant to off-site receptors in the plan area surrounding vicinity.
Therefore, operational noise levels associated with new plan-related stationary noise sources
resulting from implementation of the proposed plan would have a less than significant impact to
noise-sensitive receptors in the plan area surrounding vicinity.

Level of Significance Before Mitigation
Potential stationary noise source impacts to off-site receptors would be less than significant.
Potentially significant impacts requiring mitigation include:
Construction noise
Traffic noise
Railroad noise
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Truck Loading and Unloading Noise

Mitigation Measures
MM NOI-1a

Implement Construction Noise Measures
To reduce the occurrence of potentially significant construction noise impacts to
noise-sensitive receptors in the plan area vicinity (or sensitive receptors within the
plan area during future buildout), the construction contractor for each development
project within the plan area shall comply with the following requirements:
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technology exists.
Erect temporary noise control blanket barriers in a manner to shield noisesensitive uses.
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.

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.
The construction contractor shall prohibit noise producing construction activities
between the hours of 6:00 p.m. and 7:30 a.m. Monday through Saturday, or at
any time on a Sunday or a legal holiday.
MM NOI-1b

Implement Traffic Noise Measures
Prior to the issuance of building permits for each development project within the
plan area, the following requirements shall be implemented:

Attachment: Attachment 4 - Exhibit 11 - NEAP Draft EIR (2754 : North Village DA)

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.

For multi-family residential or motel/hotel projects proposed within the plan area
where exterior day/night average noise levels are, or are projected to exceed, 65
dBA Ldn (i.e., within 290-feet of the centerline of U.S. 101), an acoustic analysis
shall be prepared that recommends project improvements to be implemented, as
needed, to maintain interior noise levels at or below 45 dBA Ldn. This can typically
FirstCarbon Solutions
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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. The City shall confirm that the
recommendations will reduce noise levels below the threshold levels and require
compliance with the recommendations of the acoustic analysis.
For school, library, church, hospital, nursing home, neighborhood park, or
commercial projects proposed within the plan areas where exterior day-night
average noise levels are, or are projected to exceed 70 dBA Ldn (i.e., within 140feet of the centerline of U.S. 101), an acoustic analysis shall be prepared that
recommends project improvements to be implemented, as needed, to maintain
interior noise levels at or below 45 dBA Ldn. Standard office construction methods
typically provide about 25 to 30 decibels of noise reduction in interior spaces. The
City shall confirm that the recommendations will reduce noise levels below the
threshold levels and require compliance with the recommendations of the
acoustic analysis.
MM NOI-1c

Implement Railroad Noise Measures
Prior to the issuance of building permits for each development project within the
plan area, the following requirement, if applicable, shall be met:
For any noise-sensitive land uses proposed within the plan area within 50-feet of
the railroad centerline, the City shall require that an acoustic analysis be prepared
that recommends project improvements, as needed, to maintain interior noise
levels at or below 45 dBA Ldn. The City shall confirm that the recommendations
will reduce noise levels below the threshold levels and require compliance with
the recommendations of the acoustic analysis.

Level of Significance After Mitigation
Less than significant with mitigation

Groundborne Vibration
Impact NOI-2:

The proposed plan could expose persons to, or generate excessive groundborne
vibration or groundborne noise.

Impact Analysis
A significant groundborne vibration impact would occur if the proposed plan would expose persons
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criteria for a receiving structure (0.12 inch per second [in/sec] PPV for the most fragile types of
structures) at receiving structures, or in excess of 72 VdB for rail vibration events at proposed
residential land uses or land uses where people normally sleep.
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Construction

Of the variety of equipment used during construction, the vibratory rollers that would be used in the
site preparation phase of construction would produce the greatest groundborne vibration levels.
Impact equipment such as pile drivers is not expected to be used during construction of land uses
contemplated under the NEAP. Large vibratory rollers produce groundborne vibration levels ranging
up to 0.210 in/sec PPV at 25 feet from the operating equipment.

community located east of Healdsburg Avenue on Spur Ridge Court. This closest off-site receptor is
from the construction footprint where heavy construction equipment could be operating. At this
distance, groundborne vibration levels resulting from the operation of large vibratory rollers would
attenuate to below 0.002 in/sec PPV, well below the FTA damage threshold criteria of 0.12 in/sec
PPV for the most fragile types of structures. Therefore, the impact of short-term groundborne
vibration associated with construction to off-site receptors would be less than significant.
Operation

Currently, the railroad line traversing the plan area is inactive. However, future SMART trains and
Hudson Street south of the plan area identified as a future SMART station. According to the Draft
Supplemental EIR conducted in March 2008 for the proposed SMART train, 10 daily freight trains are
one which 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 pass by every 30 minutes during peak
daytime hours, which is anticipated to be during rush hour traffic periods in the morning and
evening.11 Assuming the maximum number of train pass-bys in a day, the plan area could potentially
be exposed to more than 70 train pass-bys a day.
Exposure to On-site Receptors

Trains passing through the plan area could exceed the FTA vibration impact criteria guidelines if new
buildings containing residences (or buildings where people normally sleep, such as hotels) are
constructed within 100 feet of the railroad centerline. This would be a potentially significant
vibration impact to on-site receptors.

11
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Construction activity can result in varying degrees of ground vibration, depending on the equipment
used within the plan area. Operation of construction equipment causes ground vibrations that
spread through the ground and diminish in strength with distance. Buildings in the vicinity of a
specific construction site respond to these vibrations with varying results ranging from no
perceptible effects at the low levels, to slight damage at the highest levels. Table 3.5-3 provides
approximate vibration levels for particular construction activities.

City of Healdsburg. 2013. Central Healdsburg Avenue Plan Draft EIR. Website: http://healdsburgaveimprovements.com/getinvolved/chap/
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At the time of this analysis, a site plan indicating location of proposed buildings is not available.
Therefore, impacts to on-site sensitive receptors are considered to be potentially significant.
Implementation of MM NOI-2 would reduce operational groundborne vibration level impacts to onsite receptors to a less than significant level.

Implementation of the proposed plan would not include any permanent sources of vibration that could
be perceptible without instruments at any existing sensitive land use near the plan area. Therefore,
operational groundborne vibration level impacts to off-site receptors would be less than significant.

Level of Significance Before Mitigation
Potentially significant

Mitigation Measures
MM NOI-2

Prior to the issuance of building permits for each development project within the
plan area, an acoustic analysis by a qualified noise specialist shall be prepared for
any structures in the plan area that are located within 100 feet of the centerline of
the railroad. 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, shown in Table 3.57. The City shall confirm that the recommendations will reduce vibration levels
below the threshold levels and require compliance with the recommendations of
the acoustic analysis.

Level of Significance After Mitigation
Less than significant with mitigation

Substantial Permanent Noise Increase
Impact NOI-3:

The proposed plan would not cause a substantial permanent increase in ambient
noise levels in the vicinity of the plan area above levels existing without the plan.

Impact Analysis
A significant impact would occur if implementation of the proposed plan would result in a
substantial increase in ambient noise levels compared with noise levels existing without the plan. As
noted in the characteristics of noise discussion above, audible increases in noise levels generally
refer to a change of 3 dBA or more, as this level has been found to be barely perceptible to the
human ear in outdoor environments. A change of 5 dBA is considered the minimum readily
perceptible change to the human ear in outdoor environments. Therefore, for purposes of this
analysis, a permanent increase of 5 dBA or greater would be considered a substantial permanent
increase in ambient noise levels.
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Exposure to Off-site Receptors

Construction

There would be no construction-related permanent ambient noise level impacts as a result of the
proposed plan.
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Operation

The highest traffic noise level increase with implementation of the proposed plan would occur along
Healdsburg Avenue between Passalacqua Road and Parkland Farms Boulevard, under existing plus
plan conditions. Along this roadway segment, the plan would result in an increase of 1.9 dBA under
plus plan conditions compared to conditions without the plan. This increase would not be
perceptible to the human ear and is well below the 5 dBA Ldn increase that would be considered a
substantial permanent increase in ambient noise levels compared to noise levels that would exist
without the plan. Therefore, plan-related permanent increases in ambient noise levels impacts
related to traffic would be less than significant.
Stationary Noise Source

Based on the discussion under Impact NOI-1, noise levels generated by plan-related stationary noise
sources would range up to 33 dBA Leq; with measured maximum noise levels of up to 52 dBA Lmax.
Based on the noise monitoring results shown in Table 3.5-4, daytime ambient noise levels in the
vicinity of the nearest off-site receptor were documented to be 46.7 dBA Leq; with measured
maximum noise levels of up to 63.4 dBA Lmax. Therefore, operational noise levels generated by planrelated stationary noise sources would not exceed existing ambient noise levels at the nearest offsite receptor by 5 dBA or greater. As such, plan-related operational noise levels would not result in a
substantial (5 dBA or greater) increase in ambient noise levels at off-site sensitive receptors.
Therefore, plan-related permanent increases in ambient noise levels impacts related to mechanical
equipment operation would be less than significant.

Level of Significance
Less than significant

Substantial Temporary Noise Increase
Impact NOI-4:

The proposed plan could result in a substantial temporary or periodic increase in
ambient noise levels in the vicinity of the site above levels existing without the plan.

Impact Analysis
A significant impact would occur if construction-related noise would result in hourly average noise
levels exceeding 60 dBA Leq and exceed the ambient by at least 5 dBA Leq, for a period of more than
one year as measured at nearby sensitive receptor land uses.
Construction

Construction noise impacts were previously discussed under Impact NOI-1. The closest off-site
noise-sensitive receptors to the plan area are the single-family residential land uses located east of
Healdsburg Avenue on Spur Ridge Court. As demonstrated in that discussion, these closest off-site
sensitive receptors would be located approximately 600 feet from the nearest acoustic center of
construction activity in the plan area when multiple pieces of heavy machinery would operate at a
point along the nearest plan area boundary. At this distance, worst-case construction noise levels
could range up to approximately 67 dBA Lmax, intermittently, and could have an hourly average of up
to 63 dBA Leq, at the façade of the nearest single-family residential home. However, these noise
FirstCarbon Solutions
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However, compliance with the permissible construction hours established by the HMC and discussed in
detail under Impact NOI-1 would reduce the effects of noise produced by construction activities on
longer-term (hourly or daily) ambient noise levels, and it would reduce potential impacts that could
result related to annoyance or sleep disturbances at nearby noise-sensitive receptors. Additionally,
Implementation Measure S-25 of the Healdsburg 2030 General Plan establishes mandatory noise
reduction measures for potentially significant construction activities. Restricting construction activities
reduction measures (both included in MM NOI-1a), would ensure that potential short-term
construction noise would not expose existing sensitive receptors to noise levels exceeding the ambient
noise level by at least 5 dBA Leq, for a period of more than one year. Therefore, with implementation of
MM NOI-1a, plan-related temporary construction noise-related increases in ambient noise level
impacts to off-site sensitive receptors would be less than significant with mitigation.
Operation

There would be no operation-related temporary ambient noise level impacts as a result of the
proposed plan.

Level of Significance Before Mitigation
Potentially significant construction-related noise impacts

Mitigation Measures
Implement MM NOI-1a

Level of Significance After Mitigation
Less than significant with mitigation

3.5.5 - Cumulative Impacts
Noise
The geographic scope of the cumulative noise analysis is the vicinity of the plan area, including
surrounding sensitive receptors. Noise impacts tend to be localized; therefore, the area near the
plan area (approximately 0.25 mile) would be the area most affected by proposed plan activities.
Furthermore, given the properties and the distance between other projects (more than 0.5 mile
away), plan-related noise would not combine with other sources further away.

Attachment: Attachment 4 - Exhibit 11 - NEAP Draft EIR (2754 : North Village DA)

levels would drop off as equipment would operate at locations further into the plan area at greater
distances from the nearest off-site sensitive receptors. Therefore, impacts to off-site sensitive
receptors are considered to be potentially significant.

y cause a temporary substantial increase in noise
levels at nearby receptors. Plan-specific mitigation is proposed that would require implementation
of construction noise attenuation measures to reduce noise levels. Other cumulative projects under
the buildout of the Healdsburg 2030 General Plan that would expose nearby sensitive receptors to
excessive construction noise would be required to implement similar mitigation. Because
construction noise is a localized phenomenon, the properties of noise are not additive, and
3.5-34
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The highest traffic noise level increase with implementation of the proposed plan would occur along
Healdsburg Avenue between Passalacqua Road and Parkland Farms Boulevard and along Grove
Street north of Dry Creek, under future plus conditions with full buildout associated with
implementation of the plan. These roadway segments would experience an increase of 1.0 dBA
under plus plan conditions compared to conditions without the plan. This increase is well below a 3
dBA Ldn increase that would be considered a perceptible increase in ambient noise levels compared
to noise levels that would exist without the plan
permanent noise increases from traffic noise sources would not be cumulatively considerable.
Future development of noise sensitive land uses within the plan area in a location within 290 feet of
the centerline of U.S. 101 or within 50 feet of the railroad centerline would potentially expose persons
to traffic or railroad noise levels in excess of normally acceptable standards. Plan-specific mitigation is
proposed, which would require site-specific noise analysis that shall recommend improvements, as
needed, to maintain interior noise levels at acceptable standards. Other cumulative projects under the
buildout of the Healdsburg 2030 General Plan that would expose persons to unacceptable interior
noise levels would be expected to implement similar mitigation that would reduce interior noise to
acceptable levels. Because exposure to on-site noise is a localized impact, the proposed plan would
result in a less than significant cumulative impact related to noise exposure.
Given the above information, the proposed plan, in conjunction with other existing, planned, and
probable future projects, would result in a less than significant cumulative impact related to noise.

Vibration
Implementation of the proposed plan would not include permanent sources of vibration that could
be perceptible without instruments at any existing sensitive land use near the plan area. Trains
passing through the plan area could exceed the FTA vibration impact criteria guidelines for any new
buildings proposed to be constructed within 100 feet of the railroad centerline. However, planspecific mitigation is proposed, which would require site-specific vibration analysis that shall
recommend measures, as needed, including but not limited to setback requirements, to reduce
railroad vibration levels to acceptable standards. Other cumulative projects under the buildout of
the Healdsburg 2030 General Plan that would expose persons to unacceptable vibration levels
from future railroad activity would be expected to implement similar mitigation that would reduce
railroad vibration to acceptable levels. Because exposure to on-site vibration is a localized impact,
there would be a less than significant cumulative impact related to vibration exposure.
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construction activity noise likely would not overlap due to distance between projects. Therefore, a
less than significant cumulative impact related to construction noise would occur.

Overall
Overall, cumulative noise and vibration impacts would be less than significant, since the cumulative
permanent and temporary noise generation as well as the permanent and temporary vibration
impacts would be less than significant.

Level of Cumulative Significance
Less than significant
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CHAPTER 4: ALTERNATIVES
Section 4.1 - Introduction

Important considerations for this alternatives analysis are noted below (as stated in CEQA Guidelines
Section 15126.6).
An EIR need not consider every conceivable alternative to a project or plan;
An EIR should identify alternatives that were considered by the lead agency, but rejected as
infeasible during the scoping process;
Reasons for rejecting an alternative include:
- Failure to meet most of the basic project objectives;
- Infeasibility; or
- Inability to avoid significant environmental effects.

4.1.1 - Significant Unavoidable Impacts
The proposed plan was analyzed for potentially significant impacts on each of the environmental issues
discussed in Sections 3.1 through 3.5. The results of the analysis indicate that the proposed plan as
well as the proposed plan in conjunction with cumulative development in Healdsburg would result in
the following respective plan-level and cumulative-level significant and unavoidable impacts:
Transportation/Traffic (Plan-level Impact): With respect to vehicle circulation system
performance (intersection level of service) at the south off-ramp approach from U.S. 101 to
Dry Creek Road, the intersection would be expected to experience additional delay upon
adding plan-generated trips. The City is implementing a project to install all-way stop signs at
this location, which will improve intersection operations. However, the traffic related to the
Existing-Plus-Plan Scenario would result in the intersection operating at an unacceptable LOS E
level during the PM peak-hour. Mitigation measures were identified to signalize the
intersection that, if implemented, would reduce the impact to less than significant. However,
the City cannot guarantee that the improvements will be completed by the time development
under the proposed plan occurs. Thus, the impacts to the performance of the vehicle
circulation system would remain significant and unavoidable.

Attachment: Attachment 4 - Exhibit 11 - NEAP Draft EIR (2754 : North Village DA)

In accordance with CEQA Guidelines Section 15126.6, this Environmental Impact Report (EIR)
contains a comparative impact assessment of alternatives to the proposed plan. The primary
purpose of this chapter is to provide decision-makers and the public with a reasonable range of

Transportation/Traffic (Plan-level Impact): With respect to traffic safety hazards (queuing
exceeding lane storage and intersection conditions) at Dry Creek Road/U.S. 101 South Ramp,
the queueing would exceed available storage in the westbound left-turn lane with plangenerated trips. Mitigation measures were identified that would require improvements to
operation at the intersection. However, traffic safety hazards impacts remain significant and
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Transportation/Traffic (Cumulative-level Impacts): With respect to vehicle circulation system
performance (intersection level of service) and traffic safety hazards (queuing exceeding lane
storage and intersection conditions) at Dry Creek Road/Grove Street intersection, operation is
projected to fall to unacceptable LOS E with plan-generated trips added to the Cumulative Plus
Plan volumes. Identified mitigation (signal modifications and restriping) would result in
acceptable operations, however, improvements are infeasible due to right-of-way constraints.
Thus, both vehicle circulation system performance and traffic safety hazards impacts would
remain significant and unavoidable.
As discussed in Section 3.2, Transportation and Traffic, the City mitigates impacts of the proposed
plan to the greatest extent feasible as required by CEQA. However, mitigation is economically
infeasible, because the City cannot guarantee the funding of needed roadway improvements to
ensure adequate right-of-way to accommodate vehicular traffic and the planned bike lane. The City
cannot ensure mitigation would be implemented to reduce potential plan- and cumulative-level
impacts to less than significant.

4.1.2 - Alternatives to the Proposed Plan
Pursuant to CEQA Guidelines Section 15126.6, this EIR presents a range of reasonable alternatives to
the proposed plan for analysis and evaluation of their comparative merits. These alternatives are
considered to address a range of development alternatives that would meet the basic objectives of the
plan while lessening one or more of its significant impacts. CEQA Guidelines Section 15126.6(a) states
that an EIR need not evaluate every conceivable alternative to a project or plan. Information has been
provided for each alternative that would allow meaningful comparison with the proposed plan.
alternative (CEQA Guidelines, Section 15126.6(e)).
Where, as here, this alternative means the proposed plan would not proceed, the discussion

ternative shall describe existing conditions at the time the NOP is
plan] were not approved, based on current plans and consistent with available infrastructure and
elines, Section 15126.6(e)(3)(C)).
The alternatives to the proposed plan analyzed in this chapter are as follows:
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unavoidable until the separate project to signalize the intersection is completed and widening
to provide longer turn lane storage is constructed.

Alternative 1 (No Project Alternative): Under this alternative, a mixed-use development
would not be constructed and operated within the plan area. Rather, the plan area would not
be developed in accordance with existing Healdsburg 2030 General Plan land use designations
or land uses contemplated by the proposed plan. The zoning of the plan area would remain

occur, and thus, the plan area would remain undeveloped.
4-2

FirstCarbon Solutions

Y:\Publications\Client (PN-JN)\3257\32570023\EIR\3 - DEIR\32570023_4.0_Alternatives.docx

Packet Pg. 1256

7.A.p

Alternatives

Alternative 2 (General Plan Quaker Hills Alternative): This alternative uses the development
scenario for the North Entry Study Area that is presented in the Healdsburg 2030 General Plan
EIR Mixed Use Alternative. This provided the underlying analysis for the change of the zoning
of the North Village site from Industrial to Mixed Use in the Healdsburg 2030 General Plan.
The assumptions in the Healdsburg 2030 General
buildout are as follows:
- Multi-family residential (150 units)
- Commercial (27,500 square feet)
- Hotel (168 rooms)
The General Plan Quaker Hills Alternative assumes that the development limitations in the
proposed plan would be modified per the General Plan Mixed Use Alternative. In addition,
future development would otherwise be subject to an area plan with design guidelines similar
to those in the proposed plan given that the Healdsburg 2030 General Plan requires
preparation of an area plan prior to approval of development.
Alternative 3 (North Village Project Alternative): This alternative evaluates a conceptual
development plan for the North Village property as proposed by the property owner of the
North Village site. The North Village Project Alternative assumes that development under this
scenario would be subject to the same design guidelines as set forth in the proposed plan.
This alternative includes the following components:
- Senior living community consisting of 220 apartments, 30 assisted living units, and 24
memory care units;
- Hotel facility (130 rooms) and the following ancillary uses:
Restaurant (85 seats),
Lounge (30-40 seats),
Rooftop Bar (40 to 50 seats), and
Event/meeting space (200-seat theatre)
- Single Room Occupancy (workforce) housing (40 units); and
- Multi-family apartments (30 units)
Alternative 4 (Reduced Commercial Alternative): Under this alternative, the amount of
residential development permitted under the proposed plan is unchanged but the allowable
commercial development is reduced. The Reduced Commercial Alternative assumes that
development under this scenario would be subject to the same design guidelines as set forth
in the proposed plan. This results in the following maximum development scenario:
- Multi-family residential (290 units); and
- Commercial (195,000 square feet), including:
Hotel (65-room)
General Office (20,000 square feet)
Specialty Retail (15,000 square feet)
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Section 4.2 - Plan Objectives

Create a livable and welcoming neighborhood for plan area residents and the surrounding
Healdsburg community that complements, and does not undermine, the role of the
downtown area as the commercial center of the City of Healdsburg;
Establish a visual character for plan area development that harmonizes with the rural
character and natural landscape of its surroundings;
Provide development limitations and standards that make it feasible to develop a high quality,
mixed-use community on the North Village site; and
commercial developments and to provide new housing within the City of Healdsburg.

Section 4.3 - Alternatives Rejected from Further Consideration
development of a mixed-use neighborhood on the North Village site.

The identification of

established based on feedback received from the City Planning Commission and the Healdsburg
community at three public workshops as well as an iterative review of potential traffic impacts
performed in conjunction with this EIR. Alternative development scenarios that were not evaluated
in this EIR include the following:
One alternative that the City chose not to pursue would apply the existing Mixed Use District
zoning development limitations to the entire 30.16-acre North Village site. This would allow
approximately 1,313,770 square feet of development (including 482 residential units). This
development on the entire North Village site rather than concentrating it on the 18 acres of
suitable area and preserving the hillsides is inconsistent with the Healdsbu
vision for the plan area. In addition, this alternative would not incorporate community input
regarding the appropriate scale and intensity of development. This alternative would also fail to
ted in Section 4.4 below, the City determined a
reasonable estimate of what development may be permitted under the existing regulatory

Attachment: Attachment 4 - Exhibit 11 - NEAP Draft EIR (2754 : North Village DA)

Create a community-supported, long-term vision for a mix of residential and commercial
development that will help develop the plan area into an attractive gateway into Healdsburg
from the north;

2030 General Plan and associated EIR. Therefore, this alternative was rejected.
A second alternative that the City chose not to pursue would restrict the range of permitted
and conditional commercial uses on the North Village site by prohibiting development of a

4-4
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A third alternative that the City chose not to pursue would locate proposed development
elsewhere within the City limits. As discussed in Chapter 1 Introduction, the plan area is an
important location at the northern gateway to Healdsburg. The plan area transitions from
agricultural uses in the Alexander Valley to Healdsburg town uses. The plan area is also one of
the last remaining sizable vacant area within the city limits. The Healdsburg 2030 General
Plan further designated the plan area for land uses (see North Entry Study Area) given its ripe
potential to support a mix-used community with new residential development. No other
property, site, or location within the city limits would be able to support the level of
development called for in the Healdsburg 2030 General Plan or the variety of land uses
described in the proposed plan. Therefore, this alternative was rejected.
A fourth alternative that the City chose not to pursue would reduce the amount of residential
development permitted within the plan area. The plan area provides an unparalleled

maximizing opportunities for development of a variety of housing types to accommodate
anticipated growth, facilitate mobility within the ownership and rental markets, and
encourage a diverse community. Furthermore, a reduced residential alternative would hinder
ing and to address the special housing needs
Therefore, this alternative was rejected.

Section 4.4 CEQA Guidelines Section 15126.6(e) requires EIRs to
1.0, Introduction, the plan area is predominantly undeveloped and vacant. All prior improvements
associated with historic uses were demolished followed by soil remediation, grading, drainage
improvements, and wetland mitigation. Various other improvements were undertaken and the City
entered into agreements to improve the rail crossing in anticipation of developing the plan area in
the near future. The analysis below assumes that no further improvements would occur and no new
development would be permitted.

4.4.1 - Impact Analysis
Aesthetics

Attachment: Attachment 4 - Exhibit 11 - NEAP Draft EIR (2754 : North Village DA)

that supports an economically feasible mixed-use neighborhood in the plan area. Rather than
prohibiting hotel uses altogether, this EIR includes an alternative that establishes a 65-room
cap on hotel uses (see Alternative 4). Therefore, this alternative was rejected.

The No Project Alternative would result in no change to the existing conditions within and around
the plan area. As such, the plan area would not be developed with new buildings, structures, and
infrastructure. This alternative would also not result in development that could visually obstruct
City-designated scenic ridgelines or substantially degrade City-designated scenic resources. In
addition, no lighting or glare sources would be created. This alternative would not have an effect on
the existing visual environment of the plan area. Thus, there would be no impact related to
aesthetics.
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Given that impacts related to aesthetics from the proposed plan would be less than significant (see
Section 3.1, Aesthetics), the aesthetics impact of Alternative 1 would be expected to be lower when
compared to the proposed plan.

The No Project Alternative would result in no change to the existing transportation and traffic
conditions within and around the plan area. Given that no new development would occur, this
alternative would not generate vehicle trips or create an added demand on the circulation system.
Operation of the study intersections would remain as projected for Existing and Cumulative (without
Plan) Conditions.
As shown in Table 4-1, Alternative 1 would generate 0 daily trips, with 0 AM peak hour trips and 0
PM peak hour trips.

Table 4-1: No Project Alternative Trip Generation
Scenario

No Project Alternative*
Proposed Plan
Difference

Daily Trips

AM Peak Hour

PM Peak Hour

0

0

0

4,390

259

351

(4,390)

(259)

(351)

Source: FCS, 2018.

Alternative 1 would not generate any new vehicular trips and, thus, would have no effects with
respect to the vehicle circulation system performance (intersection levels of service) or traffic safety
hazards (queueing). Thus, the No Project Alternative would result in no impact related to
transportation/traffic.
Given that the proposed plan would generate trips that represent a potentially significant queuing
impact in the planned westbound left-turn lane at the intersection of Dry Creek Road/U.S. 101 South
Ramps, the No Project Alternative would have less of an impact related to queueing and, thus, traffic
safety hazards when compared to proposed plan.

Air Quality
The No Project Alternative would result in no change to the existing conditions within and around
the plan area. The number of vehicles currently accessing the plan area would not change. Similarly,
no stationary sources exist and new stationary sources would be permitted. Given that no new
development would occur, this alternative would not create new mobile, stationary, or area sources
of air pollution from construction and operational activities. Thus, this alternative would not have
an effect on existing conditions and would result in no impact related to air quality.

4-6
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Transportation and Traffic
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Given that air quality impacts anticipated from development contemplated by the proposed plan
would be less than significant with mitigation (see Section 3.3, Air Quality), the air quality impacts of
Alternative 1 would be expected to be lower when compared to the proposed plan.

The No Project Alternative would result in no change to the existing conditions within and around
the plan area. As such, the plan area would not be developed with new buildings and structures that
would generate new vehicle trips and demand for energy resources. Given that no new
development would occur, this alternative would not result in a direct or indirect increase of GHG
emissions from construction and operational activities. Thus, this alternative would not have an
effect on the existing conditions and result in no impact related to GHG emissions.
Given that GHG Emissions/Energy impacts from development contemplated by the proposed plan
would be less than significant with mitigation (see Section 3.4, Greenhouse Gas Emissions and
Energy), the GHG Emissions/Energy impacts of Alternative 1 would be expected to be lower when
compared to the proposed plan.

Noise
The No Project Alternative would result in no change to the existing conditions within and around
the plan area. As such, the plan area would not be developed with new building, structures, and
infrastructure that would generate new sources of noise and vibration. Given that no new
development would occur, this alternative would not result in temporary or permanent increase in
ambient noise levels, expose people to or generate excessive groundborne vibration. Thus, this
alternative would not have an effect on the existing conditions and result in no impacts related to
noise.

Section 3.5, Noise), the Noise impacts of Alternative 1 would be expected to be lower when
compared to the proposed plan.

4.4.2 - Conclusion
No physical change would result under the No Project Alternative. As such, all significant impacts
caused by the proposed plan would be avoided. However, the No Project Alternative would not
Alternative would also conflict with the Healdsburg 2030 General Plan, since the plan area was
identified as a study area for future development. The plan area would remain undeveloped, and no
new commercial or residential development would occur. Therefore, this alternative would not
meet project objectives to create a community-supported high quality mixed-use development,
Healdsburg gateway, establish a visual character for
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Greenhouse Gas Emissions and Energy

commercial developments and to provide new housing within Healdsburg.
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Section 4.5 -

150 multi-family residential units
27,500 square feet of commercial
168-room hotel
The Healdsburg 2030 General Plan requires that the City prepare and adopt an area plan to provide
specific guidance for future development in the North Entry Study Area (i.e., the plan area).
Therefore, Alternative 2 is presented for informational purposes, since no development of the plan
area could proceed without evaluation and approval prior to the City preparing a plan or
development program.

4.5.1 - Impact Analysis
Aesthetics
Under Alternative 2, and similar to the proposed plan, development within the plan area would
change the visual character of the site, views across the site, nighttime lighting and potentially
daytime glare. It is assumed that development under Alternative 2 would be subject to design
guidelines similar to those included in the proposed plan and that, through the design review
process, aesthetic impacts would be minimized. While development of the plan area under this
alternative would change the existing visual character of the plan area, it would not substantially
degrade the visual character of the plan or surrounding areas. Thus, impacts related to aesthetics
would be less than significant.
Given that impacts related to aesthetics from the proposed plan would be less than significant (see
Section 3.1, Aesthetics), Alternative 2 would have a similar aesthetics impacts when compared to the
proposed plan.

Transportation and Traffic
Under Alternative 2, the plan area would be redeveloped with a range of land uses contemplated in
the Healdsburg 2030 General Plan. Pursuant to the General Plan, the plan area would be developed
with an internal circulation system and parking areas that connect to the local roadway network.
The new land uses would support activities that generate added vehicular trips to the transportation
system, demand for improved pedestrian facilities, and need to extend bicycle paths. Accordingly,
new development would necessitate roadway improvements similar to the proposed plan. The City
would also coordinate roadway improvements with other planning efforts (along Healdsburg
Avenue) and development projects in the surrounding area (i.e., the Montage Healdsburg project).

4-8
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The Healdsburg 2030 General Plan and Healdsburg Municipal Code currently designate the plan area
mptions in the Healdsburg 2030 General Plan and its associated EIR
were consulted to determine a reasonable range of development to expect in the plan area. The
reasonable range of development reflects the existing physical, infrastructure, and policy constraints.
The analysis below assumes the development scenario for the North Entry Study Area as presented in
the Healdsburg 2030 General Plan EIR Mixed Use Alternative. The buildout assumptions are as follows:
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As shown in Table 4-2, Alternative 2 would generate 3,157 daily trips, with 164 AM peak hour trips,
and 233 PM peak hour trips. Under Alternative 2, and assuming that the impact would be similar to
that under the proposed plan, all study intersections except U.S. 101 South/Dry Creek Road and Dry
Creek Road/Grove Street would be expected to operate at an acceptable level of service.

Scenario

Daily Trips

AM Peak Hour

PM Peak Hour

General Plan Quaker Hills Alternative*

3,157

164

233

Proposed Plan

4,390

259

351

(1,233)

(95)

(118)

Difference

Notes:
* ITE does not provide trip rates for general commercial land use. Thus, trip rates for proposed commercial
land uses are applied for a conservative estimate derived from an averaged General Office Building (ITE
710) and Shopping Center (ITE 820).
Source: FCS, 2018.

The off-ramp approach from U.S. 101 South to Dry Creek Road is currently operating at LOS F and
would be expected to experience additional delay upon adding trips generated under this
alternative. To help improve operations, the City proposes to install all-way stop signs at this
location in the Spring of 2019. However, even with these improvements the intersection would be
expected to operate unacceptably during the PM peak hour assuming that the impact would be
similar to that under the proposed plan. It is anticipated that signalization of the intersection would
be required to achieve acceptable operation. Implementation of Mitigation Measures TRANS-1a and
TRANS-5, which require proportional share payments toward signalization of Dry Creek Road/U.S.
101 South, including providing additional lanes would not reduce this impact to less than significant.
Therefore, the impact would remain significant and unavoidable until the signalization and
intersection improvements are completed.
The intersection of Dry Creek Road/Grove Street would be expected to deteriorate to LOS E during
the evening peak hour with the addition of traffic that would be generated from plan-related land
uses under Alternative 2. To achieve acceptable operation, it is anticipated that the northbound
approach would require reconfiguration to include a separate left-turn lane with protected left-turn
phasing and the existing right-turn lane converted to use for through/right-turn movements. This
impact is based on land uses associated with the proposed plan and could be mitigated to a level
below significance with implementation of Mitigation Measure TRANS-1b.
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Table 4-2: General Plan Quaker Hills Alternative Trip Generation

Similar to the proposed plan, this alternative would generate trips that represent a potentially
significant traffic safety hazard (queuing) impact in the planned westbound left-turn lane at the
intersection of Dry Creek Road/U.S. 101 South Ramps and the eastbound left-turn lane at Dry Creek
Road/Grove Street. It should be noted, however, that while queue lengths are expected to exceed
available storage at other locations, Alternative 2 would either result in an increase in the queue by
less than 25 feet or result in a turn-lane that would connect to a two-way left-turn lane with room to
FirstCarbon Solutions
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In summary, Alternative 2 would have a lower level of traffic impact than the proposed plan related
to the vehicle circulation system performance (intersection levels of service) as well as traffic safety
hazards (queueing), but would be expected to have the same significant and unavoidable impacts as
the proposed plan. Thus, this alternative would require similar improvements (signalization, turn
lanes, and road widening) and would have the same significant and unavoidable impacts as the
proposed plan.

Air Quality
Under Alternative 2, the plan area would be developed with a mix of commercial and residential
uses consistent with the Mixed Use Alternative identified in the Healdsburg 2030 General Plan EIR.
Development contemplated under Alternative 2 would include to the same land uses as those in the
proposed plan, although anticipated air quality impacts would be expected to be less than those
identified for the proposed plan since development and project-related traffic would be less under
Alternative 2.
Given that air quality impacts anticipated from development contemplated by the proposed plan
would be less than significant with mitigation (see Section 3.3, Air Quality), the impacts of
Alternative 2 would be expected to be similar or lower when compared to the proposed plan. Thus,
the air quality impacts under this alternative would similarly be expected to be reduced to less than
significant with implementation of the identified mitigation measures.

Greenhouse Gas Emissions and Energy
Development contemplated under Alternative 2 includes land uses similar to those of the proposed
plan. However, the overall intensity of development would be less and associated traffic levels
would be less. Therefore, the anticipated GHG Emissions/Energy impacts under Alternative 2 are
expected to be similar or less than those identified for the proposed plan.
Given that GHG impacts from development contemplated by the proposed plan would be less than
significant with mitigation (see Section 3.4, Greenhouse Gas Emissions and Energy), Alternative 2
would be expected to have a similar level of GHG impact compared to the proposed plan. Thus, the
GHG Emissions/Energy impact under this alternative would similarly be expected to be reduced to
less than significant with implementation of the identified mitigation measures.

Attachment: Attachment 4 - Exhibit 11 - NEAP Draft EIR (2754 : North Village DA)

accommodate the queue. Nevertheless, similar to the proposed plan, Alternative 2 would have
queueing and, thus, traffic safety hazards impacts that are significant and unavoidable adverse
impacts until the Dry Creek Road/U.S. 101 interchange improvements, which include the lane
modifications identified in Mitigation Measures TRANS-5, are implemented.

Noise
Development contemplated under Alternative 2 includes land uses similar to those of the proposed
plan. The overall amount of development would be less across the plan area but the anticipated
noise impacts are expected to be similar to those identified under proposed plan.

4-10
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Section 3.5, Noise), Alternative 2 would be expected to have a similar or lower level of noise impact
compared to the proposed plan. This alternative would similarly be expected to have noise impacts
that are less than significant with implementation of the identified mitigation measures.

Alternative 2 would, in general, be expected to have a similar or slightly lower level of impacts
compared to the proposed plan. As with the proposed plan, potentially significant impacts would be
expected to be reduced to less than significant with implementation of the identified mitigation
measures. Additional traffic generated by development under Alternative 2 would be expected to
result in a significant and unavoidable adverse impact at the U.S. 101/Dry Creek Road intersection
similar to the proposed plan. As discussed above, impacts to aesthetics, transportation, air quality,
greenhouse gas emissions and energy, and noise would be similar compared to the proposed plan.
proposes substantially fewer residential units while allowing more hotel units than contemplated by
the proposed plan. Therefore, Alternative 2 would
attractive Healdsburg gateway, and it would not develop the plan area in harmony with the rural
character and natural landscape, or define the plan
developments.

Section 4.6 This alternative addresses a conceptual development plan proposed by the property owner of the
North Village site and includes the following components:
Senior living community consisting of 220 apartments, 30 assisted living units, and 24 memory
care units;
Hotel facility with 130 hotel rooms and ancillary uses including: Restaurant (85 seats), Lounge
(30-40 seats), Rooftop Bar (40 to 50 seats), and Event/meeting space (200 seats);
Retail and Light Industrial (20,000 square feet);
Single Room Occupancy (workforce) housing (40 units); and
Multi-family apartments (30 units)
The Healdsburg 2030 General Plan requires that the City prepare and adopt an area plan to provide
specific guidance for future development in the North Entry Study Area. Thus, the North Village
Project Alternative assumes that development under this scenario would be subject to design
guidelines similar to those provided in the proposed plan.

Attachment: Attachment 4 - Exhibit 11 - NEAP Draft EIR (2754 : North Village DA)

4.5.2 - Conclusion

4.6.1 - Impact Analysis
Aesthetics
Under the North Village Project Alternative, the plan area would be developed with a mix of uses
described above. Similar to the proposed plan, development within the plan area would change the
FirstCarbon Solutions
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As such, similar to development under the proposed plan, the change from an undeveloped area to
a more urban mixed commercial and residential neighborhood would not substantially degrade the
visual character of the plan or surrounding areas. Given that impacts to aesthetics from
development under the proposed plan would be less than significant (see Section 3.1, Aesthetics),
the North Village Project Alternative would have a similar aesthetics impact. Thus, as with the
proposed plan, impacts to aesthetic resources would be less than significant under the North Village
Project Alternative.

Transportation and Traffic
Under the North Village Project Alternative, the plan area would be developed with a senior living
community, hotel and ancillary visitor-serving uses, retail and light industrial uses, and a mix of
housing. The plan area would be developed with an internal circulation system including streets,
parking, pedestrian pathways and bicycle facilities. Development under the North Village Project
Alternative would generate vehicular trips that would be added to the transportation system,
demand for improved pedestrian facilities, and the need to extend bicycle paths. Accordingly,
development under the North Village Project Alternative would necessitate roadway improvements
similar to the proposed plan.
As shown in Table 4-3, the North Village Project Alternative would generate 3,135 daily trips, 162 AM
peak hour, and 248 PM peak hour trips (see Appendix B.4). The trip generation is less than that of
the proposed plan primarily due to the lower trip generation rates associated with the senior
residential community proposed in the North Village Project Alternative.

Table 4-3: North Village Project Alternative Trip Generation
Scenario

Daily Trips

AM Peak Hour

PM Peak Hour

North Village Project Alternative

3,135

162

248

Proposed Plan

4,390

259

351

Difference

(1,255)

(97)

(103)

1

Notes
1
Estimates conservatively assume vehicle trips associated with events in addition to trip generation
potential for the North Village Project Alternative land uses.
Source: W-Trans, 2018.

Attachment: Attachment 4 - Exhibit 11 - NEAP Draft EIR (2754 : North Village DA)

existing visual character of the site and its surroundings, change views across the plan area, and
create new sources of nighttime lighting and potentially daytime glare. However, it is assumed that
development under the North Village Project Alternative would be subject to design guidelines
similar to those included in the proposed plan and that, through the design review process, aesthetic
impacts would be minimized.

The off-ramp approach from U.S. 101 South to Dry Creek Road is currently operating at LOS F and, as
with the proposed plan, would be expected to experience additional delay upon adding trips
generated by the North Village Project Alternative. The City proposes to install all-way stop signs at
4-12
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Also similar to the proposed plan, the northbound approach to the intersection of Dry Creek
Road/Grove Street would be expected to deteriorate to LOS E during the evening peak hour with the
addition of traffic that is generated from North Village Project Alternative-related land uses. To
achieve acceptable operation, the northbound approach would require reconfiguration to include a
separate left-turn lane with protected left-turn phasing and the existing right-turn lane converted to
use for through/right-turn movements. With these improvements, the intersection would be
expected to operate at LOS B during the PM peak hour. Implementation of Mitigation Measure
TRANS-1b, which requires restriping the northbound approach and re-phasing the signal at Dry
Creek Road/Grove Street, would reduce the impact of North Village Project Alternative traffic to a
level below significance at this intersection. However, as with the proposed plan, Mitigation
Measure TRANS-1a and TRANS-5, which require proportional share payments toward signalization of
Dry Creek Road/U.S. 101 South as well as widening to provide additional lanes, would not reduce the
cumulative impact to less than significant until the improvements are implemented.
Like to the proposed plan, the North Village Project Alternative would generate trips that represent a
potentially significant traffic safety hazard (queuing) impact in the planned westbound left-turn lane
at the intersection of Dry Creek Road/U.S. 101 South Ramps. While queue lengths are expected to
exceed available storage at other locations, the North Village Project Alternative would either result
in an increase in the queue that would not extend into an adjacent intersection or the turn-lane
connects to a two-way left-turn lane with room to accommodate the increased queue. While the
North Village Project Alternative would have less of an impact related to queueing and, thus, traffic
safety hazards than the proposed plan, mitigation of queueing impact at Dry Creek Road/U.S. 101
South Ramps would still be necessary.
The impact of trips generated by development under the North Village Project Alternative on
transportation and traffic would be less than significant with mitigation (see Section 3.2,
Transportation and Traffic) except for at the U.S. 101/Dry Creek Road intersection where impacts
would be considered significant and unavoidable impacts until signalization and associated
improvements are implemented. The North Village Project Alternative would have a lower level of
traffic impact related to the vehicle circulation system performance (intersection levels of service) as
well as traffic safety hazards (queueing) than the proposed plan. However, this alternative would
require similar improvements (signalization, turn lanes, and road widening) when compared to the
proposed plan.

Attachment: Attachment 4 - Exhibit 11 - NEAP Draft EIR (2754 : North Village DA)

this location in the Spring of 2019, and, with these improvements, the intersection would be
expected to operate acceptably at LOS D during the PM peak hour with North Village Project
Alternative trips added.

Air Quality
Under the North Village Project Alternative, the plan area would be developed with a mix of
commercial and residential uses consistent with the goals and objectives of the Healdsburg 2030
General Plan. The plan area is designated MU, which allows a variety of land uses but subject to the
limits of General Plan Policy LU-18. Development contemplated under the North Village Project
Alternative proposes a development density that is similar to but slightly less than that
FirstCarbon Solutions
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Section 3.3, Air Quality), the impacts of the North Village Project Alternative would be similar or
lower compared to the proposed plan. Thus, this alternative would be similarly expected to result in
less than significant with implementation of the identified mitigation measures.

Greenhouse Gas Emissions and Energy
Development contemplated under the North Village Project Alternative proposes land uses similar to
the proposed plan with the primary distinction being that a substantial portion of the residential use
would be for a senior living community. As discussed above, traffic volumes generated by this
alternative are lower than those of the proposed plan. Thus, the anticipated GHG Emissions/Energy
impacts under the North Village Project Alternative are expected to be similar to or less than those
identified for the proposed plan.
Given that GHG Emissions/Energy impacts would be less than significant with mitigation under the
proposed plan (see Section 3.4, Greenhouse Gas Emissions and Energy), the North Village Project
Alternative would be expected to have a similar level of GHG impact. Thus, this alternative would
similarly be expected to have a less than significant impact with implementation of the identified
mitigation measures.

Noise
Development contemplated under the North Village Project Alternative proposes land uses similar to
the proposed plan. Therefore, anticipated noise impacts under the North Village Project Alternative
are expected to be similar to those identified for the proposed plan.

Section 3.5, Noise), the North Village Project Alternative would be expected to have a similar level of
impact compared to the proposed plan. Thus, this alternative would similarly be expected to have
noise impacts that are less than significant with implementation of the identified mitigation
measures.

4.6.2 - Conclusion

Attachment: Attachment 4 - Exhibit 11 - NEAP Draft EIR (2754 : North Village DA)

contemplated in the proposed plan. As described above, traffic volumes generated by the North
Village Project Alternative are lower than those of the proposed plan primarily as a result of lower
trip generation rates associated with senior residential uses. Therefore, the anticipated air quality
impacts under the North Village Project Alternative would be expected to be similar to or less than
those identified for the proposed plan.

In general, the North Village Project Alternative would be expected to have a similar level of impact
as that identified for the proposed plan. Potentially significant impacts would similarly be expected
to be reduced to less than significant with implementation of the identified mitigation measures.
Impacts to aesthetics, air quality, GHG emissions and energy, and noise would be similar when
compared to the proposed plan. Under the North Village Project Alternative, traffic-related impacts
would be lesser than those projected for the proposed plan due to the lower trip generation rates
associated with the senior housing component of the North Village Project Alternative. Queuing
4-14
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impacts at the Dry Creek Road/U.S. 101 South Ramps intersection would be significant and
unavoidable. The North Village Project Alternativ
However, this alternative would narrowly prescribe the range of allowable land uses, and thus, limit
flexibility for future development in the plan area. Therefore, this alternative would not define the
variety of feasible commercial developments or
establish a visual character in harmony with the rural setting.

Under the Reduced Commercial Alternative, the amount of residential development permitted
under the proposed plan is unchanged but the allowable commercial development is reduced. This
results in the following development scenario:
290 multi-family units; and
195,000 square feet non-residential square footage, including:
- 65-room hotel,
- 20,000 square feet of general office, and
- 15,000 square feet of specialty retail

4.7.1 - Impact Analysis
Aesthetics
Under the Reduced Commercial Alternative, the plan area would be developed with a mix of uses as
identified above. Under this alternative, similar to the proposed plan, development on the plan area
would change the visual character of the site, views across the site, and create sources of nighttime
lighting and potentially daytime glare. However, it is assumed that development under this
alternative would be subject to design guidelines similar to those included in the proposed plan and
that, through the design review process, aesthetic impacts would be minimized.
As such, similar to the proposed project, the change from an undeveloped area to an urban mixed
commercial and residential neighborhood would not substantially degrade the visual character of
the plan or surrounding areas. Thus, impacts to aesthetic resources would be less than significant
under the Reduced Commercial Alternative. Given that impacts to aesthetics from development
under the proposed plan would be less than significant (see Section 3.1, Aesthetics), the Reduced
Commercial Alternative would have a similar aesthetic impacts.

Transportation and Traffic

Attachment: Attachment 4 - Exhibit 11 - NEAP Draft EIR (2754 : North Village DA)

Section 4.7 -

Under the Reduced Commercial Alternative, the plan area would be developed with a mix of
residential and commercial land uses similar to those contemplated in the Healdsburg 2030 General
Plan. The plan area would be developed with an internal circulation system, including streets, parking,
pedestrian pathways and bicycle facilities. Development under the Reduced Commercial Alternative
would generate vehicular trips that would be added to the transportation system and increase demand
for pedestrian and bicycle facilities. Accordingly, the new development under the Reduced
Commercial Alternative would necessitate roadway improvements similar to the proposed plan.
FirstCarbon Solutions
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As shown in Table 4-4, the Reduced Commercial Alternative would be expected to generate 3,526
daily trips, 197 AM peak hour trips, and 351 PM peak hour trips. The number of daily and peak hour
trips is lower than the traffic volumes estimated for future development under the proposed plan
due to the reduction in commercial development under the Reduced Commercial Alternative.

Scenario

Daily Trips

AM Peak Hour

PM Peak Hour

Reduced Commercial Alternative

3,526

197

258

Proposed Plan

4,390

259

351

Difference

(864)

(62)

(93)

Source: FCS, 2018.

The off-ramp approach from U.S. 101 South to Dry Creek Road is currently operating at LOS F and
would be expected to experience additional delay upon adding trips associated with the Reduced
Commercial Alternative. The City plans to install all-way stop controls at this location in the Spring of
2019, and, with these improvements, the intersection would be expected to operate acceptably at
LOS D during the PM peak hour even with Reduced Commercial Alternative trips added.
The northbound approach to the intersection of Dry Creek Road/Grove Street would be expected to
deteriorate to LOS E during the evening peak hour with the addition of traffic that is generated from
Reduced Commercial Alternative-related land uses. To achieve acceptable operation, the
northbound approach would need to be reconfigured to include a separate left-turn lane with
protected left-turn phasing and the existing right-turn lane converted to use for through/right-turn
movements. With these improvements, the intersection would be expected to operate at LOS B
during the PM peak hour. Implementation of Mitigation MeasureTRANS-1b, which requires
restriping the northbound approach and re-phasing the signal at Dry Creek Road/Grove Street,
would reduce the impact of Reduced Commercial Alternative traffic to a level of insignificance at this
intersection. As with the proposed plan, Mitigation Measures TRANS-1a and TRANS-5, which require
proportional share payments toward signalization of Dry Creek Road/U.S. 101 South and widening to
provide additional lanes, would not reduce the cumulative impact to less than significant until the
improvements are implemented.
Similar to the proposed plan, the Reduced Commercial Alternative would generate trips that
represent a potentially significant traffic safety hazard (queuing) impact in the planned westbound
left-turn lane at the intersection of Dry Creek Road/U.S. 101 South Ramps. Queuing would remain
within available storage or at a length that does not exceed into an adjacent intersection at all other
intersections. Thus, the Reduced Commercial Alternative would have less of an impact related to
queueing and, thus, traffic safety hazards than the proposed plan, though mitigation of queueing
impacts would still be necessary at Dry Creek Road/U.S. 101 South Ramps.

Attachment: Attachment 4 - Exhibit 11 - NEAP Draft EIR (2754 : North Village DA)

Table 4-4: Reduced Commercial Alternative Trip Generation

The impact of trips generated by development under the Reduced Commercial Alternative on
transportation and traffic would be less than significant with mitigation (see Section 3.2,
4-16
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Transportation and Traffic) except for at the U.S. 101/Dry Creek Road intersection where impacts
would be considered significant and unavoidable until signalization and associated improvements
are implemented. The Reduced Commercial Alternative would have a lower level of traffic impact
related to the vehicle circulation system performance (intersection levels of service) as well as traffic
safety hazards (queueing) than the proposed plan. However, this alternative would require similar
improvements (signalization, turn lanes, and road widening) when compared to the proposed plan.

Under the Reduced Commercial Alternative, the plan area would be developed with a mix of
commercial and residential uses consistent with the goals and objectives of the Healdsburg 2030
General Plan. The plan area is designated MU, which allows a variety of land uses but subject to the
limits of General Plan Policy LU-18. Development contemplated under the Reduced Commercial
Alternative proposes land uses similar to those of the proposed plan. However the commercial
component would be reduced from that permitted under the proposed plan. As a result, the traffic
volumes generated by the Reduced Commercial Alternative are lower than those of the proposed
plan. Therefore, the anticipated air quality impacts under the Reduced Commercial Alternative
would be expected to be similar to or less than those identified for the proposed plan.

Section 3.3, Air Quality), the impacts of the Reduced Commercial Alternative would be similar or
lower compared to the proposed plan. Thus, impacts would be expected to be reduced to less than
significant with implementation of the identified mitigation measures.

Greenhouse Gas Emissions and Energy
Development contemplated under the Reduced Commercial Alternative proposes land uses similar
to the proposed plan with the primary distinction being that the amount of commercial
development would be reduced. Consequently, the anticipated GHG impacts under the Reduced
Commercial Alternative are expected to be similar to or less than those identified under plan
implementation.

mitigation (see Section 3.4, Greenhouse Gas Emissions and Energy), the Reduced Commercial
Alternative would be expected to have a similar or lower level of GHG Emissions/Energy impact
compared to the proposed plan. Thus, this alternative would similarly be expected to have a less
than significant impact with implementation of the identified mitigation measures.

Noise

Attachment: Attachment 4 - Exhibit 11 - NEAP Draft EIR (2754 : North Village DA)

Air Quality

Development contemplated under the Reduced Commercial Alternative would comprise land uses
similar to the proposed plan but with a reduced amount of commercial development. Therefore,
anticipated noise impacts under the Reduced Commercial Alternative are expected to be similar to
or lower than those identified for the proposed plan.

Section 3.5, Noise), the Reduced Commercial Alternative would be expected to have a similar or lower
FirstCarbon Solutions
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level of impact compared to the proposed plan. Thus, this alternative would be expected to have noise
impacts that are less than significant with implementation of the identified mitigation measures.

In general, the Reduced Commercial Alternative would be expected to have a similar or lower level
of impact as that identified for the proposed plan. Thus, potentially significant impacts would
similarly be expected to be reduced to less than significant with implementation of the mitigation
measures identified in the proposed plan. Impacts to aesthetics, air quality, GHG emissions and
energy, and noise would be similar or lower when compared to the proposed plan. Under the
Reduced Commercial Alternative, traffic-related impacts would be lower than those projected for
the proposed plan primarily due to the reduced commercial use in the Reduced Commercial
Alternative. Impacts on delay and queuing would remain significant and unavoidable at Dry Creek
Road/U.S. 101 South Ramps until the project to signalize the intersection and widening to provide
longer turn lanes is constructed.
However, the reduction of commercial uses may make development infeasible given the limitations on
Ordinance. While this alternative would include a range of land uses similar to the proposed plan, a
number of City objectives would not be met. This includes realizing the full development potential of
and not supporting a feasible mix of commercial and residential development.

Section 4.8 - Environmentally Superior Alternative
CEQA Guidelines Section 15126(e)(2) requires identification of an environmentally superior
alternative. If the No Project Alternative is environmentally superior, CEQA requires selection of the
proposed project and the alternatives evaluated.
To identify the environmentally superior alternative in accordance with the State CEQA Guidelines,
Table 4-5 presents a comparison of the impacts related to the alternatives. As shown in Table 4-5,
potential impacts from Alternatives 2, 3, and 4 are substantially similar when compared to the
proposed plan. Alternative 1 would not result in potential impacts given the plan area would remain
undeveloped but conflict with the Healdsburg 2030 General Plan policies and objectives as a study
area for future development.

Table 4-5: Summary of Alternatives

Proposed Plan

No Project
Alternative

General Plan
Quaker Hills
Alternative

North Village
Project
Alternative

Reduced
Commercial
Alternative

Aesthetics

LTS

NI

LTS

LTS

LTS

Air Quality

LTSM

NI

LTSM

LTSM

LTSM

Greenhouse Gas Emissions

LTSM

NI

LTSM

LTSM

LTSM

Impact
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4.7.2 - Conclusion
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Impact

Noise
Transportation and Traffic

Proposed Plan

No Project
Alternative

General Plan
Quaker Hills
Alternative

North Village
Project
Alternative

Reduced
Commercial
Alternative

LTSM

NI

LTSM

LTSM

LTSM

SU

NI

SU

SU

SU

Notes:
NI = no impact
LTS = less than significant
LTSM = less than significant with mitigation incorporated
SU = significant and unavoidable
SUM = significant and unavoidable with mitigation incorporated
Source: FCS, 2018.

Alternative 1 (No Project) would result in no impacts when compared to the proposed plan and all of
objectives, because the plan area would not be developed. This alternative would also conflict with
the Healdsburg 2030 General Plan since the plan area was identified as a study area for future
development. Therefore, this alternative would not create a community-supported high quality mixedvisual character for plan area development, or defi
support a variety of commercial developments and to provide new housing within Healdsburg.
Alternatives 2, 3, and 4 result in similar amount and type of potentially significant impacts, and thus,
require similar mitigations that would reduce impacts to less than significant. As with the proposed
plan, all of the Alternatives would add traffic to the U.S. 101/Dry Creek Road intersection, which is
operating at an unacceptable level of service. While mitigations are proposed to require a developer
contribution of a proportional share to the cost of future signalization of the intersection, the adverse
impact would remain significant and unavoidable until the signalization project is implemented.
Alternative 2 (General Plan Quaker Hill Alternatives) would result in similar Aesthetics, Air Quality,
GHG and Energy and Noise impacts when compared to the proposed plan, Alternative 3 (North
Village Project), and Alternative 4 (Reduced Commercial Alternative). When compared to the

2 does not reduce or avoid any significant environmental impacts of the proposed project, it would
not be considered an environmentally superior alternative. In any event, Alternative 2 does not

Attachment: Attachment 4 - Exhibit 11 - NEAP Draft EIR (2754 : North Village DA)

Table 4-5 (cont.): Summary of Alternat

Alternative 3 (North Village Project Alternative) would result in similar or lesser Aesthetics, Air
Quality, GHG and Energy and Noise impacts when compared to the proposed plan, Alternative 2, and
Alternative 4. Alternative 3 would generate fewer daily trips than the proposed plan and it would
not require signalizing the U.S. 101/Dry Creek Road intersection to mitigate Existing Conditions plus
FirstCarbon Solutions
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Plan impacts. Alternative 3 generates lower traffic volumes than the proposed plan, and has a
potentially significant queuing impact. However, Alternative 3 generates more trips than
development forecasted under Alternative 4, and thus, would not be considered the
environmentally superior alternative. Furthermore, by specifically prescribing the mix of use for

feasible commercial developments.
Alternative 4 (Reduced Commercial Alternative) would result in similar or lesser Aesthetics, Air
Quality, GHG and Energy and Noise impacts when compared to the proposed plan, Alternative 2, and
Alternative 3. Alternative 4 would generate fewer daily trips than development under the proposed
plan and Alternative 2 (3,135 daily trips, 4,390 daily trips and 3,157 daily trips, respectively) given its
reduced overall amount of commercial development but would still result in the same significant and
unavoidable impacts on operation and queuing at Dry Creek Road/U.S. 101 South Ramps. After the
Alternative 1 (No Project), Alternative 4 (Reduced Commercial Alternative) may be considered the
environmentally superior alternative. However, Alternative 4 substantially reduces the allowable
amount of commercial development on the North Village site. Thus, Alternative 4 does not meet the
development of a mixed-use neighborhood on the site. In addition, Alternative 4 would not define
or establish a visual character in harmony with the rural setting.
Thus, Alternative 1 (No Project) is the environmentally superior alternative, because it avoids all
significant impacts identified under the proposed plan and the other alternatives. However, CEQA
must also identify an environmentally superior
Guidelines Section 15126.6(e)(2)). Therefore, Alternative 4 (Reduced Commercial Alternative) is
identified as the environmentally superior alternative. As shown in Table 4-5, Alternative 4 results in
similar significance conclusions with regard to aesthetics, transportation/traffic, air quality, GHG
emissions/energy, noise impacts but (as described throughout Chapter 4.0, Alternatives) to a lesser
degree for all these topics when compared to the proposed plan. Nonetheless, Alternative 4 does
support development of a mixed-use neighborhood within the plan area.
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for development of a mixed-use neighborhood on the North Village site, not fully realize the plan
y, not develop the plan area in harmony with the
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Other CEQA Considerations

SECTION 5: OTHER CEQA CONSIDERATIONS
5.1 - Significant Unavoidable Impacts

Based on the analyses contained in this EIR, the City has determined that the proposed plan in
conjunction with cumulative development in Healdsburg would result in the following respective
plan-level and cumulative-level significant and unavoidable impacts:
Transportation/Traffic (Plan-level Impact): With respect to vehicle circulation system
performance (intersection level of service) at the south off-ramp approach from U.S. 101 to
Dry Creek Road, the intersection would be expected to experience additional delay upon
adding plan-generated trips. The City is implementing a project to install all-way stop signs at
this location, which will improve intersection operations. However, the traffic related to the
Existing-Plus-Plan Scenario would result in the intersection operating at an unacceptable LOS E
level during the PM peak-hour. Mitigation measures were identified to signalize the
intersection that, if implemented, would reduce the impact to less than significant. However,
the City cannot guarantee that the improvements will be completed by the time development
under the proposed plan occurs. Thus, the impacts to the performance of the vehicle
circulation system would remain significant and unavoidable.
Transportation/Traffic (Plan-level Impact): With respect to traffic safety hazards (queuing
exceeding lane storage and intersection conditions) at Dry Creek Road/U.S. 101 South Ramp,
the queueing would exceed available storage in the westbound left-turn lane with plangenerated trips. Mitigation measures were identified that would require improvements to
operation at the intersection. However, traffic safety hazards impacts remain significant and
unavoidable until the separate project to signalize the intersection is completed and widening
to provide longer turn lane storage is constructed.
Transportation/Traffic (Cumulative-level Impacts): With respect to vehicle circulation system
performance (intersection level of service) and traffic safety hazards (queuing exceeding lane
storage and intersection conditions) at Dry Creek Road/Grove Street intersection, operation is
projected to fall to unacceptable LOS E with plan-generated trips added to the Cumulative Plus
Plan volumes. Identified mitigation (signal modifications and restriping) would result in
acceptable operations, however, improvements are infeasible due to right-of-way constraints.
Thus, both vehicle circulation system performance and traffic safety hazards impacts would
remain significant and unavoidable.
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CEQA Guidelines Section 15126.2(a)(b) requires an EIR to identify and focus on the significant
environmental effects of the proposed project, including effects that cannot be avoided if the
proposed project were implemented.
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5.2 - Growth-Inducing Impacts

Induce substantial population growth in an area (for example, by proposing new homes and
commercial or industrial businesses beyond the land use density/intensity envisioned in the
general plan);
Substantially alter the planned location, distribution, density, or growth rate of the population
of an area; or
Include extensions of roads or other infrastructure not assumed in the general plan or
adopted capital improvements project list, when such infrastructure exceeds the needs of the
project and could accommodate future developments.
Direct growth-inducing impacts occur when the development of a project imposes new burdens on a
community by directly inducing population growth, or by leading to the construction of additional
developments in the same area. Also included in this category are projects that remove physical
obstacles to population growth (such as a new road into an undeveloped area or a wastewater
treatment plant with excess capacity that could allow additional development in the service area).
Construction of these types of infrastructure projects cannot be considered isolated from the
development they facilitate and serve. Projects that physically remove obstacles to growth, or projects
that indirectly induce growth may provide a catalyst for future unrelated development in an area such
as a new residential community that requires additional commercial uses to support residents.
was 11,840 people.1 Assuming full buildout of the Healdsburg 2030 General Plan, the City has
anticipated population would grow to 12,300 by 2030.2 As discussed in Chapter 3.0: Environmental
Setting and Impacts, the Healdsburg 2030 General Plan identified a citywide development potential
and capacities that included residential, hotel, and commercial land uses.
The plan area is located in the partially developed northern area of Healdsburg. The City anticipated
that the plan area would absorb a portion of future growth that would occur within city limits. In
fact, the Healdsburg 2030 General Plan identifies the North Entry Area Plan (NEAP) planning area as

Attachment: Attachment 4 - Exhibit 11 - NEAP Draft EIR (2754 : North Village DA)

There are two types of growth-inducing impacts that a project may have: direct and indirect. To
assess the potential for growth-inducing impacts,
encourage and facilitate activities that individually or cumulatively may affect the environment must
be evaluated (CEQA Guidelines § 15126.2(d)). The CEQA Guidelines, as interpreted by the City, state
that a significant growth-inducing impact may result if the proposed project would:

objectives for the planning area, the NEAP helps to facilitate development by identifying
development opportunities and addressing on-site constraints. The proposed plan will be used to
evaluate future development projects and to ensure consistency with the Healdsburg 2030 General
Plan goals and policies.
1

2
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U.S. Census Bureau. American Fact Finder, Population Estimate for City of Healdsburg, California. (2017). Website:
https://www.census.gov/quickfacts/fact/table/healdsburgcitycalifornia/PST045217.
California Department of Finance, 2017.
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Consistent with the Healdsburg 2030 General Plan growth objectives and policies for the plan area,
the NEAP articulates a vision and establishes guiding principles for future development. The NEAP
provides a land use framework for a mix of residential and commercial development, which is
complemented by design objectives and guidelines, including identification of preferred land uses
and site planning recommendations. In addition to circulation and open space components, the
NEAP also describes the need for and location of utility improvements (water, wastewater,
stormwater, etc.) to support development. The mix of residential and non-residential development
contemplated under the proposed plan further reflects the land uses, densities, and limits
established in the Healdsburg 2030 General Plan. Thus, the proposed plan supports future

Implementing the proposed plan would directly induce growth in the City, but in a manner that is
consistent with the Mixed Use land use designation assigned to the plan area in the Healdsburg 2030
General Plan.
In addition to residential units, direct growth from the proposed plan would include retail and hotel
facilities as well as provision of new roadways within the plan area. This growth would add jobs, and
infrastructure and services would be expanded to serve the proposed plan without exceeding the
beyond that already planned for in the Healdsburg 2030 General Plan. As a result, the proposed
plan would create minimal to no indirect growth that would be inconsistent with the City or the
Association of Bay Area Governments (ABAGs) growth projections for the City of Healdsburg.
The proposed plan would not significantly and ad
balance. The proposed plan includes nonresidential development, which would generate new
employment opportunities. The proposed plan is expected to result in the development of up to 290
new residential units and to have up to 754 new residents.3 The proposed plan is also expected to
result in approximately 952 full- and part-time jobs that would draw from the local labor pool.4 The
mix of residential and non-residential development pursuant to the proposed plan would help the
City achieve a more even jobs/housing balance by providing much-needed housing.
The plan area currently consists of vacant, undeveloped land. Implementing the proposed plan
would not require the extension of electrical, natural gas, or water utility infrastructure, but would
require connections to existing utilities infrastructure adjacent to the plan area. The proposed plan
also would not require extending urban infrastructure other than to the plan area or induce growth
in other areas, because the adjacent areas within the City of Healdsburg are already developed
pursuant to residential, public/quasi-public, and industrial zoning districts. In addition, the proposed
plan would retain roughly 12 acres (approximately 40 percent) of the plan area as natural/open
space. The proposed plan would be compatible with the surrounding residential uses within the City
of Healdsburg to the south, and the agricultural and open space uses outside the City to the north,
3

4
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See, City of Healdsburg. Housing Element (2015-2023), at page 40. (Adopted November, 2014). Average person per household
assumed an average of 2.6 persons per household. Assumption represents a conservative estimate given senior residency
component, and renters in Healdsburg have a larger household size (2.81) than owner-occupied units (2.38).
Assumes a conservative estimate of one employee per 210 square feet of non-residential space. See, U.S. Bureau of Labor
Statistics, Use of Employment Data to Estimate Office Space Demand. Website:
https://www.bls.gov/opub/mlr/1984/12/rpt3full.pdf.
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and would not pressure adjacent properties to redevelop with new or different land uses.
Therefore, the proposed plan would not remove a barrier to growth nor create an indirect
population increase.

5.3 - Significant Irreversible Environmental Changes
As mandated by CEQA Guidelines Section 15126.2(c), the EIR must address significant irreversible
environmental changes that would result from implementation of the proposed plan. Specifically,
such an irreversible environmental change would occur if:
The proposed plan would involve a large commitment of nonrenewable resources;
Irreversible damage can result from environmental accidents associated with the proposed
plan; and
The proposed consumption of resources is not justified (e.g., the proposed plan results in the
wasteful use of energy) (refer to Utilities and Service Systems in the Initial Study in Appendix
A that addresses this topic in accordance with CEQA Guidelines Appendix F).
The proposed plan is expected to result in the construction and operation of up to 290 multi-family
residences and up to 200,000-gross-square-feet of non-residential uses. The proposed plan design
includes cluster development, so that at least 40 percent of the plan area would be left as natural
open space. Additionally, all existing on-site trees would remain in place.
Construction debris recycling practices would be expected to allow for the recovery and reuse of
building materials such as concrete, lumber, and steel, and would limit disposal of these materials,
some of which are non-renewable. Construction would include the use of building materials, such as
petroleum-based products and metals that cannot reasonably be recreated. Construction also
would involve significant consumption of energy, usually consisting of petroleum-based fuels that
deplete supplies of nonrenewable resources. Construction of structures and infrastructure would
consume energy and water; however, because of its temporary and one-time nature, construction
under the proposed plan would not represent a significant irreversible use of resources.
Once construction is complete, the land uses associated with the proposed plan would use
nonrenewable fuels for heating, lighting, and water consumption. The new residential and
recreational uses would be required to be built to and adhere to the latest adopted edition of the
California Green Building Standards Code, which includes a number of standards that would reduce
energy demand, water consumption, wastewater generation, and solid waste generation that would
collectively reduce the demand for resources. This would result in the emission and generation of
less pollution and effluent, and lessen the severity of corresponding environmental effects. Thus,
although the proposed plan would result in an irretrievable commitment of non-renewable
5-4
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Since the proposed plan would not result in indirect growth, negatively alter the existing
jobs/housing balance, or be inconsistent with the Healdsburg 2030 General Plan or ABAGs direct
growth projections for the City, implementation of the proposed plan would have a less than
significant growth-inducing impact. No mitigation measures are necessary.
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Environmental accidents encompass natural disasters, incidents that include fire-related damage, and
releases of hazardous materials. New development on vacant land has the potential to require new or
expanded public services such as fire protection and hazard response teams. The plan area is located
in an area that is prone to wildfires. However, as discussed in the Public Services and
Hazards/Hazardous Materials sections of the Initial Study (included in Appendix A), implementation of
the proposed plan would neither result in a significant impact related to the need for new or altered
fire protection facilities nor result in greater risk respective to wildfire hazards. Thus, implementation
related to fire protection service or wildfire hazards. Furthermore, the residential and non-residential
uses do not have the potential to cause significant environmental accidents through releases into the
environment, as they would not involve large quantities of hazardous materials.
The proposed plan is expected to result in the construction and operation of multi-family residences
and non-residential uses. The proposed plan would cluster development and preserve natural open
space. Construction practices allow for the recovery and reuse of building materials thereby making
efficient use of available resources and minimizing solid waste. New residential and recreational
uses would be required to adhere to the latest adopted edition of the California Green Building
Standards Code, which reduce energy and resource consumption. Although implementation of the
proposed plan would result in an irretrievable commitment of non-renewable resources, the
demand for energy and water would not be consumed inefficiently, unnecessarily, or wastefully.
Therefore, implementation of the proposed plan and future development do not have the potential
to result in irreversible environmental changes.
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µg/m3

micrograms per cubic meter

°F

degrees Fahrenheit

°C

degrees Celsius (Centigrade)

ALUP

Airport Land Use Commission

CALUP

comprehensive airport land use plan

CARB

California Air Resources Board

Caltrans

California Department of Transportation

CDFW

California Department of Fish and Game

CEQA

California Environmental Quality Act

DPR

Department of Parks and Recreation

DTSC

Department of Toxic Substances Control

EIR

Environmental impact report

FEMA

Federal Emergency Management Agency

FRA

Federal Railroad Administration

GHG

greenhouse gas

IS

Initial Study

mph

miles per hour

MU

Mixed-Use

NAHC

Native American Heritage Commission

NCRA

North Coast Railroad Authority

MND

mitigated negative declaration

NCRA

North Coast Railroad Authority

NOAM

Naturally Occurring Asbestos Minerals

NSAPCD

North Sonoma County Air Pollution Control District

PM

particulate matter

RWQCB

Regional Water Quality Control Board

SHPO

State Historic Office of Preservation

SMART

Sonoma-Marin Area Rail Transit District

SUSWMP

Standard Urban Strom Water Mitigation Plan

SWPPP

Storm Water Pollution Prevention Plan

TAC

toxic air contaminant

TCR

Tribal Cultural Resource

USACE

United States Army Corps of Engineers

VOC

volatile organic compounds
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SECTION 1: INTRODUCTION

The Healdsburg 2030 General Plan identifies a total of five areas within the City that warrant further
study beyond the elements contained in the General Plan (at the time of its adoption in 2009).
These special study areas were selected based on unique locations or functions in the City. One of
these five study areas is the North Entry Study Area, which encompasses the vacant 32.17-acre
property (a 30.16-acre portion currently owned by Comstock Healdsburg LLC, referred to as the
northern City boundary south to Foss Creek, and approximately 256 acres of land immediately to the
east of identified portion of Healdsburg Avenue.

amendment to the General Plan land use element and policies, to establish more specific guiding
principles and a design framework for development of the 30.16-acre Comstock property within the
proposed plan study area, located on the west side of Healdsburg Avenue. The primary purpose is
the Healdsburg 2030 General Plan. The proposed plan
not meet the content requirement of a Specific Plan under California state planning law. It is a
regulatory document that amends the general plan and does provide clear guidance to City decisionmakers and members of the public when considering future site-specific development projects in the
plan area.
The privately-owned 30.16-acre Comstock property is located within the plan area. The property
consists of four vacant lots within the proposed plan area boundary. The plan area also
encompasses an existing railroad right-of-way, state owned lands, and public streets (referred to
of the proposed North Entry Area Plan, Comstock
Healdsburg LLC intends to develop its property with mixed use development. The plan area is an
important locational gateway that provides land use transition from Alexander Valley agricultural
uses to Healdsburg town uses. It is anticipated that the proposed plan will also be relied upon by the
City when considering a specific proposal by Comstock Healdsburg LLC to develop the plan area in
phases with senior residential, family residential, hotel, restaurant, commercial office, and public
plaza uses.
The purpose of this Initial Study (IS) is to identify potential environmental impacts from
implementation of the proposed plan within the City of Healdsburg, California. Pursuant to
California Environmental Quality Act (CEQA) Guidelines Section 15367, the City of Healdsburg (City),
which has discretionary authority over the proposed plan, is the Lead Agency in the preparation of
this IS and additional environmental review documentation required for the proposed plan. This
document is used to determine the level of environmental analysis required within the pending
Environmental Impact Report (EIR) and to provide the basis for input from public agencies,
organizations, and interested members of the public.
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The remainder of this section provides a brief description of the plan area location and the
characteristics of the proposed plan. Section 2 includes an environmental checklist giving an
overview of the list of potential impacts that may result from plan implementation.

1.2 - Plan Area Location and Properties Ownership
The plan area primarily encompasses 32.17 acres located at 16977 Healdsburg Avenue in the City of
Healdsburg, Sonoma County, California (Exhibit 1). The plan area is located within the northern
Healdsburg city limit between U.S. Highway 101 and Healdsburg Avenue. The plan area consists of
the following:
Three continuous parcels owned by Comstock Healdsburg LLC, totaling 30.16 acres (APN 091060-022, 091-060-019, 091-060-009) located between U.S. Highway 101 and Healdsburg

time the General Plan was adopted. The parcels were purchased by Comstock Healdsburg,
LLC in 2016. For the purposes of this initial study, these parcels are referred to as the
A portion of the North Coast Rail Authority (NCRA) right-of-way (APN 091-060-033), which
includes a freight rail line and alignment for future Sonoma-Marin Rail Transit (SMART) rail
service.
Property between the NCRA railway right-of-way and Healdsburg Avenue that includes a 2.17acres of the Comstock Healdsburg, LLC parcel (APN 091-060-025) and 0.15-acre parcel owned
by the State of California (APN 091-060-026). The Comstock Healdsburg, LLC parcel extends
the majority length of the plan area between the railway right-of-way and Healdsburg Avenue.
An existing pipeline easement also runs along the State-owned parcel as well as a portion of
the central portion of the plan area. The State of California parcel is located adjacent to and
north of the Comstock property.
A portion of Healdsburg Avenue, given that the State-owned parcel is located adjacent to and
north of the Comstock property and extends to the centerline of Healdsburg Avenue along the
frontage of the Comstock property.

Attachment: Attachment 4 - Exhibit 11 - NEAP Draft EIR (2754 : North Village DA)

The remainder of this section provides a brief description of the plan area location and the
characteristics of the proposed plan. Section 2 includes an environmental checklist giving an
overview of the list of potential impacts that may result from project implementation.

The proposed plan area is located on the Healdsburg, California, United States Geological Survey 7.5-

1.2.1 - Surrounding Land Uses
Immediate surrounding land uses to the plan area include U.S. Highway 101 to the west, Healdsburg
Avenue to the east, a hillside parcel privately owned by Lytton Rancheria of California to the north,
2
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and Foss Creek and a vacant parcel owned by SIMI Winery to the south (Exhibit 2). Farther west and
east of the plan area are agricultural areas, and farther south of the plan area are residential uses.

1.2.2 - General Plan Land Use Designation and Zoning
acre) land use. The Zoning Code establishes the plan area as Mixed Use (MU) zone district.

In 2004, the vacant 30.16-acre Comstock property within the plan area was improved for potential
development. Improvements consisted of demolition of a former lumber mill facility buildings,
contaminated soil remediation, grading, drainage updates, and wetland mitigation. The property
was mass graded to establish positive sheet flow drainage toward Healdsburg Avenue, and included
an on-site collection, retention, and a discharge drainage system was constructed to improve the
overall quality of stormwater runoff. The ditch along the western side of the proposed plan area was
realigned to a location closer to the toe of U.S. Highway 101 embankment slope. The flat portion of
the property was enlarged to the north, and the ditches along this toe of the hill to the north were
realigned, creating approximately 18 acres of level land area. Realigned ditches along the toes of the
western and northern slopes of the property were planted with native vegetation to mitigate
impacts from previous grading activities performed within the plan area.
A ditch along the eastern side of the Comstock property and parallel to the railroad line was resloped to reduce bank erosion. Drainage now sheet flows southeastward towards the drainage
ditch, which then flows into a 0.7-acre stormwater detention basin at the southern end of the
Comstock property and plan area. The basin was sized to handle smaller storm events and used to
filter sediments and contaminants, thus improving the quality of runoff from the plan area into Foss
Creek. The City of Healdsburg Planning and Building Division issued a permit for the site demolition
and regrading work which was completed and inspected in January 2005.
Concurrently, the North Coast Railroad Authority (NCRA) approved an increase in the width of the
order to consolidate access for vehicular, pedestrians, and utilities to the plan area at one location
and to accommodate future improvements for the roadway. The Public Utilities Commission
Resolution TRD-258 grants an extension to October 23, 2018 of its Decision 10-09-034 (dated
September 23, 2010) to permit conversion of the private at-grade crossing to a public crossing (CPUC
Crossing No. 005-70.85, US DOT No. 968011 N). The City of Healdsburg has entered into an
agreement to accept the crossing once the property owner completes installation of approved
crossing improvements.

Attachment: Attachment 4 - Exhibit 11 - NEAP Draft EIR (2754 : North Village DA)

1.3 - Plan Area Background

1.4 - Existing Plan Area Characteristics
The City considers the proposed plan area to be a transition area between the rural character of the
Alexander Valley wine region to the north and the urban character of downtown Healdsburg two
miles to the south. The plan area is located within the low hills that define the western edge of
Alexander Valley, generally flanked by northwest-trending mountain ranges. The plan area is located
FirstCarbon Solutions
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near the Parkland Farms residential neighborhood to the southeast and the proposed Saggio Hills

The irregularly-shaped plan area is largely vacant land and contains the railroad right of way,
drainage improvements, and a portion of Healdsburg Avenue. The majority of the plan area is
located on relatively flat, grass-covered land that was previously graded. The northern and
southwestern edges of the plan area consist of sloping hillsides with woodland vegetation. Existing
drainage on-site includes swales at the perimeter of the regraded land within the Comstock
property, and a water quality basin in the southeast. There are two active faults within the plan area
that were identified in the environmental review conducted in 2004 for the site remediation work
associated with a former lumber mill on the Comstock property. Both faults run diagonally from
northwest to southeast, one on the northern portion of the plan area and the other on the southern
portion of the plan area.
The Northwestern Pacific Railroad line traverses the proposed plan area from north to south along
an 80-foot wide right-of-way. The right-of-way is located along the eastern portion of the plan area
and roughly parallel to Healdsburg Avenue. The Northwestern Pacific Railroad line was constructed
in 1889 when it was extended northward from Healdsburg to Ukiah. The Sonoma-Marin Area Rail
Transit (SMART) District, created by the State Legislature in 2003, obtained a perpetual passenger
service easement over the railroad line. Passenger rail services are planned along this line through
the plan area in the future.

1.5 - Proposed Plan Description
1.5.1 - Land Uses
The proposed plan contemplates the future construction and operation of a mixed-use community
that would include residential and nonresidential land uses. Table 1 summarizes the proposed plan.

Table 1: Proposed Plan Area Land Use Type and Buildout Assumptions
Land Use Type

Residential

1

Nonresidential (Retail/Services/Restaurant)2

Buildout Assumption

290 units

3

200,000 gross square feet (gsf)4

Notes:
1
Includes residential mixed use, multi-family housing (including families, singles, workforce and seniors), and
residential care facilities.
2
Includes grocery market or specialty food sales (e.g., 3,500 gsf or less), other retail (clothing, art, home décor, flowers,
books, etc.), personal services (daycare, dry cleaning, fitness, massage, pet grooming, etc.), business support services
and offices, instructional services, medical services and visitor lodging, restaurant and café, and similar uses, and does
not include large-box retail stores or regional retailer shopping centers.
3
Roughly equivalent to 16 units per acre based on 18 acres of developable land.
4
Roughly equivalent to 0.25 FAR based on 18 acres of developable land.

4

Attachment: Attachment 4 - Exhibit 11 - NEAP Draft EIR (2754 : North Village DA)

water bodies include Lytton Lake to the northwest and Foss Creek to the south of the plan area.
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175
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128
29
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Occidential
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Pacific
Ocean
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Sonoma County

Jack London
State Park

Sonoma Coast
State Beach

Packet Pg. 1311

THIS PAGE INTENTIONALLY LEFT BLANK
Attachment: Attachment 4 - Exhibit 11 - NEAP Draft EIR (2754 : North Village DA)

7.A.p

Packet Pg. 1312

Attachment: Attachment 4 - Exhibit 11 - NEAP Draft EIR (2754 : North Village DA)

7.A.p

Legend

Packet Pg. 1313

THIS PAGE INTENTIONALLY LEFT BLANK
Attachment: Attachment 4 - Exhibit 11 - NEAP Draft EIR (2754 : North Village DA)

7.A.p

Packet Pg. 1314

7.A.p

Introduction

An average of 1,500 gross square feet is assumed for the proposed residential units to account for a
range of unit sizes. Thus, total planned building area of up to 435,000 gross square feet of
residential and 200,000 gross square feet of nonresidential would constitute the anticipated
635,000-gross-square-foot development envelope.
Development would be located on
approximately 18 acres of the Comstock property and would include multi-story buildings up to 50
feet in height. Buildings near the rail right-of-way and Healdsburg Avenue frontage are anticipated
to maintain lower heights of not more than 35 feet, with taller heights increasing toward the hillside
portions of the plan area. The overall development footprint would allow for approximately 12 acres
of open and undeveloped land to remain within the developable property.
The proposed plan land uses are consistent with the land use types established for the Mixed-Use
zoning district.

Circulation and Access
Vehicle
Public vehicle access to the private mixed-use property within the plan area would be from Healdsburg
Avenue via a single entry point just southwest of Passalacqua Road. The entry point would cross a
railroad grade crossing that enables access to Healdsburg Avenue. In 2010, the City entered into an
agreement with the property owners and the California Public Utilities Commission granted authority
to convert the existing private crossing into a public crossing with improvements. The agreement is
valid through October 23, 2018. If construction is
the property owner would need to secure a new crossing agreement. Surface parking would be
required to be provide on-site to serve future development in the plan area. The plan will include
recommendations for development of an internal street circulation system to serve development
within the plan area. A secondary emergency vehicle access will be required to be obtained by the
developer in order to achieve full buildout anticipated under the plan.

Rail
The plan area would not be serviced by rail.

Bicycle and Pedestrian

program, the proposed plan would incorporate connections to the Foss Creek Pathway, Foss Creek

Infrastructure

Attachment: Attachment 4 - Exhibit 11 - NEAP Draft EIR (2754 : North Village DA)

Initial Study

Water and Wastewater
The City of Healdsburg owns and operates sewage collection, treatment, and disposal facilities that
one mile southwest of the city limits, on Foreman Lane just south of the confluence of Dry Creek and
Creek with three operational wells and two on the Russian River with eight operational wells. The plan
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development projects would connect to existing infrastructure located beneath Healdsburg Avenue.

Stormwater

Electricity
Existing electric utility poles along the west side of Healdsburg Avenue would be undergrounded as
development occurs. The City will provide electric service by connecting to existing facilities within
Healdsburg Avenue and coordinated with Saggio Hills Joint Trench Plan prepared by Nor-Coast Utility
Design. Utility lines within the plan area would be installed underground. Existing services would be
upgraded and replaced as part of the proposed development and coordinated with the Montage
Healdsburg development public improvement plans.

Natural Gas
The plan area currently has public utility services including gas service provided by Pacific Gas &
Electric. Future development would connect to an existing gas line beneath Healdsburg Avenue.
Existing services would be upgraded and replaced as part of the proposed development and
coordinated with the Montage Healdsburg development public improvement plan.

Landscaping, Signage, and Lighting
Landscaping
Landscaping elements would be compatible with the design, scale, and placement of buildings as
well as the surrounding area, based upon the historic agricultural and rural character of the north
entry area. The plan area would also include a 35-foot landscaping easement along Healdsburg
Avenue that is consistent or compliments the proposed landscaping along the east side of
Healdsburg Avenue associated with the Saggio Hills Area Plan.

Signage
Site signage throughout the plan area would be provided in compliance with City ordinances and
design guidelines in the proposed plan.

Lighting
Exterior site lighting throughout the plan area would provide for safety and security to residents,
visitors, and employees. Lighting will comply with City ordinances and night sky requirements.

Attachment: Attachment 4 - Exhibit 11 - NEAP Draft EIR (2754 : North Village DA)

The plan area would have a private on-site drainage system. The drainage system would be a
combination of an existing drainage swale around the perimeter of the plan area and a storm drain
system that would collect stormwater from paved surfaces on-site. The system will be a
combination of the existing system and other methods to meet State Water Quality standards.

Phasing and Construction
Construction of future land use development projects is expected to occur over an estimated 12month period. Construction activities would include typical phases such as site preparation and
grading, building construction, paving and architectural coating. For the purposes of this Initial Study,
construction is conservatively assumed to begin in January 2020 and be completed in January 2021.
10
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Buildout of the 2030 General Plan (adopted 2009) identified a citywide potential for construction of
up to 872 additional residential units, including approximately 578 single-family units, 241 multifamily units, industrial development of 995,975 square feet, 339 hotel rooms, and 52 mixed use
units.1 Based on the General Plan, population would increase from 12,200 (2005) to 14,468 at
buildout, assuming all 872 residential units are constructed and occupied. The General Plan buildout
also includes commercial, retail, mixed use, and office space (507,508 square feet, 551,683 square
feet, 15,000 square feet, and 20,000 square feet, respectively, or 1,014,111 square feet total).

1.7 - Required Approvals
The following discretionary actions are required by the Healdsburg City Council for approval of the
proposed North Entry Area Plan:
EIR Certification
Adoption (by resolution) of North Entry Area Plan General Plan Amendment
Approval of Zoning Code amendments (if any) necessary to conform to the General Plan
Amendment
Subsequent development of the Comstock property would be required to comply with the proposed
plan. Development of this property would include the following additional discretionary actions:
Approval of Design Review and Conditional Use Permit entitlements from the City of
Healdsburg.
Approval of encroachment permits from the City of Healdsburg for utility infrastructure and
public improvements.
Installation of approved at-grade crossing improvements to provide public access for the
property. An extension of time for installation of the crossing improvements may be required
to be obtained from the CPUC and NCRA.
Approval of a new emergency vehicle at-grade crossing from the CPUC and NCRA across the
railroad, between Healdsburg Avenue and developable portion of the Comstock property.

1.8 - Intended Uses of this Document
This Initial Study has been prepared to determine the appropriate scope and level of detail required

Attachment: Attachment 4 - Exhibit 11 - NEAP Draft EIR (2754 : North Village DA)

1.6 - Cumulative Projects

also serve as a basis for soliciting comments and input from members of the public and public
agencies regarding the proposed plan. The City will circulate the Initial Study for a minimum of 30
days and hold a public scoping meeting on June 28, 2018. During the public period, comments
concerning the analysis contained in the Initial Study should be sent to:
1

City of Healdsburg General Plan Environmental Impact Report (SCH 2007082030), Section IV.J: Land Use and Planning, Table IV.J.3.
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Maya DeRosa, Planning and Building Director
City of Healdsburg
Planning and Building Department
401 Grove Street
Healdsburg, CA 95448
Phone: 707.431.3346
Fax: 707.431.2710
Email: mderosa@ci.healdsburg.ca.us
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Initial Study

Potentially
Significant
Impact

Less than
Significant
Impact with
Mitigation
Incorporated

Less than
Significant
Impact

No
Impact

Aesthetics
Would the project:

b) Substantially damage scenic resources, including,
but not limited to, trees, rock outcroppings, and
historic building within a state scenic highway?
c) Substantially degrade the existing visual character
or quality of the site and its surroundings?
d) Create a new source of substantial light or glare
which would adversely affect day or nighttime
views in the area?

Existing Conditions
Primary scenic vistas within the City area consist of wooded ridges, hillsides, and the Russian River2.
The City has designated several ridgelines in the General Plan as scenic resources. Specifically, Fitch
Mountain, to the east of the plan area, is a scenic resource. Another scenic resource, the Russian
River, is primarily visible from bridges and parks that front the river, and river views are relatively
limited within the City. The City and Sonoma County have designated the portion of U.S. Highway
101 in the surrounding area, located approximately 140 feet west of the plan area, as a scenic
corridor3. The City has also designated Healdsburg Avenue as scenic corridor.4
In the CEQA context, light is nighttime illumination that stimulates sight and makes things visible,
and glare is difficulty seeing in the presence of bright light such as direct or reflected sunlight. The
primary sources of nighttime light in the surrounding area are from vehicle headlights traveling along
U.S. Highway 101, Healdsburg Avenue, and other surrounding roadways. There are minimal
streetlights along these proximate roadway corridors and few buildings with outdoor security
lighting in the surrounding area. In addition, there are no large reflective surfaces associated with
buildings in the surrounding area that contribute daytime glare within the plan area.

2
3
4

14
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a) Have a substantial adverse effect on a scenic
vista?

City of Healdsburg General Plan 2030, IV.B-1.
City of Healdsburg General Plan 2030. NR-C-7.
Ibid.
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Environmental Evaluation
Would the project:
Have a substantial adverse effect on a scenic vista?

Potentially significant impact. The plan area is composed of mainly flat areas rising slightly to the
northwest. The plan area is located near Healdsburg scenic resources (two major scenic ridgelines
located to the east of the plan area) and bordered by two scenic roadways U.S. Highway 101 on the
west and Healdsburg Avenue on the east. In addition, a portion of Healdsburg Avenue is located
within the plan area. The proposed plan would include a range of new land uses with varying
building heights. Implementation of the proposed plan would alter the character of existing scenic
vistas available from publicly accessible locations.
General Plan goals and policies related to scenic vistas provide direction on how future development
The proposed plan would provide guidance for
development of the plan area in accordance with the applicable land use policies and standards.
Policy NR-C-7 provides that viewsheds along scenic highways, roads, and streets shall be protected
and enhanced. In addition, Policies LU-A-6, LU-C-1, T-A-14, PS-H-7, NR-B-2, and NR-C-1 through NRC-6 apply to ensure that land use respects natural constraints and conditions, future development
projects are aesthetically pleasing, open space and natural settings are protected and enhanced, and
scenic resources are protected from obtrusion from development by requiring a visibility analysis for
new development. This would include new development along the following roadway segments,
declared as scenic roads by Policy NR-C-7, for purposes of General Plan and City land use regulations:

Buildout under the proposed plan could obscure important sightlines from scenic roads (U.S.
Highway 101 and Healdsburg Avenue) to scenic resources (Fitch Mountain as well as other hillsides
and wooded ridges) by adding new buildings, landscaping, and signs adjacent to these scenic roads.
This is a potentially significant scenic vistas impact and, thus, will be further evaluated in the EIR.
b)

Substantially damage scenic resources, including, but not limited to, trees, rock outcroppings,
and historic building within a state scenic highway?

No impact. According to the California Department of Transportation (Caltrans) Scenic Highway
Mapping System,5 there are no officially State-designated or eligible scenic highways within the City
limits. Therefore, no impact would occur with regard to scenic resources within a State scenic
highway, and such impacts will not be addressed further in the EIR.

5

Attachment: Attachment 4 - Exhibit 11 - NEAP Draft EIR (2754 : North Village DA)

a)

California Department of Transportation (Caltrans). 2018. California Scenic Highway Mapping System. Website:
http://www.dot.ca.gov/hq/LandArch/16_livability/scenic_highways/index.htm. Accessed: March 29.
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Substantially degrade the existing visual character or quality of the site and its surroundings?

order to reduce impacts. Policies T-A-2, PS-H-7, NR-B-2, NR-B-6, and NR-C-1 through NR-C-8 will
resources, viewsheds from City-designated scenic
roadways, and mature trees from development and encroachment, and require new development to
plant large-scale trees to match the surrounding landscape. In addition, General Plan policies LU-A-1
and LU-C-1 ensure that developments respect natural constraints and conditions within the city

also requires that developments adhere to all a
General Plan and Zoning Ordinance.
The plan area is currently undeveloped and the developable area is comprised largely of a flat
graded area. The proposed plan includes multistory building components between U.S. Highway 101
and Healdsburg Avenue. The existing visual character of the plan area would change, altering the
visual experience of travelers along these scenic corridors in northern Healdsburg. This is a
potentially significant visual character impact and thus will be further evaluated in the EIR.
d)

Create a new source of substantial light or glare which would adversely affect day or nighttime
views in the area?

Potentially significant impact. The plan area is located in an undeveloped portion of the City.
Residential and commercial development in accordance with the proposed plan would potentially
result in significant new sources of light and glare affecting daytime and nighttime views. The plan
6
) for which the City General Plan
requires development of a further plan. The General Plan requires that such a plan identify street
improvements along the northern portion of Healdsburg Avenue, including lighting.
The proposed plan contemplates the construction of new buildings, and, as such, new sources of
lighting would be created. Redevelopment of the plan area with large and tall buildings would also
introduce new sources of glare in the form of reflective glass and metal elements. Additional light
and glare could also result from increased automobile headlights generated by increased roadway
traffic. Consequently, the effect of new sources of lighting and glare is a potentially significant
impact and thus will be further evaluated in the EIR.
6

16
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Potentially significant impact. The plan area is visible from U.S. Highway 101, a City- and Countydesignated scenic corridor. Looking towards the plan area from U.S. Highway 101, the existing area
provides northbound drivers with a clear view down to the plan area and surrounding areas. The
plan area is located along Healdsburg Avenue and has a sense of enclosure on three sides because of
a steep grassland/woodland hillside to the north, an approximate 45-foot-high embankment to the
west, and moderately sloped hillsides to the south.

City of Healdsburg General Plan 2030. 2 Land Use page: 2-11.
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Mitigation Measures
No mitigation measures have been identified at this time. Impacts associated with this topic will be
further evaluated and, if necessary, mitigated in the EIR.

As previously noted in Section 1.6, the anticipated cumulative buildout under the General Plan could
result in the construction and operation of up to 872 additional residential units, 52 mixed-use units,
339 hotel rooms, 995,975 gross square feet of industrial uses, 507,508 gross square feet of
commercial space, 551,683 gross square feet of retail space, 15,000 gross square feet of mixed-use
space, and 20,000 gross square feet of office uses within the City of Healdsburg. As such,
implementation of the aforementioned identified cumulative projects in combination with the
proposed plan could result in significant impacts on a scenic vista, existing visual character, and light
and glare. Adherence to General Plan goals and policies related to scenic vistas as well as
implementation of project-specific design recommendations in the proposed plan would reduce
potential aesthetics impacts, however, this cumulative topic will be further evaluated in the EIR.
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2.

Potentially
Significant
Impact

Less than
Significant
Impact with
Mitigation
Incorporated

Less than
Significant
Impact

No
Impact

Agriculture and Forestry Resources
In determining whether impacts to agricultural resources are significant environmental effects, lead
agencies may refer to the California Agricultural Land Evaluation and Site Assessment Model (1997)
prepared by the California Dept. of Conservation as an optional model to use in assessing impacts on
agriculture and farmland. In determining whether impacts to forest resources, including timberland, are
significant environmental effects, lead agencies may refer to information compiled by the California
Department of Forestry and Fire Protection regarding
Forest and Range Assessment Project and the Forest Legacy Assessment project; and forest carbon
measurement methodology provided in Forest Protocols adopted by the California Air Resources Board.
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?
b) Conflict with existing zoning for agricultural use,
or a Williamson Act contract?
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))?
d) Result in the loss of forest land or conversion of
forest land to non-forest use?
e) Involve other changes in the existing
environment which, due to their location or
nature, could result in conversion of Farmland,
to non-agricultural use or conversion of forest
land to non-forest use?

Existing Conditions

Attachment: Attachment 4 - Exhibit 11 - NEAP Draft EIR (2754 : North Village DA)

Environmental Issues

Initial Study

The plan area is adjacent to U.S. Highway 101 and residential development to the south and east.
The area surrounding the plan area is mapped by the California Department of Conservation

18
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The plan area is not in agricultural use and is mapped by the California Department of Conservation

Environmental Evaluation

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 non-agricultural use?

No impact. The California Department of Conservation Farmland Mapping and Monitoring Program
designation. Thus, future development within the proposed plan area would not convert Prime
Farmland, Unique Farmland, or Farmland of Statewide Importance to non-agricultural use. No
impact would occur. This topic will not be further addressed in the EIR.
b)

Conflict with existing zoning for agricultural use, or a Williamson Act contract?

No impact. The plan area consists of parcels that are designated Mixed Use land use by the General
Plan, which is a non-agricultural zoning designation and considered not suitable or appropriate for
primary agricultural activities. Additionally, the land within the plan area is not in agricultural use
and, therefore, not encumbered by a Williamson Act contract. These conditions preclude the
possibility of conflicts with agricultural zoning or a Williamson Act contract. No impact would occur.
This topic will not be further addressed in the EIR.
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))?

No impact. The plan area is designated Mixed Use, which is a non-forest zoning designation.
Additionally, the plan area does not contain forest or timberland. These conditions preclude the
possibility of conflicts with forest or timberland zoning. No impact would occur. This topic will not
be further addressed in the EIR.
d)

Result in the loss of forestland or conversion of forest land to non-forest use?

No Impact. The proposed plan area does not contain any forestland. This precludes the possibility
of the loss of forestland. No impact would occur. This topic will not be further addressed in the EIR.
e)

Attachment: Attachment 4 - Exhibit 11 - NEAP Draft EIR (2754 : North Village DA)

Would the project:

Involve other changes in the existing environment which, due to their location or nature, could
result in conversion of Farmland, to non-agricultural use or conversion of forest land to nonforest use?

Less than significant impact. As discussed above, the plan area does not contain, nor is located
adjacent to, forested land. Even though the plan area is adjacent to various farmlands, the proposed
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Initial Study

plan would not result in conversion of farmland to non-agricultural use or conversion of forestland to
non-forest use. Impacts would be less than significant. This topic will not be further addressed in
the EIR.

Mitigation Measures
No mitigation measures are required.

As previously noted in Section 1.6, the anticipated cumulative buildout under the General Plan could
result in the construction and operation of up to 872 additional residential units, 52 mixed-use units,
339 hotel rooms, 995,975 gross square feet of industrial uses, 507,508 gross square feet of
commercial space, 551,683 gross square feet of retail space, 15,000 gross square feet of mixed-use
space, and 20,000 gross square feet of office uses within the City of Healdsburg. Implementation of
the aforementioned cumulative development in combination with the proposed plan would not

would be less than significant. This cumulative topic will not be further evaluated in the EIR.
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Potentially
Significant
Impact

Environmental Issues

Less than
Significant
Impact

No
Impact

Air Quality
Where available, the significance criteria established by the applicable air quality management or air
pollution control district may be relied upon to make the following determinations.
Would the project:
a) Conflict with or obstruct implementation of the
applicable air quality plan?
b) Violate any air quality standard or contribute
substantially to an existing or projected air
quality violation?
c) Result in a cumulatively considerable net increase
of any criteria pollutant for which the project
region is non-attainment under an applicable
federal or state ambient air quality standard
(including releasing emissions, which exceed
quantitative thresholds for ozone precursors)?
d) Expose sensitive receptors
pollutant concentrations?

to

e) Create objectionable odors
substantial number of people?

substantial
affecting

a

Existing Conditions
The plan area is located within the North Coast Air Basin, where air quality is regulated by the North
Sonoma County Air Pollution Control District (NSAPCD). Given that the proposed plan area is
currently vacant, no stationary air pollutant emission sources exist within the plan area. However,
vehicles traveling along Healdsburg Avenue represent mobile air pollutant sources.

Environmental Evaluation
Would the project:
a)

Conflict with or obstruct implementation of the applicable air quality plan?

No impact. The plan area is located in the North Coast Air Basin, where air quality is regulated by
the NSAPCD. The Air Basin is in attainment for all federal and State ambient air quality standards,
except for the State 24-hour particulate (PM10) standard, which is only in violation within Humboldt
County and regulated by the North Coast Unified Air Quality Management District. Therefore, the
NSAPCD is not required to prepare or implement an air quality plan. No impact would occur. This
topic will not be further evaluated in the EIR.
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Violate any air quality standard or contribute substantially to an existing or projected air quality
violation?

Potentially significant impact. This impact relates to localized criteria pollutant impacts. Potential
localized impacts would be exceedances of State and federal ambient air quality standards. The plan
area consists of vacant land, and the proposed plan would redevelop the plan area with a mix of
residential and commercial uses. Based on the proposed plan components and related traffic
generation, the proposed plan would generate air pollutants that could exceed air quality standards
for short-term construction and long-term operational activities. Guidance provided by NSAPCD
suggests that lead agencies use thresholds prepared by the Bay Area Air Quality Management
District (BAAQMD). Buildout associated with implementation of the proposed plan could generate
criteria pollutant emissions that exceed BAAQMD significance thresholds. This is a potentially
significant impact and thus will be further evaluated in the EIR.
c)

Result in a cumulatively considerable net increase of any criteria pollutant for which the project
region is non-attainment under an applicable federal or state ambient air quality standard
(including releasing emissions, which exceed quantitative thresholds for ozone precursors)?

Potentially significant impact. For the reasons noted above in impact 3b), implementation of the
proposed plan would generate criteria pollutant emissions that could exceed BAAQMD significance
thresholds. This is a potentially significant impact and thus will be further evaluated in the EIR.
d)

Expose sensitive receptors to substantial pollutant concentrations?

Potentially significant impact. The proposed plan would redevelop a vacant site with residential and
commercial uses. Development of the plan area with urban uses could create toxic air contaminant
(TAC) emissions from a variety of stationary (non-vehicular) sources such as evaporative emissions
from paints, cleaning products, emergency back-up generators, etc. In addition, proposed land uses
could create new TAC emissions from construction activities and construction- and operationalrelated vehicular trips. This is a potentially significant impact and thus will be further evaluated in
the EIR.
e)

Create objectionable odors affecting a substantial number of people?

Less than significant impact. Odors can cause a variety of responses. The impact of an odor often
results from interacting factors such as frequency (how often), intensity (strength), duration (time),
offensiveness (unpleasantness), location, and sensory perception.
The proposed plan would redevelop a vacant site with residential and commercial uses. Diesel
exhaust and volatile organic compounds (VOCs) would be emitted during construction of the
proposed plan resulting from heavy-duty construction equipment and asphalt paving activities, both
of which could be objectionable odors to some populations. However, emissions would disperse
rapidly from the site and construction activities would be relatively low in intensity as well as shortterm in nature. Therefore, it is not anticipated that construction-related activities would create
objectionable odors affecting a substantial number of people. As such, construction odor impacts
would be less than significant.
22
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Land uses typically associated with odors include wastewater treatment facilities, waste-disposal
facilities, or agricultural operations. The propos
land uses typically associated with the emission of objectionable odors. During operation of
proposed plan land uses, odors could be emitted from vehicles traveling to and from the site;
however, these occurrences would not produce a substantial amount of odors and related emissions
would be dispersed among the local roadway network. The two potential odor sources known to
exist within the City, the Healdsburg Landfill and the Healdsburg Transfer Station, are both located
well beyond the one-mile screening distance for potential odor impacts. Therefore, the proposed
plan would not place sensitive receptors near a location of substantial objectionable odor, and
operational odor impacts would be less than significant. This topic will not be further evaluated in
the EIR.

Mitigation Measures
No mitigation measures have been identified at this time. Impacts associated with this topic will be
further evaluated and, if necessary, mitigated in the EIR.

Cumulative Impacts
As previously noted in Section 1.6, the anticipated cumulative buildout under the General Plan could
result in the construction and operation of up to 872 additional residential units, 52 mixed-use units,
339 hotel rooms, 995,975 gross square feet of industrial uses, 507,508 gross square feet of
commercial space, 551,683 gross square feet of retail space, 15,000 gross square feet of mixed-use
space, and 20,000 gross square feet of office uses within the City of Healdsburg. As such,
implementation of identified cumulative projects in combination with buildout under the proposed
plan would result in cumulative emissions of criteria pollutants and toxic air contaminants, which
could in turn result in significant cumulative air pollution and exposure of persons to such pollution
and emissions. This is a potentially significant cumulative air quality impact and, thus, will be further
evaluated in the EIR.
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Biological Resources
Would the project:

Attachment: Attachment 4 - Exhibit 11 - NEAP Draft EIR (2754 : North Village DA)

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 Game or U.S. Fish and Wildlife Service?
b) Have a substantial adverse effect on any riparian
habitat or other sensitive natural community
identified in local or regional plans, policies, and
regulations or by the California Department of
Fish and Game or U.S. Fish and Wildlife Service?
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?
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 wildlife
nursery sites?
e) Conflict with any local policies or ordinances
protecting biological resources, such as a tree
preservation policy or ordinance?
f) Conflict with the provisions of an adopted Habitat
Conservation
Plan,
Natural
Community
Conservation Plan, or other approved local,
regional, or state habitat conservation plan?

Existing Conditions
The proposed plan area contains native annual grassland, typical of roadside areas in Sonoma
County. The majority of the plan area currently consists of engineered fill and is devoid of significant
vegetation; however, the plan area does contain trees. The plan area does not include any heritage
trees with a diameter of 30 inches or more measured 2 feet above ground level or any types of
habitat identified as biologically unique and of limited distribution, such as serpentine chaparral,
serpentine grassland or native grassland. In addition, the plan area does not include native resident
or migratory wildlife corridors or native wildlife nursery sites.
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The proposed plan area contains limited riparian habitat. Seasonal drainage ditches extend across
the western portion of the plan area as well as between the railroad tracks and Healdsburg Avenue.
Drainage ditches and marginal areas provide some habitat for native and non-native plants. Some
reaches of the main drainage ditch along the western side of the area have emergent vegetation
dominated by cattails and other areas have woody vegetation dominated by willows, cottonwood,
and coast live oak. Annual grassland habitat is present along the smaller ditches, dominated by
ryegrass and tall flat sedge. Much of the seasonal wetland habitat occurs along the lower banks of
the ditches. The plan area includes two existing 48-inch- and 36-inch-diameter culverts that convey
stormwater in drainage ditches along each side of the railroad tracks. Other areas with seasonal
wetland habitat include the southwest corner of the site and a sliver of land between the railroad
tracks and Healdsburg Avenue.
The General Plan EIR identified four special-status fish species that are known to occur within the
(Oncorhynchus kisutch), Navarro roach (Lavinia symmetricus navarroensis), and Russian River tule
perch (Hysterocarpus traski pomo). The General Plan EIR notes that Foss Creek may also support
California freshwater shrimp (Syncaris pacifica), a federal- and State-listed endangered species.
Information in this section is based upon result
(CNDDB), California Native Plant Society (CNPS) inventory of rare and endangered plants, and the
United States Fish and Wildlife Service (USFWS) database searches (included in Appendix A).
FirstCarbon Solutions (FCS) completed a review of the original environmental documentation from
2004 and prior, focusing on potential onsite biological resources that were identified and if proposed
mitigation measures appropriately reduce potential impacts pursuant to CEQA (see Appendix A5).
Prior to conducting a field survey for the purpose of the review, FCS biologists reviewed aerial
photos, topographic maps, and previous documentation. A literature and database review was
conducted which included the California Departme
Natural Diversity Database (CNDDB) (CDFW 2018; th
Inventory of Rare and Endangered Plants (CNPS 2018); the Healdsburg USGS 7.5-minute quadrangle
map (1980); and other technical databases and resource agency reports, in order to assess the
current distribution of special-status species and habitats in the vicinity of the plan area.
An FCS biologist visited the site in late spring 2018 to verify the validity of the existing
documentation and identify any potentially occurring species or habitats. Specifically, the purpose
of this reconnaissance-level field survey was to obtain an overview of the existing habitat conditions
within the plan area and the potential of supporting special-status wildlife and plant species,
wetlands, critical habitat, wildlife movement, and other potentially jurisdictional features to provide
a basis for the CEQA analysis.
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Environmental Evaluation
Would the project:
Have a substantial adverse effect, either directly or through habitat modifications, on any species
identified as a candidate, sensitive, or special status species in local or regional plans, policies, or
regulations, or by the California Department of Fish and Game or U.S. Fish and Wildlife Service?

Less than significant impact with mitigation incorporated. The developable land in the plan area
underwent mass grading in preparation for redevelopment in 2004. This area currently consists of
engineered fill. The area does contain non-native annual grassland, typical of roadside areas in
Sonoma County.
Special-species plant and wildlife species typically occur in undeveloped areas. Although less likely, it
is also possible for them to occur within developed areas. The plan area, in part, has characteristics
of land that has been developed or disturbed, including disturbed soils and the presence of invasive
and non-native plant species on-site.
Implementation of federal, State, and local regulations and the proposed General Plan policies and
implementation measures designed to protect plants and animals and their habitats would reduce
impacts related to candidate, sensitive, or special-status species. General Plan policies LU-C-1,
LUC-2, and NR-B-3 encourage the clustering of development in more urban areas to avoid impacts to
habitat, Policy NR-B-5 (PS-H-7) seeks to protect and preserve areas of habitat by designating those
areas as permanent open space.
Zoning Ordinance includes riparian setback requirements for new development. Policy NR-B-1
the proposed plan continue
to enforce the riparian setback requirements of the Zoning Ordinance. In addition, Policy NR-B-2
requires the protection of large, mature trees that contribute to the visual quality of the
environment or provide important wildlife habitat.
A special-status wildlife habitat assessment report was prepared for the plan area in support of the
2004 regrading Initial Study. The report confirmed that several special-status vertebrate species
inhabit the region or historically occurred in the area. The report determined that most of these
species are not expected in the plan area because of extensive habitat modification and
fragmentation in the area, high levels of human activity, and a lack of recent local recorded sightings.
However, intact wildlife habitats exist to the north and south of the site. The habitats may support
special-status species and may occur on-site on an infrequent basis (migration or dispersal). In order
to ensure potential impacts will be reduced to less than significant levels, and as recommended in
the assessment, Mitigation Measure (MM) BIO-1 shall be incorporated in the plan to reduce impacts
to less than significant. This topic will not be further addressed in the EIR.
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Have a substantial adverse effect on any riparian habitat or other sensitive natural community
identified in local or regional plans, policies, and regulations or by the California Department of
Fish and Game or U.S. Fish and Wildlife Service?

Less than significant impact. The Comstock property was cleared of all structures and regraded to
provide a level area for development, with sloped hillsides remaining along the western and
northern boundaries. The City prepared an Initial Study for the plan area regrading and demolition
plan which is dated January 6, 2004.7 The Initial Study included an arborist report, streambed
alteration agreement, wetland mitigation plan, and cultural resources survey. Site regrading resulted
in loss of 0.17 acre of waters of the United States and 0.19 acre of seasonal wetland. A revegetation
program for wetland mitigation was completed in 2009.8 The program included creation of 0.43 acre
of waters of the Unites States excavated on upland property and establishment of 0.20 acre of
seasonal wetland within a constructed drainage channel.
The plans for regrading included drainage designed to sheet flow in a southeasterly direction
towards a drainage ditch along the eastern side of the plan area parallel to the NCRA train track. The
wetland mitigation plan also included details for planting and grading to reduce bank erosion.
Currently, drainage flows into a 0.7-acre stormwater detention basin at the southern end of the plan
area, which filters out sediments and contaminants to improve water quality runoff into Foss Creek.
All work was completed in compliance with local and state permitting requirements.
As discussed above, the plan area contains seasonal drainage ditches across the western portion of
the site as well as between the railroad tracks and Healdsburg Avenue. According to an Initial
Study/Mitigated Negative Declaration (IS/MND) prepared in 2004 for the regrading of the site and
reconstruction of on-site drainage, the areas are federally regulated under Section 404 of the Clean
Water Act. As required by the 2004 IS/MND, and a permit issued by the United States Army Corps of
Engineers (USACE), mitigation planting for the plan area regrading impacts to wetland and riparian
habitat was implemented in four drainage areas. The wetland and riparian habitat mitigation within
areas of the proposed plan included annual and on-going monitoring to ensure success. The
proposed area plan would ensure that development activities within the plan area would be located
in the developable portions for the site only, avoid impacts on these mitigation plantings, and ensure
their on-going functions and values.
Implementation of federal, State, and local regulations and General Plan policies that are designed to
protect riparian (Policy PS-D-2; Policy NR-B-1; Policy NR-B-3; and Policy NR-C-6), oak woodland
(Policy LU-C-2; Policy NR-B-2; Policy NR-B-3; Policy NR-C-6; and Policy CD-A-7), wetlands (Policy NR-C6), and other sensitive habitats (Policy LU-C-2; Policy NR-B-1; Policy NR-B-3; Policy NR-B-5; Policy NR-C4; and Policy NR-C-6) would ensure that impacts related to these habitats or other sensitive
communities are less than significant. Future development would be subject to Design Review,
which includes a review for compliance with the area plan and the General Plan policies referenced
above. The area plan would include an implementation section discussing compliance with the
applicable policies and required entitlements. This topic will not be further addressed in the EIR.
7
8
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Initial Study Regrading and Demolition Plan for 32-Acre Site Located at 16977 Healdsburg Avenue, January 6, 2004.
Quaker Hill-32 Revegetation Program for Final Wetland Mitigation Plan 2009 Final Monitoring Report.
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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 impact with mitigation incorporated. The plan area contains drainage ditches
and areas of seasonal wetlands. As identified in the Initial Study/Mitigated Negative Declaration
(IS/MND) prepared in 2004 for the regrading of the plan area and reconstruction of on-site drainage,
the on-site drainage ditch areas that may contain seasonal wetlands areas are federally regulated
under Section 404 of the Clean Water Act. As required by the 2004 IS/MND, and a permit issued by
the USACE, mitigation planting for the plan area regrading impacts to wetland and riparian habitat
was implemented in four drainage areas. The wetland and riparian habitat mitigation for the plan
area grading project included annual and ongoing monitoring to ensure success. Consistent with the
proposed plan, the City would conduct design review to ensure that future development is not sited
in sensitive areas and construction activities would avoid impacting protected wetlands.
Construction activities have the potential to degrade water quality through the exposure of surface
runoff as well as runoff from construction equipment. Construction activities typically include the
refueling of construction equipment on location. As a result, minor fuel and oil spills may occur with
a risk of larger releases. Without rapid containment and cleanup, these materials could be
potentially toxic, depending on the location of the spill in proximity to water features. Accidental
spills within the plan area work sites and into the on-site drainage ditches could result in adverse
impacts to aquatic environments. Applicants for land use entitlements within a wetland area shall
be required to submit a formal wetland jurisdictional delineation conducted by a qualified wetlands
expert familiar with the requirements of the USACE. Development within this proposed plan shall
comply with USACE requirements pursuant to Section 404 of the Clean Water Act and would
potentially result in a substantial adverse effect on federal- and State-protected wetlands as defined
by Section 404 of the Clean Water Act through direct removal, filling, hydrological interruption, or
other means. This is a potentially significant impact. However, implementation of MM BIO-2 would
reduce impacts to Section 404-protected wetlands to less than significant. This topic will not be
further addressed in the EIR.
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
wildlife nursery sites?

Less than significant impact. The plan area previously supported a lumberyard and mill operations on
the Comstock property. In 2004, the plan area underwent mass grading in preparation for
redevelopment. The plan area does not include native resident or migratory wildlife corridors or native
wildlife nursery sites. The plan area does not contain spawning habitat and unlikely to support a
juvenile fish population. The plan area contains poor and seasonal rearing habitat, and access to the
site for juvenile fish precluded by a 4-foot drop from the culvert under the railroad tracks.
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The regrading and drainage improvements conducted in 2004 were anticipated to improve habitat
a tributary of the Russian River, a salmonid habitat suitability assessment was conducted in 2003
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Changes in water quality relative to downstream habitat from the plan area are anticipated to be
beneficial to steelhead habitat. Construction would relocate and improve site drainage and capture
runoff to avoid water quality impacts. In addition, the proposed plan would improve sloping and
anticipated to improve water quality of runoff from the plan area. Therefore, the previous siteregrading and drainage improvements are anticipated to improve stormwater quality runoff and
habitat quality in downstream anadramous salmonid habitat.
Suitable freshwater habitat is identified in areas downstream of sub-area A. However, the plan area
is located in the northern section of the City, in sub-area D, and thus is not likely to impact habitat.
In addition, the City would ensure compliance with the federal and State regulations related to the
protection of migratory fish and wildlife species along with confirmation of compliance with the
General Plan policies that protect biological resources (Policy PS-D-2; Policy NR-2; Policy S-C-3) at the
time of formal entitlement review. This would reduce impacts to less than significant. This topic will
not be further addressed in the EIR.
e)

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

No impact.
d in Article 18, Sect
Zoning Ordinance, as any tree with a diameter of 30 inches measured 2 feet above ground level. The
plan area consists of flat ground and is largely devoid of vegetation. Mass grading activities occurred
to prepare the area for redevelopment in 2003. The plan area does not include any heritage trees or
any types of habitat identified as biologically unique and of limited distribution, such as serpentine
chaparral, serpentine grassland, or native grassland.

required to comply with various regulations and policies aimed at protecting and preserving
biological resources. The City would ensure compliance with General Plan policies and Land Use
Code requirements for environmental resource protections during the entitlement phase of future
development projects. While the proposed plan does not propose to remove trees, all tree removal
would be required to comply with the applicable provisions of the Municipal Code. Title 20, Chapter
includes riparian setback requirements for new
development. Setbacks apply to any structure or other form of development located on property
adjacent to or near Foss Creek, or other stream or creek, except as provided in the zoning ordinance.
The requirements of this ordinance do not apply to public streets or utilities, flood control facilities,
erosion control structures or creek bank stabilization improvements that have been approved as
required by governmental agencies having jurisdiction over them. General Plan Policy NR-2 also
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and incorporated into the IS/MND for the proposed regrading project. Based on that assessment,
the 2004 IS/MND concluded that Foss Creek has very limited steelhead resources and that the plan
area does not support salmonids. Aquatic habitat within the slough are similarly unsuitable for
salmonid rearing habitat even if access was possible. Furthermore, seasonal surface flow and
aquatic habitat is characterized as marsh with standing water and emergent vegetation.
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required to comply with General Plan policies and Land use Code requirements aimed at protecting
and preserving biological resources. Therefore, associated impacts are less than significant. This
topic will not be further addressed in the EIR.
Conflict with the provisions of an adopted Habitat Conservation Plan, Natural Community
Conservation Plan, or other approved local, regional, or state habitat conservation plan?

No impact. The plan area is not located in an area covered by an adopted habitat conservation plan.
As discussed above, future development pursuant to the proposed plan would be required to
comply with General Plan policies aimed at protecting and preserving biological resources.
Therefore, no impact would occur. This topic will not be further addressed in the EIR.

Mitigation Measures
MM BIO-1

Migratory Birds and Nesting Raptors
The following requirement shall be imposed as a condition of approval on all
development within the proposed plan area: A pre-construction survey of the site shall
be required in order to ensure that nesting raptors, loggerhead shrikes, and other
nesting special-status birds are not nesting during project construction. Specifically,
these measures shall include:

If construction is proposed during the breeding/nesting season for local avian
species (typically February 15 through August 31), a focused survey for active
nests of migratory birds within and in the vicinity of the project plan shall be
conducted by a qualified biologist. Two surveys will be conducted, at least one (1)
week apart, with the second survey occurring no more than two (2) days prior to
tree removal. If no active nests are found, tree removal or construction activities
may proceed.
If an active nest is located during pre-construction surveys, the United States Fish
and Wildlife Service (USFWS) and/or the California Department of Fish and
Wildlife (CDFW), as appropriate, shall be notified regarding the status of the nest.
Furthermore, construction activities shall be restricted to avoid disturbance of the
nest until it is abandoned or the biologist deems disturbance potential to be
minimal. Restrictions may include establishment of exclusion zones or alteration
of the construction schedule.
MM BIO-2

Attachment: Attachment 4 - Exhibit 11 - NEAP Draft EIR (2754 : North Village DA)

f)

Federally Protected Wetlands
Prior to any specific project development approval or grading that may fill or
otherwise encroach into potentially jurisdictional waters of the U.S., the project
proponent shall conduct a delineation of waters of the U.S. to determine the extent
of USACE, RWQCB, and CDFW potentially jurisdictional features that would be
potentially impacted on-site. Any encroachment or fill in these USACE, RWQCB
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Apply for a Section 404 permit from the USACE concurrently or after verification
of the wetland delineation by the USACE. Any wetlands that would be lost or
disturbed shall be replaced
with the USACE mitigation guidelines. On-site creation of wetland habitat may be
preferred to off-site mitigation. Habitat restoration, rehabilitation, and/or
replacement shall be at a location and by methods agreeable to the USACE;
Obtain a Section 401 water quality waiver of certification from the Regional Water
Quality Control Board (RWQCB); and
Obtain a Streambed Alteration Agreement with the CDFW.
If encroachment upon or fill of wetlands is proposed, as a condition of approval for all
future development within the plan area, a mitigation plan shall be implemented that
includes at least one of the following:
Completion of an on-site Mitigation and Monitoring Plan that includes on-site
creation/preservation of the wetlands and/or;
Credits may be obtained at an approved mitigation bank.

Cumulative Impacts
As previously noted in Section 1.6, the anticipated cumulative buildout under the General Plan could
result in the construction and operation of up to 872 additional residential units, 52 mixed-use units,
339 hotel rooms, 995,975 gross square feet of industrial uses, 507,508 gross square feet of
commercial space, 551,683 gross square feet of retail space, 15,000 gross square feet of mixed-use
space, and 20,000 gross square feet of office uses within the City of Healdsburg. As such,
implementation of the aforementioned identified cumulative projects in combination with buildout
pursuant to the proposed plan could result in cumulative adverse effects, either directly or through
habitat modifications, to species identified as a candidate, sensitive, or special-status species or
habitats identified as communities of special concern. However, with adherence to California
Department of Fish and Game, U.S. Fish and Wildlife Service, and USACE regulations as well as
project-specific biological study recommendations (i.e., mitigation measures) identified as
cumulative projects and the proposed plan, the cumulative biological resources impact would be less
than significant. This cumulative topic will not be further evaluated in the EIR.
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and/or CDFW jurisdictional areas shall not occur unless a Section 404/Section 401
permit or Waste Discharge Requirement and/or Streambed Alteration Agreement,
respectively, are acquired and the project proponent replaces the lost value of the
jurisdictional area to the satisfaction of the resources agencies issuing the permits to
ensure a no-net loss. If proposed development will encroach upon or fill any
jurisdictional wetland areas, the applicant shall do the following:
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Environmental Issues

Potentially
Significant
Impact

Less than
Significant
Impact with
Mitigation
Incorporated

Less than
Significant
Impact

No
Impact

Cultural Resources
Would the project:
a) Cause a substantial adverse change in the
significance of a historical resource as defined in
§15064.5?
b) Cause a substantial adverse change in the
significance of an archaeological resource
pursuant to §15064.5?
c) Directly or indirectly destroy a unique
paleontological resource or site or unique
geologic feature?
d) Disturb any human remains, including those
interred outside of formal cemeteries?
Would the project cause a substantial adverse change in the significance of a tribal cultural resource,
defined in Public Resources Code section 21074 as either a site, feature, place, cultural landscape that is
geographically defined in terms of the size and scope of the landscape, sacred place, or object with
cultural value to a California Native American tribe, and that is:
e) Listed or eligible for listing in the California
Register of Historical Resources, or in a local
register of historical resources as defined in
Public Resources Code Section 5020.1(k), or
f) A resource determined by the lead agency, in its
discretion and supported by substantial
evidence, to be significant pursuant to criteria
set forth in subdivision (c) of Public Resources
Code Section 5024.1. In applying the criteria set
forth in subdivision (c) of Public Resource Code
Section 5024.1, the lead agency shall consider
the significance of the resource to a California
Native American tribe.

Existing Conditions
A lumberyard and mill operated within the proposed plan area at least as far back as the 1950s until
2000. The 2004 IS/MND considered the demolition and removal of all structures, foundations, and
concrete surface areas within the plan area. The mill equipment and previous developments were
removed in 2004, and improvements have since been completed within the plan area.
Improvements included activities to remediate contaminated soils as well as to modify and improve
existing site drainage features. No known historical, archeological, paleontological, or tribal
resources exist within the plan area. In addition, no known burial sites exist within the plan area.
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Information in this section is based upon results of the NWIC historical, archeological, and tribal
resources database search and the UCMP paleontological resources database search (included in
Appendix B).

Environmental Evaluation

a)

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

Less than significant impact with mitigation incorporated. A cultural resources survey was
conducted for the plan area in 2002. The survey consisted of archival research and a pedestrian
survey of the site, neither of which identified any cultural resources within the plan area. An
updated records search was requested from NWIC on April 4, 2018. The records search identified
eight recorded cultural resources within 0.5 mile of the plan area, all of which are historic in nature,
and all of which are located outside the plan area. The plan area is currently a vacant undeveloped
lot and has been previously graded in preparation for redevelopment. As such, the likelihood of
encountering undiscovered historic resources is considered low.
While unlikely, subsurface construction activities always have the potential to damage or destroy
previously undiscovered cultural resources. Historic resources can include wood, stone, foundations,
and other structural remains; debris-filled wells or privies; and deposits of wood, glass, ceramics,
and other refuse. Accordingly, this would be a potentially significant impact. However,
implementation of MM CUL-1 would reduce potential impacts to historic resources to a less than
significant level. This topic will not be further addressed in the EIR.
b)

Cause a substantial adverse change in the significance of an archaeological resource pursuant to
§15064.5?

Less than significant impact with mitigation incorporated. Mass earthwork grading is not
anticipated given the plan area previously underwent site grading and drainage improvements. The
majority of the plan area is covered with engineered fill that was placed during remedial grading
operations in 2004. As discussed above, a cultural resources survey was conducted for the plan area
in 2002. The survey consisted of archival research and a pedestrian survey of the plan area, both of
which failed to identify any cultural resources within the plan area. An updated records search was
requested from NWIC on April 4, 2018. The records search identified eight recorded cultural
resources within 0.5 mile of the plan area boundaries, none of which are prehistoric in nature, and
all of which are located outside the plan area. As such, the likelihood of encountering undiscovered
prehistoric archaeological resources is considered low.

Attachment: Attachment 4 - Exhibit 11 - NEAP Draft EIR (2754 : North Village DA)

Would the project:

Development activities always have the potential to encounter undiscovered archaeological
resources, however. Such resources could consist of but are not limited to stone, bone, wood, or
shell artifacts or features, including hearths and structural elements. Accordingly, this would be a
potentially significant impact. However, implementation of MM CUL-1 would reduce this potential
impact to a less than significant. This topic will not be further evaluated in the EIR.
FirstCarbon Solutions
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Directly or indirectly destroy a unique paleontological resource or site or unique geologic feature?

Less than significant impact with mitigation incorporated. On April 2, 2018, FCS consulting
Paleontologist Kenneth Finger conducted a UCMP database search for potential paleontological
resources within the plan area. The plan area, located on the geological map of Blake et al. (2002),9
consists of Quaternary alluvium (Qal) and sedimentary rock of the Great Valley Complex (KJgvs),
both of which are potentially fossiliferous. The UCMP database lists 27 vertebrate fossil localities in
Sonoma County. Of these, ten are late Pleistocene, five are Pliocene, 10 are Miocene, one is
Holocene, and one is not assigned an age. No vertebrate fossils have been found within 10 miles of
the plan area.
Mass earthwork grading is not anticipated given the plan area previously underwent site grading and
drainage improvements. The majority of the plan area is covered with engineered fill that was
placed during remedial grading operations in 2004 on the site. As such, the likelihood of
encountering undiscovered paleontological resources during plan implementation is considered low.
While unlikely, there is always the possibility that ground-disturbing activities during construction
may uncover previously unknown paleontological resources. Accordingly, this would be a potentially
significant impact. However, implementation of MM CUL-2 would reduce this potential impact to a
less than significant. This topic will not be further evaluated in the EIR.
d)

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

Less than significant impact with mitigation incorporated. No human remains or cemeteries are
known to exist within or near the plan area. However, there is always the possibility that subsurface
construction activities associated with the proposed plan, such as trenching and grading, could
potentially damage or destroy previously undiscovered human remains. Accordingly, this is a
potentially significant impact. In the event of the accidental discovery or recognition of any humans
remains, CEQA Guidelines Section 15064.5; Health and Safety Code Section 7050.5; Public Resources
Code Section 5097.94 and Section 5097.98 must be followed. In the unlikely event human remains
are discovered, implementation of MM CUL-3 would reduce this potentially significant impact to less
than significant. This topic will not be further evaluated in the EIR.

9
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Blake, M.C., Graymer, R.W., and Stamski, R.E., 2002, Geologic map and map database of western Sonoma, northernmost Marin, and
southernmost Mendocino counties. U.S. Geological Survey, Miscellaneous Field Studies Map MF-2402, scale 1:100,000.
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Would the project cause a substantial adverse change in the significance of a tribal cultural resource,
defined in Public Resources Code section 21074 as either a site, feature, place, cultural landscape
that is geographically defined in terms of the size and scope of the landscape, sacred place, or object
with cultural value to a California Native American tribe, and that is:
Listed or eligible for listing in the California Register of Historical Resources, or in a local register
of historical resources as defined in Public Resources Code section 5020.1(k)

Less than significant impact with mitigation incorporated. A review of the California Register of
Historical Resources, local registers of historic resources, and a records search conducted at the
NWIC failed to identify any listed Tribal Cultural Resources (TCRs) that may be adversely affected by
the proposed plan. On February 12, 2018, representatives from the City of Healdsburg reached out
to four tribal representatives identified by the NAHC as having possible interest in consulting on the
project pursuant to AB-52. No responses were received within the 30-day consultation period.
On April 10, 2018, a letter was sent to NAHC in an effort to determine whether any sacred sites are
listed on its Sacred Lands File within the plan area. A response from the NAHC was received on April
16, 2018 indicating that the Sacred Lands File search indicated the presence of Native American
cultural resources in the immediate project area, and that tribal representatives should be contacted
for additional information. The NAHC included a list of four local tribal representatives available for
consultation. To ensure that all Native American knowledge and potential prehistoric concerns
about the project are addressed, a letter containing project information and requesting any
additional information was sent to each tribal representative on April 19, 2018. No responses have
been received to date, and no TCRs have been identified as having the potential to be adversely
affected by the project. However, as a conservative analysis, this would be a potentially significant
impact. Should undiscovered TCRs such as Native American artifacts or burials be encountered
during project construction, implementation of MM CUL-1 and MM CUL-3 would ensure related
impacts are reduced to less than significant. This topic will not be further evaluated in the EIR.
f)

A resource determined by the lead agency, in its discretion and supported by substantial
evidence, to be significant pursuant to criteria set forth in subdivision (c) of Public Resources
Code Section 5024.1. In applying the criteria set forth in subdivision (c) of Public Resource Code
Section 5024.1, the lead agency shall consider the significance of the resource to a California
Native American tribe.

No impact. Tribal consultation efforts conducted by the City of Healdsburg in its capacity as lead
agency pursuant to AB-52 failed to identify significant TCRs meeting the criteria set forth in subdivision
(c) of Public Resources Code Section 5024.1. As such, no significant TCRs would be adversely affected
by the proposed plan. This topic will not be further evaluated in the EIR.
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e)

Mitigation Measures
MM CUL-1
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The following requirement shall be imposed as a condition of approval on all future
development within the plan area: In the event a potentially significant cultural
resource is encountered during subsurface earthwork activities, all construction
activities within a 100-foot radius of the find shall cease and workers should avoid
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situation. The applicant shall include a standard inadvertent discovery clause in
every construction contract to inform contractors of this requirement. Any
previously undiscovered resources found during construction activities shall be
recorded on appropriate Department of Parks and Recreation (DPR) forms and
evaluated for significance in terms of CEQA criteria by a qualified archaeologist.
Potentially significant cultural resources consist of but are not limited to stone,
bone, glass, ceramics, fossils, wood, or shell artifacts, or features including hearths,
structural remains, or historic dumpsites. If the resource is determined to be
significant under CEQA, the qualified archaeologist shall prepare and implement a
research design and archaeological data recovery plan that will capture those
categories of data for which the site is significant in accordance with Section 15064.5
of the CEQA Guidelines. The archaeologist shall also perform appropriate technical
analyses, prepare a comprehensive report complete with methods, results, and
recommendations, and provide for the permanent curation or repatriation of the
recovered resources in cooperation with the designated Most Likely Descendant
(MLD) as needed. The report shall be submitted to the City of Healdsburg, the
Northwest Information Center, and the State Historic Preservation Office (SHPO), if
required. The plan shall be approved by the City of Healdsburg for review and
approval prior to implementation, and the applicant shall adhere to the
recommendations in the plan.
MM CUL-2

The following requirement shall be imposed as a condition of approval on all future
development within the plan area: In the event that fossils or fossil-bearing deposits
are discovered during construction activities, excavations within a 100-foot radius of
the find shall be temporarily halted or diverted. The construction contractor shall
notify a qualified paleontologist to examine the discovery. The applicant shall
include a standard inadvertent discovery clause in every construction contract to
inform contractors of this requirement. The paleontologist shall document the
discovery as needed in accordance with Society of Vertebrate Paleontology
standards and assess the significance of the find under the criteria set forth in CEQA
Guidelines Section 15064.5. The paleontologist shall notify the appropriate agencies
to determine procedures that would be followed before construction activities are
allowed to resume at the location of the find. If the applicant determines that
avoidance is not feasible, the paleontologist shall prepare an excavation plan for
mitigating the effect of construction activities on the discovery. The plan shall be
submitted to the City of Healdsburg for review and approval prior to
implementation, and the applicant shall adhere to the recommendations in the plan.

MM CUL-3

The following requirement shall be imposed as a condition of approval on all future
development within the plan area: In the event of the accidental discovery or
recognition of any human remains, CEQA Guidelines Section 15064.5; Health and
Safety Code Section 7050.5; Public Resources Code Section 5097.94 and Section
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altering the materials until a qualified archaeologist who meets the Secretary of
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1. There shall be no further excavation or disturbance within 100 feet of the
remains until the County Coroner is contacted to determine if the remains are
Native American and if an investigation of the cause of death is required. If the
coroner determines the remains to be Native American, the coroner shall contact
the Native American Heritage Commission (NAHC) within 24 hours, and the
NAHC shall identify the person or persons it believes to be the most likely
descendant (MLD) of the deceased Native American. The MLD may make
recommendations to the landowner or the person responsible for the excavation
work within 48 hours, for means of treating or disposing of, with appropriate
dignity, the human remains and any associated grave goods as provided in PRC
Section 5097.98.
2. Where the following conditions occur, the landowner or his or her authorized
representative shall rebury the Native American human remains and associated
grave goods with appropriate dignity either in accordance with the
recommendations of the most likely descendant or within the plan area in a
location not subject to further subsurface disturbance:
The NAHC is unable to identify a most likely descendent or the most likely
descendent failed to make a recommendation within 48 hours after being
notified by the commission.
The descendant identified fails to make a recommendation.
The landowner or his authorized representative rejects the recommendation
of the descendant, and mediation by the NAHC fails to provide measures
acceptable to the landowner.
Additionally, California Public Resources Code Section 15064.5 requires the following
relative to Native American Remains:
When an initial study identifies the existence of, or the probable likelihood of,
Native American remains within a project, a lead agency shall work with the
appropriate Native Americans as identified by the Native American Heritage
Commission as provided in Public Resources Code Section 5097.98. The
applicant may develop a plan for treating or disposing of, with appropriate
dignity, the human remains and any items associated with Native American
Burials with the appropriate Native Americans as identified by the Native
American Heritage Commission.

Attachment: Attachment 4 - Exhibit 11 - NEAP Draft EIR (2754 : North Village DA)

5097.98 must be followed. If during the course of project development there is
accidental discovery or recognition of any human remains, the following steps shall
be taken:

Cumulative Impacts
As previously noted in Section 1.6, the anticipated cumulative buildout under the General Plan could
result in the construction and operation of up to 872 additional residential units, 52 mixed-use units,
339 hotel rooms, 995,975 gross square feet of industrial uses, 507,508 gross square feet of
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commercial space, 551,683 gross square feet of retail space, 15,000 gross square feet of mixed-use
space, and 20,000 gross square feet of office uses within the City of Healdsburg. As such,
implementation of the aforementioned identified cumulative projects in combination with the
proposed plan could result in adverse impacts to historic, prehistoric, paleontological, or tribal
cultural resources. These projects, however, would be required to mitigate for impacts through
compliance with applicable federal and state laws governing cultural resources. Given the low
probability of significant cultural resources within the plan area and the comprehensiveness of
mitigation measures that would apply to the proposed plan and identified cumulative projects in the
vicinity, the cumulative cultural resources impact would be less than significant. This cumulative
topic will not be further evaluated in the EIR.
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Environmental Issues

6.

Potentially
Significant
Impact

Less than
Significant
Impact with
Mitigation
Incorporated

Less than
Significant
Impact

No
Impact

Geology and Soils
Would the project:
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a) Expose people or structures to potential
substantial adverse effects, including the risk of
loss, injury or death involving:
i) Rupture of a known earthquake fault, as
delineated on the most recent Alquist-Priolo
Earthquake Fault Zoning Map issued by the
State Geologist for the area or based on other
substantial evidence of a known fault? Refer
to Division of Mines and Geology Special
Publication 42.
ii) Strong seismic ground shaking?
iii) Seismic-related ground failure, including
liquefaction?
iv) Landslides?
b) Result in substantial soil erosion or the loss of
topsoil?
c) Be located on a geologic unit or soil that is
unstable, or that would become unstable as a
result of the project, and potentially result in onor off-site landslide, lateral spreading,
subsidence, liquefaction or collapse?
d) Be located on expansive soil, as defined in Table
18-1-B of the Uniform Building Code (1994),
creating substantial risks to life or property?
e) Have soils incapable of adequately supporting the
use of septic tanks or alternative wastewater
disposal systems where sewers are not available
for the disposal of wastewater?

Existing Conditions
The plan area lies within a seismically active region that includes major active fault systems. A
geotechnical report prepared for the plan area identified two previously unidentified strike-slip faults
(predominant movement side-to-side with minor vertical displacement).10 The two faults are
associated with the Healdsburg fault, which cross the northern and southern portions of the plan

10

Kleinfelder 2017. Geotechnical Investigation, Quaker Hills Property, Healdsburg, CA, September.
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Soil liquefaction is a condition where saturated, granular soils undergo a substantial loss of strength
and deformation due to pore pressure increase resulting from cyclic stress application induced by an
earthquake. According to the General Plan EIR Liquefaction Hazard Locations Map, Figure IV.G-3, the
central portion of the plan area may contain susceptible soils prone to liquefaction during or
immediately following a seismic event. In addition, the plan area consists of flat ground with
relatively gentle topography.
Information in this section is based upon results of the geotechnical report prepared specifically for
the plan area (included in Appendix C).

Environmental Evaluation
Would the project:
a)

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

i)

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

Less than significant impact. Based on the plan area geotechnical report findings, the potential for
ground surface rupture within the plan area is high along the two identified Healdsburg fault traces
and moderate within a 50-foot zone on either side of the fault traces. The potential for ground
rupture elsewhere on in the plan area is considered low. Future horizontal displacements in these
areas could range from a few inches to possibly two feet during a moderate to major event centered
in the area. However, since the proposed plan would not construct habitable structures within 200
feet of the faults, in compliance with the Alquist-Priolo Act, and would not expose people or
structures to substantial adverse effects associated with fault rupture, this impact would be less than
significant. This topic will not be further evaluated in the EIR.
ii)

Strong seismic ground shaking?

Less than significant impact. According to the plan area geotechnical report, major earthquakes
generated by active faults can be expected to cause strong ground shaking. Strong ground shaking
can also be expected from moderate to major earthquakes generated on other faults in the region,
such as the Healdsburg/Rodgers Creek fault, (located 5.5 miles northeast of the site) and the San
Andreas fault (located 20 miles southwest of the site). The intensity of future shaking will depend on
the distance from the plan area to the earthquake focus, magnitude of the earthquake and the
response of the underlying soil and bedrock. The proposed plan includes residential and
nonresidential components that would be constructed to the most recent California Building Code
standards. As such, buildout under the proposed plan would not expose people or structures to
40
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area. The major fault systems are capable of producing a maximum earthquake event of 6.9 (Richter
Magnitude).
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substantial adverse effects associated with seismic ground shaking, and this impact would be less
than significant. This topic will not be further evaluated in the EIR.
Seismic-related ground failure, including liquefaction?

Less than significant impact. The plan area geotechnical report identified relatively shallow bedrock
underlain with cohesive soils near the surface. The susceptibility to liquefaction within the plan area
is, thus, considered to be low. The plan area geotechnical report further determined that the
potential for other secondary seismic effects related to liquefaction, such as lateral spreading or
lurching, is considered low. Therefore, impacts from seismic-related ground failure would be less
than significant. This topic will not be further evaluated in the EIR.
iv)

Landslides?

Less than significant impact. The plan area previously underwent site grading and drainage
improvements, resulting in engineered fill placed during remedial grading operations in 2004 across
the plan area. The plan area is bounded on three sides by a steep grassland/woodland hillside to the
north, an approximate 45-foot-high embankment to the west, and moderately sloped hillsides to the
south.
The General Plan identified sub-areas to accommodate potential new development throughout the
City. The General Plan EIR examined those areas that coincide with the possible risk of landslides.
The General Plan EIR those identified sub-areas, Figure IV.G-5, that experienced or prone to
landslides. The plan area is located within sub-area D. The plan area has not experienced a
landslide, and sub-area D is not located within an area highly prone to landslides.
The plan area geotechnical report evaluated the potential for landslides. As discussed above, the plan
area largely consists of flat ground. The report determined that the potential for seismically induced
slope failures is considered low within or immediately adjacent to the plan area. However, the report
did identify a moderate potential for seismically induced slope failure in the southwest corner of the
plan area. The report identified three relatively small landslides exist near that area of the plan areas.
The slides area shallow (less than 10 feet thick) and limited in extent, the report notes that the slides
do not pose a significant hazard to development. The landslides can be removed, if construction is
proposed within 30 feet of the area, during future grading and/or reconstruction.
Consistent with General Plan policies LU-A-6, LU-C-1, LU-C-2, T-A-8, T-A-12, S-A-1, S-A-2, SA-3, S-B-1,
and S-B-2 and local building code requirements, the City would ensure that future development
projects would be constructed in accordance with geological limitations (Appendix C) and will be
required to employ structurally sound building practices. Therefore, this is considered a less than
significant impact. This topic will not be further evaluated in the EIR.
b)

Attachment: Attachment 4 - Exhibit 11 - NEAP Draft EIR (2754 : North Village DA)

iii)

Result in substantial soil erosion or the loss of topsoil?

Less than significant impact. In 2003, a portion of the plan area was improved for redevelopment.
Improvements consisted of cleanup of contaminated soil, grading, drainage, and wetland mitigation.
The plan area was mass graded to establish positive sheet flow drainage toward Healdsburg Avenue,
FirstCarbon Solutions
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To minimize the potential risk of soil erosion during construction, the plan area would be subject to
mandatory compliance with all California Building Code requirements. The plan area is relatively flat
and prior grading activities would help to ensure no portions of the plan area would experience
significant erosion or sediment transport through standard control practices. Therefore, less than
significant impacts from erosion would result from buildout under the proposed plan. This topic will
not be further evaluated in the EIR.
c)

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

Less than significant impact. Mass grading was previously completed in 2004 and grading
associated with the proposed plan would be minimal, consisting of mainly minor cuts and fills
necessary for road improvements, parking areas, and building pads as well as site drainage.
the plan area is located on a relatively stable
geologic unit. The plan area is covered by cohesive soils and underlain by relatively shallow bedrock.
Construction activities associated with the proposed plan would include removal of vegetation,
excavation, and grading. To minimize the potential risk of soil erosion during construction,
construction activities would be subject to mandatory compliance with all California Building Code
requirements. Given the plan area is relatively level, the geotechnical report did not identify areas
experiencing significant erosion or sediment transports. In addition, any future development would
be required to apply for a grading permit with the City as well as submit a Stormwater Pollution
Prevention Plan (SWPPP) that would further address potential erosion risk. Therefore, impacts
would be considered less than significant. This topic will not be further evaluated in the EIR.
d)

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

Less than significant impact. According to the plan area geotechnical report, the principal
geotechnical factors that may affect future development in the plan area are the presence of nonengineered fill, expansive soils, and bedrock, and local shallow (perched) groundwater. Based on the
geotechnical report, the plan area contains upper native in-place alluvial soils, colluvial soils, and
engineered fill soils. In general, these soil types are considered to have a moderately to high
expansive potential. In addition, the report identified highly weathered serpentinite and areas of
severely weathered shale, also considered to have a highly expansive potential.
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and an on-site collection, retention, and a discharge drainage system was constructed to minimize
soil erosion and improve water quality. The plan area geotechnical report identified the plan area as
containing relatively shallow bedrock underlain and cohesive soils near the surface.

In 2017, intermittent soil and rock samples were collected from the plan area and tested. The
results indicate plasticity indices ranging from 20 to 33, and liquid limits ranging from 37 to 65.
Based on the plasticity index results, the plan area has a medium to high expansion potential. The
liquid limit results indicate that the plan area has a medium to very high expansion potential.
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e)

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

No Impact. Proposed development within the plan area would be connected to a public sanitary
sewer system and maintained by the Municipal Utility Department, which services all of the City of
Healdsburg. An existing 10-inch public sewer would be extended to the plan area from Healdsburg
Avenue; no septic systems are proposed within the plan area. No impact would occur. This topic will
not be further evaluated in the EIR.

Mitigation Measures
No mitigation measures are required.

Cumulative Impacts
As previously noted in Section 1.6, the anticipated cumulative buildout under the General Plan could
result in the construction and operation of up to 872 additional residential units, 52 mixed-use units,
339 hotel rooms, 995,975 gross square feet of industrial uses, 507,508 gross square feet of
commercial space, 551,683 gross square feet of retail space, 15,000 gross square feet of mixed-use
space, and 20,000 gross square feet of office uses within the City of Healdsburg. As such,
implementation of the aforementioned identified cumulative projects in combination with the
proposed plan could result in cumulative placement of persons and structures on or proximate to
earthquake faults and unstable soils, which could in turn result in cumulative exposure of persons or
structures to seismic-related geotechnical hazards and soil erosion/failure. However, with adherence
to California Building Code requirements and the Alquist-Priolo Act (preventing placement of
habitable structures within 200 feet of an earthquake fault) as well as project-specific geotechnical
study recommendations (i.e., mitigation measures) by project proponents for the identified
cumulative projects and the proposed plan, the cumulative geology/soils impact would be less than
significant. This cumulative topic will not be further evaluated in the EIR.
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However, the findings of the geotechnical report included recommendations for proposed
development within the plan area, which will be implemented by the applicant prior to constructing
building foundations and undertaking earthwork. The City would review future development
applications for consistency prior to issuance of building permits. This includes structural designs
and other techniques to overcome shrink-swell effects. As such, the proposed plan would not
expose people or structures to substantial adverse effects associated with expansive soils, and this
impact would be less than significant. This topic will not be further evaluated in the EIR.
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Less than
Significant
Impact

No
Impact

Greenhouse Gas Emissions
Would the project:
a) Generate greenhouse gas emissions, either
directly or indirectly, that may have a significant
impact on the environment?
b) Conflict with any applicable plan, policy or
regulation of an agency adopted for the purpose
of reducing the emissions of greenhouse gases?
c) Encourage activities that result in the use of
large amounts of energy, or use of energy in a
wasteful manner?11

Existing Conditions
The plan area is located within the NSAPCD. Given that the plan area is currently vacant, no
greenhouse gas (GHG) emissions are currently generated and no energy (renewable or nonrenewable) is currently consumed within the plan area.

Environmental Evaluation
Would the project:
a)

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

Potentially significant impact.

The NSAPCD has not adopted standards of significance for

thresholds and mitigation measures. The thresholds established by BAAQMD for project-level
operational greenhouse gas generation are as follows:
Compliance with a qualified Greenhouse Gas Reduction Strategy, or
1,100 MT CO2e/year, or
4.6 metric tons of CO2 equivalent per service population (employees plus residents).

Attachment: Attachment 4 - Exhibit 11 - NEAP Draft EIR (2754 : North Village DA)

7.

Potentially
Significant
Impact

Less than
Significant
Impact with
Mitigation
Incorporated

The estimated annual emissions for the project will be compared with the 1,100 MT CO2e/year
bright line threshold to determine significance for this criterion. Buildout under the proposed plan
would create new GHG emissions from construction and operational activities. This is a potentially
significant impact and thus will be further evaluated in the EIR.
11
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This environmental issue question is included for purposes of addressing CEQA Guidelines Appendix F.
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Conflict with any applicable plan, policy or regulation of an agency adopted for the purpose of
reducing the emissions of greenhouse gases?

c)

Encourage activities that result in the use of large amounts of energy, or use of energy in a
wasteful manner?

Potentially significant impact. Buildout under the proposed plan would result in an irreversible and
irretrievable commitment of resources and energy during construction and operation, as described
below. Development under the proposed plan would require the use of nonrenewable construction
materials, such as concrete, metals, and plastics, construction equipment fuel, and electricity for
construction staging lighting. Nonrenewable resources and energy would also be consumed during the
manufacturing and transportation, and construction of the signs. Operation of the land uses within the
plan area would consume energy for lighting and other electronics and natural gas for heating. Energy,
in the form of fossil fuels, would also be used to fuel vehicles travelling to and from the residential and
nonresidential land uses on the project plan during plan operation. Development under the proposed
plan would consume non-renewable energy during both construction and operational activities and,
thus, would not only use energy but could also result in the use of energy in a wasteful manner. This is
a potentially significant impact and thus will be further evaluated in the EIR.

Mitigation Measures
No mitigation measures have been identified at this time. Impacts associated with this topic will be
further evaluated and, if necessary, mitigated in the EIR.

Cumulative Impacts
As previously noted in Section 1.6, the anticipated cumulative buildout under the General Plan could
result in the construction and operation of up to 872 additional residential units, 52 mixed-use units,
339 hotel rooms, 995,975 gross square feet of industrial uses, 507,508 gross square feet of
commercial space, 551,683 gross square feet of retail space, 15,000 gross square feet of mixed-use
space, and 20,000 gross square feet of office uses within the City of Healdsburg. As such,
implementation of identified cumulative projects in combination with the proposed plan would
result in cumulative emissions of greenhouse gases and cumulative consumption of energy. This is a
potentially significant cumulative greenhouse gas emissions impact and, thus, will be further
evaluated in the EIR.
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Potentially significant impact. For the reasons noted in impact 7a), above, buildout under the
proposed plan would contribute to GHG emissions that could exceed BAAQMD significance
thresholds. In addition, implementation of the project must be analyzed to ensure that the project
would comply with all mandatory GHG emission reduction measures that apply to the project. This
is a potentially significant impact and thus will be further evaluated in the EIR.
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Potentially
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Impact

Less than
Significant
Impact with
Mitigation
Incorporated

Less than
Significant
Impact

No
Impact

Hazards and Hazardous Materials
Would the project:

Attachment: Attachment 4 - Exhibit 11 - NEAP Draft EIR (2754 : North Village DA)

a) Create a significant hazard to the public or the
environment through the routine transport, use,
or disposal of hazardous materials?
b) Create a significant hazard to the public or the
environment through reasonably foreseeable
upset and accident conditions involving the
release of hazardous materials into the
environment?
c) Emit hazardous emissions or handle hazardous
or acutely hazardous materials, substances, or
waste within one-quarter mile of an existing or
proposed school?
d) Be located on a site 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?
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 result in a
safety hazard for people residing or working in
the project area?
f) 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?
g) Impair implementation of or physically interfere
with an adopted emergency response plan or
emergency evacuation plan?
h) 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?

Existing Conditions
RJW Lumber Company previously operated a lumber in the plan area. The plan area has since been
graded and it is now a vacant, undeveloped lot covered in vegetation. The plan area contains a LUST
46
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The plan area is considered at moderate risk of wildland fire hazards. High fire zones are located
approximately 0.25 mile to the south/southeast of the plan area. The plan area is undeveloped and
contains mostly grassland with sloping hillsides and woodland vegetation to the north and
southwest.

Environmental Evaluation
Would the project:
a)

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

Less than significant impact. The residential and commercial land uses contemplated by the
proposed plan do not typically involve the regular use, storage, transport, or disposal of significant
amounts of hazardous materials. Construction and operation of development under the proposed
plan would involve the minor routine transport and handling of hazardous substances such as diesel
fuels, lubricants, solvents, asphalt, pesticides, and fertilizers. Handling and transportation of these
materials could result in the exposure of workers to hazardous materials.
However, the proposed plan would not create a significant hazard to the public or the environment.
Construction and operation would comply with applicable federal, State, and local laws pertaining to
the safe handling and transport of hazardous materials. The use of acutely hazardous materials of any
quantity that have the potential to result in releases that could potentially expose substantial numbers
of people or the environment to harm is not anticipated given the proposed plan components.
Household hazardous materials can be disposed of in two ways. Residents can dispose of hazardous
materials at the Household Waste Collection Facility at the Central Landfill and through local collection
events held by the Sonoma County Waste Management Agency program. Commercial uses may
generate hazardous materials but federal and State laws regulate transport, use, and disposal. At the
federal level, CERCLA, SRA, RCRA, FIFRA, and NESHRAP acts serve to track materials, apply standards
for cleanup and remediation, and require certifications for handlers and adherence to guidelines
tailored to specific hazardous materials. The State of California has developed Certified Unified
Program Agencies, administered locally by the Healdsburg Fire Department, that ensure registration of
hazardous waste generators, permitting of storage tanks, compliance with the Uniform Fire Code,
implementation of emergency response procedures, employee training for facilities handling
hazardous materials, implementation of hazardous materials release response plan, and mitigation of
of Emergency Services (Cal OES) also requires that
12
13

Attachment: Attachment 4 - Exhibit 11 - NEAP Draft EIR (2754 : North Village DA)

Cleanup Site that was completed on April 8, 1996 according to the California State website
GeoTracker12. The Regional Water Board confirmed that no further action was needed related to
petroleum releases at the LUST Cleanup site.13 No other existing hazardous materials are associated
with the plan area.

GeoTracker. Website: https://geotracker.waterboards.ca.gov/map/?CMD=runreport&myaddress=Healdsburg%2C+CA.
California Regional Water Quality Control Board, North Coast Region. RJW Lumber Company. April 8, 1996.
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specific businesses prepare an inventory of hazardous materials in order to implement proper
emergency response plans.

b)

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

Less than significant impact with mitigation incorporated. The proposed plan contemplates the
development of a vacant site with a variety of new land uses. These new uses would involve the
routine application of common low-level hazardous materials such as cleaning solvents, diesel,
gasoline, grease/degreasers, mechanical fluids, and oil. The proposed plan components do not
include industrial or commercial land uses that involve transport of hazardous materials for delivery
or disposal purposes, which would not increase the risk of upset and accidents. Given the small
quantities involved and the characteristics of the use, the use of hazardous materials would not be
considered a potential risk to human health or the environment. The use of acutely hazardous
materials of any quantity that have the potential for a reasonably foreseeable upset and accidental
release into the environment is unlikely.
The plan area geotechnical report prepared indicates that the majority of the plan area is underlain
with siltstone and sandstone. The central portion of the plan area is underlain by alluvial deposits
consisting of clay, silt, sand, and gravel. The upper elevations in the northeast corner of the plan
area and ridgeline adjacent to the northern plan area boundary are mapped as underlain by
serpentinite, an ultramafic rock where naturally occurring asbestos is likely to be encountered. The
geotechnical report identified highly weathered serpentinite in an isolated area along the west
property line with little to no asbestos form minerals visually noticeable; however, it is likely some
asbestos would exist in this type of rock.
Mass earthwork grading is not anticipated given the plan area previously underwent site grading and
drainage improvements. The majority of the plan area is covered with engineered fill that was
placed during remedial grading operations in 2004 on the site. Future grading in the plan area is
expected be minimal, and consist mainly of relatively minor cuts and fills necessary to create road
improvements, parking areas, and building pads as well as additional site drainage.

Attachment: Attachment 4 - Exhibit 11 - NEAP Draft EIR (2754 : North Village DA)

Furthermore, the General Plan addresses the potential for hazardous materials to impact the public
or the environment. Policies S-H-1 and S-H-2 regulate the production and use, storage, and
transport of hazardous materials within the City by ensuring new developments provide for
reasonable controls and protect current and new development from existing hazardous waste.
Impacts would be less than significant. This topic will not be further evaluated in the EIR.

The geotechnical report did not perform a site assessment of Naturally Occurring Asbestos Mineral
(NOAM) rocks or deposits. While no NOAM-bearing rocks or deposits were identified within the
footprints of proposed development areas, some portions of the plan area may contain serpentinite,
airborne toxic control measures for Surfacing Applications and for Construction, Grading, Quarrying,
and Surface Mining Operations, construction workers and nearby residents could be exposed to dust
from asbestos rock and soils during construction of elements of the proposed plan. Specifically,
48
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exposure may occur in foundation excavations or pipeline trenching, and handling of NOAM
materials would likely be needed during construction in the northeast portion of the plan area. This
is a potentially significant impact and would be reduced to less than significant with implementation
of MM HAZ-1. This topic will not be further evaluated in the EIR.
Emit hazardous emissions or handle hazardous or acutely hazardous materials, substances, or
waste within one-quarter mile of an existing or proposed school?

No impact. The plan area is located approximately 1.5 miles north of Healdsburg High School, the
closest school to the plan area. Buildout under the proposed plan could include a senior living
community with medical services, which may emit hazardous emissions or handle quantities of
hazardous materials but in limited amounts, and consistent with applicable regulations. The
emission or handling of acutely hazardous materials of any quantity at such a distance from a school
precludes the possibility of a school becoming exposed to hazardous emissions or hazardous
materials. No impact would occur. This topic will not be further evaluated in the EIR.
d)

Be located on a site 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?

Less than significant impact. The plan area is currently a vacant undeveloped lot. A lumberyard and
mill operated on-site at least as far back as the 1950s until 2000. The mill equipment and previous
developments were removed, and the plan area was regraded in 2004. Improvements also included
activities to remediate contaminated soils with oversight by the North Coast Regional Water Quality
Control Board.
The plan area is included in the State Water Resources Control Board GeoTracker database as a
cleanup site. The GeoTracker database indicates cleanup activities were completed and the casefile
closed in April 1996. All other sites listed in the database within 1 mile of the plan area indicate
cleanup or remedial activities were completed and cases files are closed. The Department of Toxic
Substance Control (DTSC) EnviroStor maintains a second database that lists hazardous sites through
California. The plan area is not listed in the database, and no listed site is located within one mile of
the plan area. Therefore, impacts from a known hazard on-site would be less than significant. This
topic will not be further evaluated in the EIR.
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 result in a safety
hazard for people residing or working in the project area?

Attachment: Attachment 4 - Exhibit 11 - NEAP Draft EIR (2754 : North Village DA)

c)

Less than significant impact. The plan area is located approximately 1.2 miles southwest of the
Healdsburg Municipal Airport. The Comprehensive Airport Land Use Plan for Sonoma County
(CALUP) includes a description of the referral area boundaries, noise compatibility standards, safety
compatibility standards, airspace protection standards, and other land use policies for the six public
use airports in the County, including the Healdsburg Municipal Airport. The plan area is located
within two miles of the Healdsburg Municipal Airport, and thus, within the CALUP area. As
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and other county airport zones. Therefore, referral to the Sonoma County Airport Land Use
Commission (ALUC) is not required. The plan does not propose any change in land use designations
for the property. Therefore, the proposed plan would not expose people residing and working within
the plan area to a safety hazard regarding operation of a public airport, and impacts would be less
than significant. This topic will not be further evaluated in the EIR.
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 private airstrips are located near the plan area. This condition precludes the
possibility of exposing persons who reside or work within the plan area to aviation hazards. No
impact would occur. This topic will not be further evaluated in the EIR.
g)

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

Less than significant impact with mitigation incorporated. The City and County do not have
Avenue is designated an arterial street. Healdsburg Avenue is within the plan area and borders the
eastern side of the plan area. Thus, the roadway is used for emergency response and could be used
for evacuation purposes. Improvements along the east side of Healdsburg Avenue are planned as
part of an approved neighboring development, Montage Healdsburg, which includes changes to the
roadway and utilities, bicycle lanes, sidewalks, lighting and landscaping. The existing private railroad
crossing at the entry to the plan area would be converted to a public railroad crossing and improved
with crossing gates and train signalization. A 70-foot-wide right-of-way would also be transferred to
the City and include two travel lands and one left-turn lane to provide access into the project plan.
In addition, a new City fire station is planned with driveway access directly opposite the proposed
plan entryway.
The proposed plan includes modifications to Healdsburg Avenue. Future signalization for the new
intersection of the crossing road and Healdsburg Avenue is planned to avoid potential traffic
congestion or backups on Healdsburg Avenue. The modifications would not impair or interfere with
emergency response or evacuation (e.g. permanent road closures, lane narrowing, etc.). However,
the plan area currently has just a single access across the NCRA railway. Given the size of the
proposed development and the potential need for plan area evacuation in the case of wildfires or
other emergencies, the lack of secondary emergency vehicle access to the plan area represents a
potentially significant impact.
Impacts would be reduced to less than significant with
implementation of MM HAZ-2. This topic will not be further evaluated in the EIR.
h)

Attachment: Attachment 4 - Exhibit 11 - NEAP Draft EIR (2754 : North Village DA)

f)

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?

Less than significant impact with mitigation incorporated. The City General Plan mapped areas for
potential development in sub-areas throughout the City limit/Urban Growth Boundary (Figure III-7).
The City General Plan included mapped areas with high to moderate risks of wildland fire (Figure
50
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The plan area is located in the northwest portion of Development Sub-Area D, and neighbor
Development Sub-Area C directly to the east. The plan area is considered at moderate risk of
wildland fire hazards. High fire zones are located approximately 0.25 mile to the south/southeast of
the plan area (Sub-Area A). The plan area and project plan is undeveloped and contains mostly
grassland with sloping hillsides and woodland vegetation to the north and southwest.
Consistent with the General Plan EIR, the risk of exposure to wildland fires would be minimized
through design measures and building practices. Policies S-D-1 through S-D-5 ensures that
development in at-risk area implements appropriate design and building materials. In addition, a
new fire station opposite of the plan area is planned, which may result in improved response times
to fires. Therefore, with implementation of MM HAZ-2, the potential increased exposure of people
or structures to wildland fires would be minimized, and the impact would be less than significant.
This topic will not be further evaluated in the EIR.

Mitigation Measures
MM HAZ-1

The following requirement shall be imposed as a condition of approval prior to all
development within the plan area: The Comstock property developer shall prepare a
dust control plan that specifies measures to reduce fugitive dust emissions during
construction. The developer shall also prepare an asbestos dust mitigation plan to
be submitted to and approved by BAAQMD, in accordance with 17 CCR Section
93105 and 8 CCR Section 1529.

MM HAZ-2

The following requirement shall be imposed as a condition of approval prior to or
concurrent with all development within the plan area: The Comstock property
developer shall provide a secondary emergency vehicle access point to facilitate more
orderly and efficient levels of development and minimize delaying emergency
response times. Potential location options for secondary emergency access include,
but are not limited to, a second railroad crossing over the NCRA railway north of the
main entrance or a new route south of the plan area through the vacant parcel owned
by SIMI Winery, Inc. (APN 091-060-032) and into the plan area. If secondary
emergency access is not provided to satisfy fire safety standards, development on the
Comstock property will be limited to the extent allowed under applicable fire safety
regulations, codes, and ordinances.

Attachment: Attachment 4 - Exhibit 11 - NEAP Draft EIR (2754 : North Village DA)

IV.H-1). High fire zones are generally characterized by wooded hillsides and ridges, open space, and
low density/intensity land uses. The areas east of the City are generally located in a high wildfire
area whereas downtown Healdsburg, largely urbanized or surrounded by infrastructure, precludes
exposing people or structures to significant risk of wildland fires.

Cumulative Impacts
As previously noted in Section 1.6, the anticipated cumulative buildout under the General Plan could
result in the construction and operation of up to 872 additional residential units, 52 mixed-use units,
339 hotel rooms, 995,975 gross square feet of industrial uses, 507,508 gross square feet of
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commercial space, 551,683 gross square feet of retail space, 15,000 gross square feet of mixed-use
space, and 20,000 gross square feet of office uses within the City of Healdsburg. As such,
implementation of the aforementioned identified cumulative projects in combination with the
proposed plan could result in wildfire- and emergency response-related impacts or accidental
release of hazardous materials, which could in turn result in cumulative exposure of persons or
structures to hazards and hazardous materials. However, with adherence to federal, State, and local
laws related to transport, use, and disposal of hazardous materials, and compliance with the
Uniform Fire Code and emergency response procedures as well as project-specific hazards and
hazardous materials recommendations (i.e., mitigation measures) by project proponents for the
identified cumulative projects and the proposed plan, the cumulative hazards and hazardous
materials impact would be less than significant. This cumulative topic will not be further evaluated
in the EIR.
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9.

Potentially
Significant
Impact

Less than
Significant
Impact with
Mitigation
Incorporated

Less than
Significant
Impact

No
Impact

Hydrology and Water Quality
Would the project:
a) Violate any water quality standards or waste
discharge requirements?

Attachment: Attachment 4 - Exhibit 11 - NEAP Draft EIR (2754 : North Village DA)

b) Substantially deplete groundwater supplies or
interfere substantially with groundwater recharge
such that there would be a net deficit in aquifer
volume or a lowering of the local groundwater
table level (e.g., the production rate of pre-existing
nearby wells would drop to a level which would
not support existing land uses or planned uses for
which permits have been granted?
c) Substantially alter the existing drainage pattern of
area, including through the alteration of the
course of a stream or river, in a manner which
would result in substantial erosion or siltation onor off-site?
d) Substantially alter the existing drainage 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 on- or off-site?
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) Otherwise substantially degrade water quality?
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?
h) Place within a 100-year flood hazard area
structures which would impede or redirect flood
flows?
i) Expose people or structures to a significant risk
of loss, injury or death involving flooding,
including flooding as a result of the failure of a
levee or dam?
j) Inundation by seiche, tsunami, or mudflow?
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The plan area is located in the City of Healdsburg and subject to water quality regulations
established by the North Coast Regional Water Quality Control Board. The Russian River and Foss
Creek are the two main surface waters in the City of Healdsburg. The plan area does not contain any
water bodies, rivers, or streams but does contain two existing 48-inch- and 36-inch-diameter culverts
that convey stormwater. There are drainage ditches in the plan area that convey stormwater to
these culverts. The plan area is not located within a designated Federal Emergency Management
Agency (FEMA) 100-year floodplain.

Environmental Evaluation
Would the project:
a)

Violate any water quality standards or waste discharge requirements?

Less than significant impact. The plan area currently is undeveloped with no structures or
impervious surfaces. However, the City anticipates development in the plan area to consist of new
residential and commercial land uses. Only minor grading and trenching is anticipated as mass
grading of the plan area has already occurred. However, future grading and excavation activities may
result in temporary impacts to surface water quality. Surface runoff that flows across the plan area
may contain sediments that may be discharged into the storm drainage system. For construction of
projects that would disturb more than one acre of soil, compliance with the NPDES General Permit
for Construction Activities is required.
City of Healdsburg Ordinance No. 1091 requires all new residential, commercial, office, industrial,
public or quasi-public construction that requires design review and/or a building or grading permit
prepare a SWPPP. Sediment and erosion controls are required to protect water quality while a site is
under construction. Foss Creek, located on the southeastern portion of the plan area, would need to
be protected during all construction activities from this runoff. A detailed list of BMPs must be
included in the SWPPP to prevent the discharge of pollutants. Future projects contemplated in the
proposed plan with implementation of best management practices (BMPs) would not result in
significant construction-related water quality impacts.
The proposed plan would redevelop the area with new residential and commercial development.
The new projects would be required to meet post-construction stormwater treatment standards.
New storm drains would be located along newly developed roads, private driveway, and Healdsburg
Avenue. Project applicants would also be required to prepare a Standard Urban Stormwater

Attachment: Attachment 4 - Exhibit 11 - NEAP Draft EIR (2754 : North Village DA)

Existing Conditions

SUSMP, capture and infiltrate the total runoff from the project from an 85th percentile, 24-hour
storm. Therefore, impacts to water quality and waste discharge requirements would be less than
significant. This topic will not be further evaluated in the EIR.
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Substantially deplete groundwater supplies or interfere substantially with groundwater recharge
such that there would be a net deficit in aquifer volume or a lowering of the local groundwater
table level (e.g., the production rate of pre-existing nearby wells would drop to a level which
would not support existing land uses or planned uses for which permits have been granted?

Less than significant impact. The City would provide the project with potable water service, which it
obtains from well fields located along the Russian River and Dry Creek. According to the General
Plan, the City has the rights to 3,376 acre-feet of water, with as much as 4,179 acre-feet available to
supplement municipal water sources. According to the recently adopted 2015 Urban Water
Management Plan, the City does not use any groundwater supplies as a municipal water source.
Therefore, impacts related to groundwater supplies would be less than significant. This topic will
not be further evaluated in the EIR.
c)

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

Less than significant impact. The proposed plan contemplates development on a vacant site with
new residential and commercial land uses. Future projects would install a storm drain system that
would collect runoff and discharge it to the off-site public system. Where possible, runoff would be
directed to landscaped areas for filtration and infiltration. As stated above, stormwater drains would
be located along the newly developed roads, private driveways, and planned improvements to

stream or river would occur that would result in substantial erosion or siltation. In addition, a
SWPPP must be added to the engineering phase of co
Management Program. Implementation of the SWPPP would ensure the impacts of erosion or
siltation would be less than significant. This topic will not be further evaluated in the EIR.
d)

Substantially alter the existing drainage 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 on- or off-site?

Less than significant impact. As described above, the proposed plan contemplates development on
a vacant site. Future projects would install a storm drain system that would collect runoff and
discharge it to the off-site public system. Stormwater drains would be located along the newly
developed roads, private driveways, and Healdsburg Avenue. As discussed in impact 9a), above,
regulatory policies pertaining to stormwater runoff. Where possible, runoff would be directed to
landscaped areas for filtration and infiltration. In addition, bioretention beds (rain gardens) would
provide stormwater treatment and reduce the amount of post-development stormwater runoff.
Development is subject to compliance with Low Impact Design standards, which are applied as a
requirement of development through reviews conducted by the City Department of Public Works.
This includes but is not limited to disconnected roof drains, interceptor trees, and appropriately
selected plants incorporated into the design. No alteration of the course of any stream or river
would occur as a result of implementation of the plan. Therefore, impacts would be less than
significant. This topic will not be further evaluated in the EIR.
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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?

Less than significant impact. Future projects would result in the creation of new impervious
surfaces in the form of driveways and rooftops. However, compliance with the existing regulations

project impacts to less than significant levels. As such, impacts would be less than significant. This
topic will not be further evaluated in the EIR.
f)

Otherwise substantially degrade water quality?

Less than significant impact. As stated above in impact 9a), construction activities related to projects
could introduce pollutants and sediment into water runoff from the site. Future project applicants
would be required to fulfill requirements regarding the provision of site design measures, source
controls, Low Impact Development treatment measures, hydromodification management, and
construction BMPs that are appropriate for the type and size of the project to control stormwater
BMPs to avoid erosion and off-site discharges of water runoff would be implemented. Implementation
of these BMPs would avoid water quality impacts to adjacent lands and waterways. Accordingly,
impacts would be less than significant. This topic will not be further evaluated in the EIR.
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. As identified in the General Plan EIR, the plan area is not located within a FEMA
designated Special Flood Hazard Area subject to inundation in the event of a 100-year flood (Figure
IV.I-1). Therefore, no impact would occur. This topic will not be further evaluated in the EIR.
h)

Place within a 100-year flood hazard area structures which would impede or redirect flood flows?

No impact. As stated above, the plan area is not located within a FEMA designated Special Flood
Hazard Area subject to inundation in the event of a 100-year flood. Therefore, no impact would
occur. This topic will not be further evaluated in the EIR.
i)

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

Attachment: Attachment 4 - Exhibit 11 - NEAP Draft EIR (2754 : North Village DA)

impacts to the maximum extent practicable and impacts would be less than significant. Compliance

Less than significant impact. According to the City General Plan, flood control for the lower Russian
River is provided primarily by Warm Springs Dam. The dam is located on Dry Creek, a tributary of
the Russian River, located approximately 10 miles northwest of the City. Lake Sonoma was created
by this dam. Coyote Dam is an earthen dam located on the East Fork of the Russian River above
Ukiah in Mendocino County. The dam is part of a system that provides water to Mendocino,
Sonoma, and Marin counties. Although Warm Springs Dam was built on a medium-size fault, it was
designed to absorb the maximum expected ground shaking. Failure of this dam could inundate most
of the City to an elevation of 230 feet.
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The plan area is located within an area that is located below 230 feet, according to the Healdsburg
General Plan EIR Figure IV.1-2. To address potential impacts, the General Plan requires
implementation measures proposed for the revised Safety Element of the proposed General Plan

emergency response exercises to test the effectiv
These two implementation measures will assist in minimizing risks associated with flooding due to a
dam failure. Although the proposed plan will increase the number of people exposed to the risk of
flooding, emergency and evacuation plans developed by both the USACE and the City will reduce the
risk of injury or death resulting from this flooding. Therefore, this impact would be less than
significant. This topic will not be further evaluated in the EIR.
j)

Inundation by seiche, tsunami, or mudflow?

Less than significant impact. The plan area location and topographical characteristics are not
susceptible to the effects of a seiche, tsunami, or mudflows. A seiche affects locations adjacent to
larger water bodies such as lakes or reservoirs. The plan area is not adjacent to an enclosed body of
water and therefore is not susceptible to the effects of a seiche. The plan area is also not located
near the Pacific Ocean and therefore is not susceptible to the effects of a tsunami. In addition,
based upon the relatively flat topography immediately bounding the site, the potential for mudflow
to affect the site would be minimal. Therefore, impacts associated with a seiche, tsunami, or
mudflow are less than significant. This topic will not be further evaluated in the EIR.

Mitigation Measures
No mitigation measures are required.

Cumulative Impacts
As previously noted in Section 1.6, the anticipated cumulative buildout under the General Plan could
result in the construction and operation of up to 872 additional residential units, 52 mixed-use units,
339 hotel rooms, 995,975 gross square feet of industrial uses, 507,508 gross square feet of
commercial space, 551,683 gross square feet of retail space, 15,000 gross square feet of mixed-use
space, and 20,000 gross square feet of office uses within the City of Healdsburg. As such,
implementation of the aforementioned identified cumulative projects in combination with the
proposed plan could result in cumulative surface and groundwater quality-related impacts or
drainage/runoff-related erosion, flooding, and stormwater system exceedance impacts. However,
with adherence to the NPDES permit, a SWPPP as part of its Construction General Permit, and the
t manual as well as project-specific hydrology and
water quality recommendations (i.e., mitigation measures) by project proponents for the identified
cumulative projects and the proposed plan, the cumulative hydrology and water quality impact
would be less than significant. This cumulative topic will not be further evaluated in the EIR.
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Operations Plan, Recovery Manual and Hazard Mitigation Plan. As part of the periodic updates, the
City shall review county and state emergency response procedures to ensure that they are
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10. Land Use and Planning
Would the project:
b) Conflict with any applicable land use 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?
c) Conflict with any applicable habitat conservation
plan or natural communities conservation plan?

Existing Conditions
The plan area is currently designated in the General Plan as MU (Mixed Use 10-16 UPA), Zoning
Designation MU Mixed Use, and within the North Entry Special Study Area. The plan area was
previously used as a lumber yard and mill until 2000 and improved for development in 2004. The
plan area is now vacant and undeveloped.

Environmental Evaluation
Would the project:
a)

Physically divide an established community?

Less than significant impact. The plan area consists of undeveloped private and publicly owned
land, located in a transitional area between the rural character of Alexander Valley to the north and
an urban character of the City to the south. The City General Plan recognized special study areas
within Healdsburg with development potential and called for preparation of the North Entry Area
Plan. The proposed plan is being developed consistent with existing General Plan guidelines as well
as development policies, and thus consistent with City land use regulations.

Attachment: Attachment 4 - Exhibit 11 - NEAP Draft EIR (2754 : North Village DA)

a) Physically divide an established community?

Although individual components of the proposed plan would be constructed on vacant land, the plan
area is designated mixed-use in the City General Plan. The City would conduct review of future
specific projects to ensure that the mix of uses is compatible and consistent with the intent of the
North Entry Area Plan. As such, buildout under the proposed plan would not physically divide an
established community. Impacts would be less than significant. This topic will not be further
evaluated in the EIR.
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Conflict with any applicable land use 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?

Less than significant impact. The plan area is designated mixed-use in the General Plan. Policy LU18 allows for nonresidential uses in mixed use areas but such uses should serve residents and/or
visitors in a manner that does not undermine the role of the downtown as the commercial center of
Healdsburg. The specific location of proposed development would not substantially alter the
planned land use composition detailed in the General Plan. Moreover, the proposed plan is being
developed to further City land use development objectives and would not conflict with any
applicable land use plan, policy, or regulation that was adopted for the purpose of avoiding or
mitigating an environmental effect.
Development under the proposed plan could include components such as a senior community,
residential apartments, a hotel, offices, and restaurants. Consistent with the General Plan,
development on-site would be required to comply with applicable General Plan policies and land use
regulations. As projects are proposed, the City would review them for compliance prior to approval
of the necessary permits. As such, impacts would be less than significant. This topic will not be
further evaluated in the EIR.
c)

Conflict with any applicable habitat conservation plan or natural communities conservation plan?

No impact. As noted above, Biological Resources, the proposed plan area does not conflict with any
applicable habitat conservation plan or natural communities conservation plan. No impact would
occur. This topic will not be further evaluated in the EIR.

Mitigation Measures
No mitigation measures are required.

Cumulative Impacts
As previously noted in Section 1.6, the anticipated cumulative buildout under the General Plan could
result in the construction and operation of up to 872 additional residential units, 52 mixed-use units,
339 hotel rooms, 995,975 gross square feet of industrial uses, 507,508 gross square feet of
commercial space, 551,683 gross square feet of retail space, 15,000 gross square feet of mixed-use
space, and 20,000 gross square feet of office uses within the City of Healdsburg. However,
implementation of the aforementioned identified cumulative projects in combination with the
proposed plan would not result in division of an established community or conflict with applicable
land use plans, policies, or regulations adopted for the purpose of avoiding or mitigating an
environmental effect. Thus, the cumulative land use and planning impacts would be less than
significant. This cumulative topic will not be further evaluated in the EIR.
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Less than
Significant
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No
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a) Result in the loss of availability of a known
mineral resource that would be of value to the
region and the residents of the state?
b) Result in the loss of availability of a locallyimportant mineral resource recovery site
delineated on a local general plan, specific plan
or other land use plan?

Existing Conditions
The plan area has not historically supported mineral extraction activities and is not a known location
for mineral deposits. A soils report prepared for the plan area indicates the underlying soils consist
mainly of gravelly loams and clay loams. The primary mineral resources in the City consist of
aggregate, sand, and gravel. No mineral extraction activities occur within the plan area.

Environmental Evaluation
Would the project:
a)

Result in the loss of availability of a known mineral resource that would be of value to the region
and the residents of the state?

No impact. The State Mines and Geology Board designate Statewide sand and gravel deposits of
regional significance. The Board identified terrace-mining pits along the Russian River as MRZ-2,
located primarily along the riverbanks. Syar Industries currently processes sand and gravel at its
Healdsburg Plant located along the Russian River approximately 3.5 miles south of plan area. General
allow for the continued use of properties along the
Russian River for sand and gravel mining operations. The General Plan designated the plan area for
mixed-use land use and it is not located in a mineral zone, as mapped in the General Plan EIR (Figure
IV.K-1). Construction of proposed plan components would not result in the loss of mineral resources.
Therefore, no impact would occur. This topic will not be further evaluated in the EIR.
b)

Attachment: Attachment 4 - Exhibit 11 - NEAP Draft EIR (2754 : North Village DA)

11. Mineral Resources
Would the project:

Result in the loss of availability of a locally important mineral resource recovery site delineated
on a local general plan, specific plan or other land use plan?

No Impact. The plan area supported a lumberyard and mill operations until 2000. Previous buildings
and structures were removed, and no historical mineral extraction activities are known to have
occurred on-site. As explained above, the General Plan designated the plan area for mixed-use land
uses and the plan area is not identified within or near a mineral zone. Therefore, construction of
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proposed plan components would not result in the loss of availability of a locally important mineral
resource. No impact would occur. This topic will not be further evaluated in the EIR.

Mitigation Measures
No mitigation measures are required.

As previously noted in Section 1.6, the anticipated cumulative buildout under the General Plan could
result in the construction and operation of up to 872 additional residential units, 52 mixed-use units,
339 hotel rooms, 995,975 gross square feet of industrial uses, 507,508 gross square feet of
commercial space, 551,683 gross square feet of retail space, 15,000 gross square feet of mixed-use
space, and 20,000 gross square feet of office uses within the City of Healdsburg. However,
implementation of the aforementioned identified cumulative projects in combination with the
proposed plan would not result in loss of availability of a known mineral resource of value to the
region and the residents of the State. Thus, the cumulative mineral resources impact would be less
than significant. This cumulative topic will not be further evaluated in the EIR.
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Less than
Significant
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Impact

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, would the project expose
people residing or 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?

Existing Conditions
The plan area is currently undeveloped, vacant land which is adjacent to U.S. Highway 101 and
Healdsburg Avenue. The primary noise sources in the plan area are traffic noise from these adjacent
roadways, and temporary construction activity at a site across Healdsburg Avenue to the east.

Environmental Evaluation

Attachment: Attachment 4 - Exhibit 11 - NEAP Draft EIR (2754 : North Village DA)

12. Noise
Would the project result in:

Would the project 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?

Potentially significant impact. As indicated in General Plan EIR Figure IV.L-2, the plan area and project
plan is currently exposed to noise levels in excess of 75 dbA CNEL associated with traffic noise on
Highway 101 and Healdsburg Avenue. In addition, a freight rail line owned by the NCRA is expected to
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The General Plan EIR identifies the noise exposure range of 61 dBA to 70 dBA CNEL to be

for commercial development. The General Plan EIR notes that new development should be
undertaken only after a detailed noise analysis that includes insulation features are included in
project design. Impacts associated with noise exposure are potentially significant and thus will be
further evaluated in the EIR.
b)

Exposure of persons to or generation of excessive groundborne vibration or groundborne noise
levels?

Potentially significant impact. Ground vibration can be caused by temporary activities such as
construction and regular, reoccurring activities such as truck and train movements. The NCRA and
SMART District intend to operate train service along the railroad tracks that run along the eastern
portion of the plan area. Construction near the tracks with noise-sensitive uses may be required to
incorporate structural noise- and vibration-reduction measures to avoid significant groundborne
vibration from trains. Therefore, this is considered a potentially significant impact and thus will be
further evaluated in the EIR.
c)

A substantial permanent increase in ambient noise levels in the project vicinity above levels
existing without the project?

Potentially significant impact. The proposed plan contemplates redeveloping the plan area with a
range of new land uses. The new uses would add new daily trips to local roadways, including those
that experience existing noise levels of 70 dBA CNEL as shown in the City General Plan EIR Figure
IV.L-2. This has the potential to cause a substantial permanent increase in ambient noise levels in
the plan area vicinity. Additionally, buildout under the proposed plan would generate on-site, nontransportation noise from operational activities (loading/unloading activities, stationary mechanical
equipment operation, etc.) that also have the potential to increase ambient noise levels.
Accordingly, operational noise associated with the proposed plan is a potentially significant impact
and thus will be further evaluated in the EIR.
d)

Attachment: Attachment 4 - Exhibit 11 - NEAP Draft EIR (2754 : North Village DA)

service both freight trains and the future Sonoma-Marin Area Rail Transit (SMART) operations. As
discussed above, the City may require new development to implement measures that reduce noiserelated impacts in the Federal Railroad Administrati
entry/Healdsburg Avenue intersection. If the on-site Quiet Zone is not implemented, train horns
would be required to sound resulting in noise levels ranging between 96 dBA and 110 dBA Lmax as
measured at 50 feet. While infrequent and intermittent, the use of train horns would cause a
substantial increase in ambient noise levels in the vicinity.

A substantial temporary or periodic increase in ambient noise levels in the project vicinity above
levels existing without the project?

Potentially significant impact. The proposed plan contemplates redeveloping the plan area with a
range of new land uses. Construction activities would involve the use of heavy equipment that has
the potential to expose surrounding receptors to substantial temporary increases in ambient noise
FirstCarbon Solutions
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levels in the plan area vicinity. As such, construction noise associated with buildout of the proposed
plan is potentially significant and thus will be further evaluated in the EIR.
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 working in the project area to excessive noise levels?

Therefore, persons residing or working at the project plan would not be exposed to noise levels from
airport activity that would be in excess of normally acceptable standards. Therefore, no impact
would occur. This topic will not be further evaluated in the EIR.
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?

No impact. No private airstrips are located within two miles of the plan area. This condition
precludes the possibility of exposing persons residing or working in the plan area vicinity to excessive
aviation noise from private airstrips. Therefore, no impact would occur. This topic will not be
further evaluated in the EIR.

Mitigation Measures
No mitigation measures have been identified at this time. Impacts associated with this topic will be
further evaluated and, if necessary, mitigated in the plan and/or EIR.

Cumulative Impacts
As previously noted in Section 1.6, the anticipated cumulative buildout under the General Plan could
result in the construction and operation of up to 872 additional residential units, 52 mixed-use units,
339 hotel rooms, 995,975 gross square feet of industrial uses, 507,508 gross square feet of commercial
space, 551,683 gross square feet of retail space, 15,000 gross square feet of mixed-use space, and
20,000 gross square feet of office uses within the City of Healdsburg. As such, implementation of
identified cumulative projects in combination with the proposed plan would result in cumulative noise
and vibration, which could in turn result in exposure of persons to noise and vibration levels in excess
of standards established in the General Plan or noise ordinance. This is a potentially significant
cumulative noise impact and, thus, will be further evaluated in the EIR.
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No impact. The nearest public airport to the project plan is the Healdsburg Municipal Airport,
located approximately 1.3 miles northwest of the project plan. Because of its distance from the
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a) Induce substantial population growth in an area,
either directly (for example, by proposing new
homes and businesses) or indirectly (for
example, through extension of roads or other
infrastructure)?
b) Displace substantial numbers of existing
housing, necessitating the construction of
replacement housing elsewhere?
c) Displace substantial numbers of people,
necessitating the construction of replacement
housing elsewhere?

Existing Conditions
As discussed in the Healdsburg
2.56 persons per household. In addition, according to the Association of Bay Area Governments
(ABAG), the City had a population of 11,267 in 2010. The proposed plan area does not contain
existing homes and is currently vacant, undeveloped land.

Environmental Evaluation
Would the project:
a)

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

Less than significant impact. The proposed plan contemplates redevelopment of the plan area with
new residential and commercial land uses. Based on preliminary concept plans for the Comstock
site, anticipated future uses could include: an independent senior living community, a boutique
hotel, commercial uses, and multifamily housing. This mix of uses is consistent with mixed use land
use designations, mixed use zoning, and the 290 residential units and 200,000 square feet of
commercial development anticipated within the North Entry Area Plan.

Attachment: Attachment 4 - Exhibit 11 - NEAP Draft EIR (2754 : North Village DA)

13. Population and Housing
Would the project:

The General Plan projects population at full City buildout to be 11,600 in 2020 and 12,300 in 2030.
Consistent with the General Plan and anticipated buildout in th
2023, the proposed plan would accommodate population growth with new residential units and
commercial development consistent with the land use designation and within anticipated buildout
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under the General Plan. Therefore, the impact would be less than significant. This topic will not be
further evaluated in the EIR.
b)

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

c)

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

No impact. The plan area does not currently contain any dwelling units. This condition precludes
the possibility of displacement of persons. No impact would occur. This topic will not be further
evaluated in the EIR.

Mitigation Measures
No mitigation measures are required.

Cumulative Impacts
As previously noted in Section 1.6, the anticipated cumulative buildout under the General Plan could
result in the construction and operation of up to 872 additional residential units, 52 mixed-use units,
339 hotel rooms, 995,975 gross square feet of industrial uses, 507,508 gross square feet of
commercial space, 551,683 gross square feet of retail space, 15,000 gross square feet of mixed-use
space, and 20,000 gross square feet of office uses within the City of Healdsburg. However,
implementation of the aforementioned identified cumulative projects in combination with the
proposed plan would not induce substantial population growth or result in substantial displacement
of housing or persons. Thus, the cumulative population and housing impact would be less than
significant. This cumulative topic will not be further evaluated in the EIR.
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No impact. The plan area does not currently contain dwelling units. This condition precludes the
possibility of displacement of existing housing. No impact would occur. This topic will not be further
evaluated in the EIR.
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a) Fire protection?
b) Police protection?
c) Schools?
d) Parks?
e) Other public facilities?

Existing Conditions
The plan area is within the City of Healdsburg and would be served by the City of Healdsburg Fire
Department, Police Department, Healdsburg Unified School District, City of Healdsburg Parks and
Recreation, and Healdsburg Regional Library. The closest fire station to the plan area is the CAL FIRE
Healdsburg Station located approximately one mile to the north. In addition, the closest City of
Healdsburg fire station is located 1.94 miles to the south. The closest police station is located
approximately 2.34 miles to the south.

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

Fire protection?

Less than significant impact. The plan area is located between U.S. Highway 101 and Healdsburg
Avenue in the northern end of the City. Consistent with the General Plan, the plan contemplates
development on a currently vacant site with a mix of residential and commercial uses. The plan area
is located approximately two miles north of the Healdsburg Fire Station at the northwest corner of
Healdsburg Avenue and Grant Street. The fire station currently has three Type 1 fire engines and
one Type 2 engine, one ladder truck, and three utility vehicles. Staffing resources include 11 fulltime firefighters, 12 paid personnel and 18 Reserve Firefighters.

Attachment: Attachment 4 - Exhibit 11 - NEAP Draft EIR (2754 : North Village DA)

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

The General Plan EIR evaluated whether development facilitated by the General Plan would require
fire protection that exceeds current staffing or facilities in order to maintain acceptable service and
FirstCarbon Solutions
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Future development contemplated in the plan area would not itself require a new fire substation.
The plan area is located in the northern portion of the City and development of the site with mixed
uses is already contemplated under the General Plan. Future development is not expected to
substantially increase response times. The proposed plan is consistent with General Plan guidance
and regulations and future development would also be required to incorporate safety measures
including fire hydrants and fire-resistant building materials as well as other fire protective measures.
As discussed in the General Plan EIR, the City evaluated the impact of the Montage Healdsburg
development project, a large residential development, located opposite of the plan area. Because of
project included the construction a fire substation, thereby reducing response times to the project
area. The new substation would service the plan area and proposed plan, and thus would maintain
an acceptable response time.
Key to fire protection is capacity of the water system to provide sufficient flow for firefighting
purposes. The current water system meets fire flow demand and any new development would be
required to comply with all applicable Fire Code requirements associated with adequate fire access,
fire flows, and number hydrants. The Montage Healdsburg development improvement plans
propose to extend two 12-inch water mains adjacent to the plan area that would provide a water
distribution system for new development. In addition, improvements to provide water services to
the plan area are being coordinated with the Montage Healdsburg development project. If
development of the plan area is pursued before the improvements approved for development of the
Saggio Hills Area Plan are completed, then the developer of the Comstock property would be
required to complete this work. Furthermore, General Plan Policy PS-E-2 requires all new mixed-use
developments to have built-in fire protection equipment, which is assured at the time of
construction with development permits. Therefore, impacts would be less than significant. This
topic will not be further evaluated in the EIR.
b)

Police protection?

Less than significant impact. The Healdsburg Police Department Headquarters is located at 238
Center Street, approximately 2.33 miles south of the plan area.

Attachment: Attachment 4 - Exhibit 11 - NEAP Draft EIR (2754 : North Village DA)

performance objectives. According to the General Plan and General Plan EIR, the average response
time for the Healdsburg Fire Department is 4 minutes and 2 seconds; response times to the more
rural locations in the plan area may take as long as 6 minutes. The City identified sub-areas for
development potential, including areas in the northern city limits, which may require additional fire
department staff to maintain response times. However, the increased demand for fire protection
services would be gradual and incremental over the 20-year period of the General Plan.

As discussed in the General Plan EIR, the City considered whether new residential and commercial
development would increase police staffing or facility needs. Development facilitated by the General
Plan would increase demand for police protection and increase the number of service calls received
needs and coordinate new development with police facility improvements. The City of Healdsburg
68
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Police Department is responsible for monitoring and maintaining adequate staffing to meet the

The plan area is located is northern portion of the City and development of the site with mixed uses
as contemplated under the General Plan. Future development is not expected to substantially
increase police response times. The proposed plan is consistent with General Plan guidance and
regulations. Development under the proposed plan would be required to incorporate safety and
security measures, including parking lot lighting and other loss prevention measures to deter and
prevent criminal activity. Development plans are routinely referred to the Police Department for
review and comment, to assure safety concerns are considered and addressed. This includes
ensuring that adequate lighting of walkways, parking lots, and entryways is provided and shown on
plans. Existing facilities can accommodate police service needs at the assumed future full-built of
the General Plan. Development under the proposed plan would not physically alter police facilities,
increase the need for new or altered police facilities, or cause the construction, which could cause
significant environmental impacts. Therefore, impacts would be less than significant. This topic will
not be further evaluated in the EIR.
c)

Schools?

Less than significant impact. The proposed plan contemplates the development of up to 290
residential units. The added residents would result in an increased demand for school services. The
plan area is located in the Healdsburg Unified School District (HUSD), which includes two elementary
schools, a junior high, and a high school. The HUSD enrolls about 2,200 students per year with a
capacity to accommodate up to 3,900 students. In addition, several non-HUSD schools add to
student enrollment capacities. Based on a student generation rate of 0.6 per residential dwelling
unit, as provided by the General Plan EIR, the proposed plan could generate as many as 174 new
students. The proposed residential-unit development is consistent with the buildout scenario of the
General Plan. The project would contribute developer fees, pursuant to state law, to fund the
construction or maintenance of school facilities and school services. Therefore, the proposed plan
would not create a need for new or expanded school facilities. The impact would be less than
significant. This topic will not be further evaluated in the EIR.
d)

Parks?

Less than significant impact. The proposed plan contemplates a mixed-use development that could
include such uses as a senior community, a boutique hotel, a commercial office complex, and multifamily housing. The mixed use zoning standards in Healdsburg Municipal Code Section 20.08.175.B
require a minimum of 200 square feet of usable open space for each dwelling. Thus, future multifamily development would include usable open space for future resident. The proposed plan would
not remove existing parkland but would increase demand on park services.

Attachment: Attachment 4 - Exhibit 11 - NEAP Draft EIR (2754 : North Village DA)

the need for additional officers and facilities in the future, the City will assess development impact
fees from new development that are sufficient to maintain adequate police service levels.

General Plan Policy PS-H-4 sets a minimum citywide ratio of 5.0 acres of parkland per 1,000
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acreage relative to its population. The City is in the process of updating its Parkland Mitigation Fees
(per the Quimby Act), and new development would be required to pay development impact fees
and/or provide on-site parks. Furthermore, the City recently approved an approximately 36-acre
community park that will be constructed as part of the Montage Healdsburg project, located across
from the plan area. The City also has a joint use agreement with the Healdsburg Unified School

recreational facilities. Therefore, impacts to existing and planned parks would be less than
significant. This topic will not be further evaluated in the EIR.
e)

Other public facilities?

Less than significant impact. Development envisioned under the proposed plan could create an
increase in the demand for other public facilities. The Healdsburg Regional Library is located
approximately two miles south of the plan area, and the Healdsburg Community Center is located
approximately 0.76 mile south. Pursuant to State law, the City would require new development to
pay impact fees that offset the costs associated with providing additional public services.
The proposed plan is consistent with the land use intensities and densities identified in the General
Plan development assumptions at full-buildout. The General Plan did not identify any need for
public facilities in the plan area and did not specifically evaluate whether new development
facilitated by the General Plan would result in substantial adverse physical impacts. Therefore, it is
expected that the development under the proposed plan would be served by existing and plannedfor public facilities. Impacts would be less than significant. This topic will not be further evaluated in
the EIR.

Mitigation Measures
No mitigation measures are required.

Cumulative Impacts

Attachment: Attachment 4 - Exhibit 11 - NEAP Draft EIR (2754 : North Village DA)

parks. The existing 3.50-acre Barbieri Brothers Park is located approximately 1,100 feet southeast of
the plan area, which provides local residents with walking paths, playgrounds, and sport facilities. In
addition, the 155-acre Healdsburg Open Space Preserve is located approximately 0.33 mile
southeast of the plan area.

As previously noted in Section 1.6, the anticipated cumulative buildout under the General Plan could
result in the construction and operation of up to 872 additional residential units, 52 mixed-use units,
339 hotel rooms, 995,975 gross square feet of industrial uses, 507,508 gross square feet of
commercial space, 551,683 gross square feet of retail space, 15,000 gross square feet of mixed-use
space, and 20,000 gross square feet of office uses within the City of Healdsburg. However,
implementation of the aforementioned identified cumulative projects in combination with the
proposed plan would not result in substantial adverse physical impacts associated with the provision
70
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of new or physically altered governmental facilities or need for new or physically altered
governmental facilities, the construction of which could cause significant environmental impacts.
Thus, the cumulative public services impact would be less than significant. This cumulative topic will
not be further evaluated in the EIR.
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Potentially
Significant
Impact

Less than
Significant
Impact with
Mitigation
Incorporated

Less than
Significant
Impact

No
Impact

a) Would the project increase the use of existing
neighborhood and regional parks or other
recreational facilities such that substantial
physical deterioration of the facility would occur
or be accelerated?
b) Does the project include recreational facilities or
require the construction or expansion of
recreational facilities, which might have an
adverse physical effect on the environment?

Existing Conditions
The existing 3.50-acre Barbieri Brothers Park is located approximately 1,100 feet southeast of the
plan area, and provides local residents with walking paths, playgrounds, and sport facilities. In
addition, the 155-acre Healdsburg Open Space Preserve is located approximately 0.33 mile
southeast of the plan area.

Environmental Evaluation
a)

Would the project increase the use of existing neighborhood and regional parks or other
recreational facilities such that substantial physical deterioration of the facility would occur or be
accelerated?

Less than significant impact. The plan would add residential development, and the resultant
population would increase demand for and use of City parks. Greater use of City parks and
recreational facilities may result in physical deterioration. However, population growth is only one
factor in determining whether parks and recreational facilities would deteriorate through increased
use. Other variables include park design, age, infrastructure, and park use.
The City currently operates and maintains a variety of parks and recreational facilities. There are
seven neighborhood parks and community parks within the City, and several other county-owned
park facilities nearby. The Barbieri Brothers Park located closest to the plan area provides local
residents with walking paths, playgrounds, and sport facilities. In addition, as discussed in impact
14d), the City is planning a 34-acre community park as part of the Montage Healdsburg development
project.

Attachment: Attachment 4 - Exhibit 11 - NEAP Draft EIR (2754 : North Village DA)

15. Recreation

The proposed plan is consistent with the General Plan to provide a vision for redevelopment in the
northern portion of the City. The proposed plan does not propose land use or zoning changes and
would not change the type or extent of development allowed under the General Plan. Development
pursuant to the proposed plan would still comply with the densities, standards, and design
72
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guidelines permitted under the General Plan. Therefore, impacts on existing and planned park
facilities are less than significant. This topic will not be further evaluated in the EIR.
b)

Does the project include recreational facilities or require the construction or expansion of
recreational facilities, which might have an adverse physical effect on the environment?

recreational outdoor areas, and possibly a tot lot or community garden. The plan is also consistent
with the City General Plan. In addition, and as discussed above, the Meontage Healdsburg
development project east of the plan area includes the construction of a new 36-acre community
park with recreational facilities, which would serve residents as part of the proposed plan. The
Healdsburg Open Space Preserve located less than 0.5 mile from the plan area offers a trail network
of 3 miles of hiking trails through grasslands, oak woodlands, wetlands, and chaparral. Therefore,
have an adverse physical effect on the environment. No impact would occur. This topic will not be
further evaluated in the EIR.

Mitigation Measures
No mitigation measures are required.

Cumulative Impacts
As previously noted in Section 1.6, the anticipated cumulative buildout under the General Plan could
result in the construction and operation of up to 872 additional residential units, 52 mixed-use units,
339 hotel rooms, 995,975 gross square feet of industrial uses, 507,508 gross square feet of
commercial space, 551,683 gross square feet of retail space, 15,000 gross square feet of mixed-use
space, and 20,000 gross square feet of office uses within the City of Healdsburg. However,
implementation of the aforementioned identified cumulative projects in combination with the
proposed plan would not result in increased use of existing recreational facilities such that
substantial physical deterioration of the facilities would occur or be accelerated; nor would the
proposed plan include recreational facilities or require the construction or expansion of recreational
facilities, which might have an adverse physical effect on the environment. Thus, cumulative public
services impacts would be less than significant. This cumulative topic will not be further evaluated in
the EIR.
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No impact. The proposed area plan does not include or require new park or recreation facilities.
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Potentially
Significant
Impact

Less than
Significant
Impact with
Mitigation
Incorporated

Less than
Significant
Impact

No
Impact

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 non-motorized 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?
b) Conflict with an applicable congestion
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
designated roads or highways?
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?
d) Substantially increase hazards due to a design
feature (e.g., sharp curves or dangerous
intersections) or incompatible uses (e.g., farm
equipment)?
e) Result in inadequate emergency access?
f) Conflict with adopted policies, plans, or
programs regarding public transit, bicycle, or
pedestrian facilities, or otherwise decrease the
performance or safety of such facilities?

Existing Conditions
Plan area access is currently available from a driveway located on the west side of Healdsburg
Avenue approximately 150 feet south of the Healdsburg Avenue/Passalacqua Road intersection.
Traffic counts along Healdsburg Avenue determined that average traffic volumes in the vicinity of the
plan area are 5,340 vehicles per day.
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16. Transportation/Traffic
Would the project:
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Environmental Evaluation
Would the project:
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 non-motorized 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?

Potentially significant impact. The proposed plan contemplates the redevelopment of a graded,
vacant site with a range of new residential and commercial land uses. The new uses could result in
different peak-hour impacts, and changes in local commute patterns. In addition, the uses would
generate new traffic that may cause potentially significant impacts. These impacts could include
traffic impacts within the plan area, at nearby intersections, or on the roadway network. This is a
potentially significant impact. This topic will be further evaluated in the EIR.
b)

Conflict with an applicable congestion 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 designated roads or highways?

Potentially significant impact. As noted above, the construction of residential and commercial uses
as contemplated by the proposed plan could result in peak-hour traffic impacts. Potential impacts of
buildout under the proposed development on regional freeways and local roadways, in conjunction
with changing commute patterns and traffic intensities unrelated to the proposed plan may also
cause potentially significant impacts. This is a potentially significant impact. This topic will be
further evaluated in the EIR.
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 impact. The plan area is located outside the Healdsburg Municipal Airport influence area. The
plan area is located within two miles of the Healdsburg Municipal Airport, and thus, within the
CALUP. As described in the General Plan EIR, only a few lots west of U.S. Highway 101 are located
within the CALUP referral area and its traffic pattern as well as outer safety zones. All other potential
development, including the plan area to the east of the highway, is located outside of the referral
area boundary and all other county airport zones. This condition precludes the possibility of future
projects altering air traffic patterns at the airport. No impact would occur. This topic will not be
further evaluated in the EIR.
d)

Attachment: Attachment 4 - Exhibit 11 - NEAP Draft EIR (2754 : North Village DA)

a)

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

Less than significant impact. The proposed plan contemplates development on an existing graded,
vacant site with new residential and commercial land uses. Implementation of the proposed plan
would facilitate new development in locations and/or specific design elements that require consistency
FirstCarbon Solutions
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The proposed intersection of the new public street would be constructed across the NCRA/SMART
rail tracks. As discussed above, the California Public Utilities Commission approved the conversion of
the private at-grade roadway crossing at mile 70.85 to a public roadway crossing. The purpose of
this action was to anticipate redevelopment of the plan area by providing adequate and safe ingress
and egress with the anticipated resumption of freight and/or passenger rail traffic. The current
access point is located approximately midway between horizontal curves along the rail tracks and
thus maximizes sight distance in both directions. In addition, the entry point provides adequate
distance between the intersection proposed for the plan area and the neighboring Montage
intersections and the driveway entrance to the future fire substation.
The proposed area plan would include design standards. Future proposed development projects
would be designed with sidewalks, pedestrian walkways, bus facilities, and bicycle routes to
minimize potential hazards to pedestrians and bicyclists and to support these alternative
transportation modes. Pedestrian facilities are included as part of the proposed plan. Therefore,
impacts would be less than significant. This topic will not be further evaluated in the EIR.

Mitigation Measures
No mitigation measures have been identified at this time. Impacts associated with this topic will be
further evaluated and, if necessary, mitigated in the EIR.

Cumulative Impacts
As previously noted in Section 1.6, the anticipated cumulative buildout under the General Plan could
result in the construction and operation of up to 872 additional residential units, 52 mixed-use units,
339 hotel rooms, 995,975 gross square feet of industrial uses, 507,508 gross square feet of
commercial space, 551,683 gross square feet of retail space, 15,000 gross square feet of mixed-use
space, and 20,000 gross square feet of office uses within the City of Healdsburg. As such,
implementation of identified cumulative projects in combination with the proposed plan would
result in inadequate emergency access or conflict with an applicable plan, ordinance, or policy
establishing measures of effectiveness for the performance of the circulation system or with a
congestion management plan establishing level of service standards and travel demand measures for
designated roads or highways. This is a potentially significant cumulative transportation/traffic
impact and, thus, will be further evaluated in the EIR.
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with regulations and proposed plan design standards intended to protect public safety. City
regulations and standards require that public improvement plans and building plans for individual
developments incorporate design requirements such as curbs, gutters, handicap access, adequate Fire
Department access, and other measures to improve vehicle, bicycle, and pedestrian safety.
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Environmental Issues

Potentially
Significant
Impact

Less than
Significant
Impact with
Mitigation
Incorporated

Less than
Significant
Impact

No
Impact

17. Utilities and Service Systems
Would the project:

b) Require or result in the construction of new water
or wastewater treatment facilities or expansion of
existing facilities, the construction of which could
cause significant environmental effects?
c) Require or result in the construction of new
storm water drainage facilities or expansion of
existing facilities, the construction of which
could cause significant environmental effects?
d) Have sufficient water supplies available to serve
the project from existing entitlements and
resources, or are new or expanded entitlements
needed?
e) Result in a determination by the wastewater
treatment provider which serves or may serve
the project that it has adequate capacity to

f) Be served by a landfill with sufficient permitted
waste disposal needs?
g) Comply with federal, state, and local statutes
and regulations related to solid waste?

Existing Conditions
Although the plan area is vacant and undeveloped, the City of Healdsburg currently provides the
plan area water, sewer, and electrical services.

Environmental Evaluation

Attachment: Attachment 4 - Exhibit 11 - NEAP Draft EIR (2754 : North Village DA)

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

Would the project:
a)

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

Less than significant impact.
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New development contemplated by the proposed plan would increase demand on wastewater
treatment facilities. However, the proposed plan contemplates development in a manner consistent
with the General Plan. Thus, demands placed on the wastewater collection and treatment system
would be consistent with the demands generated at General Plan buildout. Therefore, the WWTP
would have sufficient capacity.
New development would also continue to comply with all provisions of waste discharge permits,
which regulates discharges throughout the City. In addition, the City will continue to implement
NPDES requirements, including requirements that businesses implement BMPs. Therefore, the
proposed development within the plan area would not exceed the wastewater treatment
requirements and impacts would be less than significant. This topic will not be further evaluated in
the EIR.
b)

Require or result in the construction of new water or wastewater treatment facilities or expansion of
existing facilities, the construction of which could cause significant environmental effects?

Less than significant impact. As discussed in impacts 17a) and 17d), future projects within the plan
area can be served with potable water and wastewater services by the City of Healdsburg without
needing to expand an existing treatment facility. Water and sewer infrastructure would be extended to
the site in coordination with the prior approved Montage Healdsburg development project and
associated public improvement plans for improvements to Healdsburg Avenue. Consistent with
environmental review conducted for the Montage Healdsburg development project, construction
activities to serve the plan area would not result in significant environmental impacts. Future projects
would not require the construction of new water or wastewater treatment facilities or expansion of
existing facilities, and impacts would be less than significant. This topic will not be further evaluated in
the EIR.
c)

Require or result in the construction of new storm water drainage facilities or expansion of
existing facilities, the construction of which could cause significant environmental effects?

Less than significant impact. The majority of the plan area is located on flat ground or relatively
gentle topography. The plan area underwent mass grading to establish positive sheet flow drainage
towards Healdsburg Avenue. Site drainage currently sheet flows in a southeasterly direction towards
a drainage ditch along the eastern side of the plan area, parallel to the NCRA train track. In addition,
an on-site collection, retention, and discharge drainage system was constructed to improve the
overall quality of stormwater runoff.

Attachment: Attachment 4 - Exhibit 11 - NEAP Draft EIR (2754 : North Village DA)

plant (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 WWTP is designed to accommodate
a maximum daily flow of 4.0 million gallons per day (mgd), and a permitted dry-weather capacity of
1.4 mgd. As discussed in the City General Plan EIR, the unused capacity available for new
development and growth under General Plan buildout is a minimum of 0.42 mgd.

The proposed plan contemplates new residential and commercial uses to redevelop the site. Future
grading would minimal, consisting of mainly minor cuts and fills necessary for road improvements,
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The State of California administers various aspects of the NPDES General Construction Permit. Given
the size of the plan area and proposed uses, a SWPPP would be required to reduce stormwater
discharges and prepared in compliance with the General Construction Permit. In addition, BMPs to
control pollutants would be implemented through site design for proposed projects.
On-site stormwater detention and treatment would be in compliance with the Sonoma County
Standard Urban Storm Water Mitigation Plan (SUSMP) manual. In accordance with C.3
requirements, peak runoff flows would be detained during peak storm events and released at a rate
no greater than the pre-development peak runoff flows. This would ensure that downstream
drainage facilities are not inundated by project-related runoff, which precludes the need for new or
expanded facilities. Impacts would be less than significant. This topic will not be further evaluated
in the EIR.
d)

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

Less than significant impact.
fields: one on Dry Creek with three operational wells and two on the Russian River with eight
has been planned consistent with the General Plan (sub-area D), and increased water demand from
with the analysis of projected water demand contained in the management plan for the City service
Therefore, impacts would be less than significant. This topic will not be further evaluated in the EIR.
e)

Result in a determination by the wastewater treatment provider which serves or may serve the

Less than significant impact. The City owns and operates sewage collection, treatment, and disposal
to accommodate a maximum daily flow of 4.0 mgd, and a permitted dry-weather capacity of 1.4
mgd. As discussed in impact 17a), above, the unused capacity available for new development and
growth under General Plan buildout is a minimum of 0.42 mgd.

Attachment: Attachment 4 - Exhibit 11 - NEAP Draft EIR (2754 : North Village DA)

parking areas, and building pads as well as site drainage. The new development would likely
increase impervious surfaces; however, new development would incorporate General Plan policies
that would reduce the quantities of stormwater runoff, and consequently reduce the need for
additional stormwater facilities.

New development proposed in the plan area would increase demand on wastewater treatment
facilities. However, the proposed plan contemplates development in a manner consistent with the
City General Plan. Thus, demands placed on the wastewater collection and treatment system would
be consistent with the demands generated at General Plan buildout. Therefore, the WWTP would
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have sufficient capacity and impacts would be less than significant. This topic will not be further
evaluated in the EIR.

Less than significant impact. Redwood Empire Disposal collects solid waste and hauled to the
Healdsburg Transfer Station. The transfer station is currently permitted to accept 435 tons per day
(tpd) and accepts approximately 206 tpd. The estimated increase in solid waste generated at
assumed General Plan buildout is estimated at 15.8 tpd. Consistent with the General Plan, the plan
area contemplates to redevelop the vacant site with new land uses. Therefore, the transfer station
has sufficient permitted capacity to accommodate solid waste disposal needs associated with new
development.
From the transfer station, solid waste is transported to four landfills available to Sonoma County. As
discussed in the General Plan EIR, landfill facilities have a remaining permitting capacity of more
than 22 million tons (Table IV.P-5). Therefore, landfills servicing the plan area would have sufficient
permitted capacity to accommodate future development, and impacts would be less than
significant. This topic will not be further evaluated in the EIR.
g)

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

No impact. The City requires future development projects to comply with applicable federal, State,
and local regulations related to solid waste. Since development under the proposed plan would be
consistent with General Plan guidance and regulations, it also would not impede the ability of the
City to meet waste diversion requirements or cause the City to violate other applicable federal,
State, and local regulations related to solid waste. No impact would occur. This topic will not be
further evaluated in the EIR.

Mitigation Measures
No mitigation measures are required.

Cumulative Impacts
As previously noted in Section 1.6, the anticipated cumulative buildout under the General Plan could
result in the construction and operation of up to 872 additional residential units, 52 mixed-use units,
339 hotel rooms, 995,975 gross square feet of industrial uses, 507,508 gross square feet of
commercial space, 551,683 gross square feet of retail space, 15,000 gross square feet of mixed-use
space, and 20,000 gross square feet of office uses within the City of Healdsburg. However,
implementation of the aforementioned identified cumulative projects in combination with the
proposed plan would not exceed water supplies, landfill capacity, or wastewater treatment capacity or
requirements of the applicable Regional Water Quality Control Board or require or result in the
construction of new water or wastewater treatment facilities or expansion of existing facilities, the
construction of which could cause significant environmental effects. Thus, the cumulative utilities and
service systems impact would be less than significant. This cumulative topic will not be further
evaluated in the EIR.
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Environmental Checklist and
Environmental Evaluation

Initial Study

Environmental Issues

Potentially
Significant
Impact

Less than
Significant
Impact with
Mitigation
Incorporated

Less than
Significant
Impact

No
Impact

a) Does the project have the potential to 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, or eliminate important
examples of the major periods of California
history or prehistory?
b) Does the project have impacts that are
individually
limited,
but
cumulatively
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)?
c) Does the project have environmental effects,
which will cause substantial adverse effects on
human beings, either directly or indirectly?

Environmental Evaluation
a)

Does the project have the potential to 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, or eliminate important examples of
the major periods of California history or prehistory?

Less than significant impact with mitigation incorporated. As described in Section 2.4, Biological
Resources, the proposed plan would not result in significant adverse environmental impacts to
wildlife or plant species. In addition, the proposed plan would not adversely affect geology/soils or
hydrology/water quality. With implementation of MMs BIO-1, BIO-2, CUL-1, CUL-2, and CUL-3, the
proposed plan would not degrade the quality of the environment at a project- or cumulative-level in
terms of biological resources, geology/soils, hydrology/water quality, or cultural resources.

FirstCarbon Solutions
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18. Mandatory Findings of Significance
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Environmental Checklist and
Environmental Evaluation

b)

Initial Study

Does the project have impacts that are individually limited, but cumulatively considerable?

Potentially significant impact. The combined effects of past, current, and future projects in
combination with the proposed plan could result in significant cumulative impacts related to
aesthetics, air quality, GHG emissions, noise, and transportation/traffic. As such, the proposed plan
could make a cumulatively considerable contribution to related cumulative environmental impacts.
This would be a potentially significant cumulative impact related to aesthetics, air quality, GHG
emissions, noise, and transportation/traffic. These cumulative topics will be further evaluated in the
EIR.
c)

Does the project have environmental effects, which will cause substantial adverse effects on
human beings, either directly or indirectly?

Potentially significant impact. The proposed plan would not affect public services, utilities,
recreation, mineral resources, land use planning, agriculture/forestry resources, or
population/housing balance. With implementation of the mitigation measures discussed in the
Section 2.7, Hazards and Hazardous Materials, the proposed plan would also not expose human
beings to significant risks related to hazards/hazardous materials. Therefore, with implementation
of Mitigation Measures HAZ-1 and HAZ-2, the proposed plan would not cause direct or indirect
substantial adverse effects on human beings at a project- or cumulative-level in terms of public
services, utilities, recreation, mineral resources, land use, agriculture/forestry resources,
population/housing, or hazards/hazardous materials.
However, the proposed plan could cause substantial adverse aesthetics/visual quality effects with
respect to views, light, and glare within the plan area and surrounding areas. The proposed plan
could also make sizable contributions to traffic, noise, air quality, and GHG emissions. Thus, there
would be a potentially significant impact related to direct or indirect substantial adverse effects on
human beings at a project- or cumulative-level in terms of aesthetics, light and glare;
transportation/traffic; noise; air quality; and GHG emissions. These topics will be further evaluated
in the EIR.
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when viewed in connection with the effects of past projects, the effects of other current
projects, and the effects of probable future projects)?
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Initial Study

List of Preparers

SECTION 3: LIST OF PREPARERS

Project Director .............................................................................................................. Jason Brandman
Project Manager ............................................................................................................... Kelsey Bennett
Assistant Project Manager .................................................................................................... Ian Peterson
Noise/Air Quality Specialist ......................................................................................................... Phil Ault
Senior Archeologist........................................................................................................... . Dana DePietro
Senior Biologist .............................................................................................................. .....Brian Mayerle
Biologist ..................................................................................................................... .........Robert Carroll
Environmental Analyst....................................................................................................Spen cer Pignotti
Editor ........................................................................................................................ ........... Ed Livingston
Word Processor .............................................................................................................. Ericka Rodriguez
Graphics/GIS ................................................................................................................ Karlee McCracken
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FirstCarbon Solutions
1350 Treat Boulevard, Suite 380
Walnut Creek, CA 94597
Phone: 925.357.2562
Fax: 909.357.2572
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401 Grove Street, Healdsburg, CA 95448
6:00 p.m.

Healdsburg City Council Chamber

Environmental Impact Report
Public Scoping Meeting
June 28, 2018

City of Healdsburg
North Entry Area Plan

City of Healdsburg

7.A.p
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May use the provided comment sheet;
Drop off at the end of the meeting; and/or
Send comments to City of Healdsburg (via email or regular mail) by July 23,
2018.

called upon to come up to the microphone
comment period will follow a brief presentation
To provide comments in writing:

Please sign in at table near entrance
Pick up copy of meeting materials
Purpose of Meeting is to receive public input regarding the scope of
the EIR for the North Entry Area Plan

WELCOME

7.A.p
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Receive Public Comments

Next Steps for Area Plan and EIR

Topics to be included in the Focused EIR

Initial Study Findings/Mitigation Measures

California Environmental Quality Act (CEQA) Process

North Entry Area Plan Location, Overview, and History

Purpose of this EIR Scoping Meeting

Introductions

AGENDA

7.A.p
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Kelsey Bennett, First Carbon Solutions,
North Entry Area Plan Environmental
Impact Report Project Manager

Linda Ruffing, Planning Consultant,
North Entry Area Plan Project Manager
for City of Healdsburg

Maya DeRosa, City of Healdsburg,
Director of Planning & Building Services

INTRODUCTIONS

7.A.p
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The purpose of this meeting is to receive
public input regarding the scope of the
Environmental Impact Report (EIR) that
will be prepared to assess the potential
environmental impacts of the proposed
Healdsburg North Entry Area Plan.

PURPOSE OF MEETING

7.A.p
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General Plan
policies & purpose
of North Entry Area
Plan
North Entry Area
Plan boundaries

NORTH ENTRY AREA PLAN
LOCATION

7.A.p

Packet Pg. 1398

Attachment: Attachment 4 - Exhibit 11 - NEAP Draft EIR (2754 : North Village DA)

Prior Lumberyard
Operation-Aerial
Photograph
Mill closed in 2000
Contaminated soils
removed and site
regraded in 2004

NORTH ENTRY AREA PLAN
HISTORY
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http://www.ci.healdsburg.ca.us/842/North-Entry-Area-Plan

property
North Area Entry Plan documents are available at:

Plan Area encompasses 32.17 acres
Plan would establish guiding principles and a design framework for
development of approximately 30-acre site owned by Comstock
Healdsburg, LLC along west side of Healdsburg Avenue
Approximately 18 acres of Comstock property is considered
developable

NORTH ENTRY AREA PLAN
OVERVIEW

7.A.p

Packet Pg. 1400

Attachment: Attachment 4 - Exhibit 11 - NEAP Draft EIR (2754 : North Village DA)

September 2018 - North Entry Area Plan available to public

http://www.ci.healdsburg.ca.us/842/North-Entry-Area-Plan

Planning Commission workshop materials available at:

March 28, 2018 - Open House
March 28, 2018 - Planning Commission Workshop #1
May 8, 2018 - Planning Commission Workshop #2

NORTH ENTRY AREA PLAN
PUBLIC MEETINGS

7.A.p
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290 units
200,000 gross square feet

Residential

Nonresidential
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Buildout Assumptions

Land Use Type

Proposed Area Plan Land Use Types and Buildout Assumptions
for EIR Analysis

o Comstock proposal includes: senior community with independent living units,
an assisted living facility and memory care center; multi-family apartments; a
boutique hotel; mix of commercial retail and office uses

Area Plan contemplates a mixed-use community

NORTH ENTRY AREA PLAN
DEVELOPMENT ASSUMPTIONS

7.A.p
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Final EIR
Review Period
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Analyses &
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Comments &
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Final EIR Public
Hearing &
EIR Certification

Draft EIR Public
Meeting

Review & Evaluate
Scoping Comments
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EIR Public Scoping
Meeting &
Comments

Issue Notice of
Preparation of EIR &
Initial Study

ENVIRONMENTAL REVIEW
PROCESS
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Utilities & Service Systems

Transportation/Traffic

Recreation

Public Services

Population & Housing
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Hydrology & Water Quality

Hazards & Hazardous Materials

Greenhouse Gas Emissions

Geology and Soils

Cultural Resources

Biological Resources

Noise

Mineral Resources

Agriculture & Forestry Resources

Air Quality

Land Use & Planning

Aesthetics

17 ENVIRONMENTAL TOPICS
ANALYZED IN INITIAL STUDY

7.A.p
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AIR QUALITY (meeting air quality standards; contribution of criteria air pollutants; exposure to
pollutant concentrations)

BIOLOGICAL RESOURCES (effect on wetlands as defined by Clean Water Act Section 404)

CULTURAL RESOURCES (change in significance of historical, archeological, tribal cultural, &
paleontological resources; disturb burials)

GREENHOUSE GAS EMISSIONS (generate GHG emissions; GHG reduction plan consistency; use of
energy)

HAZARDS & HAZARDOUS MATERIALS (release of hazardous materials; interfere with emergency
response/evacuation plan; exposure to wildland fire risk)

NOISE (exposure to noise and groundborne vibration levels in excess of standards; increase in
permanent or temporary noise levels)

TRANSPORTATION/TRAFFIC (meeting established measures of circulation effectiveness & congestion
management; result in inadequate emergency access)

2.

3.

4.

5.

6.

7.

8.
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CUMULATIVE IMPACTS (aesthetics, air quality, GHG emissions, noise, transportation)

AESTHETICS (effect on scenic vista, visual charter/quality, & light/glare)

1.

Proposed Area Plan would not result in potentially significant environmental impacts, except
with regard to the following 8 topics:

SUMMARY OF INITIAL STUDY FINDINGS

7.A.p
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BIOLOGICAL RESOURCES
CULTURAL RESOURCES
HAZARDS & HAZARDOUS MATERIALS

North Entry Area Plan Initial Study provides mitigation for
potentially significant environmental impacts, reducing them to a
less-than-significant impact level, for the following 3 topic areas:

MITIGATION MEASURES IN
INITIAL STUDY

7.A.p
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HAZ-2: provide for secondary emergency site access

HAZ-1: implement dust control measures during construction activities

HAZARDS & HAZARDOUS MATERIALS

CUL-3: stop work and monitor if burials and tribal cultural resources discovered

CUL-2: stop work and monitor if paleontological resources discovered

CUL-1: stop work and monitor if historical and archeological resources discovered

CULTURAL

BIO-2: delineate federally protected wetlands and implement permitting conditions

BIO-1: conduct pre-construction surveys for migratory birds and nesting raptors

BIOLOGY

MITIGATION MEASURES IN
INITIAL STUDY

7.A.p

Packet Pg. 1407

Attachment: Attachment 4 - Exhibit 11 - NEAP Draft EIR (2754 : North Village DA)

AESTHETICS
AIR QUALITY
GREENHOUSE GAS EMISSIONS
NOISE
TRANSPORTATION/TRAFFIC

The North Entry Area Plan EIR will analyze at both the project and
cumulative level, and mitigate where needed, the following 5
remaining potentially significant environmental impact topics:

TOPICS TO BE ADDRESSED IN EIR

7.A.p
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EIR certification and North Entry Area Plan adoption
in early 2019

Additional community workshops and public hearings before the
Planning Commission and City Council

Draft EIR for North Entry Area Plan will be released for public
review in autumn 2018

Based on community and Planning Commission input received at
workshops in March and May, the
North Entry Area Plan is being drafted and will be released for
public review in September

NEXT STEPS FOR
NORTH ENTRY AREA PLAN & EIR

7.A.p
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Use comment forms for written input

A 3-5 minute time limit per person will be established for verbal
comments depending on how many
persons wish to speak

Speak into the microphone and clearly state your name

Raise your hand to be called upon

Please focus comments on issues that should be addressed in the
EIR

PUBLIC COMMENT PROCESS

7.A.p
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North Area Entry Plan documents are available at:
http://www.ci.healdsburg.ca.us/842/North-Entry-Area-Plan

Thank you for your EIR scoping comments. All comments will be reviewed and
considered in preparation of the EIR.

Mail or email comments by July 23, 2018 to:
Maya DeRosa, Planning & Building Director
City of Healdsburg
401 Grove Street
Healdsburg, CA 95448
mderosa@ci.healdsburg.ca.us

Comment forms are available at this meeting for written comments. You may
submit written comments at this time or mail the comment form to the City.

WRITTEN COMMENTS

7.A.p
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PUBLIC COMMENTS
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THANK YOU FOR YOUR PARTICIPATION
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Transportation-Traffic Supporting Information
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Draft EIR
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B.1 - Trip Generation and Distribution Assumptions Memorandum
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Draft EIR
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1.0 Project Characteristics

3.39
130.00
290.00
30.00

Other Asphalt Surfaces

Hotel

Apartments Low Rise

Strip Mall

Pacific Gas & Electric Company

491.65

Utility Company

CO2 Intensity
(lb/MWhr)

0.022

2.2

N2O Intensity
(lb/MWhr)

30,000.00

435,000.00

130,000.00

147,668.40

40,000.00

Floor Surface Area

0

829

0

0

0

Population
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Construction Off-road Equipment Mitigation - Compliance with BAAQMD best management practices threshold for fugitive dust; recommended measures
from BAAQMD's Basic Construction Mitigation Measures Recommended for All Proposed Projects.

Woodstoves - Construction run only

Vehicle Trips - Construction run only

Grading - Site previously graded

Off-road Equipment - Estimated construction equipment

Land Use - Developable 18-acre area
Approximately 12 acres of open and undeveloped land to remain within the developable property
Construction Phase - Phase 1 would last 6 months and include the construction of internal circulation and access and utility infrastructure extensions and
connections as well as site preparation within the 18-acre developable portion of the plan area.

0.005

75

0.69

10.00

3.00

3.39

0.92

Lot Acreage

Precipitation Freq (Days)

1000sqft

Dwelling Unit

Room

Acre

1000sqft

Metric

Project Characteristics - 3257.0023 North Entry Area Plan (NEAP) - Phase 1 Unmitigated Construction
Adjusted intensity factors based on Renewable Portfolio Standard

1.3 User Entered Comments & Non-Default Data

CH4 Intensity
(lb/MWhr)

Urban

Urbanization

Wind Speed (m/s)

40.00

General Office Building

1.2 Other Project Characteristics

Size

Sonoma-North Coast County, Annual

North Entry Area Plan (NEAP) - Phase 1 Unmitigated Construction

Land Uses

1.1 Land Usage

Date: 8/23/2018 3:05 PM

North Entry Area Plan (NEAP) - Phase 1 Unmitigated Construction - Sonoma-North Coast County, Annual

CalEEMod Version: CalEEMod.2016.3.2

A-1
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WaterUnpavedRoadVehicleSpeed
NumDays
NumDays
FireplaceWoodMass
NumberWood
LandUseSquareFeet
LandUseSquareFeet
LotAcreage
LotAcreage
OffRoadEquipmentUnitAmount
PhaseName
CH4IntensityFactor
CO2IntensityFactor
N2OIntensityFactor
ST_TR
ST_TR
ST_TR
ST_TR
SU_TR
SU_TR
SU_TR
SU_TR
WD_TR
WD_TR
WD_TR
WoodstoveWoodMass

tblConstDustMitigation

tblConstructionPhase

tblConstructionPhase

tblFireplaces

tblFireplaces

tblLandUse

tblLandUse

tblLandUse

tblLandUse

tblOffRoadEquipment

tblOffRoadEquipment

tblProjectCharacteristics

tblProjectCharacteristics

tblProjectCharacteristics

tblVehicleTrips

tblVehicleTrips

tblVehicleTrips

tblVehicleTrips

tblVehicleTrips

tblVehicleTrips

tblVehicleTrips

tblVehicleTrips

tblVehicleTrips

tblVehicleTrips

tblVehicleTrips

tblWoodstoves

3,019.20

8.17

11.03

6.59

20.43

5.95

1.05

6.07

42.04

8.19

2.46

7.16

0.006

641.35

0.029

0.00

18.13

4.33

290,000.00

188,760.00

101.50

3,078.40

10.00

20.00

0

Default Value

0.00

8.36

9.74

7.32

44.32

8.36

9.74

7.32

44.32

8.36

9.74

7.32

0.005

491.65

0.022

Site Preparation/Utility

1.00

10.00

3.00

435,000.00

130,000.00

0.00

0.00

66.00

66.00

15

New Value
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Column Name

Table Name
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0.2158

Maximum

7-1-2019

1

Site Preparation/Utility

Paving

2

Phase Name

1

Phase
Number

Construction Phase

3.0 Construction Detail

Start Date

Quarter

0.00

ROG

0.00

NOx

0.2158

Maximum

Percent
Reduction

2.1407

0.2158

2.1407

NOx

2.1408

2019

Year

ROG

NOx

2.1408

Mitigated Construction

0.2158

2019

Year

ROG

Unmitigated Construction

2.1 Overall Construction

2.0 Emissions Summary

Exhaust
PM10

Exhaust
PM10

0.1159

0.1159
198.9355

198.9355

198.9352

198.9352

198.9352

198.9352

0.00

0.00

0.00

Bio- CO2 NBio-CO2 Total CO2

0.0000

0.0000

0.00

CH4

0.0606

0.0606

MT/yr

CH4

0.0606

0.0606

CH4

10/1/2019

7/1/2019

Start Date

12/31/2019

9/30/2019

End Date

5

5

66

66

Num Days Num Days
Week

Phase Description
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Paving

Site Preparation

Phase Type

1.7886

41.26

PM2.5
Total

0.2566

0.2566

198.9355

198.9355

Bio- CO2 NBio- CO2 Total CO2

0.0000

0.0000

MT/yr

Bio- CO2 NBio- CO2 Total CO2

1.7886

0.00

Exhaust
PM2.5

0.1067

0.1067

PM2.5
Total

0.4368

0.4368

PM2.5
Total

Highest

54.60

Fugitive
PM2.5

0.1499

0.1499

Exhaust
PM2.5

0.1067

0.1067

Exhaust
PM2.5

1.7886

45.47

PM10
Total

0.3933

0.3933

Fugitive
PM2.5

0.3301

0.3301

Fugitive
PM2.5

1.7886

0.00

Exhaust
PM10

0.1159

0.1159

PM10
Total

0.7212

0.7212

PM10
Total

9-30-2019

54.18

Fugitive
PM10

0.2774

0.2774

tons/yr

Fugitive
PM10

0.6053

0.6053

tons/yr

Fugitive
PM10

Maximum Mitigated ROG + NOX (tons/quarter)

End Date

0.00

SO2

2.2100e003

2.2100e003

SO2

2.2100e003

2.2100e003

SO2

Maximum Unmitigated ROG + NOX (tons/quarter)

0.00

CO

1.3440

1.3440

CO

1.3441

1.3441

CO

0.00

N20

0.0000

0.0000

N2O

0.0000

0.0000

N2O

0.00

CO2e

200.4493

200.4493

CO2e

200.4496

200.4496

CO2e

A-3
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Paving Equipment

Rollers

Paving

Paving

6

Paving

15.00

20.00

0.1574

0.1574

Off-Road

Total

Fugitive Dust

Category

ROG

1.6332

1.6332

NOx

0.8152

0.8152

CO

Unmitigated Construction On-Site

1.3700e003

1.3700e003

SO2

2

2

2

1

4

3

Exhaust
PM10

0.5962

0.5962

0.0887

0.0887

0.0000

tons/yr

Fugitive
PM10

0.00

0.00

0.6849

0.0887

0.5962

PM10
Total

0.00

0.00

0.3277

0.3277

Fugitive
PM2.5

0.0816

0.0816

0.0000

Exhaust
PM2.5

10.80

10.80

0.4093

0.0816

0.3277

0.0000

0.0000

0.0000

122.7513

122.7513

0.0000

122.7513

122.7513

0.0000

0.0388

0.0388

0.0000

MT/yr

CH4

HDT_Mix

Bio- CO2 NBio- CO2 Total CO2

20.00 LD_Mix

20.00 LD_Mix

Vendor
Vehicle
Class
HDT_Mix

0.38

0.36

0.42

0.50

0.37

0.40

Load Factor

Worker Vehicle
Class

80

132

130

78

97

247

Horse Power

Hauling Trip
Length

PM2.5
Total

7.30

7.30

Vendor Trip
Length

8.00

8.00

8.00

8.00

8.00

8.00

Usage Hours
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3.2 Site Preparation/Utility - 2019

Reduce Vehicle Speed on Unpaved Roads

Water Exposed Area

3.1 Mitigation Measures Construction

8

Site Preparation/Utility

Phase Name

Amount

Vendor Trip Hauling Trip Worker Trip
Number
Number
Length

Pavers

Paving

Worker Trip
Number

Trenchers

Site Preparation/Utility

Offroad Equipment
Count

Tractors/Loaders/Backhoes

Site Preparation/Utility

Trips and VMT

Rubber Tired Dozers

Offroad Equipment Type

Site Preparation/Utility

Phase Name

0.0000

0.0000

0.0000

N2O

HHDT

123.7222

123.7222

0.0000

CO2e

Hauling
Vehicle
Class
HHDT

Acres of Grading (Site Preparation Phase): 0
Acres of Grading (Grading Phase): 0
Acres of Paving: 3.39
Residential Indoor: 0; Residential Outdoor: 0; Non-Residential Indoor: 0; Non-Residential Outdoor: 0; Striped Parking Area: 0
OffRoad Equipment
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0.0000

3.4300e003

3.4300e003

Vendor

Worker

Total

2.5800e003

2.5800e003

0.0000

0.0000

NOx

0.1574

Total

1.6332

1.6332

NOx

0.0000

0.0000

3.4300e003

3.4300e003

Hauling

Vendor

Worker

Total

Category

ROG

2.5800e003

2.5800e003

0.0000

0.0000

NOx

0.0257

0.0257

0.0000

0.0000

CO

0.8152

0.8152

CO

0.0257

0.0257

0.0000

Mitigated Construction Off-Site

0.1574

Off-Road

Fugitive Dust

Category

ROG

CO

0.0000

Mitigated Construction On-Site

0.0000

Hauling

Category

ROG

Unmitigated Construction Off-Site
Exhaust
PM10

Exhaust
PM10

4.0000e005

4.0000e005

0.0000

0.0000

Exhaust
PM10

0.0887

0.0887

0.0000

5.1800e003

5.1800e003

0.0000

0.0000

4.0000e005

4.0000e005

0.0000

0.0000

tons/yr

Fugitive
PM10

0.2683

0.2683

tons/yr

Fugitive
PM10

5.1800e003

5.1800e003

0.0000

0.0000

tons/yr

Fugitive
PM10

5.2200e003

5.2200e003

0.0000

0.0000

PM10
Total

0.3569

0.0887

0.2683

PM10
Total

5.2200e003

5.2200e003

0.0000

0.0000

PM10
Total

1.3800e003

1.3800e003

0.0000

0.0000

Fugitive
PM2.5

0.1475

0.1475

Fugitive
PM2.5

1.3800e003

1.3800e003

0.0000

0.0000

Fugitive
PM2.5

4.0000e005

4.0000e005

0.0000

0.0000

Exhaust
PM2.5

0.0816

0.0816

0.0000

Exhaust
PM2.5

4.0000e005

4.0000e005

0.0000

0.0000

Exhaust
PM2.5

1.4200e003

1.4200e003

0.0000

0.0000

PM2.5
Total

0.2290

0.0816

0.1475

PM2.5
Total

1.4200e003

1.4200e003

0.0000

0.0000

PM2.5
Total

4.9235

4.9235

0.0000

0.0000

4.9235

4.9235

0.0000

0.0000

122.7511

122.7511

0.0000

122.7511

122.7511

0.0000

0.0000

0.0000

0.0000

0.0000

4.9235

4.9235

0.0000

0.0000

4.9235

4.9235

0.0000

0.0000

2.0000e004

2.0000e004

0.0000

0.0000

CH4

0.0388

0.0388

0.0000

CH4

2.0000e004

2.0000e004

0.0000

MT/yr

Bio- CO2 NBio- CO2 Total CO2

0.0000

0.0000

0.0000

CH4

0.0000

MT/yr

Bio- CO2 NBio- CO2 Total CO2

0.0000

0.0000

0.0000

0.0000

MT/yr

Bio- CO2 NBio- CO2 Total CO2
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5.0000e005

5.0000e005

0.0000

0.0000

SO2

1.3700e003

1.3700e003

SO2

5.0000e005

5.0000e005

0.0000

0.0000

SO2

0.0000

0.0000

0.0000

0.0000

N2O

0.0000

0.0000

0.0000

N2O

0.0000

0.0000

0.0000

0.0000

N2O

4.9285

4.9285

0.0000

0.0000

CO2e

123.7221

123.7221

0.0000

CO2e

4.9285

4.9285

0.0000

0.0000

CO2e

A-5

7.A.p

Packet Pg. 1801

4.4400e003

0.0524

Paving

Total

0.5031

0.5031

NOx

0.4839

0.4839

CO

0.0000

2.5700e003

2.5700e003

Vendor

Worker

Total

1.9400e003

1.9400e003

0.0000

0.0000

NOx

0.0480

4.4400e003

0.0524

Off-Road

Paving

Total

Category

ROG

0.5031

0.5031

NOx

CO

0.4839

0.4839

CO

0.0193

0.0193

0.0000

0.0000

Mitigated Construction On-Site

0.0000

Hauling

Category

ROG

Unmitigated Construction Off-Site

0.0480

Off-Road

Category

ROG

Unmitigated Construction On-Site

3.3 Paving - 2019
Exhaust
PM10

Exhaust
PM10

Exhaust
PM10

3.0000e005

3.0000e005

0.0000

0.0000

0.0272

0.0000

0.0272

tons/yr

Fugitive
PM10

3.8800e003

3.8800e003

0.0000

0.0000

tons/yr

Fugitive
PM10

0.0272

0.0000

0.0272

tons/yr

Fugitive
PM10

0.0272

0.0000

0.0272

PM10
Total

3.9200e003

3.9200e003

0.0000

0.0000

PM10
Total

0.0272

0.0000

0.0272

PM10
Total

Fugitive
PM2.5

1.0300e003

1.0300e003

0.0000

0.0000

Fugitive
PM2.5

Fugitive
PM2.5

0.0250

0.0000

0.0250

Exhaust
PM2.5

3.0000e005

3.0000e005

0.0000

0.0000

Exhaust
PM2.5

0.0250

0.0000

0.0250

Exhaust
PM2.5

0.0250

0.0000

0.0250

PM2.5
Total

1.0600e003

1.0600e003

0.0000

0.0000

PM2.5
Total

0.0250

0.0000

0.0250

PM2.5
Total

67.5681

0.0000

67.5681

67.5681

0.0000

67.5681

3.6926

3.6926

0.0000

0.0000

3.6926

3.6926

0.0000

0.0000

0.0000

0.0000

0.0000

67.5680

0.0000

67.5680

67.5680

0.0000

67.5680

0.0214

0.0000

0.0214

CH4

1.5000e004

1.5000e004

0.0000

0.0000

CH4

0.0214

0.0000

MT/yr

Bio- CO2 NBio- CO2 Total CO2

0.0000

0.0000

0.0000

0.0000

CH4

0.0214

MT/yr

Bio- CO2 NBio- CO2 Total CO2

0.0000

0.0000

0.0000

MT/yr

Bio- CO2 NBio- CO2 Total CO2
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7.5000e004

7.5000e004

SO2

4.0000e005

4.0000e005

0.0000

0.0000

SO2

7.5000e004

7.5000e004

SO2

0.0000

0.0000

0.0000

N2O

0.0000

0.0000

0.0000

0.0000

N2O

0.0000

0.0000

0.0000

N2O

68.1025

0.0000

68.1025

CO2e

3.6964

3.6964

0.0000

0.0000

CO2e

68.1026

0.0000

68.1026

CO2e

A-6

7.A.p

Packet Pg. 1802

0.0000

0.0000

2.5700e003

2.5700e003

Hauling

Vendor

Worker

Total

Category

ROG

1.9400e003

1.9400e003

0.0000

0.0000

NOx

CO

0.0193

0.0193

0.0000

0.0000

Mitigated Construction Off-Site
Exhaust
PM10

3.8800e003

3.8800e003

0.0000

0.0000

3.0000e005

3.0000e005

0.0000

0.0000

tons/yr

Fugitive
PM10

3.9200e003

3.9200e003

0.0000

0.0000

PM10
Total

1.0300e003

1.0300e003

0.0000

0.0000

Fugitive
PM2.5

3.0000e005

3.0000e005

0.0000

0.0000

Exhaust
PM2.5

1.0600e003

1.0600e003

0.0000

0.0000

PM2.5
Total

0.0000

0.0000

0.0000

0.0000

3.6926

3.6926

0.0000

0.0000

3.6926

3.6926

0.0000

0.0000

CH4

1.5000e004

1.5000e004

0.0000

0.0000

MT/yr

Bio- CO2 NBio- CO2 Total CO2
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4.0000e005

4.0000e005

0.0000

0.0000

SO2

0.0000

0.0000

0.0000

0.0000

N2O

3.6964

3.6964

0.0000

0.0000

CO2e

A-7

7.A.p

Packet Pg. 1803

40.00
130.00
290.00
30.00

General Office Building

Hotel

Apartments Low Rise

Strip Mall

0.022

2.2

1000sqft

Dwelling Unit

Room

1000sqft

Metric

0.005

2021

75

0.69

10.00

3.00

0.92

Lot Acreage

30,000.00

435,000.00

130,000.00

40,000.00

Floor Surface Area

0

829

0

0
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Construction Off-road Equipment Mitigation - Compliance with BAAQMD best management practices threshold for fugitive dust; recommended measures
from BAAQMD's Basic Construction Mitigation Measures Recommended for All Proposed Projects.

Woodstoves - Construction run only

Vehicle Trips - Construction run only

Project Characteristics - 3257.0023 North Entry Area Plan (NEAP) - Unmitigated Phase 2 Construction
Adjusted intensity factors based on Renewable Portfolio Standard
Land Use - Developable 18-acre area
Approximately 12 acres of open and undeveloped land to remain within the developable property
Asphalt paving completed in Phase 1 construction
Construction Phase - It is anticipated that Phase 2 would last 24 months and would include the construction of the proposed buildings.

491.65

Pacific Gas & Electric Company

4

Urban

Size

Land Uses

Population

Date: 10/15/2018 2:20 PM

North Entry Area Plan (NEAP) - Unmitigated Phase 2 Construction - Sonoma-North Coast County, Annual

CalEEMod Version: CalEEMod.2016.3.2

A-8

7.A.p

Packet Pg. 1804

WaterUnpavedRoadVehicleSpeed
NumDays
NumDays
FireplaceWoodMass
NumberWood
LandUseSquareFeet
LandUseSquareFeet
LotAcreage
LotAcreage
CH4IntensityFactor
CO2IntensityFactor
N2OIntensityFactor
WoodstoveWoodMass

tblConstDustMitigation

tblConstructionPhase

tblConstructionPhase

tblFireplaces

tblFireplaces

tblLandUse

tblLandUse

tblLandUse

tblLandUse

tblProjectCharacteristics

tblProjectCharacteristics

tblProjectCharacteristics

tblWoodstoves

3,019.20

0.006

641.35

0.029

18.13

4.33

290,000.00

188,760.00

101.50

3,078.40

300.00

20.00

0

Default Value

0.00

0.005

491.65

0.022

10.00

3.00

435,000.00

130,000.00

0.00

0.00

463.00

40.00

15

New Value
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Column Name

Table Name

A-9

7.A.p

Packet Pg. 1805

ROG

0.4893

9.4835

2020

2021

2.7047

3.6494

NOx

9.4835

2021

Year

2.7047

0.4893

3.6494

NOx

2020

Year

ROG

7.0100e003

8.7600e003

SO2

7.0100e003

8.7600e003

SO2

Exhaust
PM10

Exhaust
PM10

0.1086

0.1541

0.2774

0.3484
0.1086

0.1541

tons/yr

Fugitive
PM10

0.2774

0.3484

tons/yr

Fugitive
PM10

631.6487

790.1283
631.6487

790.1283

1.0328
1.0467
0.9285
0.9270
0.9371
1.0467

1.0467
0.9285
0.9270
0.9371
1.0467

631.6484

790.1279

1.0328

0.0000

0.0000

631.6484

790.1279

CH4

0.0798

0.0972

CH4

0.0798

0.0972

MT/yr

Bio- CO2 NBio- CO2 Total CO2

0.0000

0.0000

MT/yr

Bio- CO2 NBio- CO2 Total CO2

1.0216

0.1769

0.2389

PM2.5
Total

0.1769

0.2389

PM2.5
Total

1.0216

0.1021

0.1449

Exhaust
PM2.5

0.1021

0.1449

Exhaust
PM2.5

1.0354

0.0748

0.0940

Fugitive
PM2.5

0.0748

0.0940

Fugitive
PM2.5

1.0354

0.3860

0.5025

PM10
Total

0.3860

0.5025

PM10
Total
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2.9664

3.7661

CO

2.9664

3.7661

CO

0.0000

0.0000

N2O

0.0000

0.0000

N2O

633.6442

792.5575

CO2e

633.6445

792.5578

CO2e

A-10

7.A.p

Packet Pg. 1806

Paving

Architectural Coating

2

3

Welders

Pavers

Paving Equipment

Rollers

Air Compressors

Building Construction

Paving

Paving

Paving

Architectural Coating

9
6
1

Building Construction

Paving

Architectural Coating

1

2

2

2

1

3

1

3

1

0.00

0.00

64.00

0.00

0.00

0.00

10.80

10.80

10.80

7.30

7.30

7.30

Vendor Trip
Length

6.00

8.00

8.00

8.00

8.00

7.00

8.00

8.00

7.00

40

20

463

20.00 LD_Mix

20.00 LD_Mix

HDT_Mix

HDT_Mix

Vendor
Vehicle
Class
HDT_Mix

0.48

0.38

0.36

0.42

0.45

0.37

0.74

0.20

0.29

Load Factor

Phase Description

Worker Vehicle
Class
20.00 LD_Mix

Hauling Trip
Length

78

80

132

130

46

97

84

89

231

Horse Power

5

5

5

Num Days Num Days
Week

Usage Hours

12/31/2021

11/7/2021

10/8/2021

End Date
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57.00

15.00

286.00

Amount

11/8/2021

10/9/2021

1/1/2020

Start Date

Vendor Trip Hauling Trip Worker Trip
Number
Number
Length

Tractors/Loaders/Backhoes

Building Construction

Worker Trip
Number

Generator Sets

Building Construction

Offroad Equipment
Count

Forklifts

Building Construction

Phase Name

Cranes

Offroad Equipment Type

Architectural Coating

Paving

Building Construction

Phase Type

Building Construction

Phase Name

Building Construction

Phase Name

1

Phase
Number

HHDT

HHDT

Hauling
Vehicle
Class
HHDT

A-11

7.A.p

Packet Pg. 1807

NOx

ROG

ROG

Off-Road

0.2777

NOx

0.1786

Worker

Category

0.1299

0.0330

Vendor

2.5134

1.0061

0.0000

0.0000

2.5134

0.2777

NOx

Hauling

Category

Off-Road

Category

ROG

2.2072

CO

1.3049

0.2540

0.0000

CO

2.2072

CO

Exhaust
PM10

Exhaust
PM10

Exhaust
PM10

2.4000e003

5.3600e003

0.0000

0.1463

tons/yr

Fugitive
PM10

0.2940

0.0544

0.0000

tons/yr

Fugitive
PM10

0.1463

tons/yr

Fugitive
PM10

0.1463

PM10
Total

0.2964

0.0597

0.0000

PM10
Total

0.1463

PM10
Total

Fugitive
PM2.5

0.0783

0.0157

0.0000

Fugitive
PM2.5

Fugitive
PM2.5

0.1376

Exhaust
PM2.5

2.2100e003

5.1200e003

0.0000

Exhaust
PM2.5

0.1376

Exhaust
PM2.5

0.1376

PM2.5
Total

0.0805

0.0208

0.0000

PM2.5
Total

0.1376

PM2.5
Total

303.4091

303.4091

270.8652

215.8541

0.0000

270.8652

215.8541

0.0000

0.0000

303.4087

303.4087

CH4

0.0740

CH4

9.9400e003

0.0132

0.0000

MT/yr

Bio- CO2 NBio- CO2 Total CO2

0.0000

0.0000

0.0000

CH4

0.0740

MT/yr

Bio- CO2 NBio- CO2 Total CO2

0.0000

MT/yr

Bio- CO2 NBio- CO2 Total CO2
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3.5300e003

SO2

3.0000e003

2.2400e003

0.0000

SO2

3.5300e003

SO2

Reduce Vehicle Speed on Unpaved Roads

Water Exposed Area

0.0000

N2O

0.0000

0.0000

0.0000

N2O

0.0000

N2O

305.2592

CO2e

271.1136

216.1846

0.0000

CO2e

305.2596

CO2e

A-12

7.A.p

Packet Pg. 1808

NOx

0.1786

ROG

Worker

0.0204

0.1271

Vendor

Worker

0.0888

0.7003

0.0000

NOx

ROG

0.0000

1.7519

0.1910

Hauling

Category

Off-Road

Category

0.1299

0.0330

Vendor

1.0061

0.0000

0.0000

NOx

Hauling

Category

ROG

0.9056

0.1715

0.0000

CO

1.6658

CO

1.3049

0.2540

0.0000

CO

Exhaust
PM10

Exhaust
PM10

2.4000e003

5.3600e003

0.0000

Exhaust
PM10

0.2256

0.0417

0.0000

1.7600e003

1.7600e003

0.0000

tons/yr

Fugitive
PM10

0.0963

tons/yr

Fugitive
PM10

0.2940

0.0544

0.0000

tons/yr

Fugitive
PM10

0.2273

0.0435

0.0000

PM10
Total

0.0963

PM10
Total

0.2964

0.0597

0.0000

PM10
Total

0.0600

0.0121

0.0000

Fugitive
PM2.5

Fugitive
PM2.5

0.0783

0.0157

0.0000

Fugitive
PM2.5

1.6300e003

1.6800e003

0.0000

Exhaust
PM2.5

0.0906

Exhaust
PM2.5

2.2100e003

5.1200e003

0.0000

Exhaust
PM2.5

0.0617

0.0137

0.0000

PM2.5
Total

0.0906

PM2.5
Total

0.0805

0.0208

0.0000

PM2.5
Total

270.8652

215.8541

0.0000

270.8652

215.8541

0.0000

232.7955

232.7955

0.0000

0.0000

0.0000

200.6125

164.1071

0.0000

200.6125

164.1071

0.0000

6.7900e003

9.7500e003

0.0000

CH4

0.0562

CH4

9.9400e003

0.0132

MT/yr

Bio- CO2 NBio- CO2 Total CO2

0.0000

CH4

0.0000

MT/yr

Bio- CO2 NBio- CO2 Total CO2

0.0000

0.0000

0.0000

MT/yr

Bio- CO2 NBio- CO2 Total CO2

Attachment: Attachment 4 - Exhibit 11 - NEAP Draft EIR (2754 : North Village DA)

2.2200e003

1.7000e003

0.0000

SO2

2.7100e003

SO2

3.0000e003

2.2400e003

0.0000

SO2

0.0000

0.0000

0.0000

N2O

0.0000

N2O

0.0000

0.0000

0.0000

N2O

200.7821

164.3509

0.0000

CO2e

234.1996

CO2e

271.1136

216.1846

0.0000

CO2e

A-13

7.A.p

Packet Pg. 1809

NOx

ROG

NOx

0.1271

ROG

Worker

0.0126

0.0000

Off-Road

Paving

Category

0.0888

0.0204

Vendor

0.1292

0.7003

0.0000

0.0000

1.7519

0.1910

NOx

Hauling

Category

Off-Road

Category

ROG

0.1465

CO

0.9056

0.1715

0.0000

CO

1.6658

CO

Exhaust
PM10

Exhaust
PM10

Exhaust
PM10

1.7600e003

1.7600e003

0.0000

0.0000

6.7800e003

tons/yr

Fugitive
PM10

0.2256

0.0417

0.0000

tons/yr

Fugitive
PM10

0.0963

tons/yr

Fugitive
PM10

0.0000

6.7800e003

PM10
Total

0.2273

0.0435

0.0000

PM10
Total

0.0963

PM10
Total

Fugitive
PM2.5

0.0600

0.0121

0.0000

Fugitive
PM2.5

Fugitive
PM2.5

0.0000

6.2400e003

Exhaust
PM2.5

1.6300e003

1.6800e003

0.0000

Exhaust
PM2.5

0.0906

Exhaust
PM2.5

0.0000

6.2400e003

PM2.5
Total

0.0617

0.0137

0.0000

PM2.5
Total

0.0906

PM2.5
Total

232.7952

232.7952

200.6125

164.1071

0.0000

200.6125

164.1071

0.0000

0.0000

0.0000

0.0000

20.0235

0.0000

20.0235

CH4

0.0000

6.4800e003

CH4

6.7900e003

9.7500e003

0.0000

MT/yr

Bio- CO2 NBio- CO2 Total CO2

0.0000

0.0000

0.0000

CH4

0.0562

MT/yr

Bio- CO2 NBio- CO2 Total CO2

0.0000

MT/yr

Bio- CO2 NBio- CO2 Total CO2
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2.3000e004

SO2

2.2200e003

1.7000e003

0.0000

SO2

2.7100e003

SO2

0.0000

0.0000

N2O

0.0000

0.0000

0.0000

N2O

0.0000

N2O

0.0000

20.1854

CO2e

200.7821

164.3509

0.0000

CO2e

234.1993

CO2e

A-14

7.A.p

Packet Pg. 1810

NOx

6.6000e004

ROG

Worker

Exhaust
PM10

1.0000e005

0.0000

0.0000

0.0000

0.0000

6.6000e004

Hauling

Vendor

Worker

Category

4.6000e004

0.0000

0.0000

1.0000e005

0.0000

0.0000

1.1800e003

0.0000

0.0000

1.0000e005

0.0000

0.0000

tons/yr

Fugitive
PM10

1.1900e003

0.0000

0.0000

PM10
Total

0.0000

6.7800e003

PM10
Total

1.1900e003

0.0000

0.0000

PM10
Total

3.1000e004

0.0000

0.0000

Fugitive
PM2.5

Fugitive
PM2.5

3.1000e004

0.0000

0.0000

Fugitive
PM2.5

1.0000e005

0.0000

0.0000

Exhaust
PM2.5

0.0000

6.2400e003

Exhaust
PM2.5

1.0000e005

0.0000

0.0000

Exhaust
PM2.5

3.2000e004

0.0000

0.0000

PM2.5
Total

0.0000

6.2400e003

PM2.5
Total

3.2000e004

0.0000

0.0000

PM2.5
Total

1.0469

0.0000

0.0000

1.0469

0.0000

0.0000

0.0000

20.0235

0.0000

20.0235

0.0000

0.0000

0.0000

1.0469

0.0000

0.0000

1.0469

0.0000

0.0000

4.0000e005

0.0000

0.0000

CH4

0.0000

6.4800e003

CH4

4.0000e005

0.0000

MT/yr

Bio- CO2 NBio- CO2 Total CO2

0.0000

0.0000

CH4

0.0000

MT/yr

Bio- CO2 NBio- CO2 Total CO2

0.0000

0.0000

0.0000

MT/yr

Bio- CO2 NBio- CO2 Total CO2
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4.7300e003

0.0000

0.0000

SO2

Exhaust
PM10

CO

ROG

NOx

0.0000

6.7800e003

tons/yr

Fugitive
PM10

1.1800e003

0.0000

0.0000

0.0000

2.3000e004

Exhaust
PM10

tons/yr

Fugitive
PM10

Paving

0.1465

SO2

1.0000e005

0.0000

0.0000

SO2

0.0126

0.1292

CO

4.7300e003

0.0000

0.0000

CO

Off-Road

Category

4.6000e004

0.0000

Vendor

0.0000

0.0000

0.0000

NOx

Hauling

Category

ROG

0.0000

0.0000

0.0000

N2O

0.0000

0.0000

N2O

0.0000

0.0000

0.0000

N2O

1.0478

0.0000

0.0000

CO2e

0.0000

20.1854

CO2e

1.0478

0.0000

0.0000

CO2e

A-15

7.A.p

Packet Pg. 1811

ROG

NOx

5.0400e003

ROG

Worker

9.1223

4.3800e003

Archit. Coating

Off-Road

Category

3.5200e003

0.0000

Vendor

0.0305

0.0000

0.0000

Hauling

0.0000

NOx

4.3800e003

Off-Road

Category

0.0305

9.1223

NOx

Archit. Coating

Category

ROG

0.0364

CO

0.0359

0.0000

0.0000

CO

0.0364

CO

Exhaust
PM10

Exhaust
PM10

Exhaust
PM10

7.0000e005

0.0000

0.0000

1.8800e003

0.0000

tons/yr

Fugitive
PM10

8.9500e003

0.0000

0.0000

tons/yr

Fugitive
PM10

1.8800e003

0.0000

tons/yr

Fugitive
PM10

1.8800e003

0.0000

PM10
Total

9.0200e003

0.0000

0.0000

PM10
Total

1.8800e003

0.0000

PM10
Total

Fugitive
PM2.5

2.3800e003

0.0000

0.0000

Fugitive
PM2.5

Fugitive
PM2.5

1.8800e003

0.0000

Exhaust
PM2.5

6.0000e005

0.0000

0.0000

Exhaust
PM2.5

1.8800e003

0.0000

Exhaust
PM2.5

1.8800e003

0.0000

PM2.5
Total

2.4500e003

0.0000

0.0000

PM2.5
Total

1.8800e003

0.0000

PM2.5
Total

5.1065

0.0000
5.1065

0.0000

7.9567

0.0000

0.0000

7.9567

0.0000

0.0000

0.0000

0.0000

5.1065

0.0000

5.1065

0.0000

3.5000e004

0.0000

CH4

2.7000e004

0.0000

0.0000

CH4

3.5000e004

MT/yr

Bio- CO2 NBio- CO2 Total CO2

0.0000

0.0000

0.0000

CH4

0.0000

MT/yr

Bio- CO2 NBio- CO2 Total CO2

0.0000

0.0000

MT/yr

Bio- CO2 NBio- CO2 Total CO2

Attachment: Attachment 4 - Exhibit 11 - NEAP Draft EIR (2754 : North Village DA)

6.0000e005

SO2

9.0000e005

0.0000

0.0000

SO2

6.0000e005

SO2

0.0000

0.0000

N2O

0.0000

0.0000

0.0000

N2O

0.0000

0.0000

N2O

5.1153

0.0000

CO2e

7.9634

0.0000

0.0000

CO2e

5.1153

0.0000

CO2e

A-16

7.A.p

Packet Pg. 1812

0.0000

0.0000

5.0400e003

Hauling

Vendor

Worker

Category

ROG

3.5200e003

0.0000

0.0000

NOx

0.0359

0.0000

0.0000

CO

Exhaust
PM10

8.9500e003

0.0000

0.0000

7.0000e005

0.0000

0.0000

tons/yr

Fugitive
PM10

9.0200e003

0.0000

0.0000

PM10
Total

2.3800e003

0.0000

0.0000

Fugitive
PM2.5

6.0000e005

0.0000

0.0000

Exhaust
PM2.5

2.4500e003

0.0000

0.0000

PM2.5
Total

0.0000

0.0000

0.0000

7.9567

0.0000

0.0000

7.9567

0.0000

0.0000

CH4

2.7000e004

0.0000

0.0000

MT/yr

Bio- CO2 NBio- CO2 Total CO2
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9.0000e005

0.0000

0.0000

SO2

0.0000

0.0000

0.0000

N2O

7.9634

0.0000

0.0000

CO2e

A-17

7.A.p

Packet Pg. 1813

1.0 Project Characteristics

130.00
290.00
30.00

Hotel

Apartments Low Rise

Strip Mall

4

Pacific Gas & Electric Company

491.65

Climate Zone

Utility Company

CO2 Intensity
(lb/MWhr)

0.022

2.2

Metric

N2O Intensity
(lb/MWhr)

Operational Year

0.005

2021

75

0.69

10.00

3.00

3.39

0.92

Lot Acreage

Precipitation Freq (Days)

1000sqft

Dwelling Unit

Room

Acre

1000sqft

30,000.00

435,000.00

130,000.00

147,668.40

40,000.00

Floor Surface Area
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Land Use - Developable 18-acre area
Approximately 12 acres of open and undeveloped land to remain within the developable property
Construction Phase - Operational run only
Off-road Equipment - Operational run only
Trips and VMT - Operational run only
Vehicle Trips - Trip generation rates based on the traffic analysis completed for the project by W-Trans (2018).
Woodstoves - Compliance with NSCAPCD Regulation IV
Water Mitigation - Compliance with Green Building Code Standards
Waste Mitigation - Statewide diversion/recycling mandate (11% percent reduction)

Project Characteristics - 3257.0023 North Entry Area Plan (NEAP)
Adjusted intensity factors based on Renewable Portfolio Standard

1.3 User Entered Comments & Non-Default Data

CH4 Intensity
(lb/MWhr)

Urban

Urbanization

Wind Speed (m/s)

3.39

Other Asphalt Surfaces

1.2 Other Project Characteristics

Size
40.00

Land Uses

Sonoma-North Coast County, Annual

North Entry Area Plan (NEAP) Unmitigated Operations

General Office Building

1.1 Land Usage

0

829

0

0

0

Population

Date: 8/25/2018 4:52 PM

North Entry Area Plan (NEAP) Unmitigated Operations - Sonoma-North Coast County, Annual

CalEEMod Version: CalEEMod.2016.3.2

A-18

7.A.p

Packet Pg. 1814

NumDays
FireplaceWoodMass
NumberWood
LandUseSquareFeet
LandUseSquareFeet
LotAcreage
LotAcreage
OffRoadEquipmentUnitAmount
UsageHours
CH4IntensityFactor
CO2IntensityFactor
N2OIntensityFactor
WorkerTripNumber
ST_TR
ST_TR
ST_TR
SU_TR
SU_TR
SU_TR
WD_TR
WD_TR
WD_TR
WoodstoveWoodMass

tblConstructionPhase

tblFireplaces

tblFireplaces

tblLandUse

tblLandUse

tblLandUse

tblLandUse

tblOffRoadEquipment

tblOffRoadEquipment

tblProjectCharacteristics

tblProjectCharacteristics

tblProjectCharacteristics

tblTripsAndVMT

tblVehicleTrips

tblVehicleTrips

tblVehicleTrips

tblVehicleTrips

tblVehicleTrips

tblVehicleTrips

tblVehicleTrips

tblVehicleTrips

tblVehicleTrips

tblWoodstoves

3,019.20

8.17

11.03

6.59

20.43

1.05

6.07

42.04

2.46

7.16

70.00

0.006

641.35

0.029

6.00

1.00

18.13

4.33

290,000.00

188,760.00

101.50

3,078.40

20.00

Default Value

0.00

8.36

9.74

7.32

44.32

0.70

6.28

44.32

2.21

8.14

0.00

0.005

491.65

0.022

0.00

0.00

10.00

3.00

435,000.00

130,000.00

0.00

0.00

1.00

New Value
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Column Name

Table Name

A-19

7.A.p

Packet Pg. 1815

Percent
Reduction

0.00

ROG

8.4688

0.00

NOx

CO

0.0546

SO2

0.00

0.00

Fugitive
PM10

4.0038

0.0533

0.00

Exhaust
PM10

0.00

0.00

0.00

129.1511

62.0886

55.4713

6,100.582 6,166.0549
5

52.0875

0.0000

4,682.654 4,682.6542
2

1,236.689 1,236.6896
6

129.1511

0.00

129.1511

49.6709

49.3695

6,090.165 6,147.5353
0

41.6700

0.0000

4,682.654 4,682.6542
2

1,236.689 1,236.6896
6

129.1511

12.37

0.17

0.30

N2O

12.40

CO2e

11.31

0.54

CO2e

6,259.122
0

76.1702

122.3108

4,687.933
2

1,242.724
7

129.9831

CO2e

6,293.281
6

95.2127

137.4279

4,687.933
2

1,242.724
7

129.9831

N20

0.0388

0.0198

0.0000

0.0000

0.0167

2.3000e003

N2O

0.0438

0.0248

0.0000

0.0000

0.0167

2.3000e003

CH4

4.0007

0.8236

2.9177

0.2112

0.0425

5.8300e003

CH4

4.5672

1.0295

3.2783

0.2112

0.0425

Bio- CO2 NBio-CO2 Total CO2

57.3704

8.0009

49.3695

0.0000

0.0000

0.0000

CH4

5.8300e003

MT/yr

Bio- CO2 NBio- CO2 Total CO2

65.4724

10.0011

55.4713

0.0000

0.0000

0.0000

MT/yr

Bio- CO2 NBio- CO2 Total CO2

PM2.5
Total

1.1835

0.0000

0.0000

1.1276

0.0352

0.0207

PM2.5
Total

1.1835

0.0000

0.0000

1.1276

0.0352

0.0207

PM2.5
Total

Exhaust
PM2.5

0.1060

0.0000

0.0000

0.0501

0.0352

0.0207

Exhaust
PM2.5

0.1060

0.0000

0.0000

0.0501

0.0352

0.0207

Exhaust
PM2.5

Fugitive
PM2.5

1.0775

1.0775

Fugitive
PM2.5

1.0775

1.0775

Fugitive
PM2.5

PM10
Total

4.1130

0.0000

0.0000

4.0572

0.0352

0.0207

PM10
Total

4.1130

0.0000

0.0000

4.0572

0.0352

0.0207

PM10
Total
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0.00

20.0327

4.0038

0.1092

5.1240

0.0510

0.0352

0.0207

Total

17.5017

2.7800e003

Exhaust
PM10

tons/yr

Fugitive
PM10

0.0000

7.8812

0.3251

8.1000e004

SO2

4.0038

Water

1.5879

Mobile

0.4542

2.2060

CO

0.0546

0.0000

0.0509

Energy

0.1334

NOx

20.0327

0.0533

Waste

3.4852

Area

Category

ROG

Mitigated Operational

8.4688

4.0038

0.1092

5.1240

0.0510

0.0352

0.0207

Total

17.5017

2.7800e003

Exhaust
PM10

tons/yr

Fugitive
PM10

0.0000

7.8812

0.3251

8.1000e004

SO2

Water

1.5879

Mobile

0.4542

2.2060

CO

0.0000

0.0509

Energy

0.1334

NOx

Waste

3.4852

Area

Category

ROG

Unmitigated Operational

2.2 Overall Operational

2.0 Emissions Summary

A-20
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1.5879

Unmitigated

7.8812

7.8812

NOx

17.5017

17.5017

CO

7.30

9.50

9.50

9.50

Hotel

Other Asphalt Surfaces

Strip Mall

LDA

0.578299

0.578299

0.578299

0.578299

0.578299

Land Use

General Office Building

Hotel

Other Asphalt Surfaces

Strip Mall

4.0572

4.0572
1.0775

1.0775

Fugitive
PM2.5

2,360.60
88.40
1,064.70
0.00
1,329.60
4,843.30

Trip %

1821.20
28.00
773.50
0.00
1329.60
3,952.30

0.0501

0.0501

Exhaust
PM2.5

MDV

LHD1

16.60

0.00

19.40

33.00

LHD2

64.40

0.00

61.60

48.00

MHD

19.00

0.00

19.00

19.00

0.2112

0.2112

CH4

HHD

45

0

58

77

86

OBUS

Primary

0.169996 0.109068 0.028307 0.006716 0.029274 0.026666 0.003071

0.169996 0.109068 0.028307 0.006716 0.029274 0.026666 0.003071

0.169996 0.109068 0.028307 0.006716 0.029274 0.026666 0.003071

0.169996 0.109068 0.028307 0.006716 0.029274 0.026666 0.003071

MCY

0.001838 0.005325

0.001838 0.005325

0.001838 0.005325

0.001838 0.005325

0.001838 0.005325

UBUS

40

0

38

19

11

Diverted

0.0000

0.0000

N2O

SBUS

MH

4,687.933
2

4,687.933
2

CO2e

0.000874 0.001112

0.000874 0.001112

0.000874 0.001112

0.000874 0.001112

0.000874 0.001112

15

0

4

4

3

Pass-by

2,047,628
10,789,762

2,047,628
10,789,762

Trip Purpose %

6,063,551
704,772
1,973,811

6,063,551
704,772
1,973,811

Mitigated
Annual VMT

4,682.654 4,682.6542
2

4,682.654 4,682.6542
2

0.169996 0.109068 0.028307 0.006716 0.029274 0.026666 0.003071

LDT2

7.30

7.30

7.30

7.30

0.0000

0.0000

MT/yr

Bio- CO2 NBio- CO2 Total CO2

Unmitigated
Annual VMT

1.1276

1.1276

PM2.5
Total
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0.039453

0.039453

0.039453

0.039453

0.039453

LDT1

7.30

7.30

7.30

9.50

Apartments Low Rise

0.0533

0.0533

PM10
Total

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

Miles

10.80

4.4 Fleet Mix

4.0038

4.0038

2,122.80
389.60
1,086.80
0.00
1,329.60
4,928.80

Apartments Low Rise

H-W or C-W

Exhaust
PM10

tons/yr

Fugitive
PM10

Average Daily Trip Rate
Weekday
Saturday
Sunday

0.0510

0.0510

SO2

General Office Building

Land Use

4.3 Trip Type Information

Apartments Low Rise
General Office Building
Hotel
Other Asphalt Surfaces
Strip Mall
Total

Land Use

4.2 Trip Summary Information

1.5879

Mitigated

Category

ROG

4.1 Mitigation Measures Mobile

4.0 Operational Detail - Mobile

A-21

7.A.p
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2.7800e003

2.95767e+
006

654800

5.7603e+0
06

0

71100

Apartments Low
Rise

General Office
Building

Hotel

Other Asphalt
Surfaces

Strip Mall

Total

kBTU/yr

NaturalGa
s Use

Land Use

Unmitigated

0.0509

3.8000e004

0.0000

0.0311

3.5300e003

0.0160

ROG

0.4542

0.3251

2.9300e003

0.0000

0.2372

0.0270

0.0580

CO

2.7700e003

2.0000e005

0.0000

1.6900e003

1.9000e004

8.7000e004

Exhaust
PM10

0.0352

0.0352

2.6000e004

0.0000

0.0215

2.4400e003

0.0110

tons/yr

Fugitive
PM10

0.0352

0.0352

0.0000

0.0000

PM10
Total

0.0352

2.6000e004

0.0000

0.0215

2.4400e003

0.0110

PM10
Total

Fugitive
PM2.5

Fugitive
PM2.5

0.0352

0.0352

0.0000

0.0000

Exhaust
PM2.5

0.0352

2.6000e004

0.0000

0.0215

2.4400e003

0.0110

Exhaust
PM2.5

0.0352

0.0352

0.0000

0.0000

PM2.5
Total

0.0352

2.6000e004

0.0000

0.0215

2.4400e003

0.0110

PM2.5
Total

0.0000

0.0000

0.0000

0.0000

503.9607

503.9607

732.7289

732.7289

9.6600e003

9.6600e003

0.0328

0.0328

CH4

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

503.9607

3.7942

0.0000

307.3915

34.9426

157.8324

503.9607

3.7942

0.0000

307.3915

34.9426

157.8324

N2O

9.6600e003

7.0000e005

0.0000

5.8900e003

6.7000e004

3.0300e003

CH4

9.2400e003

9.2400e003

7.4500e003

7.4500e003

MT/yr

Bio- CO2 NBio- CO2 Total CO2

503.9607

503.9607

732.7289

732.7289

MT/yr

Bio- CO2 NBio- CO2 Total CO2
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3.4900e003

0.0000

0.2824

0.0321

0.1363

NOx

5.2 Energy by Land Use - NaturalGas

0.3251

0.0509

NaturalGas
Unmitigated

0.4542

0.0352

0.0509

NaturalGas
Mitigated

SO2

Exhaust
PM10

tons/yr

Fugitive
PM10

0.0000
2.7800e003

SO2

Electricity
Unmitigated

0.3251

CO

0.0000

0.4542

NOx

Electricity
Mitigated

Category

ROG

5.1 Mitigation Measures Energy

Historical Energy Use: N

5.0 Energy Detail

9.2400e003

7.0000e005

0.0000

5.6400e003

6.4000e004

2.8900e003

N2O

506.9555

506.9555

735.7693

735.7693

CO2e

A-22

506.9555

3.8167

0.0000

309.2182

35.1503

158.7703

CO2e

7.A.p

Packet Pg. 1818

2.95767e+
006

654800

5.7603e+0
06

0

71100

Apartments Low
Rise

General Office
Building

Hotel

Other Asphalt
Surfaces

Strip Mall

0.0509

3.8000e004

0.0000

0.0311

3.5300e003

0.0160

ROG

0.4542

3.4900e003

0.0000

0.2824

0.0321

0.1363

NOx

0.3251

2.9300e003

0.0000

0.2372

0.0270

0.0580

CO

1.26115e+
006

713200

990600

0

320700

Apartments Low
Rise

General Office
Building

Hotel

Other Asphalt
Surfaces

Strip Mall

Total

kWh/yr

Electricity
Use

Land Use

Unmitigated

t
o
n

732.7290

71.5189

0.0000

220.9124

159.0498

281.2479

Total CO2

0.0328

7.4600e003

7.3000e004

0.0000

2.2500e003

1.6200e003

735.7693

71.8156

0.0000

221.8290

159.7097

282.4148

CO2e

2.7700e003

2.0000e005

0.0000

1.6900e003

1.9000e004

8.7000e004

SO2

Exhaust
PM10

0.0352

2.6000e004

0.0000

0.0215

2.4400e003

0.0110

tons/yr

Fugitive
PM10

0.0352

2.6000e004

0.0000

0.0215

2.4400e003

0.0110

PM10
Total

Fugitive
PM2.5

0.0352

2.6000e004

0.0000

0.0215

2.4400e003

0.0110

Exhaust
PM2.5

0.0352

2.6000e004

0.0000

0.0215

2.4400e003

0.0110

PM2.5
Total

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

503.9607

3.7942

0.0000

307.3915

34.9426

157.8324

503.9607

3.7942

0.0000

307.3915

34.9426

157.8324

CH4

9.6600e003

7.0000e005

0.0000

5.8900e003

6.7000e004

3.0300e003

MT/yr

Bio- CO2 NBio- CO2 Total CO2
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3.2000e003

0.0000

9.8900e003

7.1200e003

N2O

2.8600e003

MT/yr

0.0126

CH4

5.3 Energy by Land Use - Electricity

Total

kBTU/yr

NaturalGa
s Use

Land Use

Mitigated

9.2400e003

7.0000e005

0.0000

5.6400e003

6.4000e004

2.8900e003

N2O

A-23

506.9555

3.8167

0.0000

309.2182

35.1503

158.7703

CO2e

7.A.p

Packet Pg. 1819

1.26115e+
006

713200

990600

0

320700

Apartments Low
Rise

General Office
Building

Hotel

Other Asphalt
Surfaces

Strip Mall

t
o
n

732.7290

71.5189

0.0000

220.9124

159.0498

281.2479

Total CO2

0.0328

3.2000e003

0.0000

9.8900e003

7.1200e003

3.4852

3.4852

Mitigated

Unmitigated

Category

ROG

0.1334

0.1334

NOx

Use only Natural Gas Hearths

8.1000e004

8.1000e004

SO2

7.4600e003

7.3000e004

0.0000

2.2500e003

1.6200e003

Exhaust
PM10

0.0207

0.0207

tons/yr

Fugitive
PM10

735.7693

71.8156

0.0000

221.8290

159.7097

282.4148

CO2e

0.0207

0.0207

PM10
Total

Fugitive
PM2.5

0.0207

0.0207

Exhaust
PM2.5

0.0207

0.0207

PM2.5
Total

0.0000

0.0000

129.1511

129.1511

129.1511

129.1511

CH4

5.8300e003

5.8300e003

MT/yr

Bio- CO2 NBio- CO2 Total CO2
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2.2060

2.2060

CO

N2O

2.8600e003

MT/yr

0.0126

CH4

6.1 Mitigation Measures Area

6.0 Area Detail

Total

kWh/yr

Electricity
Use

Land Use

Mitigated

2.3000e003

2.3000e003

N2O

129.9831

129.9831

CO2e

A-24

7.A.p

Packet Pg. 1820

0.0127

0.0656

3.4852

Hearth

Landscaping

Total

0.9174

2.4895

0.0127

0.0656

3.4852

Architectural
Coating

Consumer
Products

Hearth

Landscaping

Total

SubCategory

ROG

2.4895

Consumer
Products

Mitigated

0.9174

ROG

Architectural
Coating

SubCategory

Unmitigated

0.1334

0.0249

0.1085

NOx

0.1334

0.0249

0.1085

NOx

6.2 Area by SubCategory

8.0000e004

1.1000e004

6.9000e004

SO2

8.0000e004

1.1000e004

6.9000e004

SO2

Exhaust
PM10

Exhaust
PM10

0.0207

0.0119

8.7700e003

0.0000

0.0000

tons/yr

Fugitive
PM10

0.0207

0.0119

8.7700e003

0.0000

0.0000

tons/yr

Fugitive
PM10

0.0207

0.0119

8.7700e003

0.0000

0.0000

PM10
Total

0.0207

0.0119

8.7700e003

0.0000

0.0000

PM10
Total

Fugitive
PM2.5

Fugitive
PM2.5

0.0207

0.0119

8.7700e003

0.0000

0.0000

Exhaust
PM2.5

0.0207

0.0119

8.7700e003

0.0000

0.0000

Exhaust
PM2.5

0.0207

0.0119

8.7700e003

0.0000

0.0000

PM2.5
Total

0.0207

0.0119

8.7700e003

0.0000

0.0000

PM2.5
Total

129.1511

3.5210

125.6301

0.0000

0.0000

129.1511

3.5210

125.6301

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

129.1511

3.5210

125.6301

0.0000

0.0000

129.1511

3.5210

125.6301

0.0000

0.0000

CH4

5.8300e003

3.4200e003

2.4100e003

0.0000

0.0000

CH4

5.8300e003

3.4200e003

2.4100e003

0.0000

0.0000

MT/yr

Bio- CO2 NBio- CO2 Total CO2

0.0000

0.0000

0.0000

0.0000

0.0000

MT/yr

Bio- CO2 NBio- CO2 Total CO2
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2.2060

2.1598

0.0462

CO

2.2060

2.1598

0.0462

CO

2.3000e003

0.0000

2.3000e003

0.0000

0.0000

N2O

2.3000e003

0.0000

2.3000e003

0.0000

0.0000

N2O

129.9831

3.6064

126.3767

0.0000

0.0000

CO2e

129.9831

3.6064

126.3767

0.0000

0.0000

CO2e

A-25

7.A.p

Packet Pg. 1821

62.0886

Unmitigated

1.0295

18.8947 /
11.9119

7.10935 /
4.35734

3.29768 /
0.366409

0/0

2.22218 /
1.36198

Apartments Low
Rise

General Office
Building

Hotel

Other Asphalt
Surfaces

Strip Mall

Total

Mgal

Indoor/Out
door Use

Land Use

Unmitigated

t
o
n

62.0886

4.4496

0.0000

5.3115

14.2354

38.0922

Total CO2

N2O

1.0295

0.0726

0.0000

0.1077

0.2322

CO2e

95.2127

6.7848

0.0000

8.7717

21.7066

57.9496

CO2e
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0.0248

1.7500e003

0.0000

2.5800e003

5.5900e003

0.0149

N2O

95.2127

76.1702

MT/yr

0.6171

CH4

0.0248

0.0198

MT/yr

0.8236

CH4

7.2 Water by Land Use

49.6709

t
o
n

Mitigated

Category

Total CO2

Apply Water Conservation Strategy

7.1 Mitigation Measures Water

7.0 Water Detail

A-26

7.A.p

Packet Pg. 1822

15.1157 /
9.52948

5.68748 /
3.48587

2.63814 /
0.293127

0/0

1.77774 /
1.08958

Apartments Low
Rise

General Office
Building

Hotel

Other Asphalt
Surfaces

Strip Mall

t
o
n

49.6709

3.5597

0.0000

4.2492

11.3883

30.4737

Total CO2

0.8236

0.0581

0.0000

0.0861

0.1858

N2O

49.3695

55.4713

Mitigated

Unmitigated

t
o
n

Total CO2

Category/Year

3.2783

N2O

137.4279

122.3108

CO2e

76.1702

5.4279

0.0000

7.0173

17.3653

46.3597

CO2e
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0.0000

0.0000

MT/yr

2.9177

CH4

Institute Recycling and Composting Services

0.0198

1.4000e003

0.0000

2.0600e003

4.4700e003

0.0119

MT/yr

0.4937

CH4

8.1 Mitigation Measures Waste

8.0 Waste Detail

Total

Mgal

Indoor/Out
door Use

Land Use

Mitigated

A-27

7.A.p

Packet Pg. 1823

37.2

71.17

0

31.5

General Office
Building

Hotel

Other Asphalt
Surfaces

Strip Mall

118.726

33.108

63.3413

0

28.035

Apartments Low
Rise

General Office
Building

Hotel

Other Asphalt
Surfaces

Strip Mall

t
o
n

t
o
n

49.3695

5.6909

0.0000

12.8577

6.7206

24.1003

Total CO2

55.4713

6.3942

0.0000

14.4469

7.5513

27.0790

Total CO2

2.9177

0.3363

0.0000

0.7599

0.3972

Equipment Type

122.3108

14.0988

0.0000

31.8544

16.6501

59.7075

CO2e

137.4279

15.8414

0.0000

35.7915

18.7079

67.0871

CO2e

Hours/Day

Hours/Day

Hours/Year

Days/Year

Horse Power

Horse Power

Load Factor

Load Factor

Fuel Type

Fuel Type
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Number

Fire Pumps and Emergency Generators

Number

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

N2O

0.0000

0.0000

0.0000

0.0000

0.0000

MT/yr

1.4243

CH4

3.2783

0.3779

0.0000

0.8538

0.4463

N2O

0.0000

MT/yr

1.6003

CH4

10.0 Stationary Equipment

Equipment Type

9.0 Operational Offroad

Total

tons

Land Use

Mitigated

Waste
Disposed

133.4

Apartments Low
Rise

Total

tons

Waste
Disposed

Land Use

Unmitigated

8.2 Waste by Land Use

A-28

7.A.p

Packet Pg. 1824

Equipment Type

11.0 Vegetation

Equipment Type

User Defined Equipment

Boilers
Heat Input/Day

Heat Input/Year

Boiler Rating

Fuel Type
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Number

Number

A-29

7.A.p

Packet Pg. 1825

1.0 Project Characteristics

3.39
130.00
290.00
30.00

Other Asphalt Surfaces

Hotel

Apartments Low Rise

Strip Mall

4

Pacific Gas & Electric Company

491.65

Climate Zone

Utility Company

CO2 Intensity
(lb/MWhr)

0.022

2.2

N2O Intensity
(lb/MWhr)

Operational Year

30,000.00

435,000.00

130,000.00

147,668.40

40,000.00

Floor Surface Area
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Waste Mitigation - Statewide diversion/recycling mandate (11% percent reduction)

Water Mitigation - Compliance with Green Building Code Standards

Woodstoves - Compliance with NSCAPCD Regulation IV

Vehicle Trips - Trip generation rates based on the traffic analysis completed for the project by W-Trans (2018).

Trips and VMT - Operational run only

Off-road Equipment - Operational run only

Construction Phase - Operational run only

0.005

2021

75

0.69

10.00

3.00

3.39

0.92

Lot Acreage

Precipitation Freq (Days)

1000sqft

Dwelling Unit

Room

Acre

1000sqft

Metric

Land Use - Developable 18-acre area
Approximately 12 acres of open and undeveloped land to remain within the developable property

Project Characteristics - 3257.0023 North Entry Area Plan (NEAP)
Adjusted intensity factors based on Renewable Portfolio Standard

1.3 User Entered Comments & Non-Default Data

CH4 Intensity
(lb/MWhr)

Urban

Urbanization

Wind Speed (m/s)

40.00

General Office Building

1.2 Other Project Characteristics

Size

Sonoma-North Coast County, Summer

North Entry Area Plan (NEAP) Unmitigated Operations

Land Uses

1.1 Land Usage

0

829

0

0

0

Population

Date: 8/25/2018 4:52 PM

North Entry Area Plan (NEAP) Unmitigated Operations - Sonoma-North Coast County, Summer

CalEEMod Version: CalEEMod.2016.3.2

A-30

7.A.p

Packet Pg. 1826

NumDays
FireplaceWoodMass
NumberWood
LandUseSquareFeet
LandUseSquareFeet
LotAcreage
LotAcreage
OffRoadEquipmentUnitAmount
UsageHours
CH4IntensityFactor
CO2IntensityFactor
N2OIntensityFactor
WorkerTripNumber
ST_TR
ST_TR
ST_TR
SU_TR
SU_TR
SU_TR
WD_TR
WD_TR
WD_TR
WoodstoveWoodMass

tblConstructionPhase

tblFireplaces

tblFireplaces

tblLandUse

tblLandUse

tblLandUse

tblLandUse

tblOffRoadEquipment

tblOffRoadEquipment

tblProjectCharacteristics

tblProjectCharacteristics

tblProjectCharacteristics

tblTripsAndVMT

tblVehicleTrips

tblVehicleTrips

tblVehicleTrips

tblVehicleTrips

tblVehicleTrips

tblVehicleTrips

tblVehicleTrips

tblVehicleTrips

tblVehicleTrips

tblWoodstoves

3,019.20

8.17

11.03

6.59

20.43

1.05

6.07

42.04

2.46

7.16

70.00

0.006

641.35

0.029

6.00

1.00

18.13

4.33

290,000.00

188,760.00

101.50

3,078.40

20.00

Default Value

0.00

8.36

9.74

7.32

44.32

0.70

6.28

44.32

2.21

8.14

0.00

0.005

491.65

0.022

0.00

0.00

10.00

3.00

435,000.00

130,000.00

0.00

0.00

1.00

New Value
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Column Name

Table Name

A-31

7.A.p

Packet Pg. 1827

0.2790

10.6185

30.6035

Energy

Mobile

Total

10.6185

30.6035

Mobile

Total

Percent
Reduction

0.2790

Energy

0.00

ROG

19.7060

Area

Category

ROG

Mitigated Operational

19.7060

Area

Category

ROG

CO

0.00

SO2

0.3545

0.3212

0.0152

0.0182

SO2

0.3545

0.3212

0.0152

0.0182

0.00

0.00

0.00

0.00

0.00

38,967.92 38,967.929
92
2

32,503.20 32,503.203
37
7

3,043.953 3,043.9538
8

3,420.771 3,420.7717
7

0.00

38,967.92 38,967.929
92
2

32,503.20 32,503.203
37
7

3,043.953 3,043.9538
8

3,420.771 3,420.7717
7

0.00

0.00

0.00

0.00

CH4

1.5602

1.3953

0.0583

0.1066

CH4

1.5602

1.3953

0.0583

Bio- CO2 NBio-CO2 Total CO2

0.0000

0.0000

CH4

0.1066

lb/day

Bio- CO2 NBio- CO2 Total CO2

0.0000

0.0000

lb/day

Bio- CO2 NBio- CO2 Total CO2

PM2.5
Total

7.5928

7.0538

0.1928

0.3462

PM2.5
Total

7.5928

7.0538

0.1928

0.3462

PM2.5
Total

Exhaust
PM2.5

0.8389

0.2999

0.1928

0.3462

Exhaust
PM2.5

0.8389

0.2999

0.1928

0.3462

Exhaust
PM2.5

Fugitive
PM2.5

6.7539

6.7539

Fugitive
PM2.5

6.7539

6.7539

Fugitive
PM2.5

PM10
Total

26.0507

25.5118

0.1928

0.3462

PM10
Total

26.0507

25.5118

0.1928

0.3462

PM10
Total

Exhaust
PM10

0.8583

0.3194

0.1928

0.3462

Fugitive
PM10

25.1924

25.1924

0.00

Exhaust
PM10

0.8583

0.3194

0.1928

0.3462

lb/day

Fugitive
PM10

25.1924

25.1924

SO2

Exhaust
PM10

lb/day

Fugitive
PM10
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0.00

CO

133.3506

106.4453

1.7812

25.1241

CO

133.3506

106.4453

1.7812

25.1241

NOx

51.1282

45.7164

2.4890

2.9228

NOx

51.1282

45.7164

2.4890

2.9228

NOx

Unmitigated Operational

2.2 Overall Operational

2.0 Emissions Summary

CO2e

0.00

0.00

CO2e

39,042.01
83

32,538.08
58

3,062.042
4

3,441.890
1

CO2e

39,042.01
83

32,538.08
58

3,062.042
4

3,441.890
1

N20

0.1177

0.0558

0.0619

N2O

0.1177

0.0558

0.0619

N2O

A-32

7.A.p

Packet Pg. 1828

10.6185

Unmitigated

45.7164

45.7164

NOx

106.4453

106.4453

CO

7.30

9.50

9.50

9.50

9.50

Hotel

Other Asphalt Surfaces

Strip Mall

LDA

0.578299

0.578299

0.578299

0.578299

0.578299

Land Use

Apartments Low Rise

General Office Building

Hotel

Other Asphalt Surfaces

Strip Mall

2,360.60
88.40
1,064.70
0.00
1,329.60
4,843.30

MDV

7.30

7.30

7.30

7.30

LHD1

16.60

0.00

19.40

33.00

LHD2

64.40

0.00

61.60

48.00

19.50

0.169996 0.109068 0.028307 0.006716

0.169996 0.109068 0.028307 0.006716

0.169996 0.109068 0.028307 0.006716

0.169996 0.109068 0.028307 0.006716

HHD

45

0

58

77

86

OBUS

Primary

0.029274 0.026666 0.003071

0.029274 0.026666 0.003071

0.029274 0.026666 0.003071

0.029274 0.026666 0.003071

MCY

0.001838 0.005325

0.001838 0.005325

0.001838 0.005325

0.001838 0.005325

0.001838 0.005325

UBUS

40

0

38

19

11

Diverted

N2O

SBUS

MH

32,538.08
58

32,538.08
58

CO2e

0.000874 0.001112

0.000874 0.001112

0.000874 0.001112

0.000874 0.001112

0.000874 0.001112

15

0

4

4

3

Pass-by

2,047,628
10,789,762

2,047,628
10,789,762

Trip Purpose %

6,063,551
704,772
1,973,811

6,063,551
704,772
1,973,811

0.029274 0.026666 0.003071

MHD

19.00

0.00

19.00

19.00

37.60

1.3953

1.3953

CH4

Mitigated
Annual VMT

32,503.20 32,503.203
37
7

32,503.20 32,503.203
37
7

lb/day

Bio- CO2 NBio- CO2 Total CO2

Unmitigated
Annual VMT

7.0538

7.0538

PM2.5
Total

H-S or C-C H-O or C-NW

Trip %

1821.20
28.00
773.50
0.00
1329.60
3,952.30

0.2999

0.2999

Exhaust
PM2.5

0.169996 0.109068 0.028307 0.006716

LDT2

6.7539

6.7539

Fugitive
PM2.5
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0.039453

0.039453

0.039453

0.039453

0.039453

LDT1

7.30

7.30

7.30

10.80

4.4 Fleet Mix

25.5118

25.5118

H-S or C-C H-O or C-NW H-W or CW
7.30
7.50
42.90

Apartments Low Rise

H-W or C-W

Miles

General Office Building

Land Use

4.3 Trip Type Information

2,122.80
389.60
1,086.80
0.00
1,329.60
4,928.80

0.3194

0.3194

PM10
Total

Average Daily Trip Rate
Saturday
Sunday

25.1924

25.1924

Apartments Low Rise
General Office Building
Hotel
Other Asphalt Surfaces
Strip Mall
Total

Exhaust
PM10

lb/day

Fugitive
PM10

Weekday

0.3212

0.3212

SO2

Land Use

4.2 Trip Summary Information

10.6185

Mitigated

Category

ROG

4.1 Mitigation Measures Mobile

4.0 Operational Detail - Mobile

A-33

7.A.p

Packet Pg. 1829

0.2790

NaturalGas
Unmitigated

2.4890

2.4890

NOx

1.7812

1.7812

CO

0.0152

0.0152

SO2

8103.2

1793.97

15781.6

0

194.795

Apartments Low
Rise

General Office
Building

Hotel

Other Asphalt
Surfaces

Strip Mall

Total

kBTU/yr

NaturalGa
s Use

Land Use

Unmitigated

0.2790

2.1000e003

0.0000

0.1702

0.0194

0.0874

ROG

2.4890

0.0191

0.0000

1.5472

0.1759

0.7468

NOx

0.0152

1.1000e004

0.0000

9.2800e003

1.0600e003

4.7700e003

SO2

Exhaust
PM10

PM10
Total

Exhaust
PM10

0.1928

0.1928

0.1928

1.4500e003

0.0000

0.1176

0.0134

0.0604

lb/day

Fugitive
PM10

0.1928

0.1928

lb/day

Fugitive
PM10

0.1928

1.4500e003

0.0000

0.1176

0.0134

0.0604

PM10
Total

Fugitive
PM2.5

Fugitive
PM2.5

0.1928

0.1928

Exhaust
PM2.5

0.1928

1.4500e003

0.0000

0.1176

0.0134

0.0604

Exhaust
PM2.5

0.1928

0.1928

PM2.5
Total

0.1928

1.4500e003

0.0000

0.1176

0.0134

0.0604

PM2.5
Total

0.0583

0.0583

CH4

211.0556

953.3172

22.9170

0.0000

3,043.9537 3,043.953
7

22.9170

0.0000

1,856.6640 1,856.664
0

211.0556

953.3172

N2O

0.0584

4.4000e004

0.0000

0.0356

4.0500e003

0.0183

CH4

0.0558

0.0558

lb/day

Bio- CO2 NBio- CO2 Total CO2

3,043.953 3,043.9538
8

3,043.953 3,043.9538
8

lb/day

Bio- CO2 NBio- CO2 Total CO2
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1.7812

0.0160

0.0000

1.2997

0.1477

0.3178

CO

5.2 Energy by Land Use - NaturalGas

0.2790

NaturalGas
Mitigated

Category

ROG

5.1 Mitigation Measures Energy

Historical Energy Use: N

5.0 Energy Detail

0.0558

4.2000e004

0.0000

0.0340

3.8700e003

0.0175

N2O

3,062.042
4

3,062.042
4

CO2e

A-34

3,062.0425

23.0532

0.0000

1,867.6972

212.3098

958.9823

CO2e

7.A.p

Packet Pg. 1830

8.1032

1.79397

15.7816

0

0.194795

Apartments Low
Rise

General Office
Building

Hotel

Other Asphalt
Surfaces

Strip Mall

0.2790

2.1000e003

0.0000

0.1702

0.0194

0.0874

ROG

2.4890

0.0191

0.0000

1.5472

0.1759

0.7468

NOx

19.7060

19.7060

Mitigated

Unmitigated

Category

ROG

2.9228

2.9228

NOx

Use only Natural Gas Hearths

0.0182

0.0182

SO2

1.7812

0.0160

0.0000

1.2997

0.1477

0.3178

CO

Exhaust
PM10

Exhaust
PM10

0.3462

0.3462
0.3462

0.3462

PM10
Total

0.1928

1.4500e003

0.0000

0.1176

0.0134

0.0604

lb/day

Fugitive
PM10

lb/day

Fugitive
PM10

0.0152

1.1000e004

0.0000

9.2800e003

1.0600e003

4.7700e003

SO2

Fugitive
PM2.5

0.1928

1.4500e003

0.0000

0.1176

0.0134

0.0604

PM10
Total

0.3462

0.3462

Exhaust
PM2.5

Fugitive
PM2.5

0.3462

0.3462

PM2.5
Total

0.1928

1.4500e003

0.0000

0.1176

0.0134

0.0604

Exhaust
PM2.5

0.0000

0.0000

211.0556

953.3172

22.9170

0.0000

3,420.771 3,420.7717
7

3,420.771 3,420.7717
7

0.1066

0.1066

lb/day

CH4

3,043.9537 3,043.953
7

22.9170

0.0000

1,856.6640 1,856.664
0

211.0556

953.3172

CH4

0.0619

0.0619

N2O

0.0584

4.4000e004

0.0000

0.0356

4.0500e003

0.0183

lb/day

Bio- CO2 NBio- CO2 Total CO2

Bio- CO2 NBio- CO2 Total CO2

0.1928

1.4500e003

0.0000

0.1176

0.0134

0.0604

PM2.5
Total
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25.1241

25.1241

CO

6.1 Mitigation Measures Area

6.0 Area Detail

Total

kBTU/yr

NaturalGa
s Use

Land Use

Mitigated

3,441.890
1

3,441.890
1

CO2e

0.0558

4.2000e004

0.0000

0.0340

3.8700e003

0.0175

N2O

A-35

3,062.0425

23.0532

0.0000

1,867.6972

212.3098

958.9823

CO2e

7.A.p

Packet Pg. 1831

0.3096

0.7284

19.7060

Hearth

Landscaping

Total

13.6413

0.3096

0.7284

19.7060

Consumer
Products

Hearth

Landscaping

Total

2.9228

0.2770

2.6458

NOx

2.9228

0.2770

2.6458

NOx

25.1241

23.9982

1.1259

CO

25.1241

23.9982

1.1259

CO

0.0182

1.2600e003

0.0169

SO2

0.0182

1.2600e003

0.0169

SO2

Exhaust
PM10

Exhaust
PM10

0.3462

0.1322

0.2139

0.0000

0.0000

lb/day

Fugitive
PM10

0.3462

0.1322

0.2139

0.0000

0.0000

lb/day

Fugitive
PM10

0.3462

0.1322

0.2139

0.0000

0.0000

PM10
Total

0.3462

0.1322

0.2139

0.0000

0.0000

PM10
Total

Fugitive
PM2.5

Fugitive
PM2.5

0.3462

0.1322

0.2139

0.0000

0.0000

Exhaust
PM2.5

0.3462

0.1322

0.2139

0.0000

0.0000

Exhaust
PM2.5

0.3462

0.1322

0.2139

0.0000

0.0000

PM2.5
Total

0.3462

0.1322

0.2139

0.0000

0.0000

PM2.5
Total

43.1247

3,420.771 3,420.7718
8

43.1247

3,377.647 3,377.6471
1

0.0000

0.0000

43.1247
3,420.771 3,420.7718
8

43.1247

3,377.647 3,377.6471
1

0.0000

0.0000

CH4

0.1066

0.0419

0.0647

CH4

0.1066

0.0419

0.0647

lb/day

Bio- CO2 NBio- CO2 Total CO2

0.0000

0.0000

0.0000

0.0000

lb/day

Bio- CO2 NBio- CO2 Total CO2
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Institute Recycling and Composting Services

8.1 Mitigation Measures Waste

8.0 Waste Detail

Apply Water Conservation Strategy

7.1 Mitigation Measures Water

7.0 Water Detail

5.0266

Architectural
Coating

SubCategory

ROG

13.6413

Consumer
Products

Mitigated

5.0266

ROG

Architectural
Coating

SubCategory

Unmitigated

6.2 Area by SubCategory

0.0619

0.0619

N2O

0.0619

0.0619

N2O

3,441.890
1

44.1713

3,397.718
7

0.0000

0.0000

CO2e

3,441.890
1

44.1713

3,397.718
7

0.0000

0.0000

CO2e

A-36

7.A.p

Packet Pg. 1832

Number

Equipment Type

11.0 Vegetation

Equipment Type

User Defined Equipment

Boilers

Equipment Type

Heat Input/Day

Hours/Day

Hours/Day

Heat Input/Year

Hours/Year

Days/Year

Boiler Rating

Horse Power

Horse Power

Fuel Type

Load Factor

Load Factor

Fuel Type

Fuel Type
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Number

Number

Number

Fire Pumps and Emergency Generators

10.0 Stationary Equipment

Equipment Type

9.0 Operational Offroad

A-37

7.A.p

Packet Pg. 1833

1.0 Project Characteristics

3.39
130.00
290.00
30.00

Other Asphalt Surfaces

Hotel

Apartments Low Rise

Strip Mall

4

Pacific Gas & Electric Company

491.65

Climate Zone

Utility Company

CO2 Intensity
(lb/MWhr)

0.022

2.2

N2O Intensity
(lb/MWhr)

Operational Year

30,000.00

435,000.00

130,000.00

147,668.40

40,000.00

Floor Surface Area
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Waste Mitigation - Statewide diversion/recycling mandate (11% percent reduction)

Water Mitigation - Compliance with Green Building Code Standards

Woodstoves - Compliance with NSCAPCD Regulation IV

Vehicle Trips - Trip generation rates based on the traffic analysis completed for the project by W-Trans (2018).

Trips and VMT - Operational run only

Off-road Equipment - Operational run only

0.005

2021

75

0.69

10.00

3.00

3.39

0.92

Lot Acreage

Precipitation Freq (Days)

1000sqft

Dwelling Unit

Room

Acre

1000sqft

Metric

Project Characteristics - 3257.0023 North Entry Area Plan (NEAP)
Adjusted intensity factors based on Renewable Portfolio Standard
Land Use - Developable 18-acre area
Approximately 12 acres of open and undeveloped land to remain within the developable property
Construction Phase - Operational run only

1.3 User Entered Comments & Non-Default Data

CH4 Intensity
(lb/MWhr)

Urban

Urbanization

Wind Speed (m/s)

40.00

General Office Building

1.2 Other Project Characteristics

Size

Sonoma-North Coast County, Winter

North Entry Area Plan (NEAP) Unmitigated Operations

Land Uses

1.1 Land Usage

0

829

0

0

0

Population

Date: 8/25/2018 4:53 PM

North Entry Area Plan (NEAP) Unmitigated Operations - Sonoma-North Coast County, Winter

CalEEMod Version: CalEEMod.2016.3.2

A-38

7.A.p

Packet Pg. 1834

NumDays
FireplaceWoodMass
NumberWood
LandUseSquareFeet
LandUseSquareFeet
LotAcreage
LotAcreage
OffRoadEquipmentUnitAmount
UsageHours
CH4IntensityFactor
CO2IntensityFactor
N2OIntensityFactor
WorkerTripNumber
ST_TR
ST_TR
ST_TR
SU_TR
SU_TR
SU_TR
WD_TR
WD_TR
WD_TR
WoodstoveWoodMass

tblConstructionPhase

tblFireplaces

tblFireplaces

tblLandUse

tblLandUse

tblLandUse

tblLandUse

tblOffRoadEquipment

tblOffRoadEquipment

tblProjectCharacteristics

tblProjectCharacteristics

tblProjectCharacteristics

tblTripsAndVMT

tblVehicleTrips

tblVehicleTrips

tblVehicleTrips

tblVehicleTrips

tblVehicleTrips

tblVehicleTrips

tblVehicleTrips

tblVehicleTrips

tblVehicleTrips

tblWoodstoves

3,019.20

8.17

11.03

6.59

20.43

1.05

6.07

42.04

2.46

7.16

70.00

0.006

641.35

0.029

6.00

1.00

18.13

4.33

290,000.00

188,760.00

101.50

3,078.40

20.00

Default Value

0.00

8.36

9.74

7.32

44.32

0.70

6.28

44.32

2.21

8.14

0.00

0.005

491.65

0.022

0.00

0.00

10.00

3.00

435,000.00

130,000.00

0.00

0.00

1.00

New Value
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Column Name

Table Name

A-39

7.A.p

Packet Pg. 1835

0.2790

9.4402

29.4252

Energy

Mobile

Total

9.4402

29.4252

Mobile

Total

Percent
Reduction

0.2790

Energy

0.00

ROG

19.7060

Area

Category

ROG

Mitigated Operational

19.7060

Area

Category

ROG

CO

0.00

SO2

0.3370

0.3037

0.0152

0.0182

SO2

0.3370

0.3037

0.0152

0.0182

0.00

0.00

0.00

0.00

0.00

37,198.61 37,198.611
18
8

30,733.88 30,733.886
63
3

3,043.953 3,043.9538
8

3,420.771 3,420.7717
7

0.00

37,198.61 37,198.611
18
8

30,733.88 30,733.886
63
3

3,043.953 3,043.9538
8

3,420.771 3,420.7717
7

0.00

0.00

0.00

0.00

CH4

1.5978

1.4328

0.0583

0.1066

CH4

1.5978

1.4328

0.0583

Bio- CO2 NBio-CO2 Total CO2

0.0000

0.0000

CH4

0.1066

lb/day

Bio- CO2 NBio- CO2 Total CO2

0.0000

0.0000

lb/day

Bio- CO2 NBio- CO2 Total CO2

PM2.5
Total

7.5961

7.0572

0.1928

0.3462

PM2.5
Total

7.5961

7.0572

0.1928

0.3462

PM2.5
Total

Exhaust
PM2.5

0.8422

0.3033

0.1928

0.3462

Exhaust
PM2.5

0.8422

0.3033

0.1928

0.3462

Exhaust
PM2.5

Fugitive
PM2.5

6.7539

6.7539

Fugitive
PM2.5

6.7539

6.7539

Fugitive
PM2.5

PM10
Total

26.0542

25.5153

0.1928

0.3462

PM10
Total

26.0542

25.5153

0.1928

0.3462

PM10
Total

Exhaust
PM10

0.8618

0.3229

0.1928

0.3462

Fugitive
PM10

25.1924

25.1924

0.00

Exhaust
PM10

0.8618

0.3229

0.1928

0.3462

lb/day

Fugitive
PM10

25.1924

25.1924

SO2

Exhaust
PM10

lb/day

Fugitive
PM10
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0.00

CO

137.2718

110.3665

1.7812

25.1241

CO

137.2718

110.3665

1.7812

25.1241

NOx

53.6871

48.2754

2.4890

2.9228

NOx

53.6871

48.2754

2.4890

2.9228

NOx

Unmitigated Operational

2.2 Overall Operational

2.0 Emissions Summary

CO2e

0.00

0.00

CO2e

37,273.63
90

30,769.70
65

3,062.042
4

3,441.890
1

CO2e

37,273.63
90

30,769.70
65

3,062.042
4

3,441.890
1

N20

0.1177

0.0558

0.0619

N2O

0.1177

0.0558

0.0619

N2O

A-40

7.A.p

Packet Pg. 1836

9.4402

Unmitigated

48.2754

48.2754

NOx

110.3665

110.3665

CO

7.30

9.50

9.50

9.50

9.50

Hotel

Other Asphalt Surfaces

Strip Mall

LDA

0.578299

0.578299

0.578299

0.578299

0.578299

Land Use

Apartments Low Rise

General Office Building

Hotel

Other Asphalt Surfaces

Strip Mall

2,360.60
88.40
1,064.70
0.00
1,329.60
4,843.30

MDV

7.30

7.30

7.30

7.30

LHD1

16.60

0.00

19.40

33.00

LHD2

64.40

0.00

61.60

48.00

19.50

0.169996 0.109068 0.028307 0.006716

0.169996 0.109068 0.028307 0.006716

0.169996 0.109068 0.028307 0.006716

0.169996 0.109068 0.028307 0.006716

HHD

45

0

58

77

86

OBUS

Primary

0.029274 0.026666 0.003071

0.029274 0.026666 0.003071

0.029274 0.026666 0.003071

0.029274 0.026666 0.003071

MCY

0.001838 0.005325

0.001838 0.005325

0.001838 0.005325

0.001838 0.005325

0.001838 0.005325

UBUS

40

0

38

19

11

Diverted

N2O

SBUS

MH

30,769.70
65

30,769.70
65

CO2e

0.000874 0.001112

0.000874 0.001112

0.000874 0.001112

0.000874 0.001112

0.000874 0.001112

15

0

4

4

3

Pass-by

2,047,628
10,789,762

2,047,628
10,789,762

Trip Purpose %

6,063,551
704,772
1,973,811

6,063,551
704,772
1,973,811

0.029274 0.026666 0.003071

MHD

19.00

0.00

19.00

19.00

37.60

1.4328

1.4328

CH4

Mitigated
Annual VMT

30,733.88 30,733.886
63
3

30,733.88 30,733.886
63
3

lb/day

Bio- CO2 NBio- CO2 Total CO2

Unmitigated
Annual VMT

7.0572

7.0572

PM2.5
Total

H-S or C-C H-O or C-NW

Trip %

1821.20
28.00
773.50
0.00
1329.60
3,952.30

0.3033

0.3033

Exhaust
PM2.5

0.169996 0.109068 0.028307 0.006716

LDT2

6.7539

6.7539

Fugitive
PM2.5
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0.039453

0.039453

0.039453

0.039453

0.039453

LDT1

7.30

7.30

7.30

10.80

4.4 Fleet Mix

25.5153

25.5153

H-S or C-C H-O or C-NW H-W or CW
7.30
7.50
42.90

Apartments Low Rise

H-W or C-W

Miles

General Office Building

Land Use

4.3 Trip Type Information

2,122.80
389.60
1,086.80
0.00
1,329.60
4,928.80

0.3229

0.3229

PM10
Total

Average Daily Trip Rate
Saturday
Sunday

25.1924

25.1924

Apartments Low Rise
General Office Building
Hotel
Other Asphalt Surfaces
Strip Mall
Total

Exhaust
PM10

lb/day

Fugitive
PM10

Weekday

0.3037

0.3037

SO2

Land Use

4.2 Trip Summary Information

9.4402

Mitigated

Category

ROG

4.1 Mitigation Measures Mobile

4.0 Operational Detail - Mobile

A-41

7.A.p

Packet Pg. 1837

0.2790

NaturalGas
Unmitigated

2.4890

2.4890

NOx

1.7812

1.7812

CO

0.0152

0.0152

SO2

8103.2

1793.97

15781.6

0

194.795

Apartments Low
Rise

General Office
Building

Hotel

Other Asphalt
Surfaces

Strip Mall

Total

kBTU/yr

NaturalGa
s Use

Land Use

Unmitigated

0.2790

2.1000e003

0.0000

0.1702

0.0194

0.0874

ROG

2.4890

0.0191

0.0000

1.5472

0.1759

0.7468

NOx

0.0152

1.1000e004

0.0000

9.2800e003

1.0600e003

4.7700e003

SO2

Exhaust
PM10

PM10
Total

Exhaust
PM10

0.1928

0.1928

0.1928

1.4500e003

0.0000

0.1176

0.0134

0.0604

lb/day

Fugitive
PM10

0.1928

0.1928

lb/day

Fugitive
PM10

0.1928

1.4500e003

0.0000

0.1176

0.0134

0.0604

PM10
Total

Fugitive
PM2.5

Fugitive
PM2.5

0.1928

0.1928

Exhaust
PM2.5

0.1928

1.4500e003

0.0000

0.1176

0.0134

0.0604

Exhaust
PM2.5

0.1928

0.1928

PM2.5
Total

0.1928

1.4500e003

0.0000

0.1176

0.0134

0.0604

PM2.5
Total

0.0583

0.0583

CH4

211.0556

953.3172

22.9170

0.0000

3,043.9537 3,043.953
7

22.9170

0.0000

1,856.6640 1,856.664
0

211.0556

953.3172

N2O

0.0584

4.4000e004

0.0000

0.0356

4.0500e003

0.0183

CH4

0.0558

0.0558

lb/day

Bio- CO2 NBio- CO2 Total CO2

3,043.953 3,043.9538
8

3,043.953 3,043.9538
8

lb/day

Bio- CO2 NBio- CO2 Total CO2
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1.7812

0.0160

0.0000

1.2997

0.1477

0.3178

CO

5.2 Energy by Land Use - NaturalGas

0.2790

NaturalGas
Mitigated

Category

ROG

5.1 Mitigation Measures Energy

Historical Energy Use: N

5.0 Energy Detail

0.0558

4.2000e004

0.0000

0.0340

3.8700e003

0.0175

N2O

3,062.042
4

3,062.042
4

CO2e

A-42

3,062.0425

23.0532

0.0000

1,867.6972

212.3098

958.9823

CO2e

7.A.p

Packet Pg. 1838

8.1032

1.79397

15.7816

0

0.194795

Apartments Low
Rise

General Office
Building

Hotel

Other Asphalt
Surfaces

Strip Mall

0.2790

2.1000e003

0.0000

0.1702

0.0194

0.0874

ROG

2.4890

0.0191

0.0000

1.5472

0.1759

0.7468

NOx

19.7060

19.7060

Mitigated

Unmitigated

Category

ROG

2.9228

2.9228

NOx

Use only Natural Gas Hearths

0.0182

0.0182

SO2

1.7812

0.0160

0.0000

1.2997

0.1477

0.3178

CO

Exhaust
PM10

Exhaust
PM10

0.3462

0.3462
0.3462

0.3462

PM10
Total

0.1928

1.4500e003

0.0000

0.1176

0.0134

0.0604

lb/day

Fugitive
PM10

lb/day

Fugitive
PM10

0.0152

1.1000e004

0.0000

9.2800e003

1.0600e003

4.7700e003

SO2

Fugitive
PM2.5

0.1928

1.4500e003

0.0000

0.1176

0.0134

0.0604

PM10
Total

0.3462

0.3462

Exhaust
PM2.5

Fugitive
PM2.5

0.3462

0.3462

PM2.5
Total

0.1928

1.4500e003

0.0000

0.1176

0.0134

0.0604

Exhaust
PM2.5

0.0000

0.0000

211.0556

953.3172

22.9170

0.0000

3,420.771 3,420.7717
7

0.1066

0.1066

lb/day
3,420.771 3,420.7717
7

CH4

3,043.9537 3,043.953
7

22.9170

0.0000

1,856.6640 1,856.664
0

211.0556

953.3172

CH4

0.0619

0.0619

N2O

0.0584

4.4000e004

0.0000

0.0356

4.0500e003

0.0183

lb/day

Bio- CO2 NBio- CO2 Total CO2

Bio- CO2 NBio- CO2 Total CO2

0.1928

1.4500e003

0.0000

0.1176

0.0134

0.0604

PM2.5
Total
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25.1241

25.1241

CO

6.1 Mitigation Measures Area

6.0 Area Detail

Total

kBTU/yr

NaturalGa
s Use

Land Use

Mitigated

3,441.890
1

3,441.890
1

CO2e

0.0558

4.2000e004

0.0000

0.0340

3.8700e003

0.0175

N2O

A-43

3,062.0425

23.0532

0.0000

1,867.6972

212.3098

958.9823

CO2e

7.A.p

Packet Pg. 1839

0.3096

0.7284

19.7060

Hearth

Landscaping

Total

13.6413

0.3096

0.7284

19.7060

Consumer
Products

Hearth

Landscaping

Total

2.9228

0.2770

2.6458

NOx

2.9228

0.2770

2.6458

NOx

25.1241

23.9982

1.1259

CO

25.1241

23.9982

1.1259

CO

0.0182

1.2600e003

0.0169

SO2

0.0182

1.2600e003

0.0169

SO2

Exhaust
PM10

Exhaust
PM10

0.3462

0.1322

0.2139

0.0000

0.0000

lb/day

Fugitive
PM10

0.3462

0.1322

0.2139

0.0000

0.0000

lb/day

Fugitive
PM10

0.3462

0.1322

0.2139

0.0000

0.0000

PM10
Total

0.3462

0.1322

0.2139

0.0000

0.0000

PM10
Total

Fugitive
PM2.5

Fugitive
PM2.5

0.3462

0.1322

0.2139

0.0000

0.0000

Exhaust
PM2.5

0.3462

0.1322

0.2139

0.0000

0.0000

Exhaust
PM2.5

0.3462

0.1322

0.2139

0.0000

0.0000

PM2.5
Total

0.3462

0.1322

0.2139

0.0000

0.0000

PM2.5
Total

43.1247

3,420.771 3,420.7718
8

43.1247

3,377.647 3,377.6471
1

0.0000

0.0000

43.1247
3,420.771 3,420.7718
8

43.1247

3,377.647 3,377.6471
1

0.0000

0.0000

CH4

0.1066

0.0419

0.0647

CH4

0.1066

0.0419

0.0647

lb/day

Bio- CO2 NBio- CO2 Total CO2

0.0000

0.0000

0.0000

0.0000

lb/day

Bio- CO2 NBio- CO2 Total CO2
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Institute Recycling and Composting Services

8.1 Mitigation Measures Waste

8.0 Waste Detail

Apply Water Conservation Strategy

7.1 Mitigation Measures Water

7.0 Water Detail

5.0266

Architectural
Coating

SubCategory

ROG

13.6413

Consumer
Products

Mitigated

5.0266

ROG

Architectural
Coating

SubCategory

Unmitigated

6.2 Area by SubCategory

0.0619

0.0619

N2O

0.0619

0.0619

N2O

3,441.890
1

44.1713

3,397.718
7

0.0000

0.0000

CO2e

3,441.890
1

44.1713

3,397.718
7

0.0000

0.0000

CO2e

A-44

7.A.p

Packet Pg. 1840

Number

Equipment Type

11.0 Vegetation

Equipment Type

User Defined Equipment

Boilers

Equipment Type

Heat Input/Day

Hours/Day

Hours/Day

Heat Input/Year

Hours/Year

Days/Year

Boiler Rating

Horse Power

Horse Power

Fuel Type

Load Factor

Load Factor

Fuel Type

Fuel Type
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Number

Number

Number

Fire Pumps and Emergency Generators

10.0 Stationary Equipment

Equipment Type

9.0 Operational Offroad

A-45

7.A.p

Packet Pg. 1841

1.0 Project Characteristics

3.39
130.00
290.00
30.00

Other Asphalt Surfaces

Hotel

Apartments Low Rise

Strip Mall

4

Pacific Gas & Electric Company

491.65

Climate Zone

Utility Company

CO2 Intensity
(lb/MWhr)

0.022

2.2

N2O Intensity
(lb/MWhr)

Operational Year

30,000.00

435,000.00

130,000.00

147,668.40

40,000.00

Floor Surface Area
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Energy Mitigation - Renewable electricity

Woodstoves - Compliance with NSCAPCD Regulation IV

Vehicle Trips - Trip generation rates based on the traffic analysis completed for the project by W-Trans (2018).

Trips and VMT - Operational run only

Off-road Equipment - Operational run only

Construction Phase - Operational run only

0.005

2021

75

0.69

10.00

3.00

3.39

0.92

Lot Acreage

Precipitation Freq (Days)

1000sqft

Dwelling Unit

Room

Acre

1000sqft

Metric

Land Use - Developable 18-acre area
Approximately 12 acres of open and undeveloped land to remain within the developable property

Project Characteristics - 3257.0023 North Entry Area Plan (NEAP)
Adjusted intensity factors based on Renewable Portfolio Standard

1.3 User Entered Comments & Non-Default Data

CH4 Intensity
(lb/MWhr)

Urban

Urbanization

Wind Speed (m/s)

40.00

General Office Building

1.2 Other Project Characteristics

Size

Sonoma-North Coast County, Annual

North Entry Area Plan (NEAP) Mitigated Operations

Land Uses

1.1 Land Usage

0

829

0

0

0

Population

Date: 8/26/2018 10:27 PM

North Entry Area Plan (NEAP) Mitigated Operations - Sonoma-North Coast County, Annual

CalEEMod Version: CalEEMod.2016.3.2

A-46

7.A.p

Packet Pg. 1842

NumDays
FireplaceWoodMass
NumberWood
LandUseSquareFeet
LandUseSquareFeet
LotAcreage
LotAcreage
OffRoadEquipmentUnitAmount
UsageHours
CH4IntensityFactor
CO2IntensityFactor
N2OIntensityFactor
WorkerTripNumber
ST_TR
ST_TR
ST_TR
SU_TR
SU_TR
SU_TR
WD_TR
WD_TR
WD_TR
WoodstoveWoodMass

tblConstructionPhase

tblFireplaces

tblFireplaces

tblLandUse

tblLandUse

tblLandUse

tblLandUse

tblOffRoadEquipment

tblOffRoadEquipment

tblProjectCharacteristics

tblProjectCharacteristics

tblProjectCharacteristics

tblTripsAndVMT

tblVehicleTrips

tblVehicleTrips

tblVehicleTrips

tblVehicleTrips

tblVehicleTrips

tblVehicleTrips

tblVehicleTrips

tblVehicleTrips

tblVehicleTrips

tblWoodstoves

3,019.20

8.17

11.03

6.59

20.43

1.05

6.07

42.04

2.46

7.16

70.00

0.006

641.35

0.029

6.00

1.00

18.13

4.33

290,000.00

188,760.00

101.50

3,078.40

20.00

Default Value

0.00

8.36

9.74

7.32

44.32

0.70

6.28

44.32

2.21

8.14

0.00

0.005

491.65

0.022

0.00

0.00

10.00

3.00

435,000.00

130,000.00

0.00

0.00

1.00

New Value
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Column Name

Table Name

Waste Mitigation - Statewide diversion/recycling mandate (11% percent reduction)

Water Mitigation - Compliance with Green Building Code Standards

A-47

7.A.p

Packet Pg. 1843

Percent
Reduction

0.36

ROG

8.3170

1.79

NOx

CO

0.0530

SO2

2.97

3.39

Fugitive
PM10

3.8679

0.0518

1.46

Exhaust
PM10

3.34

3.39

1.42

129.1511

62.0886

55.4713

6,100.582 6,166.0549
5

52.0875

0.0000

4,682.654 4,682.6542
2

1,236.689 1,236.6896
6

129.1511

3.22

503.9607

129.1511

49.6709

49.3695

5,208.823 5,266.1941
7

41.6700

0.0000

4,534.041 4,534.0419
9

503.9607

129.1511

12.37

14.62

14.59

N2O

13.23

CO2e

28.33

14.60

CO2e

5,374.617
4

76.1702

122.3108

4,539.197
8

506.9555

129.9831

CO2e

6,293.281
6

95.2127

137.4279

4,687.933
2

1,242.724
7

129.9831

N20

0.0314

0.0198

0.0000

0.0000

9.2400e003

2.3000e003

N2O

0.0438

0.0248

0.0000

0.0000

0.0167

2.3000e003

CH4

3.9630

0.8236

2.9177

0.2062

9.6600e003

5.8300e003

CH4

4.5672

1.0295

3.2783

0.2112

0.0425

Bio- CO2 NBio-CO2 Total CO2

57.3704

8.0009

49.3695

0.0000

0.0000

0.0000

CH4

5.8300e003

MT/yr

Bio- CO2 NBio- CO2 Total CO2

65.4724

10.0011

55.4713

0.0000

0.0000

0.0000

MT/yr

Bio- CO2 NBio- CO2 Total CO2

PM2.5
Total

1.1454

0.0000

0.0000

1.0896

0.0352

0.0207

PM2.5
Total

1.1835

0.0000

0.0000

1.1276

0.0352

0.0207

PM2.5
Total

Exhaust
PM2.5

0.1045

0.0000

0.0000

0.0486

0.0352

0.0207

Exhaust
PM2.5

0.1060

0.0000

0.0000

0.0501

0.0352

0.0207

Exhaust
PM2.5

Fugitive
PM2.5

1.0410

1.0410

Fugitive
PM2.5

1.0775

1.0775

Fugitive
PM2.5

PM10
Total

3.9755

0.0000

0.0000

3.9196

0.0352

0.0207

PM10
Total

4.1130

0.0000

0.0000

4.0572

0.0352

0.0207

PM10
Total
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2.09

19.6151

3.8679

0.1076

5.1054

0.0494

0.0352

0.0207

Total

17.0840

2.7800e003

Exhaust
PM10

tons/yr

Fugitive
PM10

0.0000

7.7294

0.3251

8.1000e004

SO2

4.0038

Water

1.5694

Mobile

0.4542

2.2060

CO

0.0546

0.0000

0.0509

Energy

0.1334

NOx

20.0327

0.0533

Waste

3.4852

Area

Category

ROG

Mitigated Operational

8.4688

4.0038

0.1092

5.1240

0.0510

0.0352

0.0207

Total

17.5017

2.7800e003

Exhaust
PM10

tons/yr

Fugitive
PM10

0.0000

7.8812

0.3251

8.1000e004

SO2

Water

1.5879

Mobile

0.4542

2.2060

CO

0.0000

0.0509

Energy

0.1334

NOx

Waste

3.4852

Area

Category

ROG

Unmitigated Operational

2.2 Overall Operational

2.0 Emissions Summary

A-48

7.A.p

Packet Pg. 1844

1.5879

Unmitigated

7.8812

7.7294

NOx

17.5017

17.0840

CO

7.30

9.50

9.50

9.50

Hotel

Other Asphalt Surfaces

Strip Mall

0.578299

0.578299

Hotel

Other Asphalt Surfaces

0.578299

0.578299

General Office Building

Strip Mall

0.578299

Apartments Low Rise

4.0572

3.9196
1.0775

1.0410

Fugitive
PM2.5

2,360.60
88.40
1,064.70
0.00
1,329.60
4,843.30

Trip %

1821.20
28.00
773.50
0.00
1329.60
3,952.30

0.0501

0.0486

Exhaust
PM2.5

MDV

LHD1

16.60

0.00

19.40

33.00

LHD2

64.40

0.00

61.60

48.00

MHD

19.00

0.00

19.00

19.00

0.2112

0.2062

CH4

HHD

45

0

58

77

86

OBUS

Primary

0.169996 0.109068 0.028307 0.006716 0.029274 0.026666 0.003071

0.169996 0.109068 0.028307 0.006716 0.029274 0.026666 0.003071

0.169996 0.109068 0.028307 0.006716 0.029274 0.026666 0.003071

0.169996 0.109068 0.028307 0.006716 0.029274 0.026666 0.003071

MCY

0.001838 0.005325

0.001838 0.005325

0.001838 0.005325

0.001838 0.005325

0.001838 0.005325

UBUS

40

0

38

19

11

Diverted

0.0000

0.0000

N2O

SBUS

MH

4,687.933
2

4,539.197
8

CO2e

0.000874 0.001112

0.000874 0.001112

0.000874 0.001112

0.000874 0.001112

0.000874 0.001112

15

0

4

4

3

Pass-by

1,960,421
10,423,466

2,047,628
10,789,762

Trip Purpose %

5,898,989
674,458
1,889,598

6,063,551
704,772
1,973,811

Mitigated
Annual VMT

4,682.654 4,682.6542
2

4,534.041 4,534.0419
9

0.169996 0.109068 0.028307 0.006716 0.029274 0.026666 0.003071

LDT2

7.30

7.30

7.30

7.30

0.0000

0.0000

MT/yr

Bio- CO2 NBio- CO2 Total CO2

Unmitigated
Annual VMT

1.1276

1.0896

PM2.5
Total
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0.039453

0.039453

0.039453

0.039453

0.039453

LDT1

7.30

7.30

7.30

9.50

General Office Building

LDA

0.0533

0.0518

PM10
Total

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

10.80

Miles

H-W or C-W

Land Use

4.0038

3.8679

2,122.80
389.60
1,086.80
0.00
1,329.60
4,928.80

Land Use

4.4 Fleet Mix

Exhaust
PM10

tons/yr

Fugitive
PM10

Average Daily Trip Rate
Weekday
Saturday
Sunday

0.0510

0.0494

SO2

Apartments Low Rise

4.3 Trip Type Information

Apartments Low Rise
General Office Building
Hotel
Other Asphalt Surfaces
Strip Mall
Total

Land Use

4.2 Trip Summary Information

1.5694

Mitigated

Category

ROG

Implement Trip Reduction Program

4.1 Mitigation Measures Mobile

4.0 Operational Detail - Mobile

A-49

7.A.p

Packet Pg. 1845

2.7800e003

2.95767e+
006

654800

5.7603e+0
06

0

71100

Apartments Low
Rise

General Office
Building

Hotel

Other Asphalt
Surfaces

Strip Mall

Total

kBTU/yr

NaturalGa
s Use

Land Use

Unmitigated

0.0509

3.8000e004

0.0000

0.0311

3.5300e003

0.0160

ROG

0.4542

0.3251

2.9300e003

0.0000

0.2372

0.0270

0.0580

CO

2.7700e003

2.0000e005

0.0000

1.6900e003

1.9000e004

8.7000e004

Exhaust
PM10

0.0352

0.0352

2.6000e004

0.0000

0.0215

2.4400e003

0.0110

tons/yr

Fugitive
PM10

0.0352

0.0352

0.0000

0.0000

PM10
Total

0.0352

2.6000e004

0.0000

0.0215

2.4400e003

0.0110

PM10
Total

Fugitive
PM2.5

Fugitive
PM2.5

0.0352

0.0352

0.0000

0.0000

Exhaust
PM2.5

0.0352

2.6000e004

0.0000

0.0215

2.4400e003

0.0110

Exhaust
PM2.5

0.0352

0.0352

0.0000

0.0000

PM2.5
Total

0.0352

2.6000e004

0.0000

0.0215

2.4400e003

0.0110

PM2.5
Total

0.0000

0.0000

0.0000

0.0000

503.9607

503.9607

732.7289

0.0000

9.6600e003

9.6600e003

0.0328

0.0000

CH4

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

503.9607

3.7942

0.0000

307.3915

34.9426

157.8324

503.9607

3.7942

0.0000

307.3915

34.9426

157.8324

N2O

9.6600e003

7.0000e005

0.0000

5.8900e003

6.7000e004

3.0300e003

CH4

9.2400e003

9.2400e003

7.4500e003

0.0000

MT/yr

Bio- CO2 NBio- CO2 Total CO2

503.9607

503.9607

732.7289

0.0000

MT/yr

Bio- CO2 NBio- CO2 Total CO2
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3.4900e003

0.0000

0.2824

0.0321

0.1363

NOx

5.2 Energy by Land Use - NaturalGas

0.3251

0.0509

NaturalGas
Unmitigated

0.4542

0.0352

0.0509

NaturalGas
Mitigated

SO2

Exhaust
PM10

tons/yr

Fugitive
PM10

0.0000
2.7800e003

SO2

Electricity
Unmitigated

0.3251

CO

0.0000

0.4542

NOx

Electricity
Mitigated

Category

ROG

Percent of Electricity Use Generated with Renewable Energy

5.1 Mitigation Measures Energy

Historical Energy Use: N

5.0 Energy Detail

9.2400e003

7.0000e005

0.0000

5.6400e003

6.4000e004

2.8900e003

N2O

506.9555

506.9555

735.7693

0.0000

CO2e

A-50

506.9555

3.8167

0.0000

309.2182

35.1503

158.7703

CO2e

7.A.p

Packet Pg. 1846

2.95767e+
006

654800

5.7603e+0
06

0

71100

Apartments Low
Rise

General Office
Building

Hotel

Other Asphalt
Surfaces

Strip Mall

0.0509

3.8000e004

0.0000

0.0311

3.5300e003

0.0160

ROG

0.4542

3.4900e003

0.0000

0.2824

0.0321

0.1363

NOx

0.3251

2.9300e003

0.0000

0.2372

0.0270

0.0580

CO

1.26115e+
006

713200

990600

0

320700

Apartments Low
Rise

General Office
Building

Hotel

Other Asphalt
Surfaces

Strip Mall

Total

kWh/yr

Electricity
Use

Land Use

Unmitigated

t
o
n

732.7290

71.5189

0.0000

220.9124

159.0498

281.2479

Total CO2

0.0328

7.4600e003

7.3000e004

0.0000

2.2500e003

1.6200e003

735.7693

71.8156

0.0000

221.8290

159.7097

282.4148

CO2e

2.7700e003

2.0000e005

0.0000

1.6900e003

1.9000e004

8.7000e004

SO2

Exhaust
PM10

0.0352

2.6000e004

0.0000

0.0215

2.4400e003

0.0110

tons/yr

Fugitive
PM10

0.0352

2.6000e004

0.0000

0.0215

2.4400e003

0.0110

PM10
Total

Fugitive
PM2.5

0.0352

2.6000e004

0.0000

0.0215

2.4400e003

0.0110

Exhaust
PM2.5

0.0352

2.6000e004

0.0000

0.0215

2.4400e003

0.0110

PM2.5
Total

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

503.9607

3.7942

0.0000

307.3915

34.9426

157.8324

503.9607

3.7942

0.0000

307.3915

34.9426

157.8324

CH4

9.6600e003

7.0000e005

0.0000

5.8900e003

6.7000e004

3.0300e003

MT/yr

Bio- CO2 NBio- CO2 Total CO2
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3.2000e003

0.0000

9.8900e003

7.1200e003

N2O

2.8600e003

MT/yr

0.0126

CH4

5.3 Energy by Land Use - Electricity

Total

kBTU/yr

NaturalGa
s Use

Land Use

Mitigated

9.2400e003

7.0000e005

0.0000

5.6400e003

6.4000e004

2.8900e003

N2O

A-51

506.9555

3.8167

0.0000

309.2182

35.1503

158.7703

CO2e

7.A.p

Packet Pg. 1847

0

0

0

0

0

Apartments Low
Rise

General Office
Building

Hotel

Other Asphalt
Surfaces

Strip Mall

t
o
n

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

Total CO2

0.0000

0.0000

0.0000

0.0000

0.0000

3.4852

3.4852

Mitigated

Unmitigated

Category

ROG

0.1334

0.1334

NOx

Use only Natural Gas Hearths

8.1000e004

8.1000e004

SO2

0.0000

0.0000

0.0000

0.0000

0.0000

Exhaust
PM10

0.0207

0.0207

tons/yr

Fugitive
PM10

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

CO2e

0.0207

0.0207

PM10
Total

Fugitive
PM2.5

0.0207

0.0207

Exhaust
PM2.5

0.0207

0.0207

PM2.5
Total

0.0000

0.0000

129.1511

129.1511

129.1511

129.1511

CH4

5.8300e003

5.8300e003

MT/yr

Bio- CO2 NBio- CO2 Total CO2
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2.2060

2.2060

CO

N2O

0.0000

MT/yr

0.0000

CH4

6.1 Mitigation Measures Area

6.0 Area Detail

Total

kWh/yr

Electricity
Use

Land Use

Mitigated

2.3000e003

2.3000e003

N2O

129.9831

129.9831

CO2e

A-52

7.A.p

Packet Pg. 1848

0.0127

0.0656

3.4852

Hearth

Landscaping

Total

0.9174

2.4895

0.0127

0.0656

3.4852

Architectural
Coating

Consumer
Products

Hearth

Landscaping

Total

SubCategory

ROG

2.4895

Consumer
Products

Mitigated

0.9174

ROG

Architectural
Coating

SubCategory

Unmitigated

0.1334

0.0249

0.1085

NOx

0.1334

0.0249

0.1085

NOx

6.2 Area by SubCategory

8.0000e004

1.1000e004

6.9000e004

SO2

8.0000e004

1.1000e004

6.9000e004

SO2

Exhaust
PM10

Exhaust
PM10

0.0207

0.0119

8.7700e003

0.0000

0.0000

tons/yr

Fugitive
PM10

0.0207

0.0119

8.7700e003

0.0000

0.0000

tons/yr

Fugitive
PM10

0.0207

0.0119

8.7700e003

0.0000

0.0000

PM10
Total

0.0207

0.0119

8.7700e003

0.0000

0.0000

PM10
Total

Fugitive
PM2.5

Fugitive
PM2.5

0.0207

0.0119

8.7700e003

0.0000

0.0000

Exhaust
PM2.5

0.0207

0.0119

8.7700e003

0.0000

0.0000

Exhaust
PM2.5

0.0207

0.0119

8.7700e003

0.0000

0.0000

PM2.5
Total

0.0207

0.0119

8.7700e003

0.0000

0.0000

PM2.5
Total

129.1511

3.5210

125.6301

0.0000

0.0000

129.1511

3.5210

125.6301

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

129.1511

3.5210

125.6301

0.0000

0.0000

129.1511

3.5210

125.6301

0.0000

0.0000

CH4

5.8300e003

3.4200e003

2.4100e003

0.0000

0.0000

CH4

5.8300e003

3.4200e003

2.4100e003

0.0000

0.0000

MT/yr

Bio- CO2 NBio- CO2 Total CO2

0.0000

0.0000

0.0000

0.0000

0.0000

MT/yr

Bio- CO2 NBio- CO2 Total CO2
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2.2060

2.1598

0.0462

CO

2.2060

2.1598

0.0462

CO

2.3000e003

0.0000

2.3000e003

0.0000

0.0000

N2O

2.3000e003

0.0000

2.3000e003

0.0000

0.0000

N2O

129.9831

3.6064

126.3767

0.0000

0.0000

CO2e

129.9831

3.6064

126.3767

0.0000

0.0000

CO2e

A-53

7.A.p

Packet Pg. 1849

62.0886

Unmitigated

1.0295

18.8947 /
11.9119

7.10935 /
4.35734

3.29768 /
0.366409

0/0

2.22218 /
1.36198

Apartments Low
Rise

General Office
Building

Hotel

Other Asphalt
Surfaces

Strip Mall

Total

Mgal

Indoor/Out
door Use

Land Use

Unmitigated

t
o
n

62.0886

4.4496

0.0000

5.3115

14.2354

38.0922

Total CO2

N2O

1.0295

0.0726

0.0000

0.1077

0.2322

CO2e

95.2127

6.7848

0.0000

8.7717

21.7066

57.9496

CO2e
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0.0248

1.7500e003

0.0000

2.5800e003

5.5900e003

0.0149

N2O

95.2127

76.1702

MT/yr

0.6171

CH4

0.0248

0.0198

MT/yr

0.8236

CH4

7.2 Water by Land Use

49.6709

t
o
n

Mitigated

Category

Total CO2

Apply Water Conservation Strategy

7.1 Mitigation Measures Water

7.0 Water Detail

A-54

7.A.p

Packet Pg. 1850

15.1157 /
9.52948

5.68748 /
3.48587

2.63814 /
0.293127

0/0

1.77774 /
1.08958

Apartments Low
Rise

General Office
Building

Hotel

Other Asphalt
Surfaces

Strip Mall

t
o
n

49.6709

3.5597

0.0000

4.2492

11.3883

30.4737

Total CO2

0.8236

0.0581

0.0000

0.0861

0.1858

N2O

49.3695

55.4713

Mitigated

Unmitigated

t
o
n

Total CO2

Category/Year

3.2783

N2O

137.4279

122.3108

CO2e

76.1702

5.4279

0.0000

7.0173

17.3653

46.3597

CO2e
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0.0000

0.0000

MT/yr

2.9177

CH4

Institute Recycling and Composting Services

0.0198

1.4000e003

0.0000

2.0600e003

4.4700e003

0.0119

MT/yr

0.4937

CH4

8.1 Mitigation Measures Waste

8.0 Waste Detail

Total

Mgal

Indoor/Out
door Use

Land Use

Mitigated

A-55

7.A.p

Packet Pg. 1851

37.2

71.17

0

31.5

General Office
Building

Hotel

Other Asphalt
Surfaces

Strip Mall

118.726

33.108

63.3413

0

28.035

Apartments Low
Rise

General Office
Building

Hotel

Other Asphalt
Surfaces

Strip Mall

t
o
n

t
o
n

49.3695

5.6909

0.0000

12.8577

6.7206

24.1003

Total CO2

55.4713

6.3942

0.0000

14.4469

7.5513

27.0790

Total CO2

Equipment Type

9.0 Operational Offroad

Total

tons

Land Use

Mitigated

Waste
Disposed

133.4

Apartments Low
Rise

Total

tons

Waste
Disposed

Land Use

Unmitigated

8.2 Waste by Land Use

2.9177

0.3363

0.0000

0.7599

0.3972

122.3108

14.0988

0.0000

31.8544

16.6501

59.7075

CO2e

137.4279

15.8414

0.0000

35.7915

18.7079

67.0871

CO2e

Hours/Day

Days/Year

Horse Power

Load Factor

Fuel Type
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Number

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

N2O

0.0000

0.0000

0.0000

0.0000

0.0000

MT/yr

1.4243

CH4

3.2783

0.3779

0.0000

0.8538

0.4463

N2O

0.0000

MT/yr

1.6003

CH4

A-56

7.A.p

Packet Pg. 1852

Equipment Type

11.0 Vegetation

Equipment Type

User Defined Equipment

Boilers

Equipment Type

Heat Input/Day

Hours/Day

Heat Input/Year

Hours/Year

Boiler Rating

Horse Power

Fuel Type

Load Factor

Fuel Type
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Number

Number

Number

Fire Pumps and Emergency Generators

10.0 Stationary Equipment

A-57

7.A.p

Packet Pg. 1853

Site Preparation
Paving

Construction Activity

2019

0.000E+00
0.000E+00
0.000E+00

Offsite Project Emissions Along Roadway Segment
North on Healdsburg Avenue to US 101 (tons/year)
South on Healdsburg Avenue to US 101 (tons/year)
Total Offsite Emissions Along Segments (tons/year)

6.987E 07
2.198E 06
5.250E 07
5.124E 06
1.224E 06
1.066E 01
1.066E 01
1.769E 07
1.066E 01

North Road Segment Total Offsite Project Exhaust Emissions (grams/sec)

South Road Segment Total Offsite Project Exhaust Emissions (tons/year)

South Road Segment Total Offsite Project Exhaust Emissions (grams/sec)
Total Offsite Project Exhaust Emissions (tons/year)
Total Offsite Project Exhaust Emissions (grams/sec)

Onsite Exhaust Emissions (tons/year)
Total Onsite Emissions (tons/year)
Onsite Exhaust Emissions (g/m2 sec)

Total PM@2.5 Exhaust (tons/year)

0.000E+00
0.000E+00
0.000E+00

0.90
0.68

7.3

0.000E+00

Offsite Vendor
Annual DPM
Emissions
(tons/year)
0.000E+00
0.000E+00

2.546E 02

Onsite
Annual DPM
Emissions
(g/sec)
1.949E 02
5.971E 03

from AERMOD

2.925E 06
2.198E 06
5.124E 06

0.90
0.68

10.8

7.000E 05

Offsite Workers
Annual DPM
Emissions
(tons/year)
4.000E 05
3.000E 05

1.769E 07

Onsite DPM
Source
Emissions
(g/m2 sec)
1.354E 07
4.148E 08

132 working days starting 7/1/2019

Unmitigated

7.000E 05
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2.925E 06

North Road Segment Total Offsite Exhaust Emissions (tons/year)

Offsite Emissions Along Roadway Segments Analyzed

0.90
0.68

Offsite Project Trip Distance Along Roadway Segment
North on Healdsburg Avenue to US 101 (mi)
South on Healdsburg Avenue to US 101 (mi)

0.000E+00

Offsite Hauling
Annual DPM
Emissions
(tons/year)
0.000E+00
0.000E+00

1.066E 01

Onsite
Annual DPM
Emissions
(tons/year)
8.160E 02
2.500E 02

143,942.0

hours/day
days/week
weeks/year
hours/year

20.0

Total

2019
8
5
26.4
1056

Trip Distance assumed in CalEEMod (mi)

Total (tons/year)

Site Preparation
Paving

Construction Activity

Offsite Construction Vehicle PM2.5 Emissions

2019

Onsite Construction PM2.5 Emissions

Onsite Construction Area Source Size (m2):

Construction Schedule

Construction Annual DPM Emissions (as PM2.5 Exhaust)

North Entry Area Plan Project

A-58

7.A.p

Packet Pg. 1854

2020

3.697E 05
7.162E 04
8.618E 05
1.376E 01
1.376E 01
1.150E 07
1.383E 01

Total Offsite Project Exhaust Emissions (tons/year)
Total Offsite Project Exhaust Emissions (grams/sec)

Onsite Exhaust Emissions (tons/year)
Total Onsite Emissions (tons/year)
Onsite Exhaust Emissions (g/m2 sec)

Total PM@2.5 Exhaust (tons/year)

3.166E 04
2.379E 04
5.544E 04

0.90
0.68

7.3

5.120E 03

Offsite Vendor
Annual DPM
Emissions
(tons/year)
5.120E 03

1.656E 02

Onsite
Annual DPM
Emissions
(g/sec)
1.656E 02

from AERMOD

262 working days in 2020

Unmitigated

9.236E 05
6.940E 05
1.618E 04

0.90
0.68

10.8

2.210E 03

Offsite Workers
Annual DPM
Emissions
(tons/year)
2.210E 03

1.150E 07

Onsite DPM
Source
Emissions
(g/m2 sec)
1.150E 07

7.330E 03
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3.073E 04

4.921E 05

North Road Segment Total Offsite Project Exhaust
Emissions (tons/year)
North Road Segment Total Offsite Project Exhaust
Emissions (grams/sec)
South Road Segment Total Offsite Project Exhaust
Emissions (tons/year)
South Road Segment Total Offsite Project Exhaust
Emissions (grams/sec)
4.089E 04

0.000E+00
0.000E+00
0.000E+00

Offsite Project Emissions Along Roadway Segment
North on Healdsburg Avenue to US 101 (tons/year)
South on Healdsburg Avenue to US 101 (tons/year)
Total Offsite Emissions Along Segments (tons/year)

Offsite Emissions Along Roadway Segment Analyzed

0.90
0.68

Offsite Project Trip Distance Along Roadway Segment
North on Healdsburg Avenue to US 101 (mi)
South on Healdsburg Avenue to US 101 (mi)

0.000E+00

Offsite Hauling
Annual DPM
Emissions
(tons/year)
0.000E+00

1.376E 01

Onsite
Annual DPM
Emissions
(tons/year)
1.376E 01

143,942.0

hours/day
days/week
weeks/year
hours/year

20.0

2020
8
5
52.4
2096

Trip Distance assumed in CalEEMod (mi)

Total (tons/year)

Building Construction (2020)

Construction Activity

Total

Building Construction (2020)

Construction Activity

Offsite Construction Vehicle PM2.5 Emissions

2020

Onsite Construction PM2.5 Emissions

Onsite Construction Area Source Size (m2):

Construction Schedule

Construction Annual DPM Emissions (as PM2.5 Exhaust)

North Entry Area Plan Project

A-59

7.A.p

Packet Pg. 1855

2021

0.000E+00
0.000E+00
0.000E+00

Offsite Project Emissions Along Roadway Segment
North on Healdsburg Avenue to US 101 (tons/year)
South on Healdsburg Avenue to US 101 (tons/year)
Total Offsite Emissions Along Segments (tons/year)

9.903E 02

Total PM@2.5 Exhaust (tons/year)

1.039E 04
7.805E 05
1.819E 04

0.90
0.68

7.3

1.680E 03

Offsite Vendor
Annual DPM
Emissions
(tons/year)
1.680E 03
0.000E+00
0.000E+00

1.192E 02

Onsite
Annual DPM
Emissions
(g/sec)
1.094E 02
7.538E 04
2.271E 04

from AERMOD

261 working days in 2021

Unmitigated

7.105E 05
5.338E 05
1.244E 04

0.90
0.68

10.8

1.700E 03

Offsite Workers
Annual DPM
Emissions
(tons/year)
1.630E 03
1.000E 05
6.000E 05

8.285E 08

Onsite DPM
Source
Emissions
(g/m2 sec)
7.603E 08
5.237E 09
1.578E 09

3.380E 03
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9.872E 02
9.872E 02
8.285E 08

Onsite Exhaust Emissions (tons/year)
Total Onsite Emissions (tons/year)
Onsite Exhaust Emissions (g/m2 sec)

3.064E 04
3.701E 05

1.588E 05

1.314E 04

2.113E 05

Total Offsite Project Exhaust Emissions (tons/year)
Total Offsite Project Exhaust Emissions (grams/sec)

North Road Segment Total Offsite Project Exhaust
Emissions (tons/year)
North Road Segment Total Offsite Project Exhaust
Emissions (grams/sec)
South Road Segment Total Offsite Project Exhaust
Emissions (tons/year)
South Road Segment Total Offsite Project Exhaust
Emissions (grams/sec)
1.749E 04

0.90
0.68

Offsite Emissions Along Roadway Segment Analyzed

20.0

0.000E+00

Offsite Hauling
Annual DPM
Emissions
(tons/year)
0.000E+00
0.000E+00
0.000E+00

9.872E 02

Onsite
Annual DPM
Emissions
(tons/year)
9.060E 02
6.240E 03
1.880E 03

143,942.0

hours/day
days/week
weeks/year
hours/year

Offsite Project Trip Distance Along Roadway Segment
North on Healdsburg Avenue to US 101 (mi)
South on Healdsburg Avenue to US 101 (mi)

2021
8
5
52.2
2088

Trip Distance assumed in CalEEMod (mi)

Total (tons/year)

Building Construction (2021)
Paving
Architectural Coating

Construction Activity

Total

Building Construction (2021)
Paving
Architectural Coating

Construction Activity

Offsite Construction Vehicle PM2.5 Emissions

2021

Onsite Construction PM2.5 Emissions

Onsite Construction Area Source Size (m2):

Construction Schedule

Construction Annual DPM Emissions (as PM2.5 Exhaust)

North Entry Area Plan Project

A-60

7.A.p

Packet Pg. 1856

Onsite
Annual DPM Exhaust
w/Actual Emissions
(ug/m3)
0.02547
0.02414
0.01839
0.01720
0.01284
0.01645
0.01644
0.01900
0.01925
0.01863
0.01882
0.01882
0.01636
0.01679
0.01553
0.01590
0.01475
0.01501
0.01518
0.01415
0.01435
0.01367
0.01370
0.01447
0.01307
0.01242
0.01192
0.01137
0.01091
0.01039
0.01351
0.01293
0.00558
0.00618
0.00636
0.00596
0.01380
0.01176
0.01284
0.01071
0.00309
0.00294
0.00333
0.00363
0.00509
0.00271
0.00259
0.00265
0.00303
0.00285

Offsite North Road Segment
Annual DPM Exhaust
w/Unit Emissions
(ug/m3)
0.10570
0.12313
0.08728
0.08936
0.07821
0.09637
0.10786
0.14969
0.18097
0.20876
0.22776
0.25484
0.22730
0.27084
0.22212
0.26205
0.21948
0.25569
0.30058
0.21522
0.25031
0.24678
0.28104
0.29152
0.27302
0.26299
0.25546
0.24638
0.24158
0.23157
0.21301
0.21101
2.07337
5.39671
5.28159
3.42120
0.10628
0.09037
0.10489
0.09036
0.04183
0.04082
0.04393
0.04636
0.05827
0.03941
0.03862
0.03930
0.04241
0.04126

Offsite North Road Segment
Annual DPM Exhaust
w/Actual Emissions
(ug/m3)
7.38561E 08
8.60350E 08
6.09854E 08
6.24388E 08
5.46479E 08
6.73369E 08
7.53653E 08
1.04593E 07
1.26450E 07
1.45867E 07
1.59143E 07
1.78065E 07
1.58822E 07
1.89245E 07
1.55203E 07
1.83103E 07
1.53358E 07
1.78659E 07
2.10025E 07
1.50381E 07
1.74900E 07
1.72433E 07
1.96372E 07
2.03695E 07
1.90768E 07
1.83760E 07
1.78498E 07
1.72154E 07
1.68800E 07
1.61806E 07
1.48837E 07
1.47440E 07
1.44873E 06
3.77086E 06
3.69042E 06
2.39050E 06
7.42613E 08
6.31445E 08
7.32901E 08
6.31375E 08
2.92280E 08
2.85223E 08
3.06953E 08
3.23933E 08
4.07152E 08
2.75371E 08
2.69851E 08
2.74602E 08
2.96333E 08
2.88297E 08

No Mitigation at Sensitive Receptors

Offsite South Road Segment
Annual DPM Exhaust
w/Unit Emissions
(ug/m3)
3.61480
2.21847
4.28994
3.28742
3.46104
2.25686
1.59504
1.13766
0.95695
0.79668
0.75252
0.68436
0.58893
0.52655
0.54667
0.49100
0.50372
0.45199
0.39442
0.47617
0.42455
0.39383
0.34754
0.37124
0.32709
0.30813
0.29293
0.27761
0.26185
0.24954
0.44313
0.41336
0.06912
0.07837
0.07891
0.07473
1.17553
1.45589
1.03479
1.13906
10.36559
11.09401
5.45369
3.62046
1.43418
7.70438
6.91395
4.41557
3.65875
3.28189

Offsite South Road Segment
Annual DPM Exhaust
w/Actual Emissions
(ug/m3)
1.89785E 06
1.16475E 06
2.25232E 06
1.72597E 06
1.81713E 06
1.18490E 06
8.37433E 07
5.97298E 07
5.02421E 07
4.18276E 07
3.95091E 07
3.59305E 07
3.09202E 07
2.76451E 07
2.87014E 07
2.57786E 07
2.64465E 07
2.37305E 07
2.07080E 07
2.50000E 07
2.22899E 07
2.06770E 07
1.82467E 07
1.94910E 07
1.71730E 07
1.61775E 07
1.53795E 07
1.45752E 07
1.37477E 07
1.31014E 07
2.32654E 07
2.17024E 07
3.62896E 08
4.11461E 08
4.14296E 08
3.92350E 08
6.17181E 07
7.64376E 07
5.43289E 07
5.98033E 07
5.44218E 06
5.82461E 06
2.86331E 06
1.90083E 06
7.52978E 07
4.04498E 06
3.62998E 06
2.31828E 06
1.92093E 06
1.72307E 06
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Onsite
Annual DPM Exhaust
w/Unit Emissions
(ug/m3)
143983.886
136457.4435
103975.2279
97231.93682
72604.83919
93009.69074
92931.53969
107435.162
108845.3984
105295.8119
106378.1768
106408.4588
92493.80929
94945.63707
87778.85979
89879.00693
83365.94118
84842.8157
85822.77667
79967.90391
81099.08236
77289.28017
77445.41324
81781.97923
73902.85569
70224.72977
67391.86781
64273.83517
61680.44219
58721.04041
76385.135
73074.91722
31520.27527
34958.6277
35942.99635
33720.90116
78040.32853
66485.68848
72609.36368
60574.16495
17485.25777
16641.23692
18832.09233
20504.85085
28773.53077
15298.95685
14660.14888
14965.76141
17128.83818
16131.45345

5.25023E 07

Annual Average Offsite DPM Exhaust Emission Rate South Road Segment (grams/sec):

Y
(m)
4277077.82
4277063.56
4277044.7
4277027.53
4276990.1
4277006.58
4276993.19
4277021.01
4277033.03
4277036.12
4277044.7
4277053.98
4277017.64
4277040.35
4277004.82
4277027.53
4276993.1
4277015.07
4277042.36
4276982.47
4277005
4276995.66
4277020.75
4277032.47
4277011.04
4276998.96
4276989.25
4276977.16
4276969.65
4276955.18
4276972.03
4276962.14
4278315.27
4278311.18
4278296.52
4278312.47
4276947.27
4276927.62
4276925.86
4276892.17
4276731.86
4276717.84
4276724.85
4276724.69
4276736.84
4276671.43
4276650.09
4276632.96
4276665.82
4276636.23

6.98733E 07

Annual Average Offsite DPM Exhaust Emission Rate North Road Segment (grams/sec):

X
(m)
511141.17
511177.3
511115.23
511127.93
511112.48
511152.66
511185.29
511245.73
511278.7
511308.58
511319.91
511336.05
511350.3
511371.36
511359.18
511380.24
511370.17
511391.78
511417.05
511377.68
511400.94
511412.84
511437.57
511426.67
511447.91
511458.35
511467.33
511477.22
511488.57
511498.09
511388.39
511399.38
511400.53
511340.62
511345.14
511364.54
511209.12
511176.13
511219.65
511196.49
511003.4
510998.1
511028.47
511051.99
511131.57
511001.84
511001.84
511020.22
511038.75
511039.53

1.76884E 07

2019

Annual Average Onsite DPM Exhaust Emission Rate (grams/m2/sec):

Construction Annual DPM Emissions (as PM2.5 Exhaust)

North Entry Area Plan Project

Total
DPM
(ug/m3)
0.02547
0.02414
0.01839
0.01720
0.01284
0.01645
0.01644
0.01900
0.01925
0.01863
0.01882
0.01882
0.01636
0.01679
0.01553
0.01590
0.01475
0.01501
0.01518
0.01415
0.01435
0.01367
0.01370
0.01447
0.01307
0.01242
0.01192
0.01137
0.01091
0.01039
0.01351
0.01293
0.00558
0.00619
0.00636
0.00597
0.01380
0.01176
0.01284
0.01072
0.00310
0.00295
0.00333
0.00363
0.00509
0.00271
0.00260
0.00265
0.00303
0.00286

A-61

7.A.p

Packet Pg. 1857

511082.2
511107.74
511082.67
511110.54
511127.99
511125.03
511144.81
511150.72
511169.1
511171.75
510972.24
510970.09
510968.79
510965.99
510988.84
510985.39
511025.27
511039.72
511021.39
511014.5
511041.66
511034.33
510959.53
510971.81
510964.91
510962.11
510962.54
511001.78
510995.74
511026.57
511041.44
511034.33
511029.15
511013.2
511012.5
511077.94
511037.26
511102.71
511104.83
511099.17
511149.05
511175.94
511200.71
511144.81
511132.43
511089.62
511056.01
511114.38
511056.01
511065.21
511120.4
511146.58
511054.6
511079.71
511063.79
511091.03
511112.26
511148.35
511187.26
511099.18
511091.4
511126.42
511155.44
511197.19
511240
511290.59

4276682.64
4276673.92
4276634.05
4276628.29
4276630.94
4276675.95
4276679.06
4276637.95
4276687.47
4276641.37
4276568.62
4276558.27
4276547.92
4276537.57
4276570.99
4276561.72
4276572.93
4276569.26
4276549
4276530.03
4276545.12
4276536.5
4276510.2
4276510.84
4276497.69
4276476.57
4276462.34
4276503.3
4276530.46
4276504.16
4276504.59
4276471.61
4276461.26
4276427.63
4276387.62
4276401.42
4276343.4
4276389.03
4276341.98
4276325
4276347.29
4276353.3
4276325.35
4276305.9
4276291.39
4276270.16
4276256.72
4276223.11
4276193.39
4276110.96
4276103.53
4276086.91
4276057.54
4276059.31
4276032.07
4276029.59
4276047.99
4276034.55
4276047.99
4276852.79
4276809.98
4276783.8
4276841.83
4276843.95
4276846.07
4276850.67

0.00368
0.00396
0.00332
0.00359
0.00382
0.00423
0.00457
0.00417
0.00504
0.00446
0.00205
0.00200
0.00196
0.00191
0.00215
0.00210
0.00239
0.00249
0.00226
0.00215
0.00240
0.00230
0.00181
0.00186
0.00180
0.00173
0.00170
0.00199
0.00204
0.00212
0.00223
0.00206
0.00199
0.00182
0.00171
0.00210
0.00170
0.00219
0.00202
0.00193
0.00225
0.00240
0.00239
0.00207
0.00196
0.00170
0.00155
0.00167
0.00142
0.00130
0.00142
0.00145
0.00120
0.00125
0.00118
0.00123
0.00131
0.00136
0.00147
0.00641
0.00534
0.00573
0.00783
0.00894
0.00974
0.01025

0.04799
0.05082
0.04586
0.04863
0.05063
0.05318
0.05587
0.05340
0.05940
0.05566
0.03388
0.03343
0.03307
0.03263
0.03494
0.03443
0.03746
0.03867
0.03635
0.03528
0.03798
0.03703
0.03157
0.03221
0.03151
0.03084
0.03051
0.03368
0.03411
0.03531
0.03659
0.03495
0.03424
0.03238
0.03139
0.03588
0.03157
0.03665
0.03479
0.03383
0.03688
0.03851
0.03885
0.03501
0.03385
0.03116
0.02960
0.03051
0.02779
0.02597
0.02723
0.02774
0.02456
0.02512
0.02421
0.02476
0.02572
0.02665
0.02862
0.06097
0.05633
0.06095
0.07265
0.08237
0.09264
0.10763

3.35322E
3.55096E
3.20439E
3.39794E
3.53768E
3.71586E
3.90382E
3.73123E
4.15047E
3.88915E
2.36731E
2.33586E
2.31071E
2.27996E
2.44137E
2.40574E
2.61745E
2.70200E
2.53989E
2.46513E
2.65379E
2.58741E
2.20590E
2.25062E
2.20171E
2.15489E
2.13183E
2.35333E
2.38338E
2.46723E
2.55666E
2.44207E
2.39246E
2.26250E
2.19332E
2.50705E
2.20590E
2.56086E
2.43089E
2.36381E
2.57693E
2.69082E
2.71458E
2.44626E
2.36521E
2.17725E
2.06825E
2.13183E
1.94178E
1.81461E
1.90265E
1.93828E
1.71609E
1.75522E
1.69163E
1.73006E
1.79714E
1.86212E
1.99977E
4.26017E
3.93596E
4.25878E
5.07629E
5.75546E
6.47306E
7.52046E

08
08
08
08
08
08
08
08
08
08
08
08
08
08
08
08
08
08
08
08
08
08
08
08
08
08
08
08
08
08
08
08
08
08
08
08
08
08
08
08
08
08
08
08
08
08
08
08
08
08
08
08
08
08
08
08
08
08
08
08
08
08
08
08
08
08

2.12660
1.56697
1.84176
1.35728
1.16489
1.32193
1.10849
0.97630
0.91319
0.83989
9.54637
9.54705
9.43642
9.71816
6.39917
6.63621
3.34471
2.70022
3.29799
3.46454
2.46950
2.67823
10.39956
7.51261
8.60838
8.77969
8.40283
3.95213
4.76764
2.73723
2.24825
2.29624
2.39894
2.76506
2.49610
1.08085
1.50148
0.81719
0.75030
0.77304
0.57549
0.50859
0.43864
0.55751
0.59536
0.77746
0.95458
0.60427
0.75506
0.50692
0.43630
0.38991
0.40757
0.40189
0.36597
0.35654
0.36905
0.33555
0.32419
2.73272
2.68766
1.69417
1.43307
1.02943
0.78070
0.61388

1.11651E
8.22696E
9.66967E
7.12604E
6.11594E
6.94044E
5.81983E
5.12580E
4.79446E
4.40962E
5.01207E
5.01242E
4.95434E
5.10226E
3.35971E
3.48416E
1.75605E
1.41768E
1.73152E
1.81896E
1.29654E
1.40613E
5.46001E
3.94430E
4.51960E
4.60954E
4.41168E
2.07496E
2.50312E
1.43711E
1.18038E
1.20558E
1.25950E
1.45172E
1.31051E
5.67471E
7.88312E
4.29044E
3.93925E
4.05864E
3.02146E
2.67022E
2.30296E
2.92706E
3.12578E
4.08185E
5.01177E
3.17256E
3.96424E
2.66145E
2.29068E
2.04712E
2.13984E
2.11002E
1.92143E
1.87192E
1.93760E
1.76172E
1.70207E
1.43474E
1.41108E
8.89479E
7.52395E
5.40475E
4.09886E
3.22301E
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20780.84991
22370.66526
18746.68195
20320.80244
21621.53405
23930.36538
25818.26761
23579.15768
28507.89733
25220.86774
11568.08874
11298.68078
11077.3509
10821.04958
12157.67891
11847.34955
13512.5005
14102.822
12778.73034
12131.16781
13560.36389
13022.60854
10217.44197
10541.47934
10163.24282
9790.88103
9600.26695
11224.75587
11558.75287
11984.217
12586.84033
11620.82701
11244.09167
10262.13952
9676.90458
11884.14304
9637.69105
12397.95028
11437.87769
10925.08253
12694.79532
13546.70775
13512.67035
11698.19309
11088.1227
9616.49427
8756.95504
9443.54656
8002.83273
7336.19912
8016.59744
8194.94708
6759.702
7076.92219
6672.52543
6970.60315
7381.01889
7701.73467
8335.34946
36262.85763
30212.26254
32379.06108
44291.37477
50516.6304
55074.02289
57951.78709

06
07
07
07
07
07
07
07
07
07
06
06
06
06
06
06
06
06
06
06
06
06
06
06
06
06
06
06
06
06
06
06
06
06
06
07
07
07
07
07
07
07
07
07
07
07
07
07
07
07
07
07
07
07
07
07
07
07
07
06
06
07
07
07
07
07

0.00368
0.00396
0.00332
0.00360
0.00383
0.00423
0.00457
0.00417
0.00504
0.00446
0.00205
0.00200
0.00196
0.00192
0.00215
0.00210
0.00239
0.00250
0.00226
0.00215
0.00240
0.00230
0.00181
0.00187
0.00180
0.00174
0.00170
0.00199
0.00205
0.00212
0.00223
0.00206
0.00199
0.00182
0.00171
0.00210
0.00171
0.00219
0.00202
0.00193
0.00225
0.00240
0.00239
0.00207
0.00196
0.00170
0.00155
0.00167
0.00142
0.00130
0.00142
0.00145
0.00120
0.00125
0.00118
0.00123
0.00131
0.00136
0.00147
0.00642
0.00535
0.00573
0.00784
0.00894
0.00974
0.01025

A-62

7.A.p

Packet Pg. 1858

511322.08
511271.92
511269.62
511286.9
511322.05
511347.4
511324.93
511395.79
511433.82
511474.15
511455.71
511396.49
511369.02
511333.22
511305.33
511416.46
511406.83
511400.52
511389.39
511368.34
511356.31
511350.29
511337.96
511320.22
511421.25
511435.82
511407.51
511416.67
511441.65
511428.75
511451.64
511435.82
511462.88
510943.27
510940.61
510936.99
510931.47
510924.06
510637
510548.73
510547.21
510551.25
510650.62
510672.82
510685.93
510709.64
510551.75
510585.55
510681.05
510602.09
510585.34
510520.14
510477.07
510525.39
510511.13
510485.63
510439.39
510369.82
510394.07
510368.35
510301.12
510299.29
510267.33
510193.12
510147.56
510241.24

4276852.44
4276788.58
4276751.13
4276724.63
4276714.26
4276753.44
4276787.43
4276750.56
4276788.58
4276802.99
4276828.34
4276844.26
4276870.9
4276911.69
4276950.31
4276868.95
4276881.28
4276896.01
4276913.76
4276928.8
4276946.84
4276960.98
4276975.41
4276989.55
4276982.31
4276972.74
4276951.92
4276936.52
4276961.5
4276926.11
4276947.34
4276912.79
4276936.52
4276699.02
4276686.09
4276669.16
4276639.48
4276619.89
4276777.21
4276774.18
4276898.28
4276958.3
4277053.14
4277035.48
4277000.17
4277123.25
4277065.75
4277002.69
4277526.3
4277543.05
4277602.27
4277627.4
4277653.12
4277547.1
4277494.37
4277496.53
4277515.55
4277592.96
4277635.94
4277565.04
4277596.64
4277636.31
4277553.29
4277549.61
4277487.9
4277332.5

0.01034
0.00831
0.00739
0.00698
0.00699
0.00783
0.00855
0.00774
0.00827
0.00817
0.00880
0.00972
0.01065
0.01228
0.01414
0.01009
0.01051
0.01098
0.01164
0.01244
0.01326
0.01391
0.01474
0.01575
0.01301
0.01235
0.01243
0.01180
0.01190
0.01128
0.01132
0.01082
0.01082
0.00236
0.00229
0.00221
0.00207
0.00196
0.00097
0.00077
0.00068
0.00062
0.00082
0.00094
0.00106
0.00099
0.00054
0.00066
0.00150
0.00099
0.00106
0.00086
0.00080
0.00071
0.00060
0.00056
0.00052
0.00056
0.00063
0.00053
0.00047
0.00049
0.00042
0.00037
0.00033
0.00032

0.11864
0.08881
0.08183
0.08118
0.08693
0.10040
0.10218
0.11125
0.13204
0.14680
0.15313
0.14213
0.14308
0.14515
0.14949
0.16026
0.16290
0.16815
0.17322
0.17157
0.17585
0.18134
0.18321
0.18105
0.23784
0.23446
0.20707
0.19987
0.22696
0.19730
0.21873
0.19108
0.21349
0.03578
0.03529
0.03464
0.03355
0.03261
0.02333
0.01992
0.01931
0.01907
0.02333
0.02459
0.02559
0.02656
0.01934
0.02016
0.02458
0.01947
0.01909
0.01762
0.01748
0.01695
0.01666
0.01624
0.01583
0.01632
0.01675
0.01611
0.01497
0.01491
0.01410
0.01249
0.01176
0.01318

8.28977E
6.20545E
5.71773E
5.67231E
6.07408E
7.01528E
7.13965E
7.77340E
9.22607E
1.02574E
1.06997E
9.93109E
9.99747E
1.01421E
1.04454E
1.11979E
1.13824E
1.17492E
1.21034E
1.19882E
1.22872E
1.26708E
1.28015E
1.26506E
1.66187E
1.63825E
1.44687E
1.39656E
1.58584E
1.37860E
1.52834E
1.33514E
1.49172E
2.50007E
2.46583E
2.42041E
2.34425E
2.27857E
1.63014E
1.39188E
1.34925E
1.33248E
1.63014E
1.71818E
1.78806E
1.85583E
1.35135E
1.40865E
1.71749E
1.36043E
1.33388E
1.23117E
1.22138E
1.18435E
1.16409E
1.13474E
1.10609E
1.14033E
1.17038E
1.12566E
1.04600E
1.04181E
9.85213E
8.72717E
8.21710E
9.20930E

08
08
08
08
08
08
08
08
08
07
07
08
08
07
07
07
07
07
07
07
07
07
07
07
07
07
07
07
07
07
07
07
07
08
08
08
08
08
08
08
08
08
08
08
08
08
08
08
08
08
08
08
08
08
08
08
08
08
08
08
08
08
09
09
09
09

0.53238
0.61714
0.59698
0.53225
0.45006
0.42232
0.48400
0.34479
0.30495
0.26105
0.28682
0.37488
0.43746
0.54734
0.67285
0.35045
0.37023
0.38661
0.41534
0.46995
0.51254
0.54064
0.59246
0.67248
0.37259
0.34276
0.39234
0.36948
0.33053
0.34506
0.31211
0.33053
0.29394
7.08966
7.06600
7.00920
7.10249
6.32988
0.17199
0.10462
0.10491
0.10776
0.17630
0.19881
0.21831
0.22645
0.11248
0.12814
0.14278
0.11026
0.10210
0.08658
0.07903
0.08945
0.08808
0.08254
0.07364
0.06501
0.06821
0.06443
0.05610
0.05625
0.05127
0.04264
0.03720
0.04360

2.79512E
3.24013E
3.13428E
2.79444E
2.36292E
2.21728E
2.54111E
1.81023E
1.60106E
1.37057E
1.50587E
1.96821E
2.29677E
2.87366E
3.53262E
1.83994E
1.94379E
2.02979E
2.18063E
2.46735E
2.69095E
2.83849E
3.11055E
3.53068E
1.95618E
1.79957E
2.05988E
1.93986E
1.73536E
1.81165E
1.63865E
1.73536E
1.54325E
3.72224E
3.70981E
3.67999E
3.72897E
3.32333E
9.02988E
5.49279E
5.50802E
5.65765E
9.25616E
1.04380E
1.14618E
1.18892E
5.90546E
6.72765E
7.49628E
5.78891E
5.36049E
4.54565E
4.14926E
4.69633E
4.62440E
4.33354E
3.86627E
3.41318E
3.58118E
3.38272E
2.94538E
2.95326E
2.69179E
2.23870E
1.95309E
2.28910E
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58437.83147
46961.03863
41758.9374
39443.29841
39510.06711
44287.2646
48349.21767
43776.0791
46768.90838
46202.02955
49743.80343
54940.50464
60230.65168
69445.91728
79936.36107
57067.31961
59438.88312
62067.17134
65806.0486
70337.87165
74992.56611
78628.75225
83326.19908
89013.77494
73566.38264
69828.47887
70263.14317
66688.12985
67300.57186
63780.05615
63976.13413
61169.27702
61162.00434
13351.04988
12960.89336
12471.22397
11689.99772
11092.08773
5487.45234
4325.56139
3833.30663
3495.91041
4663.98875
5327.69243
5983.20032
5616.96955
3027.33643
3708.88336
8458.91216
5570.38245
5993.28689
4859.83037
4501.30653
4007.99742
3370.86426
3143.12102
2942.12862
3148.59362
3566.11259
2976.6362
2684.75479
2783.57809
2383.50074
2065.91374
1887.42818
1802.46312

07
07
07
07
07
07
07
07
07
07
07
07
07
07
07
07
07
07
07
07
07
07
07
07
07
07
07
07
07
07
07
07
07
06
06
06
06
06
08
08
08
08
08
07
07
07
08
08
08
08
08
08
08
08
08
08
08
08
08
08
08
08
08
08
08
08

0.01034
0.00831
0.00739
0.00698
0.00699
0.00783
0.00855
0.00774
0.00827
0.00817
0.00880
0.00972
0.01065
0.01228
0.01414
0.01009
0.01051
0.01098
0.01164
0.01244
0.01327
0.01391
0.01474
0.01575
0.01301
0.01235
0.01243
0.01180
0.01190
0.01128
0.01132
0.01082
0.01082
0.00237
0.00230
0.00221
0.00207
0.00197
0.00097
0.00077
0.00068
0.00062
0.00083
0.00094
0.00106
0.00099
0.00054
0.00066
0.00150
0.00099
0.00106
0.00086
0.00080
0.00071
0.00060
0.00056
0.00052
0.00056
0.00063
0.00053
0.00047
0.00049
0.00042
0.00037
0.00033
0.00032

A-63

7.A.p

Packet Pg. 1859

510316.19
510275.41
510322.06
510168.14
510109.73
510170.34
510264.36
510199.1
510157.61
510201.26
510259.18
510308.02
510330.92
510353.4
510358.58
510463.34
510416.09
510411.3
510422.67
510452.36
510518.97
510563.21
510600.33
510571.86
510522.02
510525.92
510468.25
510476.7
510425.26
510398.44
510371.12
510328.51
510339.9
510329.33
511060.04
511053.55
511449.69
511463.6
511584.5
511579.17
511643.38
511658.54
511473.56
510844.05
510819
510812.25
510766.27
510788.08
510862.95
510849.39
510838.19

4277344.99
4277252.05
4277228.54
4277155.06
4277094.81
4277081.59
4276914.24
4276903.44
4276829.53
4276808.79
4276827.37
4276868.86
4276810.08
4276998.95
4276903.01
4276900.64
4276851.59
4276825.86
4276746.9
4276669.61
4276678.76
4276656.9
4276627.41
4276593.85
4276624.36
4276534.3
4276503.81
4276581.69
4276527.32
4276557.45
4276602
4276635.8
4276656.37
4276697.73
4278365.13
4278281.17
4278012.31
4278021.57
4278030.79
4278016.57
4278010.53
4277976.09
4278066.24
4276334.61
4276360.66
4276338.82
4276358.28
4276480.9
4276608.23
4276591.14
4276539.85

0.00037
0.00031
0.00032
0.00024
0.00021
0.00023
0.00029
0.00025
0.00024
0.00027
0.00031
0.00034
0.00039
0.00034
0.00038
0.00053
0.00048
0.00049
0.00054
0.00060
0.00070
0.00076
0.00080
0.00073
0.00068
0.00064
0.00057
0.00061
0.00055
0.00053
0.00051
0.00045
0.00046
0.00043
0.00514
0.00615
0.01106
0.01021
0.00641
0.00674
0.00553
0.00559
0.00860
0.00113
0.00110
0.00107
0.00099
0.00116
0.00165
0.00156
0.00142

0.01474
0.01292
0.01349
0.01228
0.01127
0.01209
0.01333
0.01223
0.01151
0.01209
0.01307
0.01406
0.01439
0.01509
0.01522
0.01756
0.01640
0.01621
0.01626
0.01678
0.01865
0.01992
0.02086
0.01969
0.01850
0.01795
0.01645
0.01709
0.01570
0.01525
0.01480
0.01403
0.01428
0.01415
0.33054
0.29070
3.08774
2.47126
0.77163
0.81873
0.54131
0.51476
1.91664
0.02347
0.02314
0.02264
0.02149
0.02363
0.02908
0.02813
0.02665

1.02993E
9.02763E
9.42590E
8.58044E
7.87472E
8.44768E
9.31411E
8.54550E
8.04241E
8.44768E
9.13244E
9.82418E
1.00548E
1.05439E
1.06347E
1.22697E
1.14592E
1.13265E
1.13614E
1.17247E
1.30314E
1.39188E
1.45756E
1.37580E
1.29266E
1.25423E
1.14942E
1.19413E
1.09701E
1.06557E
1.03412E
9.80322E
9.97790E
9.88707E
2.30959E
2.03122E
2.15751E
1.72675E
5.39163E
5.72073E
3.78231E
3.59680E
1.33922E
1.63993E
1.61687E
1.58193E
1.50158E
1.65111E
2.03191E
1.96554E
1.86212E

08
09
09
09
09
09
09
09
09
09
09
09
08
08
08
08
08
08
08
08
08
08
08
08
08
08
08
08
08
08
08
09
09
09
07
07
06
06
07
07
07
07
06
08
08
08
08
08
08
08
08

0.05466
0.04678
0.05308
0.03743
0.03127
0.03607
0.03981
0.03204
0.02610
0.02878
0.03504
0.04354
0.04372
0.05449
0.05393
0.07558
0.06300
0.06053
0.05726
0.05837
0.08129
0.09993
0.11940
0.09613
0.07658
0.07057
0.05393
0.05876
0.04595
0.04208
0.03917
0.03496
0.03707
0.03755
0.08404
0.09372
0.08470
0.08101
0.06484
0.06661
0.06286
0.06517
0.07504
0.67351
0.52416
0.43635
0.28350
0.52762
1.65367
1.35351
1.18290

2.86978E
2.45606E
2.78682E
1.96516E
1.64175E
1.89376E
2.09012E
1.68217E
1.37031E
1.51102E
1.83968E
2.28595E
2.29540E
2.86085E
2.83145E
3.96813E
3.30765E
3.17797E
3.00628E
3.06456E
4.26791E
5.24656E
6.26878E
5.04705E
4.02063E
3.70509E
2.83145E
3.08504E
2.41248E
2.20930E
2.05652E
1.83548E
1.94626E
1.97146E
4.41230E
4.92052E
4.44695E
4.25321E
3.40425E
3.49718E
3.30030E
3.42158E
3.93977E
3.53608E
2.75196E
2.29094E
1.48844E
2.77013E
8.68215E
7.10624E
6.21050E
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2099.65775
1730.65847
1820.37048
1382.63194
1160.7644
1277.35556
1642.34489
1412.8277
1364.63298
1544.93274
1762.85488
1932.04903
2201.42828
1919.70339
2159.52471
2993.10559
2734.77156
2767.32005
3068.83588
3405.66723
3953.44812
4283.3644
4528.32532
4151.32453
3861.71613
3626.57068
3226.64137
3462.07091
3083.6866
2998.58666
2860.96766
2562.91957
2604.6487
2455.50389
29067.49579
34767.874
62544.56303
57698.67544
36234.62211
38128.10665
31261.99102
31627.947
48627.45109
6379.61927
6245.67991
6033.78023
5595.00914
6568.54062
9322.43366
8813.43259
8000.7651

08
08
08
08
08
08
08
08
08
08
08
08
08
08
08
08
08
08
08
08
08
08
08
08
08
08
08
08
08
08
08
08
08
08
08
08
08
08
08
08
08
08
08
07
07
07
07
07
07
07
07

0.00037
0.00031
0.00032
0.00024
0.00021
0.00023
0.00029
0.00025
0.00024
0.00027
0.00031
0.00034
0.00039
0.00034
0.00038
0.00053
0.00048
0.00049
0.00054
0.00060
0.00070
0.00076
0.00080
0.00073
0.00068
0.00064
0.00057
0.00061
0.00055
0.00053
0.00051
0.00045
0.00046
0.00043
0.00514
0.00615
0.01107
0.01021
0.00641
0.00674
0.00553
0.00559
0.00860
0.00113
0.00111
0.00107
0.00099
0.00116
0.00165
0.00156
0.00142

A-64

7.A.p

Packet Pg. 1860

X
(m)
511141.17
511177.3
511115.23
511127.93
511112.48
511152.66
511185.29
511245.73
511278.7
511308.58
511319.91
511336.05
511350.3
511371.36
511359.18
511380.24
511370.17
511391.78
511417.05
511377.68
511400.94
511412.84
511437.57
511426.67
511447.91
511458.35
511467.33
511477.22
511488.57
511498.09
511388.39
511399.38
511400.53
511340.62
511345.14
511364.54
511209.12
511176.13
511219.65
511196.49
511003.4
510998.1
511028.47
511051.99
511131.57
511001.84
511001.84
511020.22
511038.75
511039.53

Y
(m)
4277077.82
4277063.56
4277044.7
4277027.53
4276990.1
4277006.58
4276993.19
4277021.01
4277033.03
4277036.12
4277044.7
4277053.98
4277017.64
4277040.35
4277004.82
4277027.53
4276993.1
4277015.07
4277042.36
4276982.47
4277005
4276995.66
4277020.75
4277032.47
4277011.04
4276998.96
4276989.25
4276977.16
4276969.65
4276955.18
4276972.03
4276962.14
4278315.27
4278311.18
4278296.52
4278312.47
4276947.27
4276927.62
4276925.86
4276892.17
4276731.86
4276717.84
4276724.85
4276724.69
4276736.84
4276671.43
4276650.09
4276632.96
4276665.82
4276636.23

Onsite
Annual DPM Exhaust
w/Actual Emissions
(ug/m3)
0.01656
0.01570
0.01196
0.01118
0.00835
0.01070
0.01069
0.01236
0.01252
0.01211
0.01224
0.01224
0.01064
0.01092
0.01010
0.01034
0.00959
0.00976
0.00987
0.00920
0.00933
0.00889
0.00891
0.00941
0.00850
0.00808
0.00775
0.00739
0.00710
0.00675
0.00879
0.00841
0.00363
0.00402
0.00413
0.00388
0.00898
0.00765
0.00835
0.00697
0.00201
0.00191
0.00217
0.00236
0.00331
0.00176
0.00169
0.00172
0.00197
0.00186

1.15033E 07
4.92082E 05
3.69747E 05

Offsite North Road Segment
Annual DPM Exhaust
w/Unit Emissions
(ug/m3)
0.10570
0.12313
0.08728
0.08936
0.07821
0.09637
0.10786
0.14969
0.18097
0.20876
0.22776
0.25484
0.22730
0.27084
0.22212
0.26205
0.21948
0.25569
0.30058
0.21522
0.25031
0.24678
0.28104
0.29152
0.27302
0.26299
0.25546
0.24638
0.24158
0.23157
0.21301
0.21101
2.07337
5.39671
5.28159
3.42120
0.10628
0.09037
0.10489
0.09036
0.04183
0.04082
0.04393
0.04636
0.05827
0.03941
0.03862
0.03930
0.04241
0.04126

2020

Offsite North Road Segment
Annual DPM Exhaust
w/Actual Emissions
(ug/m3)
5.20131E 06
6.05900E 06
4.29489E 06
4.39724E 06
3.84857E 06
4.74219E 06
5.30760E 06
7.36597E 06
8.90521E 06
1.02727E 05
1.12077E 05
1.25402E 05
1.11850E 05
1.33275E 05
1.09301E 05
1.28950E 05
1.08002E 05
1.25820E 05
1.47910E 05
1.05906E 05
1.23173E 05
1.21436E 05
1.38295E 05
1.43452E 05
1.34348E 05
1.29413E 05
1.25707E 05
1.21239E 05
1.18877E 05
1.13951E 05
1.04818E 05
1.03834E 05
1.02027E 04
2.65562E 04
2.59897E 04
1.68351E 04
5.22985E 06
4.44694E 06
5.16145E 06
4.44645E 06
2.05838E 06
2.00868E 06
2.16172E 06
2.28129E 06
2.86736E 06
1.93929E 06
1.90042E 06
1.93388E 06
2.08692E 06
2.03033E 06

No Mitigation at Sensitive Receptors

Offsite South Road Segment
Annual DPM Exhaust
w/Unit Emissions
(ug/m3)
3.61480
2.21847
4.28994
3.28742
3.46104
2.25686
1.59504
1.13766
0.95695
0.79668
0.75252
0.68436
0.58893
0.52655
0.54667
0.49100
0.50372
0.45199
0.39442
0.47617
0.42455
0.39383
0.34754
0.37124
0.32709
0.30813
0.29293
0.27761
0.26185
0.24954
0.44313
0.41336
0.06912
0.07837
0.07891
0.07473
1.17553
1.45589
1.03479
1.13906
10.36559
11.09401
5.45369
3.62046
1.43418
7.70438
6.91395
4.41557
3.65875
3.28189

Offsite South Road Segment
Annual DPM Exhaust
w/Actual Emissions
(ug/m3)
1.33656E 04
8.20273E 05
1.58619E 04
1.21551E 04
1.27971E 04
8.34468E 05
5.89762E 05
4.20647E 05
3.53830E 05
2.94570E 05
2.78242E 05
2.53040E 05
2.17755E 05
1.94690E 05
2.02130E 05
1.81546E 05
1.86249E 05
1.67122E 05
1.45836E 05
1.76063E 05
1.56976E 05
1.45618E 05
1.28502E 05
1.37265E 05
1.20941E 05
1.13930E 05
1.08310E 05
1.02646E 05
9.68183E 06
9.22667E 06
1.63846E 05
1.52839E 05
2.55569E 06
2.89771E 06
2.91767E 06
2.76312E 06
4.34649E 05
5.38311E 05
3.82611E 05
4.21164E 05
3.83265E 04
4.10198E 04
2.01649E 04
1.33865E 04
5.30284E 05
2.84867E 04
2.55641E 04
1.63264E 04
1.35281E 04
1.21347E 04
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Onsite
Annual DPM Exhaust
w/Unit Emissions
(ug/m3)
143983.886
136457.4435
103975.2279
97231.93682
72604.83919
93009.69074
92931.53969
107435.162
108845.3984
105295.8119
106378.1768
106408.4588
92493.80929
94945.63707
87778.85979
89879.00693
83365.94118
84842.8157
85822.77667
79967.90391
81099.08236
77289.28017
77445.41324
81781.97923
73902.85569
70224.72977
67391.86781
64273.83517
61680.44219
58721.04041
76385.135
73074.91722
31520.27527
34958.6277
35942.99635
33720.90116
78040.32853
66485.68848
72609.36368
60574.16495
17485.25777
16641.23692
18832.09233
20504.85085
28773.53077
15298.95685
14660.14888
14965.76141
17128.83818
16131.45345

Annual Average Onsite DPM Exhaust Emission Rate (grams/m2/sec):
Annual Average Offsite DPM Exhaust Emission Rate North Road Segment (grams/sec):
Annual Average Offsite DPM Exhaust Emission Rate South Road Segment (grams/sec):

Construction Annual DPM Emissions (as PM2.5 Exhaust)

North Entry Area Plan Project

Total
DPM
(ug/m3)
0.01670
0.01579
0.01212
0.01131
0.00848
0.01079
0.01075
0.01241
0.01257
0.01215
0.01228
0.01228
0.01067
0.01095
0.01013
0.01037
0.00962
0.00979
0.00990
0.00923
0.00936
0.00892
0.00894
0.00944
0.00853
0.00810
0.00778
0.00742
0.00712
0.00678
0.00881
0.00843
0.00373
0.00429
0.00440
0.00405
0.00903
0.00771
0.00840
0.00701
0.00240
0.00233
0.00237
0.00249
0.00337
0.00205
0.00194
0.00189
0.00211
0.00198

A-65

7.A.p

Packet Pg. 1861

511082.2
511107.74
511082.67
511110.54
511127.99
511125.03
511144.81
511150.72
511169.1
511171.75
510972.24
510970.09
510968.79
510965.99
510988.84
510985.39
511025.27
511039.72
511021.39
511014.5
511041.66
511034.33
510959.53
510971.81
510964.91
510962.11
510962.54
511001.78
510995.74
511026.57
511041.44
511034.33
511029.15
511013.2
511012.5
511077.94
511037.26
511102.71
511104.83
511099.17
511149.05
511175.94
511200.71
511144.81
511132.43
511089.62
511056.01
511114.38
511056.01
511065.21
511120.4
511146.58
511054.6
511079.71
511063.79
511091.03
511112.26
511148.35
511187.26
511099.18
511091.4
511126.42
511155.44
511197.19

4276682.64
4276673.92
4276634.05
4276628.29
4276630.94
4276675.95
4276679.06
4276637.95
4276687.47
4276641.37
4276568.62
4276558.27
4276547.92
4276537.57
4276570.99
4276561.72
4276572.93
4276569.26
4276549
4276530.03
4276545.12
4276536.5
4276510.2
4276510.84
4276497.69
4276476.57
4276462.34
4276503.3
4276530.46
4276504.16
4276504.59
4276471.61
4276461.26
4276427.63
4276387.62
4276401.42
4276343.4
4276389.03
4276341.98
4276325
4276347.29
4276353.3
4276325.35
4276305.9
4276291.39
4276270.16
4276256.72
4276223.11
4276193.39
4276110.96
4276103.53
4276086.91
4276057.54
4276059.31
4276032.07
4276029.59
4276047.99
4276034.55
4276047.99
4276852.79
4276809.98
4276783.8
4276841.83
4276843.95

0.00239
0.00257
0.00216
0.00234
0.00249
0.00275
0.00297
0.00271
0.00328
0.00290
0.00133
0.00130
0.00127
0.00124
0.00140
0.00136
0.00155
0.00162
0.00147
0.00140
0.00156
0.00150
0.00118
0.00121
0.00117
0.00113
0.00110
0.00129
0.00133
0.00138
0.00145
0.00134
0.00129
0.00118
0.00111
0.00137
0.00111
0.00143
0.00132
0.00126
0.00146
0.00156
0.00155
0.00135
0.00128
0.00111
0.00101
0.00109
0.00092
0.00084
0.00092
0.00094
0.00078
0.00081
0.00077
0.00080
0.00085
0.00089
0.00096
0.00417
0.00348
0.00372
0.00509
0.00581

0.04799
0.05082
0.04586
0.04863
0.05063
0.05318
0.05587
0.05340
0.05940
0.05566
0.03388
0.03343
0.03307
0.03263
0.03494
0.03443
0.03746
0.03867
0.03635
0.03528
0.03798
0.03703
0.03157
0.03221
0.03151
0.03084
0.03051
0.03368
0.03411
0.03531
0.03659
0.03495
0.03424
0.03238
0.03139
0.03588
0.03157
0.03665
0.03479
0.03383
0.03688
0.03851
0.03885
0.03501
0.03385
0.03116
0.02960
0.03051
0.02779
0.02597
0.02723
0.02774
0.02456
0.02512
0.02421
0.02476
0.02572
0.02665
0.02862
0.06097
0.05633
0.06095
0.07265
0.08237

2.36150E 06
2.50076E 06
2.25669E 06
2.39299E 06
2.49141E 06
2.61689E 06
2.74926E 06
2.62772E 06
2.92297E 06
2.73893E 06
1.66717E 06
1.64503E 06
1.62731E 06
1.60566E 06
1.71933E 06
1.69424E 06
1.84334E 06
1.90288E 06
1.78872E 06
1.73607E 06
1.86893E 06
1.82218E 06
1.55350E 06
1.58500E 06
1.55055E 06
1.51758E 06
1.50134E 06
1.65733E 06
1.67849E 06
1.73754E 06
1.80053E 06
1.71983E 06
1.68489E 06
1.59336E 06
1.54465E 06
1.76559E 06
1.55350E 06
1.80348E 06
1.71195E 06
1.66471E 06
1.81480E 06
1.89501E 06
1.91174E 06
1.72278E 06
1.66570E 06
1.53333E 06
1.45656E 06
1.50134E 06
1.36750E 06
1.27794E 06
1.33994E 06
1.36504E 06
1.20855E 06
1.23611E 06
1.19133E 06
1.21839E 06
1.26563E 06
1.31140E 06
1.40834E 06
3.00022E 06
2.77190E 06
2.99924E 06
3.57498E 06
4.05328E 06

2.12660
1.56697
1.84176
1.35728
1.16489
1.32193
1.10849
0.97630
0.91319
0.83989
9.54637
9.54705
9.43642
9.71816
6.39917
6.63621
3.34471
2.70022
3.29799
3.46454
2.46950
2.67823
10.39956
7.51261
8.60838
8.77969
8.40283
3.95213
4.76764
2.73723
2.24825
2.29624
2.39894
2.76506
2.49610
1.08085
1.50148
0.81719
0.75030
0.77304
0.57549
0.50859
0.43864
0.55751
0.59536
0.77746
0.95458
0.60427
0.75506
0.50692
0.43630
0.38991
0.40757
0.40189
0.36597
0.35654
0.36905
0.33555
0.32419
2.73272
2.68766
1.69417
1.43307
1.02943

7.86304E 05
5.79383E 05
6.80986E 05
5.01850E 05
4.30715E 05
4.88780E 05
4.09861E 05
3.60984E 05
3.37649E 05
3.10547E 05
3.52974E 04
3.52999E 04
3.48909E 04
3.59326E 04
2.36608E 04
2.45372E 04
1.23670E 04
9.98399E 05
1.21942E 04
1.28100E 04
9.13091E 05
9.90268E 05
3.84521E 04
2.77777E 04
3.18292E 04
3.24627E 04
3.10692E 04
1.46129E 04
1.76282E 04
1.01208E 04
8.31284E 05
8.49028E 05
8.87001E 05
1.02237E 04
9.22926E 05
3.99641E 05
5.55168E 05
3.02154E 05
2.77421E 05
2.85829E 05
2.12786E 05
1.88050E 05
1.62186E 05
2.06138E 05
2.20133E 05
2.87464E 05
3.52953E 05
2.23427E 05
2.79181E 05
1.87432E 05
1.61321E 05
1.44168E 05
1.50698E 05
1.48598E 05
1.35316E 05
1.31830E 05
1.36455E 05
1.24069E 05
1.19868E 05
1.01042E 04
9.93755E 05
6.26415E 05
5.29874E 05
3.80629E 05
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20780.84991
22370.66526
18746.68195
20320.80244
21621.53405
23930.36538
25818.26761
23579.15768
28507.89733
25220.86774
11568.08874
11298.68078
11077.3509
10821.04958
12157.67891
11847.34955
13512.5005
14102.822
12778.73034
12131.16781
13560.36389
13022.60854
10217.44197
10541.47934
10163.24282
9790.88103
9600.26695
11224.75587
11558.75287
11984.217
12586.84033
11620.82701
11244.09167
10262.13952
9676.90458
11884.14304
9637.69105
12397.95028
11437.87769
10925.08253
12694.79532
13546.70775
13512.67035
11698.19309
11088.1227
9616.49427
8756.95504
9443.54656
8002.83273
7336.19912
8016.59744
8194.94708
6759.702
7076.92219
6672.52543
6970.60315
7381.01889
7701.73467
8335.34946
36262.85763
30212.26254
32379.06108
44291.37477
50516.6304

0.00247
0.00263
0.00223
0.00239
0.00253
0.00280
0.00301
0.00275
0.00332
0.00294
0.00169
0.00165
0.00162
0.00161
0.00164
0.00161
0.00168
0.00172
0.00159
0.00153
0.00165
0.00160
0.00156
0.00149
0.00149
0.00145
0.00142
0.00144
0.00151
0.00148
0.00153
0.00142
0.00138
0.00128
0.00121
0.00141
0.00117
0.00146
0.00135
0.00129
0.00148
0.00158
0.00157
0.00137
0.00130
0.00114
0.00104
0.00111
0.00095
0.00086
0.00094
0.00096
0.00079
0.00083
0.00078
0.00082
0.00086
0.00090
0.00097
0.00428
0.00358
0.00379
0.00515
0.00585

A-66

7.A.p

Packet Pg. 1862

511240
511290.59
511322.08
511271.92
511269.62
511286.9
511322.05
511347.4
511324.93
511395.79
511433.82
511474.15
511455.71
511396.49
511369.02
511333.22
511305.33
511416.46
511406.83
511400.52
511389.39
511368.34
511356.31
511350.29
511337.96
511320.22
511421.25
511435.82
511407.51
511416.67
511441.65
511428.75
511451.64
511435.82
511462.88
510943.27
510940.61
510936.99
510931.47
510924.06
510637
510548.73
510547.21
510551.25
510650.62
510672.82
510685.93
510709.64
510551.75
510585.55
510681.05
510602.09
510585.34
510520.14
510477.07
510525.39
510511.13
510485.63
510439.39
510369.82
510394.07
510368.35
510301.12
510299.29

4276846.07
4276850.67
4276852.44
4276788.58
4276751.13
4276724.63
4276714.26
4276753.44
4276787.43
4276750.56
4276788.58
4276802.99
4276828.34
4276844.26
4276870.9
4276911.69
4276950.31
4276868.95
4276881.28
4276896.01
4276913.76
4276928.8
4276946.84
4276960.98
4276975.41
4276989.55
4276982.31
4276972.74
4276951.92
4276936.52
4276961.5
4276926.11
4276947.34
4276912.79
4276936.52
4276699.02
4276686.09
4276669.16
4276639.48
4276619.89
4276777.21
4276774.18
4276898.28
4276958.3
4277053.14
4277035.48
4277000.17
4277123.25
4277065.75
4277002.69
4277526.3
4277543.05
4277602.27
4277627.4
4277653.12
4277547.1
4277494.37
4277496.53
4277515.55
4277592.96
4277635.94
4277565.04
4277596.64
4277636.31

0.00634
0.00667
0.00672
0.00540
0.00480
0.00454
0.00454
0.00509
0.00556
0.00504
0.00538
0.00531
0.00572
0.00632
0.00693
0.00799
0.00920
0.00656
0.00684
0.00714
0.00757
0.00809
0.00863
0.00904
0.00959
0.01024
0.00846
0.00803
0.00808
0.00767
0.00774
0.00734
0.00736
0.00704
0.00704
0.00154
0.00149
0.00143
0.00134
0.00128
0.00063
0.00050
0.00044
0.00040
0.00054
0.00061
0.00069
0.00065
0.00035
0.00043
0.00097
0.00064
0.00069
0.00056
0.00052
0.00046
0.00039
0.00036
0.00034
0.00036
0.00041
0.00034
0.00031
0.00032

0.09264
0.10763
0.11864
0.08881
0.08183
0.08118
0.08693
0.10040
0.10218
0.11125
0.13204
0.14680
0.15313
0.14213
0.14308
0.14515
0.14949
0.16026
0.16290
0.16815
0.17322
0.17157
0.17585
0.18134
0.18321
0.18105
0.23784
0.23446
0.20707
0.19987
0.22696
0.19730
0.21873
0.19108
0.21349
0.03578
0.03529
0.03464
0.03355
0.03261
0.02333
0.01992
0.01931
0.01907
0.02333
0.02459
0.02559
0.02656
0.01934
0.02016
0.02458
0.01947
0.01909
0.01762
0.01748
0.01695
0.01666
0.01624
0.01583
0.01632
0.01675
0.01611
0.01497
0.01491

4.55865E 06
5.29628E 06
5.83806E 06
4.37018E 06
4.02671E 06
3.99472E 06
4.27767E 06
4.94050E 06
5.02809E 06
5.47441E 06
6.49745E 06
7.22376E 06
7.53525E 06
6.99396E 06
7.04071E 06
7.14257E 06
7.35613E 06
7.88610E 06
8.01601E 06
8.27436E 06
8.52384E 06
8.44265E 06
8.65326E 06
8.92341E 06
9.01543E 06
8.90914E 06
1.17037E 05
1.15374E 05
1.01895E 05
9.83524E 06
1.11683E 05
9.70878E 06
1.07633E 05
9.40270E 06
1.05055E 05
1.76067E 06
1.73656E 06
1.70457E 06
1.65093E 06
1.60468E 06
1.14803E 06
9.80227E 07
9.50210E 07
9.38400E 07
1.14803E 06
1.21003E 06
1.25924E 06
1.30697E 06
9.51686E 07
9.92037E 07
1.20954E 06
9.58083E 07
9.39384E 07
8.67048E 07
8.60159E 07
8.34079E 07
8.19808E 07
7.99141E 07
7.78966E 07
8.03078E 07
8.24237E 07
7.92744E 07
7.36647E 07
7.33694E 07

0.78070
0.61388
0.53238
0.61714
0.59698
0.53225
0.45006
0.42232
0.48400
0.34479
0.30495
0.26105
0.28682
0.37488
0.43746
0.54734
0.67285
0.35045
0.37023
0.38661
0.41534
0.46995
0.51254
0.54064
0.59246
0.67248
0.37259
0.34276
0.39234
0.36948
0.33053
0.34506
0.31211
0.33053
0.29394
7.08966
7.06600
7.00920
7.10249
6.32988
0.17199
0.10462
0.10491
0.10776
0.17630
0.19881
0.21831
0.22645
0.11248
0.12814
0.14278
0.11026
0.10210
0.08658
0.07903
0.08945
0.08808
0.08254
0.07364
0.06501
0.06821
0.06443
0.05610
0.05625

2.88662E 05
2.26980E 05
1.96846E 05
2.28186E 05
2.20732E 05
1.96798E 05
1.66408E 05
1.56152E 05
1.78958E 05
1.27485E 05
1.12754E 05
9.65225E 06
1.06051E 05
1.38611E 05
1.61750E 05
2.02377E 05
2.48784E 05
1.29578E 05
1.36891E 05
1.42948E 05
1.53571E 05
1.73763E 05
1.89510E 05
1.99900E 05
2.19060E 05
2.48648E 05
1.37764E 05
1.26735E 05
1.45067E 05
1.36614E 05
1.22213E 05
1.27585E 05
1.15402E 05
1.22213E 05
1.08683E 05
2.62138E 04
2.61263E 04
2.59163E 04
2.62613E 04
2.34046E 04
6.35928E 06
3.86829E 06
3.87902E 06
3.98440E 06
6.51864E 06
7.35094E 06
8.07195E 06
8.37292E 06
4.15892E 06
4.73794E 06
5.27925E 06
4.07683E 06
3.77512E 06
3.20127E 06
2.92211E 06
3.30739E 06
3.25673E 06
3.05189E 06
2.72282E 06
2.40373E 06
2.52205E 06
2.38228E 06
2.07428E 06
2.07983E 06
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55074.02289
57951.78709
58437.83147
46961.03863
41758.9374
39443.29841
39510.06711
44287.2646
48349.21767
43776.0791
46768.90838
46202.02955
49743.80343
54940.50464
60230.65168
69445.91728
79936.36107
57067.31961
59438.88312
62067.17134
65806.0486
70337.87165
74992.56611
78628.75225
83326.19908
89013.77494
73566.38264
69828.47887
70263.14317
66688.12985
67300.57186
63780.05615
63976.13413
61169.27702
61162.00434
13351.04988
12960.89336
12471.22397
11689.99772
11092.08773
5487.45234
4325.56139
3833.30663
3495.91041
4663.98875
5327.69243
5983.20032
5616.96955
3027.33643
3708.88336
8458.91216
5570.38245
5993.28689
4859.83037
4501.30653
4007.99742
3370.86426
3143.12102
2942.12862
3148.59362
3566.11259
2976.6362
2684.75479
2783.57809

0.00637
0.00669
0.00675
0.00543
0.00483
0.00456
0.00457
0.00512
0.00558
0.00505
0.00540
0.00533
0.00574
0.00634
0.00695
0.00802
0.00923
0.00659
0.00686
0.00716
0.00759
0.00812
0.00865
0.00907
0.00962
0.01027
0.00849
0.00806
0.00811
0.00769
0.00777
0.00736
0.00738
0.00706
0.00706
0.00180
0.00175
0.00170
0.00161
0.00151
0.00064
0.00050
0.00045
0.00041
0.00054
0.00062
0.00070
0.00066
0.00035
0.00043
0.00098
0.00065
0.00069
0.00056
0.00052
0.00047
0.00039
0.00037
0.00034
0.00037
0.00041
0.00035
0.00031
0.00032

A-67

7.A.p

Packet Pg. 1863

510267.33
510193.12
510147.56
510241.24
510316.19
510275.41
510322.06
510168.14
510109.73
510170.34
510264.36
510199.1
510157.61
510201.26
510259.18
510308.02
510330.92
510353.4
510358.58
510463.34
510416.09
510411.3
510422.67
510452.36
510518.97
510563.21
510600.33
510571.86
510522.02
510525.92
510468.25
510476.7
510425.26
510398.44
510371.12
510328.51
510339.9
510329.33
511060.04
511053.55
511449.69
511463.6
511584.5
511579.17
511643.38
511658.54
511473.56
510844.05
510819
510812.25
510766.27
510788.08
510862.95
510849.39
510838.19

4277553.29
4277549.61
4277487.9
4277332.5
4277344.99
4277252.05
4277228.54
4277155.06
4277094.81
4277081.59
4276914.24
4276903.44
4276829.53
4276808.79
4276827.37
4276868.86
4276810.08
4276998.95
4276903.01
4276900.64
4276851.59
4276825.86
4276746.9
4276669.61
4276678.76
4276656.9
4276627.41
4276593.85
4276624.36
4276534.3
4276503.81
4276581.69
4276527.32
4276557.45
4276602
4276635.8
4276656.37
4276697.73
4278365.13
4278281.17
4278012.31
4278021.57
4278030.79
4278016.57
4278010.53
4277976.09
4278066.24
4276334.61
4276360.66
4276338.82
4276358.28
4276480.9
4276608.23
4276591.14
4276539.85

0.00027
0.00024
0.00022
0.00021
0.00024
0.00020
0.00021
0.00016
0.00013
0.00015
0.00019
0.00016
0.00016
0.00018
0.00020
0.00022
0.00025
0.00022
0.00025
0.00034
0.00031
0.00032
0.00035
0.00039
0.00045
0.00049
0.00052
0.00048
0.00044
0.00042
0.00037
0.00040
0.00035
0.00034
0.00033
0.00029
0.00030
0.00028
0.00334
0.00400
0.00719
0.00664
0.00417
0.00439
0.00360
0.00364
0.00559
0.00073
0.00072
0.00069
0.00064
0.00076
0.00107
0.00101
0.00092

0.01410
0.01249
0.01176
0.01318
0.01474
0.01292
0.01349
0.01228
0.01127
0.01209
0.01333
0.01223
0.01151
0.01209
0.01307
0.01406
0.01439
0.01509
0.01522
0.01756
0.01640
0.01621
0.01626
0.01678
0.01865
0.01992
0.02086
0.01969
0.01850
0.01795
0.01645
0.01709
0.01570
0.01525
0.01480
0.01403
0.01428
0.01415
0.33054
0.29070
3.08774
2.47126
0.77163
0.81873
0.54131
0.51476
1.91664
0.02347
0.02314
0.02264
0.02149
0.02363
0.02908
0.02813
0.02665

6.93836E 07
6.14610E 07
5.78688E 07
6.48564E 07
7.25329E 07
6.35770E 07
6.63819E 07
6.04277E 07
5.54576E 07
5.94927E 07
6.55945E 07
6.01816E 07
5.66386E 07
5.94927E 07
6.43151E 07
6.91867E 07
7.08106E 07
7.42552E 07
7.48949E 07
8.64096E 07
8.07014E 07
7.97665E 07
8.00125E 07
8.25713E 07
9.17733E 07
9.80227E 07
1.02648E 06
9.68909E 07
9.10352E 07
8.83287E 07
8.09475E 07
8.40968E 07
7.72569E 07
7.50425E 07
7.28281E 07
6.90391E 07
7.02693E 07
6.96296E 07
1.62653E 05
1.43048E 05
1.51942E 04
1.21606E 04
3.79705E 05
4.02882E 05
2.66369E 05
2.53304E 05
9.43144E 05
1.15492E 06
1.13868E 06
1.11407E 06
1.05748E 06
1.16279E 06
1.43097E 06
1.38423E 06
1.31140E 06

0.05127
0.04264
0.03720
0.04360
0.05466
0.04678
0.05308
0.03743
0.03127
0.03607
0.03981
0.03204
0.02610
0.02878
0.03504
0.04354
0.04372
0.05449
0.05393
0.07558
0.06300
0.06053
0.05726
0.05837
0.08129
0.09993
0.11940
0.09613
0.07658
0.07057
0.05393
0.05876
0.04595
0.04208
0.03917
0.03496
0.03707
0.03755
0.08404
0.09372
0.08470
0.08101
0.06484
0.06661
0.06286
0.06517
0.07504
0.67351
0.52416
0.43635
0.28350
0.52762
1.65367
1.35351
1.18290

1.89569E 06
1.57660E 06
1.37546E 06
1.61210E 06
2.02104E 06
1.72968E 06
1.96262E 06
1.38396E 06
1.15620E 06
1.33368E 06
1.47196E 06
1.18467E 06
9.65040E 07
1.06413E 06
1.29559E 06
1.60988E 06
1.61653E 06
2.01475E 06
1.99405E 06
2.79455E 06
2.32941E 06
2.23808E 06
2.11717E 06
2.15821E 06
3.00567E 06
3.69488E 06
4.41478E 06
3.55438E 06
2.83152E 06
2.60931E 06
1.99405E 06
2.17263E 06
1.69899E 06
1.55590E 06
1.44830E 06
1.29264E 06
1.37065E 06
1.38840E 06
3.10736E 06
3.46527E 06
3.13176E 06
2.99532E 06
2.39744E 06
2.46289E 06
2.32423E 06
2.40964E 06
2.77458E 06
2.49028E 05
1.93807E 05
1.61339E 05
1.04823E 05
1.95086E 05
6.11440E 05
5.00456E 05
4.37374E 05
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2383.50074
2065.91374
1887.42818
1802.46312
2099.65775
1730.65847
1820.37048
1382.63194
1160.7644
1277.35556
1642.34489
1412.8277
1364.63298
1544.93274
1762.85488
1932.04903
2201.42828
1919.70339
2159.52471
2993.10559
2734.77156
2767.32005
3068.83588
3405.66723
3953.44812
4283.3644
4528.32532
4151.32453
3861.71613
3626.57068
3226.64137
3462.07091
3083.6866
2998.58666
2860.96766
2562.91957
2604.6487
2455.50389
29067.49579
34767.874
62544.56303
57698.67544
36234.62211
38128.10665
31261.99102
31627.947
48627.45109
6379.61927
6245.67991
6033.78023
5595.00914
6568.54062
9322.43366
8813.43259
8000.7651

0.00028
0.00024
0.00022
0.00021
0.00024
0.00020
0.00021
0.00016
0.00014
0.00015
0.00019
0.00016
0.00016
0.00018
0.00020
0.00022
0.00026
0.00022
0.00025
0.00035
0.00032
0.00032
0.00036
0.00039
0.00046
0.00050
0.00053
0.00048
0.00045
0.00042
0.00037
0.00040
0.00036
0.00035
0.00033
0.00030
0.00030
0.00028
0.00336
0.00402
0.00735
0.00676
0.00421
0.00443
0.00363
0.00367
0.00569
0.00076
0.00074
0.00071
0.00066
0.00078
0.00113
0.00107
0.00097

A-68

7.A.p

Packet Pg. 1864

X
(m)
511141.17
511177.3
511115.23
511127.93
511112.48
511152.66
511185.29
511245.73
511278.7
511308.58
511319.91
511336.05
511350.3
511371.36
511359.18
511380.24
511370.17
511391.78
511417.05
511377.68
511400.94
511412.84
511437.57
511426.67
511447.91
511458.35
511467.33
511477.22
511488.57
511498.09
511388.39
511399.38
511400.53
511340.62
511345.14
511364.54
511209.12
511176.13
511219.65
511196.49
511003.4
510998.1
511028.47
511051.99
511131.57
511001.84
511001.84
511020.22

Y
(m)
4277077.82
4277063.56
4277044.7
4277027.53
4276990.1
4277006.58
4276993.19
4277021.01
4277033.03
4277036.12
4277044.7
4277053.98
4277017.64
4277040.35
4277004.82
4277027.53
4276993.1
4277015.07
4277042.36
4276982.47
4277005
4276995.66
4277020.75
4277032.47
4277011.04
4276998.96
4276989.25
4276977.16
4276969.65
4276955.18
4276972.03
4276962.14
4278315.27
4278311.18
4278296.52
4278312.47
4276947.27
4276927.62
4276925.86
4276892.17
4276731.86
4276717.84
4276724.85
4276724.69
4276736.84
4276671.43
4276650.09
4276632.96

Onsite
Annual DPM Exhaust
w/Actual Emissions
(ug/m3)
0.01193
0.01130
0.00861
0.00806
0.00602
0.00771
0.00770
0.00890
0.00902
0.00872
0.00881
0.00882
0.00766
0.00787
0.00727
0.00745
0.00691
0.00703
0.00711
0.00663
0.00672
0.00640
0.00642
0.00678
0.00612
0.00582
0.00558
0.00532
0.00511
0.00486
0.00633
0.00605
0.00261
0.00290
0.00298
0.00279
0.00647
0.00551
0.00602
0.00502
0.00145
0.00138
0.00156
0.00170
0.00238
0.00127
0.00121
0.00124

8.28458E 08
2.11296E 05
1.58767E 05

Offsite North Road Segment
Annual DPM Exhaust
w/Unit Emissions
(ug/m3)
0.10570
0.12313
0.08728
0.08936
0.07821
0.09637
0.10786
0.14969
0.18097
0.20876
0.22776
0.25484
0.22730
0.27084
0.22212
0.26205
0.21948
0.25569
0.30058
0.21522
0.25031
0.24678
0.28104
0.29152
0.27302
0.26299
0.25546
0.24638
0.24158
0.23157
0.21301
0.21101
2.07337
5.39671
5.28159
3.42120
0.10628
0.09037
0.10489
0.09036
0.04183
0.04082
0.04393
0.04636
0.05827
0.03941
0.03862
0.03930

2021

Offsite North Road Segment
Annual DPM Exhaust
w/Actual Emissions
(ug/m3)
2.23340E 06
2.60169E 06
1.84419E 06
1.88814E 06
1.65255E 06
2.03626E 06
2.27904E 06
3.16289E 06
3.82383E 06
4.41102E 06
4.81248E 06
5.38467E 06
4.80276E 06
5.72275E 06
4.69331E 06
5.53702E 06
4.63753E 06
5.40263E 06
6.35114E 06
4.54752E 06
5.28896E 06
5.21437E 06
5.93827E 06
6.15971E 06
5.76881E 06
5.55688E 06
5.39777E 06
5.20592E 06
5.10449E 06
4.89299E 06
4.50082E 06
4.45856E 06
4.38095E 05
1.14030E 04
1.11598E 04
7.22887E 05
2.24566E 06
1.90948E 06
2.21629E 06
1.90927E 06
8.83852E 07
8.62511E 07
9.28224E 07
9.79569E 07
1.23122E 06
8.32718E 07
8.16026E 07
8.30394E 07

No Mitigation at Sensitive Receptors

Offsite South Road Segment
Annual DPM Exhaust
w/Unit Emissions
(ug/m3)
3.61480
2.21847
4.28994
3.28742
3.46104
2.25686
1.59504
1.13766
0.95695
0.79668
0.75252
0.68436
0.58893
0.52655
0.54667
0.49100
0.50372
0.45199
0.39442
0.47617
0.42455
0.39383
0.34754
0.37124
0.32709
0.30813
0.29293
0.27761
0.26185
0.24954
0.44313
0.41336
0.06912
0.07837
0.07891
0.07473
1.17553
1.45589
1.03479
1.13906
10.36559
11.09401
5.45369
3.62046
1.43418
7.70438
6.91395
4.41557

Offsite South Road Segment
Annual DPM Exhaust
w/Actual Emissions
(ug/m3)
5.73910E 05
3.52219E 05
6.81099E 05
5.21933E 05
5.49498E 05
3.58314E 05
2.53239E 05
1.80622E 05
1.51932E 05
1.26486E 05
1.19475E 05
1.08654E 05
9.35024E 06
8.35986E 06
8.67929E 06
7.79544E 06
7.99739E 06
7.17609E 06
6.26207E 06
7.55999E 06
6.74044E 06
6.25271E 06
5.51777E 06
5.89405E 06
5.19310E 06
4.89208E 06
4.65075E 06
4.40752E 06
4.15730E 06
3.96186E 06
7.03542E 06
6.56278E 06
1.09739E 06
1.24425E 06
1.25283E 06
1.18646E 06
1.86635E 05
2.31147E 05
1.64290E 05
1.80845E 05
1.64571E 04
1.76136E 04
8.65864E 05
5.74808E 05
2.27700E 05
1.22320E 04
1.09770E 04
7.01045E 05
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Onsite
Annual DPM Exhaust
w/Unit Emissions
(ug/m3)
143983.886
136457.4435
103975.2279
97231.93682
72604.83919
93009.69074
92931.53969
107435.162
108845.3984
105295.8119
106378.1768
106408.4588
92493.80929
94945.63707
87778.85979
89879.00693
83365.94118
84842.8157
85822.77667
79967.90391
81099.08236
77289.28017
77445.41324
81781.97923
73902.85569
70224.72977
67391.86781
64273.83517
61680.44219
58721.04041
76385.135
73074.91722
31520.27527
34958.6277
35942.99635
33720.90116
78040.32853
66485.68848
72609.36368
60574.16495
17485.25777
16641.23692
18832.09233
20504.85085
28773.53077
15298.95685
14660.14888
14965.76141

Annual Average Onsite DPM Exhaust Emission Rate (grams/m2/sec):
Annual Average Offsite DPM Exhaust Emission Rate North Road Segment (grams/sec):
Annual Average Offsite DPM Exhaust Emission Rate South Road Segment (grams/sec):

Construction Annual DPM Emissions (as PM2.5 Exhaust)

North Entry Area Plan Project

Total
DPM
(ug/m3)
0.01199
0.01134
0.00868
0.00811
0.00607
0.00774
0.00773
0.00892
0.00904
0.00874
0.00883
0.00883
0.00768
0.00788
0.00729
0.00746
0.00692
0.00704
0.00712
0.00664
0.00673
0.00641
0.00643
0.00679
0.00613
0.00583
0.00559
0.00533
0.00512
0.00487
0.00634
0.00606
0.00266
0.00301
0.00309
0.00287
0.00649
0.00553
0.00603
0.00504
0.00161
0.00156
0.00165
0.00176
0.00241
0.00139
0.00133
0.00131

A-69

7.A.p

Packet Pg. 1865

511038.75
511039.53
511082.2
511107.74
511082.67
511110.54
511127.99
511125.03
511144.81
511150.72
511169.1
511171.75
510972.24
510970.09
510968.79
510965.99
510988.84
510985.39
511025.27
511039.72
511021.39
511014.5
511041.66
511034.33
510959.53
510971.81
510964.91
510962.11
510962.54
511001.78
510995.74
511026.57
511041.44
511034.33
511029.15
511013.2
511012.5
511077.94
511037.26
511102.71
511104.83
511099.17
511149.05
511175.94
511200.71
511144.81
511132.43
511089.62
511056.01
511114.38
511056.01
511065.21
511120.4
511146.58
511054.6
511079.71
511063.79
511091.03
511112.26
511148.35
511187.26
511099.18

4276665.82
4276636.23
4276682.64
4276673.92
4276634.05
4276628.29
4276630.94
4276675.95
4276679.06
4276637.95
4276687.47
4276641.37
4276568.62
4276558.27
4276547.92
4276537.57
4276570.99
4276561.72
4276572.93
4276569.26
4276549
4276530.03
4276545.12
4276536.5
4276510.2
4276510.84
4276497.69
4276476.57
4276462.34
4276503.3
4276530.46
4276504.16
4276504.59
4276471.61
4276461.26
4276427.63
4276387.62
4276401.42
4276343.4
4276389.03
4276341.98
4276325
4276347.29
4276353.3
4276325.35
4276305.9
4276291.39
4276270.16
4276256.72
4276223.11
4276193.39
4276110.96
4276103.53
4276086.91
4276057.54
4276059.31
4276032.07
4276029.59
4276047.99
4276034.55
4276047.99
4276852.79

0.00142
0.00134
0.00172
0.00185
0.00155
0.00168
0.00179
0.00198
0.00214
0.00195
0.00236
0.00209
0.00096
0.00094
0.00092
0.00090
0.00101
0.00098
0.00112
0.00117
0.00106
0.00101
0.00112
0.00108
0.00085
0.00087
0.00084
0.00081
0.00080
0.00093
0.00096
0.00099
0.00104
0.00096
0.00093
0.00085
0.00080
0.00098
0.00080
0.00103
0.00095
0.00091
0.00105
0.00112
0.00112
0.00097
0.00092
0.00080
0.00073
0.00078
0.00066
0.00061
0.00066
0.00068
0.00056
0.00059
0.00055
0.00058
0.00061
0.00064
0.00069
0.00300

0.04241
0.04126
0.04799
0.05082
0.04586
0.04863
0.05063
0.05318
0.05587
0.05340
0.05940
0.05566
0.03388
0.03343
0.03307
0.03263
0.03494
0.03443
0.03746
0.03867
0.03635
0.03528
0.03798
0.03703
0.03157
0.03221
0.03151
0.03084
0.03051
0.03368
0.03411
0.03531
0.03659
0.03495
0.03424
0.03238
0.03139
0.03588
0.03157
0.03665
0.03479
0.03383
0.03688
0.03851
0.03885
0.03501
0.03385
0.03116
0.02960
0.03051
0.02779
0.02597
0.02723
0.02774
0.02456
0.02512
0.02421
0.02476
0.02572
0.02665
0.02862
0.06097

8.96107E
8.71808E
1.01401E
1.07381E
9.69004E
1.02753E
1.06979E
1.12367E
1.18051E
1.12832E
1.25510E
1.17607E
7.15872E
7.06363E
6.98757E
6.89460E
7.38269E
7.27493E
7.91516E
8.17082E
7.68062E
7.45453E
8.02503E
7.82430E
6.67062E
6.80585E
6.65794E
6.51637E
6.44665E
7.11646E
7.20731E
7.46087E
7.73133E
7.38480E
7.23478E
6.84177E
6.63259E
7.58131E
6.67062E
7.74401E
7.35099E
7.14815E
7.79260E
8.13702E
8.20886E
7.39748E
7.15238E
6.58399E
6.25437E
6.44665E
5.87192E
5.48736E
5.75360E
5.86136E
5.18943E
5.30776E
5.11548E
5.23169E
5.43454E
5.63104E
6.04730E
1.28827E

07
07
06
06
07
06
06
06
06
06
06
06
07
07
07
07
07
07
07
07
07
07
07
07
07
07
07
07
07
07
07
07
07
07
07
07
07
07
07
07
07
07
07
07
07
07
07
07
07
07
07
07
07
07
07
07
07
07
07
07
07
06

3.65875
3.28189
2.12660
1.56697
1.84176
1.35728
1.16489
1.32193
1.10849
0.97630
0.91319
0.83989
9.54637
9.54705
9.43642
9.71816
6.39917
6.63621
3.34471
2.70022
3.29799
3.46454
2.46950
2.67823
10.39956
7.51261
8.60838
8.77969
8.40283
3.95213
4.76764
2.73723
2.24825
2.29624
2.39894
2.76506
2.49610
1.08085
1.50148
0.81719
0.75030
0.77304
0.57549
0.50859
0.43864
0.55751
0.59536
0.77746
0.95458
0.60427
0.75506
0.50692
0.43630
0.38991
0.40757
0.40189
0.36597
0.35654
0.36905
0.33555
0.32419
2.73272

5.80887E 05
5.21055E 05
3.37633E 05
2.48783E 05
2.92410E 05
2.15491E 05
1.84946E 05
2.09878E 05
1.75991E 05
1.55004E 05
1.44984E 05
1.33346E 05
1.51564E 04
1.51575E 04
1.49819E 04
1.54292E 04
1.01597E 04
1.05361E 04
5.31028E 05
4.28705E 05
5.23611E 05
5.50053E 05
3.92074E 05
4.25213E 05
1.65110E 04
1.19275E 04
1.36672E 04
1.39392E 04
1.33409E 04
6.27466E 05
7.56942E 05
4.34581E 05
3.56947E 05
3.64566E 05
3.80872E 05
4.38999E 05
3.96297E 05
1.71603E 05
2.38385E 05
1.29742E 05
1.19123E 05
1.22733E 05
9.13686E 06
8.07471E 06
6.96414E 06
8.85140E 06
9.45233E 06
1.23435E 05
1.51555E 05
9.59379E 06
1.19878E 05
8.04820E 06
6.92699E 06
6.19047E 06
6.47085E 06
6.38067E 06
5.81038E 06
5.66066E 06
5.85928E 06
5.32741E 06
5.14705E 06
4.33865E 05
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17128.83818
16131.45345
20780.84991
22370.66526
18746.68195
20320.80244
21621.53405
23930.36538
25818.26761
23579.15768
28507.89733
25220.86774
11568.08874
11298.68078
11077.3509
10821.04958
12157.67891
11847.34955
13512.5005
14102.822
12778.73034
12131.16781
13560.36389
13022.60854
10217.44197
10541.47934
10163.24282
9790.88103
9600.26695
11224.75587
11558.75287
11984.217
12586.84033
11620.82701
11244.09167
10262.13952
9676.90458
11884.14304
9637.69105
12397.95028
11437.87769
10925.08253
12694.79532
13546.70775
13512.67035
11698.19309
11088.1227
9616.49427
8756.95504
9443.54656
8002.83273
7336.19912
8016.59744
8194.94708
6759.702
7076.92219
6672.52543
6970.60315
7381.01889
7701.73467
8335.34946
36262.85763

0.00148
0.00139
0.00176
0.00188
0.00158
0.00171
0.00181
0.00200
0.00216
0.00197
0.00238
0.00210
0.00111
0.00109
0.00107
0.00105
0.00111
0.00109
0.00117
0.00121
0.00111
0.00106
0.00116
0.00112
0.00101
0.00099
0.00098
0.00095
0.00093
0.00099
0.00103
0.00104
0.00108
0.00100
0.00097
0.00089
0.00084
0.00100
0.00082
0.00104
0.00096
0.00092
0.00106
0.00113
0.00113
0.00098
0.00093
0.00081
0.00074
0.00079
0.00068
0.00062
0.00067
0.00069
0.00057
0.00059
0.00056
0.00058
0.00062
0.00064
0.00070
0.00305

A-70

7.A.p

Packet Pg. 1866

511091.4
511126.42
511155.44
511197.19
511240
511290.59
511322.08
511271.92
511269.62
511286.9
511322.05
511347.4
511324.93
511395.79
511433.82
511474.15
511455.71
511396.49
511369.02
511333.22
511305.33
511416.46
511406.83
511400.52
511389.39
511368.34
511356.31
511350.29
511337.96
511320.22
511421.25
511435.82
511407.51
511416.67
511441.65
511428.75
511451.64
511435.82
511462.88
510943.27
510940.61
510936.99
510931.47
510924.06
510637
510548.73
510547.21
510551.25
510650.62
510672.82
510685.93
510709.64
510551.75
510585.55
510681.05
510602.09
510585.34
510520.14
510477.07
510525.39
510511.13
510485.63

4276809.98
4276783.8
4276841.83
4276843.95
4276846.07
4276850.67
4276852.44
4276788.58
4276751.13
4276724.63
4276714.26
4276753.44
4276787.43
4276750.56
4276788.58
4276802.99
4276828.34
4276844.26
4276870.9
4276911.69
4276950.31
4276868.95
4276881.28
4276896.01
4276913.76
4276928.8
4276946.84
4276960.98
4276975.41
4276989.55
4276982.31
4276972.74
4276951.92
4276936.52
4276961.5
4276926.11
4276947.34
4276912.79
4276936.52
4276699.02
4276686.09
4276669.16
4276639.48
4276619.89
4276777.21
4276774.18
4276898.28
4276958.3
4277053.14
4277035.48
4277000.17
4277123.25
4277065.75
4277002.69
4277526.3
4277543.05
4277602.27
4277627.4
4277653.12
4277547.1
4277494.37
4277496.53

0.00250
0.00268
0.00367
0.00419
0.00456
0.00480
0.00484
0.00389
0.00346
0.00327
0.00327
0.00367
0.00401
0.00363
0.00387
0.00383
0.00412
0.00455
0.00499
0.00575
0.00662
0.00473
0.00492
0.00514
0.00545
0.00583
0.00621
0.00651
0.00690
0.00737
0.00609
0.00578
0.00582
0.00552
0.00558
0.00528
0.00530
0.00507
0.00507
0.00111
0.00107
0.00103
0.00097
0.00092
0.00045
0.00036
0.00032
0.00029
0.00039
0.00044
0.00050
0.00047
0.00025
0.00031
0.00070
0.00046
0.00050
0.00040
0.00037
0.00033
0.00028
0.00026

0.05633
0.06095
0.07265
0.08237
0.09264
0.10763
0.11864
0.08881
0.08183
0.08118
0.08693
0.10040
0.10218
0.11125
0.13204
0.14680
0.15313
0.14213
0.14308
0.14515
0.14949
0.16026
0.16290
0.16815
0.17322
0.17157
0.17585
0.18134
0.18321
0.18105
0.23784
0.23446
0.20707
0.19987
0.22696
0.19730
0.21873
0.19108
0.21349
0.03578
0.03529
0.03464
0.03355
0.03261
0.02333
0.01992
0.01931
0.01907
0.02333
0.02459
0.02559
0.02656
0.01934
0.02016
0.02458
0.01947
0.01909
0.01762
0.01748
0.01695
0.01666
0.01624

1.19023E
1.28785E
1.53507E
1.74045E
1.95745E
2.27418E
2.50682E
1.87652E
1.72904E
1.71530E
1.83680E
2.12141E
2.15902E
2.35067E
2.78996E
3.10183E
3.23558E
3.00315E
3.02323E
3.06696E
3.15867E
3.38623E
3.44202E
3.55295E
3.66007E
3.62521E
3.71564E
3.83165E
3.87116E
3.82552E
5.02547E
4.95405E
4.37531E
4.22318E
4.79558E
4.16887E
4.62168E
4.03745E
4.51096E
7.56018E
7.45664E
7.31930E
7.08899E
6.89037E
4.92954E
4.20902E
4.08013E
4.02942E
4.92954E
5.19577E
5.40707E
5.61203E
4.08647E
4.25973E
5.19366E
4.11394E
4.03364E
3.72304E
3.69346E
3.58147E
3.52019E
3.43145E

06
06
06
06
06
06
06
06
06
06
06
06
06
06
06
06
06
06
06
06
06
06
06
06
06
06
06
06
06
06
06
06
06
06
06
06
06
06
06
07
07
07
07
07
07
07
07
07
07
07
07
07
07
07
07
07
07
07
07
07
07
07

2.68766
1.69417
1.43307
1.02943
0.78070
0.61388
0.53238
0.61714
0.59698
0.53225
0.45006
0.42232
0.48400
0.34479
0.30495
0.26105
0.28682
0.37488
0.43746
0.54734
0.67285
0.35045
0.37023
0.38661
0.41534
0.46995
0.51254
0.54064
0.59246
0.67248
0.37259
0.34276
0.39234
0.36948
0.33053
0.34506
0.31211
0.33053
0.29394
7.08966
7.06600
7.00920
7.10249
6.32988
0.17199
0.10462
0.10491
0.10776
0.17630
0.19881
0.21831
0.22645
0.11248
0.12814
0.14278
0.11026
0.10210
0.08658
0.07903
0.08945
0.08808
0.08254

4.26711E 05
2.68978E 05
2.27524E 05
1.63439E 05
1.23949E 05
9.74636E 06
8.45242E 06
9.79812E 06
9.47805E 06
8.45035E 06
7.14545E 06
6.70503E 06
7.68430E 06
5.47411E 06
4.84159E 06
4.14460E 06
4.55374E 06
5.95184E 06
6.94540E 06
8.68993E 06
1.06826E 05
5.56398E 06
5.87802E 06
6.13808E 06
6.59421E 06
7.46124E 06
8.13742E 06
8.58356E 06
9.40629E 06
1.06767E 05
5.91548E 06
5.44188E 06
6.22905E 06
5.86611E 06
5.24771E 06
5.47840E 06
4.95526E 06
5.24771E 06
4.66679E 06
1.12560E 04
1.12184E 04
1.11283E 04
1.12764E 04
1.00497E 04
2.73063E 06
1.66102E 06
1.66562E 06
1.71087E 06
2.79906E 06
3.15644E 06
3.46603E 06
3.59527E 06
1.78581E 06
2.03444E 06
2.26687E 06
1.75056E 06
1.62101E 06
1.37460E 06
1.25473E 06
1.42017E 06
1.39842E 06
1.31046E 06
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30212.26254
32379.06108
44291.37477
50516.6304
55074.02289
57951.78709
58437.83147
46961.03863
41758.9374
39443.29841
39510.06711
44287.2646
48349.21767
43776.0791
46768.90838
46202.02955
49743.80343
54940.50464
60230.65168
69445.91728
79936.36107
57067.31961
59438.88312
62067.17134
65806.0486
70337.87165
74992.56611
78628.75225
83326.19908
89013.77494
73566.38264
69828.47887
70263.14317
66688.12985
67300.57186
63780.05615
63976.13413
61169.27702
61162.00434
13351.04988
12960.89336
12471.22397
11689.99772
11092.08773
5487.45234
4325.56139
3833.30663
3495.91041
4663.98875
5327.69243
5983.20032
5616.96955
3027.33643
3708.88336
8458.91216
5570.38245
5993.28689
4859.83037
4501.30653
4007.99742
3370.86426
3143.12102

0.00255
0.00271
0.00369
0.00420
0.00458
0.00481
0.00485
0.00390
0.00347
0.00328
0.00328
0.00368
0.00402
0.00363
0.00388
0.00383
0.00413
0.00456
0.00500
0.00577
0.00664
0.00474
0.00493
0.00515
0.00546
0.00584
0.00622
0.00653
0.00692
0.00739
0.00611
0.00580
0.00583
0.00553
0.00559
0.00529
0.00531
0.00508
0.00508
0.00122
0.00119
0.00115
0.00108
0.00102
0.00046
0.00036
0.00032
0.00029
0.00039
0.00045
0.00050
0.00047
0.00025
0.00031
0.00070
0.00046
0.00050
0.00040
0.00037
0.00033
0.00028
0.00026

A-71

7.A.p

Packet Pg. 1867

510439.39
510369.82
510394.07
510368.35
510301.12
510299.29
510267.33
510193.12
510147.56
510241.24
510316.19
510275.41
510322.06
510168.14
510109.73
510170.34
510264.36
510199.1
510157.61
510201.26
510259.18
510308.02
510330.92
510353.4
510358.58
510463.34
510416.09
510411.3
510422.67
510452.36
510518.97
510563.21
510600.33
510571.86
510522.02
510525.92
510468.25
510476.7
510425.26
510398.44
510371.12
510328.51
510339.9
510329.33
511060.04
511053.55
511449.69
511463.6
511584.5
511579.17
511643.38
511658.54
511473.56
510844.05
510819
510812.25
510766.27
510788.08
510862.95
510849.39
510838.19

4277515.55
4277592.96
4277635.94
4277565.04
4277596.64
4277636.31
4277553.29
4277549.61
4277487.9
4277332.5
4277344.99
4277252.05
4277228.54
4277155.06
4277094.81
4277081.59
4276914.24
4276903.44
4276829.53
4276808.79
4276827.37
4276868.86
4276810.08
4276998.95
4276903.01
4276900.64
4276851.59
4276825.86
4276746.9
4276669.61
4276678.76
4276656.9
4276627.41
4276593.85
4276624.36
4276534.3
4276503.81
4276581.69
4276527.32
4276557.45
4276602
4276635.8
4276656.37
4276697.73
4278365.13
4278281.17
4278012.31
4278021.57
4278030.79
4278016.57
4278010.53
4277976.09
4278066.24
4276334.61
4276360.66
4276338.82
4276358.28
4276480.9
4276608.23
4276591.14
4276539.85

0.00024
0.00026
0.00030
0.00025
0.00022
0.00023
0.00020
0.00017
0.00016
0.00015
0.00017
0.00014
0.00015
0.00011
0.00010
0.00011
0.00014
0.00012
0.00011
0.00013
0.00015
0.00016
0.00018
0.00016
0.00018
0.00025
0.00023
0.00023
0.00025
0.00028
0.00033
0.00035
0.00038
0.00034
0.00032
0.00030
0.00027
0.00029
0.00026
0.00025
0.00024
0.00021
0.00022
0.00020
0.00241
0.00288
0.00518
0.00478
0.00300
0.00316
0.00259
0.00262
0.00403
0.00053
0.00052
0.00050
0.00046
0.00054
0.00077
0.00073
0.00066

0.01583
0.01632
0.01675
0.01611
0.01497
0.01491
0.01410
0.01249
0.01176
0.01318
0.01474
0.01292
0.01349
0.01228
0.01127
0.01209
0.01333
0.01223
0.01151
0.01209
0.01307
0.01406
0.01439
0.01509
0.01522
0.01756
0.01640
0.01621
0.01626
0.01678
0.01865
0.01992
0.02086
0.01969
0.01850
0.01795
0.01645
0.01709
0.01570
0.01525
0.01480
0.01403
0.01428
0.01415
0.33054
0.29070
3.08774
2.47126
0.77163
0.81873
0.54131
0.51476
1.91664
0.02347
0.02314
0.02264
0.02149
0.02363
0.02908
0.02813
0.02665

3.34482E
3.44835E
3.53921E
3.40398E
3.16310E
3.15043E
2.97928E
2.63909E
2.48484E
2.78488E
3.11451E
2.72995E
2.85039E
2.59472E
2.38131E
2.55457E
2.81658E
2.58415E
2.43202E
2.55457E
2.76164E
2.97082E
3.04055E
3.18846E
3.21593E
3.71036E
3.46526E
3.42511E
3.43568E
3.54555E
3.94067E
4.20902E
4.40764E
4.16042E
3.90898E
3.79277E
3.47582E
3.61105E
3.31735E
3.22227E
3.12718E
2.96449E
3.01731E
2.98984E
6.98418E
6.14238E
6.52428E
5.22168E
1.63042E
1.72995E
1.14377E
1.08767E
4.04979E
4.95912E
4.88939E
4.78375E
4.54076E
4.99293E
6.14449E
5.94376E
5.63104E

07
07
07
07
07
07
07
07
07
07
07
07
07
07
07
07
07
07
07
07
07
07
07
07
07
07
07
07
07
07
07
07
07
07
07
07
07
07
07
07
07
07
07
07
06
06
05
05
05
05
05
05
05
07
07
07
07
07
07
07
07

0.07364
0.06501
0.06821
0.06443
0.05610
0.05625
0.05127
0.04264
0.03720
0.04360
0.05466
0.04678
0.05308
0.03743
0.03127
0.03607
0.03981
0.03204
0.02610
0.02878
0.03504
0.04354
0.04372
0.05449
0.05393
0.07558
0.06300
0.06053
0.05726
0.05837
0.08129
0.09993
0.11940
0.09613
0.07658
0.07057
0.05393
0.05876
0.04595
0.04208
0.03917
0.03496
0.03707
0.03755
0.08404
0.09372
0.08470
0.08101
0.06484
0.06661
0.06286
0.06517
0.07504
0.67351
0.52416
0.43635
0.28350
0.52762
1.65367
1.35351
1.18290

1.16916E 06
1.03214E 06
1.08295E 06
1.02293E 06
8.90681E 07
8.93062E 07
8.13996E 07
6.76981E 07
5.90612E 07
6.92222E 07
8.67818E 07
7.42710E 07
8.42733E 07
5.94263E 07
4.96463E 07
5.72671E 07
6.32050E 07
5.08688E 07
4.14381E 07
4.56930E 07
5.56318E 07
6.91270E 07
6.94128E 07
8.65119E 07
8.56228E 07
1.19996E 06
1.00023E 06
9.61014E 07
9.09098E 07
9.26721E 07
1.29061E 06
1.58655E 06
1.89567E 06
1.52622E 06
1.21583E 06
1.12042E 06
8.56228E 07
9.32913E 07
7.29533E 07
6.68090E 07
6.21889E 07
5.55048E 07
5.88548E 07
5.96169E 07
1.33427E 06
1.48796E 06
1.34475E 06
1.28617E 06
1.02944E 06
1.05754E 06
9.98007E 07
1.03468E 06
1.19138E 06
1.06931E 05
8.32191E 06
6.92778E 06
4.50103E 06
8.37684E 06
2.62548E 05
2.14892E 05
1.87805E 05
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2942.12862
3148.59362
3566.11259
2976.6362
2684.75479
2783.57809
2383.50074
2065.91374
1887.42818
1802.46312
2099.65775
1730.65847
1820.37048
1382.63194
1160.7644
1277.35556
1642.34489
1412.8277
1364.63298
1544.93274
1762.85488
1932.04903
2201.42828
1919.70339
2159.52471
2993.10559
2734.77156
2767.32005
3068.83588
3405.66723
3953.44812
4283.3644
4528.32532
4151.32453
3861.71613
3626.57068
3226.64137
3462.07091
3083.6866
2998.58666
2860.96766
2562.91957
2604.6487
2455.50389
29067.49579
34767.874
62544.56303
57698.67544
36234.62211
38128.10665
31261.99102
31627.947
48627.45109
6379.61927
6245.67991
6033.78023
5595.00914
6568.54062
9322.43366
8813.43259
8000.7651

0.00025
0.00026
0.00030
0.00025
0.00022
0.00023
0.00020
0.00017
0.00016
0.00015
0.00018
0.00014
0.00015
0.00012
0.00010
0.00011
0.00014
0.00012
0.00011
0.00013
0.00015
0.00016
0.00018
0.00016
0.00018
0.00025
0.00023
0.00023
0.00026
0.00028
0.00033
0.00036
0.00038
0.00035
0.00032
0.00030
0.00027
0.00029
0.00026
0.00025
0.00024
0.00021
0.00022
0.00020
0.00242
0.00289
0.00525
0.00483
0.00302
0.00318
0.00260
0.00263
0.00407
0.00054
0.00053
0.00051
0.00047
0.00055
0.00080
0.00075
0.00068

A-72

7.A.p

Packet Pg. 1868

Age
3rd Trimester
0 to < 1 year old
0 to < 1 year old
1 to < 2 years old
1 to < 2 years old
2 to < 3 years old

(ug/m3)
1
1
1
1
1
1

Unit DPM
Concentration
Factor
10
10
10
10
10
3

Age Sensitivty

1
1.1 (mg/kg day)
350 days/year
25550 days

(L/kg day)
361
1090
1090
1090
1090
572

Daily Breathing
Rate
Factor
0.85
0.85
0.85
0.85
0.85
0.72

Time At
Home
(years)
0.25
0.25
0.75
0.25
0.75
0.25

Exposure
Duration

(ug/m3) 1
11.6
34.9
104.7
34.9
104.7
4.7

Unit
Risk Factor
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BAAQMD 2016. Air Toxics NSR Program Health Risk Assessment (HRA) Guidelines.

Construction
Year
2019
2019
2020
2020
2021
2021

Cancer Potency Factor:
Exposure Frequency
Averaging Period

Cancer Risk Impacts from Construction at the Maximum Impacted Sensitive Receptor Infant

North Entry Area Plan Project

A-73

7.A.p

Packet Pg. 1869

No Mitigation at Sensitive Receptors

X
(m)
511141.17
511177.3
511115.23
511127.93
511112.48
511152.66
511185.29
511245.73
511278.7
511308.58
511319.91
511336.05
511350.3
511371.36
511359.18
511380.24
511370.17
511391.78
511417.05
511377.68
511400.94
511412.84
511437.57
511426.67
511447.91
511458.35
511467.33
511477.22
511488.57
511498.09
511388.39
511399.38
511400.53
511340.62
511345.14
511364.54
511209.12
511176.13
511219.65
511196.49
511003.4
510998.1
511028.47
511051.99
511131.57

Y
(m)
4277077.82
4277063.56
4277044.7
4277027.53
4276990.1
4277006.58
4276993.19
4277021.01
4277033.03
4277036.12
4277044.7
4277053.98
4277017.64
4277040.35
4277004.82
4277027.53
4276993.1
4277015.07
4277042.36
4276982.47
4277005
4276995.66
4277020.75
4277032.47
4277011.04
4276998.96
4276989.25
4276977.16
4276969.65
4276955.18
4276972.03
4276962.14
4278315.27
4278311.18
4278296.52
4278312.47
4276947.27
4276927.62
4276925.86
4276892.17
4276731.86
4276717.84
4276724.85
4276724.69
4276736.84

Infant Cancer
Risk (2 years old)
2021
(/million)
0.056
0.053
0.040
0.038
0.028
0.036
0.036
0.042
0.042
0.041
0.041
0.041
0.036
0.037
0.034
0.035
0.032
0.033
0.033
0.031
0.031
0.030
0.030
0.032
0.029
0.027
0.026
0.025
0.024
0.023
0.030
0.028
0.012
0.014
0.014
0.013
0.030
0.026
0.028
0.023
0.008
0.007
0.008
0.008
0.011
Total
Cancer Risk
(/million)
4.82617
4.56574
3.49685
3.26512
2.44520
3.11729
3.11021
3.59095
3.63700
3.51781
3.55377
3.55456
3.08975
3.17146
2.93222
3.00222
2.78478
2.83399
2.86668
2.67127
2.70894
2.58169
2.58689
2.73172
2.46857
2.34572
2.25111
2.14697
2.06036
1.96152
2.55158
2.44099
1.07041
1.21572
1.24748
1.15623
2.61084
2.22743
2.42880
2.02815
0.65507
0.63197
0.66599
0.70909
0.96972
Maximum Cancer Risk
4.826
BAAQMD threshold of significance
10
Exceed thresholds?
No
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Infant Cancer
Infant Cancer Infant Cancer Infant Cancer
Infant Cancer
Risk (3rd Trimester) Risk (0 years) Risk (0 years) Risk (1 year old) Risk (1 year old)
2019
2019
2020
2020
2021
(/million)
(/million)
(/million)
(/million)
(/million)
0.294
0.889
1.749
0.583
1.255
0.279
0.842
1.653
0.551
1.188
0.213
0.642
1.269
0.423
0.909
0.199
0.600
1.184
0.395
0.849
0.148
0.448
0.888
0.296
0.636
0.190
0.574
1.130
0.377
0.811
0.190
0.574
1.126
0.375
0.809
0.220
0.663
1.299
0.433
0.934
0.223
0.672
1.316
0.439
0.946
0.215
0.650
1.272
0.424
0.915
0.218
0.657
1.285
0.428
0.925
0.218
0.657
1.286
0.429
0.925
0.189
0.571
1.118
0.373
0.804
0.194
0.586
1.147
0.382
0.825
0.179
0.542
1.061
0.354
0.763
0.184
0.555
1.086
0.362
0.781
0.170
0.515
1.007
0.336
0.724
0.173
0.524
1.025
0.342
0.737
0.175
0.530
1.037
0.346
0.746
0.164
0.494
0.966
0.322
0.695
0.166
0.501
0.980
0.327
0.705
0.158
0.477
0.934
0.311
0.672
0.158
0.478
0.936
0.312
0.673
0.167
0.505
0.988
0.329
0.711
0.151
0.456
0.893
0.298
0.642
0.144
0.434
0.848
0.283
0.610
0.138
0.416
0.814
0.271
0.586
0.131
0.397
0.777
0.259
0.559
0.126
0.381
0.745
0.248
0.536
0.120
0.363
0.709
0.236
0.510
0.156
0.472
0.923
0.308
0.664
0.149
0.451
0.883
0.294
0.635
0.064
0.195
0.391
0.130
0.278
0.072
0.216
0.449
0.150
0.315
0.074
0.222
0.460
0.153
0.324
0.069
0.208
0.424
0.141
0.300
0.160
0.482
0.945
0.315
0.679
0.136
0.410
0.807
0.269
0.579
0.148
0.448
0.879
0.293
0.632
0.124
0.374
0.734
0.245
0.528
0.036
0.108
0.251
0.084
0.169
0.034
0.103
0.244
0.081
0.163
0.039
0.116
0.248
0.083
0.173
0.042
0.127
0.261
0.087
0.184
0.059
0.178
0.352
0.117
0.252

Estimated Cancer Risks from Construction DPM Infant Receptors

North Entry Area Plan Project

A-74

7.A.p

Packet Pg. 1870

511001.84
511001.84
511020.22
511038.75
511039.53
511082.2
511107.74
511082.67
511110.54
511127.99
511125.03
511144.81
511150.72
511169.1
511171.75
510972.24
510970.09
510968.79
510965.99
510988.84
510985.39
511025.27
511039.72
511021.39
511014.5
511041.66
511034.33
510959.53
510971.81
510964.91
510962.11
510962.54
511001.78
510995.74
511026.57
511041.44
511034.33
511029.15
511013.2
511012.5
511077.94
511037.26
511102.71
511104.83
511099.17
511149.05
511175.94
511200.71
511144.81
511132.43
511089.62
511056.01
511114.38

4276671.43
4276650.09
4276632.96
4276665.82
4276636.23
4276682.64
4276673.92
4276634.05
4276628.29
4276630.94
4276675.95
4276679.06
4276637.95
4276687.47
4276641.37
4276568.62
4276558.27
4276547.92
4276537.57
4276570.99
4276561.72
4276572.93
4276569.26
4276549
4276530.03
4276545.12
4276536.5
4276510.2
4276510.84
4276497.69
4276476.57
4276462.34
4276503.3
4276530.46
4276504.16
4276504.59
4276471.61
4276461.26
4276427.63
4276387.62
4276401.42
4276343.4
4276389.03
4276341.98
4276325
4276347.29
4276353.3
4276325.35
4276305.9
4276291.39
4276270.16
4276256.72
4276223.11

0.031
0.030
0.031
0.035
0.033
0.043
0.046
0.038
0.042
0.044
0.049
0.053
0.048
0.058
0.052
0.024
0.023
0.023
0.022
0.025
0.024
0.028
0.029
0.026
0.025
0.028
0.027
0.021
0.022
0.021
0.020
0.020
0.023
0.024
0.025
0.026
0.024
0.023
0.021
0.020
0.024
0.020
0.025
0.023
0.022
0.026
0.028
0.028
0.024
0.023
0.020
0.018
0.019

0.214
0.204
0.198
0.221
0.207
0.259
0.276
0.233
0.250
0.265
0.294
0.316
0.288
0.347
0.307
0.176
0.173
0.170
0.168
0.171
0.169
0.176
0.181
0.167
0.160
0.173
0.167
0.163
0.156
0.156
0.152
0.148
0.151
0.158
0.155
0.160
0.149
0.145
0.134
0.126
0.148
0.122
0.153
0.141
0.135
0.155
0.165
0.165
0.143
0.136
0.119
0.109
0.116

0.071
0.068
0.066
0.074
0.069
0.086
0.092
0.078
0.083
0.088
0.098
0.105
0.096
0.116
0.102
0.059
0.058
0.057
0.056
0.057
0.056
0.059
0.060
0.056
0.053
0.058
0.056
0.054
0.052
0.052
0.051
0.049
0.050
0.053
0.052
0.053
0.050
0.048
0.045
0.042
0.049
0.041
0.051
0.047
0.045
0.052
0.055
0.055
0.048
0.045
0.040
0.036
0.039

0.146
0.139
0.137
0.155
0.145
0.184
0.197
0.166
0.179
0.190
0.210
0.226
0.206
0.249
0.220
0.116
0.114
0.112
0.110
0.116
0.114
0.123
0.127
0.116
0.111
0.122
0.117
0.106
0.104
0.103
0.100
0.097
0.104
0.108
0.109
0.113
0.105
0.102
0.094
0.088
0.105
0.086
0.109
0.101
0.096
0.111
0.118
0.118
0.102
0.097
0.085
0.078
0.083

0.006
0.006
0.006
0.007
0.006
0.008
0.009
0.007
0.008
0.008
0.009
0.010
0.009
0.011
0.010
0.005
0.005
0.005
0.005
0.005
0.005
0.005
0.006
0.005
0.005
0.005
0.005
0.005
0.005
0.005
0.004
0.004
0.005
0.005
0.005
0.005
0.005
0.005
0.004
0.004
0.005
0.004
0.005
0.004
0.004
0.005
0.005
0.005
0.005
0.004
0.004
0.003
0.004

0.56374
0.53696
0.52986
0.59676
0.56089
0.70796
0.75711
0.63815
0.68730
0.72935
0.80744
0.86892
0.79334
0.95727
0.84715
0.45206
0.44308
0.43493
0.42833
0.44994
0.44123
0.47398
0.48921
0.44919
0.42874
0.46952
0.45303
0.41292
0.40374
0.39871
0.38747
0.37851
0.40188
0.41867
0.41881
0.43552
0.40364
0.39178
0.36156
0.34018
0.40401
0.33199
0.41932
0.38683
0.36989
0.42755
0.45550
0.45388
0.39418
0.37409
0.32627
0.29882
0.31930
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0.095
0.091
0.092
0.106
0.100
0.128
0.138
0.116
0.125
0.134
0.148
0.159
0.146
0.176
0.156
0.072
0.070
0.069
0.067
0.075
0.073
0.083
0.087
0.079
0.075
0.084
0.080
0.063
0.065
0.063
0.061
0.059
0.069
0.071
0.074
0.078
0.072
0.069
0.063
0.060
0.073
0.060
0.077
0.071
0.067
0.078
0.084
0.083
0.072
0.068
0.059
0.054
0.058

A-75

7.A.p

Packet Pg. 1871

511056.01
511065.21
511120.4
511146.58
511054.6
511079.71
511063.79
511091.03
511112.26
511148.35
511187.26
511099.18
511091.4
511126.42
511155.44
511197.19
511240
511290.59
511322.08
511271.92
511269.62
511286.9
511322.05
511347.4
511324.93
511395.79
511433.82
511474.15
511455.71
511396.49
511369.02
511333.22
511305.33
511416.46
511406.83
511400.52
511389.39
511368.34
511356.31
511350.29
511337.96
511320.22
511421.25
511435.82
511407.51
511416.67
511441.65
511428.75
511451.64
511435.82
511462.88
510943.27
510940.61

4276193.39
4276110.96
4276103.53
4276086.91
4276057.54
4276059.31
4276032.07
4276029.59
4276047.99
4276034.55
4276047.99
4276852.79
4276809.98
4276783.8
4276841.83
4276843.95
4276846.07
4276850.67
4276852.44
4276788.58
4276751.13
4276724.63
4276714.26
4276753.44
4276787.43
4276750.56
4276788.58
4276802.99
4276828.34
4276844.26
4276870.9
4276911.69
4276950.31
4276868.95
4276881.28
4276896.01
4276913.76
4276928.8
4276946.84
4276960.98
4276975.41
4276989.55
4276982.31
4276972.74
4276951.92
4276936.52
4276961.5
4276926.11
4276947.34
4276912.79
4276936.52
4276699.02
4276686.09

0.016
0.015
0.016
0.017
0.014
0.014
0.014
0.014
0.015
0.016
0.017
0.074
0.062
0.066
0.091
0.103
0.113
0.118
0.119
0.096
0.085
0.081
0.081
0.091
0.099
0.090
0.096
0.094
0.102
0.112
0.123
0.142
0.163
0.117
0.122
0.127
0.135
0.144
0.153
0.161
0.170
0.182
0.150
0.143
0.144
0.136
0.138
0.130
0.131
0.125
0.125
0.027
0.027

0.099
0.090
0.098
0.100
0.083
0.087
0.082
0.085
0.090
0.094
0.102
0.448
0.375
0.397
0.539
0.613
0.667
0.701
0.707
0.568
0.506
0.478
0.478
0.536
0.585
0.529
0.565
0.558
0.601
0.664
0.728
0.839
0.966
0.690
0.718
0.750
0.795
0.850
0.906
0.950
1.007
1.076
0.889
0.844
0.849
0.806
0.813
0.771
0.773
0.739
0.739
0.188
0.184

0.033
0.030
0.033
0.033
0.028
0.029
0.027
0.028
0.030
0.031
0.034
0.149
0.125
0.132
0.180
0.204
0.222
0.234
0.236
0.189
0.169
0.159
0.159
0.179
0.195
0.176
0.188
0.186
0.200
0.221
0.243
0.280
0.322
0.230
0.239
0.250
0.265
0.283
0.302
0.317
0.336
0.359
0.296
0.281
0.283
0.269
0.271
0.257
0.258
0.246
0.246
0.063
0.061

0.071
0.065
0.070
0.072
0.059
0.062
0.059
0.061
0.065
0.067
0.073
0.319
0.267
0.284
0.387
0.440
0.479
0.504
0.508
0.409
0.363
0.343
0.344
0.385
0.420
0.381
0.406
0.402
0.432
0.478
0.524
0.604
0.695
0.496
0.517
0.539
0.572
0.611
0.652
0.683
0.724
0.774
0.639
0.607
0.611
0.580
0.585
0.554
0.556
0.532
0.532
0.128
0.124

0.003
0.003
0.003
0.003
0.003
0.003
0.003
0.003
0.003
0.003
0.003
0.014
0.012
0.013
0.017
0.020
0.021
0.022
0.023
0.018
0.016
0.015
0.015
0.017
0.019
0.017
0.018
0.018
0.019
0.021
0.023
0.027
0.031
0.022
0.023
0.024
0.025
0.027
0.029
0.030
0.032
0.034
0.028
0.027
0.027
0.026
0.026
0.025
0.025
0.024
0.024
0.006
0.006

0.27228
0.24832
0.27053
0.27616
0.22840
0.23895
0.22521
0.23508
0.24886
0.25933
0.28039
1.22842
1.02635
1.09175
1.48719
1.69202
1.84233
1.93725
1.95299
1.57069
1.39706
1.31940
1.32111
1.48031
1.61617
1.46283
1.56252
1.54345
1.66177
1.83552
2.01233
2.32033
2.67097
1.90643
1.98565
2.07344
2.19833
2.34977
2.50529
2.62676
2.78374
2.97389
2.45734
2.33249
2.34707
2.22766
2.24806
2.13052
2.13703
2.04332
2.04303
0.49451
0.48133
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0.049
0.045
0.050
0.051
0.042
0.044
0.041
0.043
0.046
0.048
0.051
0.224
0.187
0.200
0.273
0.312
0.340
0.358
0.361
0.290
0.258
0.244
0.244
0.273
0.299
0.270
0.289
0.285
0.307
0.339
0.372
0.429
0.494
0.352
0.367
0.383
0.406
0.434
0.463
0.485
0.514
0.550
0.454
0.431
0.434
0.412
0.416
0.394
0.395
0.378
0.378
0.083
0.080

A-76

7.A.p

Packet Pg. 1872

510936.99
510931.47
510924.06
510637
510548.73
510547.21
510551.25
510650.62
510672.82
510685.93
510709.64
510551.75
510585.55
510681.05
510602.09
510585.34
510520.14
510477.07
510525.39
510511.13
510485.63
510439.39
510369.82
510394.07
510368.35
510301.12
510299.29
510267.33
510193.12
510147.56
510241.24
510316.19
510275.41
510322.06
510168.14
510109.73
510170.34
510264.36
510199.1
510157.61
510201.26
510259.18
510308.02
510330.92
510353.4
510358.58
510463.34
510416.09
510411.3
510422.67
510452.36
510518.97
510563.21

4276669.16
4276639.48
4276619.89
4276777.21
4276774.18
4276898.28
4276958.3
4277053.14
4277035.48
4277000.17
4277123.25
4277065.75
4277002.69
4277526.3
4277543.05
4277602.27
4277627.4
4277653.12
4277547.1
4277494.37
4277496.53
4277515.55
4277592.96
4277635.94
4277565.04
4277596.64
4277636.31
4277553.29
4277549.61
4277487.9
4277332.5
4277344.99
4277252.05
4277228.54
4277155.06
4277094.81
4277081.59
4276914.24
4276903.44
4276829.53
4276808.79
4276827.37
4276868.86
4276810.08
4276998.95
4276903.01
4276900.64
4276851.59
4276825.86
4276746.9
4276669.61
4276678.76
4276656.9

0.026
0.024
0.023
0.011
0.009
0.008
0.007
0.010
0.011
0.012
0.011
0.006
0.008
0.017
0.011
0.012
0.010
0.009
0.008
0.007
0.006
0.006
0.006
0.007
0.006
0.005
0.006
0.005
0.004
0.004
0.004
0.004
0.004
0.004
0.003
0.002
0.003
0.003
0.003
0.003
0.003
0.004
0.004
0.005
0.004
0.004
0.006
0.006
0.006
0.006
0.007
0.008
0.009

0.178
0.168
0.158
0.067
0.053
0.047
0.043
0.057
0.065
0.073
0.069
0.037
0.045
0.103
0.068
0.073
0.059
0.055
0.049
0.041
0.038
0.036
0.038
0.043
0.036
0.033
0.034
0.029
0.025
0.023
0.022
0.026
0.021
0.022
0.017
0.014
0.016
0.020
0.017
0.017
0.019
0.021
0.024
0.027
0.023
0.026
0.036
0.033
0.034
0.037
0.041
0.048
0.052

0.059
0.056
0.053
0.022
0.018
0.016
0.014
0.019
0.022
0.024
0.023
0.012
0.015
0.034
0.023
0.024
0.020
0.018
0.016
0.014
0.013
0.012
0.013
0.014
0.012
0.011
0.011
0.010
0.008
0.008
0.007
0.009
0.007
0.007
0.006
0.005
0.005
0.007
0.006
0.006
0.006
0.007
0.008
0.009
0.008
0.009
0.012
0.011
0.011
0.012
0.014
0.016
0.017

0.120
0.113
0.107
0.048
0.038
0.033
0.031
0.041
0.047
0.052
0.049
0.026
0.032
0.074
0.049
0.052
0.042
0.039
0.035
0.029
0.027
0.026
0.027
0.031
0.026
0.023
0.024
0.021
0.018
0.016
0.016
0.018
0.015
0.016
0.012
0.010
0.011
0.014
0.012
0.012
0.013
0.015
0.017
0.019
0.017
0.019
0.026
0.024
0.024
0.027
0.030
0.034
0.037

0.005
0.005
0.005
0.002
0.002
0.001
0.001
0.002
0.002
0.002
0.002
0.001
0.001
0.003
0.002
0.002
0.002
0.002
0.002
0.001
0.001
0.001
0.001
0.001
0.001
0.001
0.001
0.001
0.001
0.001
0.001
0.001
0.001
0.001
0.001
0.000
0.000
0.001
0.001
0.001
0.001
0.001
0.001
0.001
0.001
0.001
0.001
0.001
0.001
0.001
0.001
0.002
0.002

0.46461
0.43920
0.41391
0.18435
0.14511
0.12870
0.11747
0.15692
0.17922
0.20122
0.18907
0.10188
0.12472
0.28322
0.18665
0.20069
0.16278
0.15077
0.13439
0.11314
0.10551
0.09874
0.10557
0.11951
0.09983
0.09003
0.09333
0.07995
0.06928
0.06329
0.06051
0.07051
0.05814
0.06118
0.04647
0.03902
0.04295
0.05515
0.04744
0.04578
0.05182
0.05913
0.06484
0.07383
0.06452
0.07251
0.10047
0.09176
0.09283
0.10286
0.11410
0.13254
0.14368
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0.077
0.072
0.069
0.034
0.027
0.024
0.022
0.029
0.033
0.037
0.035
0.019
0.023
0.052
0.034
0.037
0.030
0.028
0.025
0.021
0.019
0.018
0.019
0.022
0.018
0.017
0.017
0.015
0.013
0.012
0.011
0.013
0.011
0.011
0.009
0.007
0.008
0.010
0.009
0.008
0.010
0.011
0.012
0.014
0.012
0.013
0.018
0.017
0.017
0.019
0.021
0.024
0.026

A-77

7.A.p

Packet Pg. 1873

510600.33
510571.86
510522.02
510525.92
510468.25
510476.7
510425.26
510398.44
510371.12
510328.51
510339.9
510329.33
511060.04
511053.55
511449.69
511463.6
511584.5
511579.17
511643.38
511658.54
511473.56
510844.05
510819
510812.25
510766.27
510788.08
510862.95
510849.39
510838.19

4276627.41
4276593.85
4276624.36
4276534.3
4276503.81
4276581.69
4276527.32
4276557.45
4276602
4276635.8
4276656.37
4276697.73
4278365.13
4278281.17
4278012.31
4278021.57
4278030.79
4278016.57
4278010.53
4277976.09
4278066.24
4276334.61
4276360.66
4276338.82
4276358.28
4276480.9
4276608.23
4276591.14
4276539.85

0.009
0.008
0.008
0.007
0.007
0.007
0.006
0.006
0.006
0.005
0.005
0.005
0.059
0.071
0.128
0.118
0.074
0.078
0.064
0.065
0.099
0.013
0.013
0.012
0.011
0.013
0.019
0.018
0.016

0.055
0.050
0.047
0.044
0.039
0.042
0.037
0.036
0.035
0.031
0.032
0.030
0.352
0.421
0.770
0.708
0.441
0.464
0.380
0.384
0.596
0.080
0.077
0.074
0.069
0.081
0.119
0.112
0.101

0.018
0.017
0.016
0.015
0.013
0.014
0.012
0.012
0.012
0.010
0.011
0.010
0.117
0.140
0.257
0.236
0.147
0.155
0.127
0.128
0.199
0.027
0.026
0.025
0.023
0.027
0.040
0.037
0.034

0.040
0.036
0.034
0.032
0.028
0.030
0.027
0.026
0.025
0.022
0.023
0.021
0.253
0.302
0.550
0.506
0.316
0.333
0.272
0.276
0.426
0.057
0.055
0.053
0.049
0.058
0.084
0.079
0.071

0.002
0.002
0.001
0.001
0.001
0.001
0.001
0.001
0.001
0.001
0.001
0.001
0.011
0.013
0.024
0.022
0.014
0.015
0.012
0.012
0.019
0.003
0.002
0.002
0.002
0.003
0.004
0.004
0.003

0.15199
0.13924
0.12944
0.12156
0.10810
0.11598
0.10327
0.10040
0.09579
0.08581
0.08722
0.08225
0.97269
1.16243
2.11416
1.94690
1.21556
1.27913
1.04764
1.05961
1.63933
0.21756
0.21206
0.20438
0.18869
0.22285
0.32251
0.30345
0.27517
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0.028
0.026
0.024
0.022
0.020
0.021
0.019
0.019
0.018
0.016
0.016
0.015
0.179
0.215
0.386
0.356
0.224
0.235
0.193
0.195
0.300
0.039
0.039
0.037
0.035
0.041
0.058
0.054
0.049

A-78

7.A.p

Packet Pg. 1874

Unmitigated

Factor
3
3
3

(ug/m3)
1
1
1

(L/kg day)
572
572
572

Daily Breathing
Rate
Factor
0.72
0.72
0.72

Time At
Home
(years)
0.5
1
0.5

Exposure
Duration

Unit
Risk Factor
(ug/m3) 1
9.3
18.6
9.3
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BAAQMD 2016. Air Toxics NSR Program Health Risk Assessment (HRA) Guidelines

Construction
Year
2019
2020
2021

Age Sensitivty

1
1.1 (mg/kg day)
350 days/year
25550 days

DPM
Concentration

Cancer Potency Factor:
Exposure Frequency
Averaging Period

Cancer Risk Impacts from Construction at the Maximum Impacted Sensitive Receptor Child

North Entry Area Plan Project

A-79

7.A.p

Packet Pg. 1875

X
(m)
511141.17
511177.3
511115.23
511127.93
511112.48
511152.66
511185.29
511245.73
511278.7
511308.58
511319.91
511336.05
511350.3
511371.36
511359.18
511380.24
511370.17
511391.78
511417.05
511377.68
511400.94
511412.84
511437.57
511426.67
511447.91
511458.35
511467.33
511477.22
511488.57
511498.09
511388.39
511399.38

Y
(m)
4277077.82
4277063.56
4277044.7
4277027.53
4276990.1
4277006.58
4276993.19
4277021.01
4277033.03
4277036.12
4277044.7
4277053.98
4277017.64
4277040.35
4277004.82
4277027.53
4276993.1
4277015.07
4277042.36
4276982.47
4277005
4276995.66
4277020.75
4277032.47
4277011.04
4276998.96
4276989.25
4276977.16
4276969.65
4276955.18
4276972.03
4276962.14

Child Cancer
Risk
2020
(/million)
0.311
0.294
0.226
0.211
0.158
0.201
0.200
0.231
0.234
0.226
0.229
0.229
0.199
0.204
0.189
0.193
0.179
0.182
0.184
0.172
0.174
0.166
0.166
0.176
0.159
0.151
0.145
0.138
0.132
0.126
0.164
0.157

Child Cancer
Risk
2021
(/million)
0.112
0.106
0.081
0.075
0.057
0.072
0.072
0.083
0.084
0.081
0.082
0.082
0.071
0.073
0.068
0.069
0.064
0.066
0.066
0.062
0.063
0.060
0.060
0.063
0.057
0.054
0.052
0.050
0.048
0.045
0.059
0.056
Maximum Cancer Risk
0.66
BAAQMD threshold of significance
10
Exceed thresholds?
No
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Child Cancer
Risk
2019
(/million)
0.237
0.225
0.171
0.160
0.120
0.153
0.153
0.177
0.179
0.173
0.175
0.175
0.152
0.156
0.145
0.148
0.137
0.140
0.141
0.132
0.134
0.127
0.128
0.135
0.122
0.116
0.111
0.106
0.102
0.097
0.126
0.120
Total
Cancer Risk
(/million)
0.65963
0.62416
0.47777
0.44618
0.33403
0.42607
0.42517
0.49096
0.49727
0.48099
0.48591
0.48602
0.42246
0.43364
0.40092
0.41050
0.38077
0.38750
0.39197
0.36524
0.37040
0.35300
0.35371
0.37351
0.33753
0.32073
0.30780
0.29356
0.28171
0.26820
0.34888
0.33376

No Mitigation at Sensitive Receptors

Estimated Cancer Risks from Construction DPM Child Receptors

North Entry Area Plan Project

A-80

7.A.p

Packet Pg. 1876

511400.53
511340.62
511345.14
511364.54
511209.12
511176.13
511219.65
511196.49
511003.4
510998.1
511028.47
511051.99
511131.57
511001.84
511001.84
511020.22
511038.75
511039.53
511082.2
511107.74
511082.67
511110.54
511127.99
511125.03
511144.81
511150.72
511169.1
511171.75
510972.24
510970.09
510968.79
510965.99
510988.84
510985.39
511025.27
511039.72
511021.39
511014.5
511041.66
511034.33
510959.53

4278315.27
4278311.18
4278296.52
4278312.47
4276947.27
4276927.62
4276925.86
4276892.17
4276731.86
4276717.84
4276724.85
4276724.69
4276736.84
4276671.43
4276650.09
4276632.96
4276665.82
4276636.23
4276682.64
4276673.92
4276634.05
4276628.29
4276630.94
4276675.95
4276679.06
4276637.95
4276687.47
4276641.37
4276568.62
4276558.27
4276547.92
4276537.57
4276570.99
4276561.72
4276572.93
4276569.26
4276549
4276530.03
4276545.12
4276536.5
4276510.2

0.069
0.080
0.082
0.075
0.168
0.143
0.156
0.131
0.045
0.043
0.044
0.046
0.063
0.038
0.036
0.035
0.039
0.037
0.046
0.049
0.041
0.044
0.047
0.052
0.056
0.051
0.062
0.055
0.031
0.031
0.030
0.030
0.030
0.030
0.031
0.032
0.030
0.028
0.031
0.030
0.029

0.025
0.028
0.029
0.027
0.060
0.052
0.056
0.047
0.015
0.014
0.015
0.016
0.022
0.013
0.012
0.012
0.014
0.013
0.016
0.017
0.015
0.016
0.017
0.019
0.020
0.018
0.022
0.020
0.010
0.010
0.010
0.010
0.010
0.010
0.011
0.011
0.010
0.010
0.011
0.010
0.009

0.14609
0.16550
0.16986
0.15764
0.35692
0.30446
0.33204
0.27724
0.08849
0.08525
0.09050
0.09659
0.13246
0.07628
0.07270
0.07199
0.08122
0.07636
0.09659
0.10337
0.08707
0.09385
0.09962
0.11028
0.11871
0.10839
0.13081
0.11576
0.06081
0.05958
0.05848
0.05755
0.06085
0.05964
0.06446
0.06661
0.06108
0.05826
0.06395
0.06167
0.05537
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0.052
0.058
0.059
0.056
0.129
0.109
0.120
0.100
0.029
0.027
0.031
0.034
0.047
0.025
0.024
0.025
0.028
0.027
0.034
0.037
0.031
0.033
0.036
0.039
0.043
0.039
0.047
0.042
0.019
0.019
0.018
0.018
0.020
0.020
0.022
0.023
0.021
0.020
0.022
0.021
0.017
A-81

7.A.p

Packet Pg. 1877

510971.81
510964.91
510962.11
510962.54
511001.78
510995.74
511026.57
511041.44
511034.33
511029.15
511013.2
511012.5
511077.94
511037.26
511102.71
511104.83
511099.17
511149.05
511175.94
511200.71
511144.81
511132.43
511089.62
511056.01
511114.38
511056.01
511065.21
511120.4
511146.58
511054.6
511079.71
511063.79
511091.03
511112.26
511148.35
511187.26
511099.18
511091.4
511126.42
511155.44
511197.19

4276510.84
4276497.69
4276476.57
4276462.34
4276503.3
4276530.46
4276504.16
4276504.59
4276471.61
4276461.26
4276427.63
4276387.62
4276401.42
4276343.4
4276389.03
4276341.98
4276325
4276347.29
4276353.3
4276325.35
4276305.9
4276291.39
4276270.16
4276256.72
4276223.11
4276193.39
4276110.96
4276103.53
4276086.91
4276057.54
4276059.31
4276032.07
4276029.59
4276047.99
4276034.55
4276047.99
4276852.79
4276809.98
4276783.8
4276841.83
4276843.95

0.028
0.028
0.027
0.026
0.027
0.028
0.028
0.029
0.027
0.026
0.024
0.022
0.026
0.022
0.027
0.025
0.024
0.028
0.029
0.029
0.025
0.024
0.021
0.019
0.021
0.018
0.016
0.017
0.018
0.015
0.015
0.015
0.015
0.016
0.017
0.018
0.080
0.067
0.071
0.096
0.109

0.009
0.009
0.009
0.009
0.009
0.010
0.010
0.010
0.009
0.009
0.008
0.008
0.009
0.008
0.010
0.009
0.009
0.010
0.011
0.010
0.009
0.009
0.008
0.007
0.007
0.006
0.006
0.006
0.006
0.005
0.006
0.005
0.005
0.006
0.006
0.006
0.028
0.024
0.025
0.034
0.039

0.05442
0.05361
0.05206
0.05087
0.05454
0.05675
0.05698
0.05932
0.05495
0.05332
0.04915
0.04626
0.05513
0.04524
0.05726
0.05282
0.05050
0.05841
0.06224
0.06202
0.05384
0.05109
0.04453
0.04076
0.04360
0.03715
0.03390
0.03695
0.03772
0.03119
0.03263
0.03076
0.03211
0.03399
0.03543
0.03831
0.16770
0.14007
0.14912
0.20323
0.23128

Attachment: Attachment 4 - Exhibit 11 - NEAP Draft EIR (2754 : North Village DA)

0.017
0.017
0.016
0.016
0.019
0.019
0.020
0.021
0.019
0.019
0.017
0.016
0.020
0.016
0.020
0.019
0.018
0.021
0.022
0.022
0.019
0.018
0.016
0.014
0.016
0.013
0.012
0.013
0.013
0.011
0.012
0.011
0.011
0.012
0.013
0.014
0.060
0.050
0.053
0.073
0.083
A-82

7.A.p

Packet Pg. 1878

511240
511290.59
511322.08
511271.92
511269.62
511286.9
511322.05
511347.4
511324.93
511395.79
511433.82
511474.15
511455.71
511396.49
511369.02
511333.22
511305.33
511416.46
511406.83
511400.52
511389.39
511368.34
511356.31
511350.29
511337.96
511320.22
511421.25
511435.82
511407.51
511416.67
511441.65
511428.75
511451.64
511435.82
511462.88
510943.27
510940.61
510936.99
510931.47
510924.06
510637

4276846.07
4276850.67
4276852.44
4276788.58
4276751.13
4276724.63
4276714.26
4276753.44
4276787.43
4276750.56
4276788.58
4276802.99
4276828.34
4276844.26
4276870.9
4276911.69
4276950.31
4276868.95
4276881.28
4276896.01
4276913.76
4276928.8
4276946.84
4276960.98
4276975.41
4276989.55
4276982.31
4276972.74
4276951.92
4276936.52
4276961.5
4276926.11
4276947.34
4276912.79
4276936.52
4276699.02
4276686.09
4276669.16
4276639.48
4276619.89
4276777.21

0.119
0.125
0.126
0.101
0.090
0.085
0.085
0.095
0.104
0.094
0.100
0.099
0.107
0.118
0.129
0.149
0.172
0.123
0.128
0.133
0.141
0.151
0.161
0.169
0.179
0.191
0.158
0.150
0.151
0.143
0.145
0.137
0.137
0.131
0.131
0.034
0.033
0.032
0.030
0.028
0.012

0.043
0.045
0.045
0.036
0.032
0.031
0.031
0.034
0.037
0.034
0.036
0.036
0.038
0.042
0.047
0.054
0.062
0.044
0.046
0.048
0.051
0.054
0.058
0.061
0.064
0.069
0.057
0.054
0.054
0.052
0.052
0.049
0.049
0.047
0.047
0.011
0.011
0.011
0.010
0.009
0.004

0.25186
0.26486
0.26702
0.21473
0.19099
0.18038
0.18062
0.20239
0.22096
0.20001
0.21364
0.21104
0.22721
0.25097
0.27514
0.31725
0.36519
0.26067
0.27150
0.28350
0.30058
0.32128
0.34255
0.35916
0.38062
0.40662
0.33600
0.31892
0.32092
0.30459
0.30738
0.29131
0.29220
0.27939
0.27935
0.06688
0.06508
0.06279
0.05931
0.05593
0.02519
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0.091
0.095
0.096
0.077
0.069
0.065
0.065
0.073
0.080
0.072
0.077
0.076
0.082
0.090
0.099
0.114
0.132
0.094
0.098
0.102
0.108
0.116
0.123
0.129
0.137
0.147
0.121
0.115
0.116
0.110
0.111
0.105
0.105
0.101
0.101
0.022
0.021
0.021
0.019
0.018
0.009
A-83

7.A.p

Packet Pg. 1879

510548.73
510547.21
510551.25
510650.62
510672.82
510685.93
510709.64
510551.75
510585.55
510681.05
510602.09
510585.34
510520.14
510477.07
510525.39
510511.13
510485.63
510439.39
510369.82
510394.07
510368.35
510301.12
510299.29
510267.33
510193.12
510147.56
510241.24
510316.19
510275.41
510322.06
510168.14
510109.73
510170.34
510264.36
510199.1
510157.61
510201.26
510259.18
510308.02
510330.92
510353.4

4276774.18
4276898.28
4276958.3
4277053.14
4277035.48
4277000.17
4277123.25
4277065.75
4277002.69
4277526.3
4277543.05
4277602.27
4277627.4
4277653.12
4277547.1
4277494.37
4277496.53
4277515.55
4277592.96
4277635.94
4277565.04
4277596.64
4277636.31
4277553.29
4277549.61
4277487.9
4277332.5
4277344.99
4277252.05
4277228.54
4277155.06
4277094.81
4277081.59
4276914.24
4276903.44
4276829.53
4276808.79
4276827.37
4276868.86
4276810.08
4276998.95

0.009
0.008
0.008
0.010
0.012
0.013
0.012
0.007
0.008
0.018
0.012
0.013
0.010
0.010
0.009
0.007
0.007
0.006
0.007
0.008
0.006
0.006
0.006
0.005
0.004
0.004
0.004
0.005
0.004
0.004
0.003
0.003
0.003
0.004
0.003
0.003
0.003
0.004
0.004
0.005
0.004

0.003
0.003
0.003
0.004
0.004
0.005
0.004
0.002
0.003
0.007
0.004
0.005
0.004
0.003
0.003
0.003
0.002
0.002
0.002
0.003
0.002
0.002
0.002
0.002
0.002
0.001
0.001
0.002
0.001
0.001
0.001
0.001
0.001
0.001
0.001
0.001
0.001
0.001
0.001
0.002
0.001

0.01983
0.01759
0.01605
0.02144
0.02449
0.02749
0.02583
0.01392
0.01704
0.03871
0.02551
0.02743
0.02225
0.02061
0.01837
0.01546
0.01442
0.01349
0.01443
0.01634
0.01364
0.01230
0.01276
0.01093
0.00947
0.00865
0.00827
0.00964
0.00794
0.00836
0.00635
0.00533
0.00587
0.00754
0.00648
0.00626
0.00708
0.00808
0.00886
0.01009
0.00882
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0.007
0.006
0.006
0.008
0.009
0.010
0.009
0.005
0.006
0.014
0.009
0.010
0.008
0.007
0.007
0.006
0.005
0.005
0.005
0.006
0.005
0.004
0.005
0.004
0.003
0.003
0.003
0.003
0.003
0.003
0.002
0.002
0.002
0.003
0.002
0.002
0.003
0.003
0.003
0.004
0.003
A-84

7.A.p

Packet Pg. 1880

510358.58
510463.34
510416.09
510411.3
510422.67
510452.36
510518.97
510563.21
510600.33
510571.86
510522.02
510525.92
510468.25
510476.7
510425.26
510398.44
510371.12
510328.51
510339.9
510329.33
511060.04
511053.55
511449.69
511463.6
511584.5
511579.17
511643.38
511658.54
511473.56
510844.05
510819
510812.25
510766.27
510788.08
510862.95
510849.39
510838.19

4276903.01
4276900.64
4276851.59
4276825.86
4276746.9
4276669.61
4276678.76
4276656.9
4276627.41
4276593.85
4276624.36
4276534.3
4276503.81
4276581.69
4276527.32
4276557.45
4276602
4276635.8
4276656.37
4276697.73
4278365.13
4278281.17
4278012.31
4278021.57
4278030.79
4278016.57
4278010.53
4277976.09
4278066.24
4276334.61
4276360.66
4276338.82
4276358.28
4276480.9
4276608.23
4276591.14
4276539.85

0.005
0.006
0.006
0.006
0.007
0.007
0.009
0.009
0.010
0.009
0.008
0.008
0.007
0.007
0.007
0.006
0.006
0.006
0.006
0.005
0.063
0.075
0.137
0.126
0.078
0.082
0.067
0.068
0.106
0.014
0.014
0.013
0.012
0.014
0.021
0.020
0.018

0.002
0.002
0.002
0.002
0.002
0.003
0.003
0.003
0.004
0.003
0.003
0.003
0.002
0.003
0.002
0.002
0.002
0.002
0.002
0.002
0.022
0.027
0.049
0.045
0.028
0.030
0.024
0.025
0.038
0.005
0.005
0.005
0.004
0.005
0.007
0.007
0.006

0.00991
0.01373
0.01254
0.01269
0.01406
0.01560
0.01811
0.01964
0.02077
0.01903
0.01769
0.01661
0.01478
0.01585
0.01412
0.01372
0.01309
0.01173
0.01192
0.01124
0.13297
0.15892
0.28869
0.26590
0.16613
0.17481
0.14319
0.14483
0.22392
0.02968
0.02894
0.02790
0.02577
0.03042
0.04393
0.04135
0.03750
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0.004
0.005
0.005
0.005
0.005
0.006
0.007
0.007
0.007
0.007
0.006
0.006
0.005
0.006
0.005
0.005
0.005
0.004
0.004
0.004
0.048
0.057
0.103
0.095
0.060
0.063
0.051
0.052
0.080
0.011
0.010
0.010
0.009
0.011
0.015
0.015
0.013

A-85

7.A.p

Packet Pg. 1881

Unmitigated

(ug/m3)
1
1
1

Factor
1
1
1

Age Sensitivty
(L/kg day)
261
261
261

Daily Breathing
Rate

1
1.1 (mg/kg day)
350 days/year
25550 days

Factor
0.73
0.73
0.73

Time At
Home
(years)
0.5
1
0.5

Exposure
Duration
(ug/m3)
1.4
2.9
1.4

1

Unit
Risk Factor
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BAAQMD 2016. Air Toxics NSR Program Health Risk Assessment (HRA) Guidelines.

Construction
Year
2019
2020
2021

DPM
Concentration

Cancer Potency Factor:
Exposure Frequency
Averaging Period

Cancer Risk Impacts from Construction at the Maximum Impacted Sensitive Receptor Adult

North Entry Area Plan Project

A-86

7.A.p

Packet Pg. 1882

X
(m)
511141.17
511177.3
511115.23
511127.93
511112.48
511152.66
511185.29
511245.73
511278.7
511308.58
511319.91
511336.05
511350.3
511371.36
511359.18
511380.24
511370.17
511391.78
511417.05
511377.68
511400.94
511412.84
511437.57
511426.67
511447.91
511458.35
511467.33
511477.22
511488.57
511498.09
511388.39
511399.38

Y
(m)
4277077.82
4277063.56
4277044.7
4277027.53
4276990.1
4277006.58
4276993.19
4277021.01
4277033.03
4277036.12
4277044.7
4277053.98
4277017.64
4277040.35
4277004.82
4277027.53
4276993.1
4277015.07
4277042.36
4276982.47
4277005
4276995.66
4277020.75
4277032.47
4277011.04
4276998.96
4276989.25
4276977.16
4276969.65
4276955.18
4276972.03
4276962.14

Adult Cancer
Risk
2020
(/million)
0.048
0.045
0.035
0.032
0.024
0.031
0.031
0.036
0.036
0.035
0.035
0.035
0.031
0.031
0.029
0.030
0.028
0.028
0.028
0.026
0.027
0.026
0.026
0.027
0.024
0.023
0.022
0.021
0.020
0.019
0.025
0.024

Adult Cancer
Risk
2021
(/million)
0.017
0.016
0.012
0.012
0.009
0.011
0.011
0.013
0.013
0.013
0.013
0.013
0.011
0.011
0.010
0.011
0.010
0.010
0.010
0.010
0.010
0.009
0.009
0.010
0.009
0.008
0.008
0.008
0.007
0.007
0.009
0.009
Maximum Cancer Risk
0.10
BAAQMD threshold of significance
10
Exceed thresholds?
No
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Adult Cancer
Risk
2019
(/million)
0.037
0.035
0.026
0.025
0.018
0.024
0.024
0.027
0.028
0.027
0.027
0.027
0.023
0.024
0.022
0.023
0.021
0.022
0.022
0.020
0.021
0.020
0.020
0.021
0.019
0.018
0.017
0.016
0.016
0.015
0.019
0.019
Total
Cancer Risk
(/million)
0.10172
0.09625
0.07368
0.06881
0.05151
0.06570
0.06557
0.07571
0.07668
0.07417
0.07493
0.07495
0.06515
0.06687
0.06183
0.06330
0.05872
0.05976
0.06045
0.05632
0.05712
0.05444
0.05455
0.05760
0.05205
0.04946
0.04747
0.04527
0.04344
0.04136
0.05380
0.05147

No Mitigation at Sensitive Receptors

Estimated Cancer Risks from Construction DPM Adult Receptors

North Entry Area Plan Project

A-87

7.A.p

Packet Pg. 1883

511400.53
511340.62
511345.14
511364.54
511209.12
511176.13
511219.65
511196.49
511003.4
510998.1
511028.47
511051.99
511131.57
511001.84
511001.84
511020.22
511038.75
511039.53
511082.2
511107.74
511082.67
511110.54
511127.99
511125.03
511144.81
511150.72
511169.1
511171.75
510972.24
510970.09
510968.79
510965.99
510988.84
510985.39
511025.27
511039.72
511021.39
511014.5
511041.66
511034.33
510959.53

4278315.27
4278311.18
4278296.52
4278312.47
4276947.27
4276927.62
4276925.86
4276892.17
4276731.86
4276717.84
4276724.85
4276724.69
4276736.84
4276671.43
4276650.09
4276632.96
4276665.82
4276636.23
4276682.64
4276673.92
4276634.05
4276628.29
4276630.94
4276675.95
4276679.06
4276637.95
4276687.47
4276641.37
4276568.62
4276558.27
4276547.92
4276537.57
4276570.99
4276561.72
4276572.93
4276569.26
4276549
4276530.03
4276545.12
4276536.5
4276510.2

0.011
0.012
0.013
0.012
0.026
0.022
0.024
0.020
0.007
0.007
0.007
0.007
0.010
0.006
0.006
0.005
0.006
0.006
0.007
0.008
0.006
0.007
0.007
0.008
0.009
0.008
0.010
0.008
0.005
0.005
0.005
0.005
0.005
0.005
0.005
0.005
0.005
0.004
0.005
0.005
0.004

0.004
0.004
0.004
0.004
0.009
0.008
0.009
0.007
0.002
0.002
0.002
0.003
0.003
0.002
0.002
0.002
0.002
0.002
0.003
0.003
0.002
0.002
0.003
0.003
0.003
0.003
0.003
0.003
0.002
0.002
0.002
0.002
0.002
0.002
0.002
0.002
0.002
0.002
0.002
0.002
0.001

0.02253
0.02552
0.02619
0.02431
0.05504
0.04695
0.05120
0.04275
0.01365
0.01315
0.01396
0.01489
0.02043
0.01176
0.01121
0.01110
0.01253
0.01177
0.01490
0.01594
0.01343
0.01447
0.01536
0.01701
0.01831
0.01671
0.02017
0.01785
0.00938
0.00919
0.00902
0.00887
0.00938
0.00920
0.00994
0.01027
0.00942
0.00898
0.00986
0.00951
0.00854
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0.008
0.009
0.009
0.009
0.020
0.017
0.018
0.015
0.004
0.004
0.005
0.005
0.007
0.004
0.004
0.004
0.004
0.004
0.005
0.006
0.005
0.005
0.005
0.006
0.007
0.006
0.007
0.006
0.003
0.003
0.003
0.003
0.003
0.003
0.003
0.004
0.003
0.003
0.003
0.003
0.003
A-88

7.A.p

Packet Pg. 1884

510971.81
510964.91
510962.11
510962.54
511001.78
510995.74
511026.57
511041.44
511034.33
511029.15
511013.2
511012.5
511077.94
511037.26
511102.71
511104.83
511099.17
511149.05
511175.94
511200.71
511144.81
511132.43
511089.62
511056.01
511114.38
511056.01
511065.21
511120.4
511146.58
511054.6
511079.71
511063.79
511091.03
511112.26
511148.35
511187.26
511099.18
511091.4
511126.42
511155.44
511197.19

4276510.84
4276497.69
4276476.57
4276462.34
4276503.3
4276530.46
4276504.16
4276504.59
4276471.61
4276461.26
4276427.63
4276387.62
4276401.42
4276343.4
4276389.03
4276341.98
4276325
4276347.29
4276353.3
4276325.35
4276305.9
4276291.39
4276270.16
4276256.72
4276223.11
4276193.39
4276110.96
4276103.53
4276086.91
4276057.54
4276059.31
4276032.07
4276029.59
4276047.99
4276034.55
4276047.99
4276852.79
4276809.98
4276783.8
4276841.83
4276843.95

0.004
0.004
0.004
0.004
0.004
0.004
0.004
0.004
0.004
0.004
0.004
0.003
0.004
0.003
0.004
0.004
0.004
0.004
0.005
0.005
0.004
0.004
0.003
0.003
0.003
0.003
0.002
0.003
0.003
0.002
0.002
0.002
0.002
0.002
0.003
0.003
0.012
0.010
0.011
0.015
0.017

0.001
0.001
0.001
0.001
0.001
0.001
0.001
0.002
0.001
0.001
0.001
0.001
0.001
0.001
0.001
0.001
0.001
0.002
0.002
0.002
0.001
0.001
0.001
0.001
0.001
0.001
0.001
0.001
0.001
0.001
0.001
0.001
0.001
0.001
0.001
0.001
0.004
0.004
0.004
0.005
0.006

0.00839
0.00827
0.00803
0.00785
0.00841
0.00875
0.00879
0.00915
0.00847
0.00822
0.00758
0.00713
0.00850
0.00698
0.00883
0.00815
0.00779
0.00901
0.00960
0.00956
0.00830
0.00788
0.00687
0.00629
0.00672
0.00573
0.00523
0.00570
0.00582
0.00481
0.00503
0.00474
0.00495
0.00524
0.00546
0.00591
0.02586
0.02160
0.02300
0.03134
0.03567
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0.003
0.003
0.002
0.002
0.003
0.003
0.003
0.003
0.003
0.003
0.003
0.002
0.003
0.002
0.003
0.003
0.003
0.003
0.003
0.003
0.003
0.003
0.002
0.002
0.002
0.002
0.002
0.002
0.002
0.002
0.002
0.002
0.002
0.002
0.002
0.002
0.009
0.008
0.008
0.011
0.013
A-89

7.A.p

Packet Pg. 1885

511240
511290.59
511322.08
511271.92
511269.62
511286.9
511322.05
511347.4
511324.93
511395.79
511433.82
511474.15
511455.71
511396.49
511369.02
511333.22
511305.33
511416.46
511406.83
511400.52
511389.39
511368.34
511356.31
511350.29
511337.96
511320.22
511421.25
511435.82
511407.51
511416.67
511441.65
511428.75
511451.64
511435.82
511462.88
510943.27
510940.61
510936.99
510931.47
510924.06
510637

4276846.07
4276850.67
4276852.44
4276788.58
4276751.13
4276724.63
4276714.26
4276753.44
4276787.43
4276750.56
4276788.58
4276802.99
4276828.34
4276844.26
4276870.9
4276911.69
4276950.31
4276868.95
4276881.28
4276896.01
4276913.76
4276928.8
4276946.84
4276960.98
4276975.41
4276989.55
4276982.31
4276972.74
4276951.92
4276936.52
4276961.5
4276926.11
4276947.34
4276912.79
4276936.52
4276699.02
4276686.09
4276669.16
4276639.48
4276619.89
4276777.21

0.018
0.019
0.019
0.016
0.014
0.013
0.013
0.015
0.016
0.015
0.015
0.015
0.016
0.018
0.020
0.023
0.026
0.019
0.020
0.021
0.022
0.023
0.025
0.026
0.028
0.029
0.024
0.023
0.023
0.022
0.022
0.021
0.021
0.020
0.020
0.005
0.005
0.005
0.005
0.004
0.002

0.007
0.007
0.007
0.006
0.005
0.005
0.005
0.005
0.006
0.005
0.006
0.006
0.006
0.007
0.007
0.008
0.010
0.007
0.007
0.007
0.008
0.008
0.009
0.009
0.010
0.011
0.009
0.008
0.008
0.008
0.008
0.008
0.008
0.007
0.007
0.002
0.002
0.002
0.002
0.001
0.001

0.03884
0.04084
0.04118
0.03311
0.02945
0.02782
0.02785
0.03121
0.03407
0.03084
0.03295
0.03254
0.03504
0.03870
0.04243
0.04892
0.05632
0.04020
0.04187
0.04372
0.04635
0.04955
0.05282
0.05539
0.05870
0.06270
0.05181
0.04918
0.04949
0.04697
0.04740
0.04492
0.04506
0.04308
0.04308
0.01031
0.01004
0.00968
0.00915
0.00863
0.00388
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0.014
0.015
0.015
0.012
0.011
0.010
0.010
0.011
0.012
0.011
0.012
0.012
0.013
0.014
0.015
0.018
0.020
0.014
0.015
0.016
0.017
0.018
0.019
0.020
0.021
0.023
0.019
0.018
0.018
0.017
0.017
0.016
0.016
0.016
0.016
0.003
0.003
0.003
0.003
0.003
0.001
A-90

7.A.p

Packet Pg. 1886

510548.73
510547.21
510551.25
510650.62
510672.82
510685.93
510709.64
510551.75
510585.55
510681.05
510602.09
510585.34
510520.14
510477.07
510525.39
510511.13
510485.63
510439.39
510369.82
510394.07
510368.35
510301.12
510299.29
510267.33
510193.12
510147.56
510241.24
510316.19
510275.41
510322.06
510168.14
510109.73
510170.34
510264.36
510199.1
510157.61
510201.26
510259.18
510308.02
510330.92
510353.4

4276774.18
4276898.28
4276958.3
4277053.14
4277035.48
4277000.17
4277123.25
4277065.75
4277002.69
4277526.3
4277543.05
4277602.27
4277627.4
4277653.12
4277547.1
4277494.37
4277496.53
4277515.55
4277592.96
4277635.94
4277565.04
4277596.64
4277636.31
4277553.29
4277549.61
4277487.9
4277332.5
4277344.99
4277252.05
4277228.54
4277155.06
4277094.81
4277081.59
4276914.24
4276903.44
4276829.53
4276808.79
4276827.37
4276868.86
4276810.08
4276998.95

0.001
0.001
0.001
0.002
0.002
0.002
0.002
0.001
0.001
0.003
0.002
0.002
0.002
0.001
0.001
0.001
0.001
0.001
0.001
0.001
0.001
0.001
0.001
0.001
0.001
0.001
0.001
0.001
0.001
0.001
0.000
0.000
0.000
0.001
0.000
0.000
0.001
0.001
0.001
0.001
0.001

0.001
0.000
0.000
0.001
0.001
0.001
0.001
0.000
0.000
0.001
0.001
0.001
0.001
0.001
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000

0.00306
0.00271
0.00248
0.00331
0.00378
0.00424
0.00398
0.00215
0.00263
0.00597
0.00393
0.00423
0.00343
0.00318
0.00283
0.00238
0.00222
0.00208
0.00223
0.00252
0.00210
0.00190
0.00197
0.00168
0.00146
0.00133
0.00128
0.00149
0.00123
0.00129
0.00098
0.00082
0.00090
0.00116
0.00100
0.00096
0.00109
0.00125
0.00137
0.00156
0.00136
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0.001
0.001
0.001
0.001
0.001
0.002
0.001
0.001
0.001
0.002
0.001
0.002
0.001
0.001
0.001
0.001
0.001
0.001
0.001
0.001
0.001
0.001
0.001
0.001
0.001
0.000
0.000
0.001
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.001
0.000
A-91

7.A.p

Packet Pg. 1887

510358.58
510463.34
510416.09
510411.3
510422.67
510452.36
510518.97
510563.21
510600.33
510571.86
510522.02
510525.92
510468.25
510476.7
510425.26
510398.44
510371.12
510328.51
510339.9
510329.33
511060.04
511053.55
511449.69
511463.6
511584.5
511579.17
511643.38
511658.54
511473.56
510844.05
510819
510812.25
510766.27
510788.08
510862.95
510849.39
510838.19

4276903.01
4276900.64
4276851.59
4276825.86
4276746.9
4276669.61
4276678.76
4276656.9
4276627.41
4276593.85
4276624.36
4276534.3
4276503.81
4276581.69
4276527.32
4276557.45
4276602
4276635.8
4276656.37
4276697.73
4278365.13
4278281.17
4278012.31
4278021.57
4278030.79
4278016.57
4278010.53
4277976.09
4278066.24
4276334.61
4276360.66
4276338.82
4276358.28
4276480.9
4276608.23
4276591.14
4276539.85

0.001
0.001
0.001
0.001
0.001
0.001
0.001
0.001
0.002
0.001
0.001
0.001
0.001
0.001
0.001
0.001
0.001
0.001
0.001
0.001
0.010
0.012
0.021
0.019
0.012
0.013
0.010
0.011
0.016
0.002
0.002
0.002
0.002
0.002
0.003
0.003
0.003

0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.001
0.001
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.003
0.004
0.008
0.007
0.004
0.005
0.004
0.004
0.006
0.001
0.001
0.001
0.001
0.001
0.001
0.001
0.001

0.00153
0.00212
0.00193
0.00196
0.00217
0.00240
0.00279
0.00303
0.00320
0.00293
0.00273
0.00256
0.00228
0.00244
0.00218
0.00212
0.00202
0.00181
0.00184
0.00173
0.02051
0.02451
0.04452
0.04101
0.02562
0.02696
0.02208
0.02233
0.03453
0.00458
0.00446
0.00430
0.00397
0.00469
0.00677
0.00638
0.00578
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0.001
0.001
0.001
0.001
0.001
0.001
0.001
0.001
0.001
0.001
0.001
0.001
0.001
0.001
0.001
0.001
0.001
0.001
0.001
0.001
0.007
0.009
0.016
0.015
0.009
0.010
0.008
0.008
0.012
0.002
0.002
0.002
0.001
0.002
0.002
0.002
0.002

A-92

7.A.p

Packet Pg. 1888

X
(m)
511141.17
511177.3
511115.23
511127.93
511112.48
511152.66
511185.29
511245.73
511278.7
511308.58
511319.91
511336.05
511350.3
511371.36
511359.18
511380.24
511370.17
511391.78
511417.05
511377.68
511400.94
511412.84
511437.57
511426.67
511447.91
511458.35
511467.33
511477.22
511488.57
511498.09

CNCHI = DPM/REL

Y
(m)
4277077.82
4277063.56
4277044.7
4277027.53
4276990.1
4277006.58
4276993.19
4277021.01
4277033.03
4277036.12
4277044.7
4277053.98
4277017.64
4277040.35
4277004.82
4277027.53
4276993.1
4277015.07
4277042.36
4276982.47
4277005
4276995.66
4277020.75
4277032.47
4277011.04
4276998.96
4276989.25
4276977.16
4276969.65
4276955.18

2020
DPM
(ug/m3)
0.016702
0.015785
0.012124
0.011311
0.008484
0.010787
0.010754
0.012408
0.012565
0.012152
0.012276
0.012278
0.010673
0.010955
0.010129
0.01037
0.009619
0.009789
0.009902
0.009227
0.009357
0.008918
0.008935
0.009436
0.008527
0.008103
0.007776
0.007416
0.007117
0.006775

2021
DPM
(ug/m3)
0.011988
0.011343
0.008684
0.008109
0.006072
0.007743
0.007727
0.008922
0.009036
0.00874
0.00883
0.008832
0.007677
0.00788
0.007285
0.007459
0.006919
0.007041
0.007123
0.006637
0.006731
0.006415
0.006427
0.006787
0.006134
0.005828
0.005593
0.005334
0.005119
0.004874

5 ug/m3

Max
DPM
(ug/m3)
0.02547
0.024138
0.018394
0.017201
0.012845
0.016453
0.016439
0.019004
0.019254
0.018626
0.018817
0.018823
0.016361
0.016795
0.015527
0.015899
0.014747
0.015008
0.015181
0.014145
0.014346
0.013672
0.013699
0.014466
0.013073
0.012422
0.011921
0.011369
0.010911
0.010387

Unmitigated
at Sensitive Receptors

CNCHI
0.00509
0.00483
0.00368
0.00344
0.00257
0.00329
0.00329
0.00380
0.00385
0.00373
0.00376
0.00376
0.00327
0.00336
0.00311
0.00318
0.00295
0.00300
0.00304
0.00283
0.00287
0.00273
0.00274
0.00289
0.00261
0.00248
0.00238
0.00227
0.00218
0.00208

Maximum
0.01
BAAQMD threshold of significance
1
Exceed thresholds?
No
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2019
DPM
(ug/m3)
0.02547
0.024138
0.018394
0.017201
0.012845
0.016453
0.016439
0.019004
0.019254
0.018626
0.018817
0.018823
0.016361
0.016795
0.015527
0.015899
0.014747
0.015008
0.015181
0.014145
0.014346
0.013672
0.013699
0.014466
0.013073
0.012422
0.011921
0.011369
0.010911
0.010387

Reference Exposure Level (REL) for DPM:

Chronic Non Cancer Hazard Index

North Entry Area Plan Project

A-93

7.A.p

Packet Pg. 1889

511388.39
511399.38
511400.53
511340.62
511345.14
511364.54
511209.12
511176.13
511219.65
511196.49
511003.4
510998.1
511028.47
511051.99
511131.57
511001.84
511001.84
511020.22
511038.75
511039.53
511082.2
511107.74
511082.67
511110.54
511127.99
511125.03
511144.81
511150.72
511169.1
511171.75
510972.24
510970.09
510968.79
510965.99
510988.84
510985.39
511025.27
511039.72
511021.39
511014.5
511041.66

4276972.03
4276962.14
4278315.27
4278311.18
4278296.52
4278312.47
4276947.27
4276927.62
4276925.86
4276892.17
4276731.86
4276717.84
4276724.85
4276724.69
4276736.84
4276671.43
4276650.09
4276632.96
4276665.82
4276636.23
4276682.64
4276673.92
4276634.05
4276628.29
4276630.94
4276675.95
4276679.06
4276637.95
4276687.47
4276641.37
4276568.62
4276558.27
4276547.92
4276537.57
4276570.99
4276561.72
4276572.93
4276569.26
4276549
4276530.03
4276545.12

0.008814
0.008432
0.00373
0.00429
0.004397
0.00405
0.009026
0.007706
0.008396
0.007015
0.002397
0.002326
0.00237
0.002495
0.003366
0.002047
0.001944
0.001887
0.002108
0.001979
0.002471
0.002634
0.002227
0.00239
0.002533
0.002804
0.003014
0.002751
0.003316
0.002935
0.001685
0.001654
0.001625
0.001606
0.001637
0.00161
0.00168
0.001724
0.001594
0.001525
0.001653

0.00634
0.006065
0.002656
0.003011
0.003091
0.002867
0.006486
0.005533
0.006034
0.005038
0.001614
0.001556
0.001648
0.001757
0.002408
0.001391
0.001325
0.001311
0.001478
0.001389
0.001756
0.001879
0.001583
0.001706
0.001811
0.002005
0.002158
0.00197
0.002378
0.002104
0.001111
0.001088
0.001068
0.001051
0.00111
0.001088
0.001173
0.001212
0.001112
0.001061
0.001163

0.013512
0.012926
0.005577
0.006187
0.006361
0.005967
0.013805
0.011761
0.012844
0.010715
0.003098
0.002949
0.003334
0.003629
0.00509
0.00271
0.002597
0.00265
0.003032
0.002855
0.003677
0.003958
0.003317
0.003595
0.003825
0.004234
0.004567
0.004171
0.005043
0.004462
0.002051
0.002004
0.001964
0.001919
0.002154
0.002099
0.002392
0.002496
0.002262
0.002148
0.0024

0.00270
0.00259
0.00112
0.00124
0.00127
0.00119
0.00276
0.00235
0.00257
0.00214
0.00062
0.00059
0.00067
0.00073
0.00102
0.00054
0.00052
0.00053
0.00061
0.00057
0.00074
0.00079
0.00066
0.00072
0.00077
0.00085
0.00091
0.00083
0.00101
0.00089
0.00041
0.00040
0.00039
0.00038
0.00043
0.00042
0.00048
0.00050
0.00045
0.00043
0.00048
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0.013512
0.012926
0.005577
0.006187
0.006361
0.005967
0.013805
0.011761
0.012844
0.010715
0.003098
0.002949
0.003334
0.003629
0.00509
0.00271
0.002597
0.00265
0.003032
0.002855
0.003677
0.003958
0.003317
0.003595
0.003825
0.004234
0.004567
0.004171
0.005043
0.004462
0.002051
0.002004
0.001964
0.001919
0.002154
0.002099
0.002392
0.002496
0.002262
0.002148
0.0024

A-94

7.A.p

Packet Pg. 1890

511034.33
510959.53
510971.81
510964.91
510962.11
510962.54
511001.78
510995.74
511026.57
511041.44
511034.33
511029.15
511013.2
511012.5
511077.94
511037.26
511102.71
511104.83
511099.17
511149.05
511175.94
511200.71
511144.81
511132.43
511089.62
511056.01
511114.38
511056.01
511065.21
511120.4
511146.58
511054.6
511079.71
511063.79
511091.03
511112.26
511148.35
511187.26
511099.18
511091.4
511126.42

4276536.5
4276510.2
4276510.84
4276497.69
4276476.57
4276462.34
4276503.3
4276530.46
4276504.16
4276504.59
4276471.61
4276461.26
4276427.63
4276387.62
4276401.42
4276343.4
4276389.03
4276341.98
4276325
4276347.29
4276353.3
4276325.35
4276305.9
4276291.39
4276270.16
4276256.72
4276223.11
4276193.39
4276110.96
4276103.53
4276086.91
4276057.54
4276059.31
4276032.07
4276029.59
4276047.99
4276034.55
4276047.99
4276852.79
4276809.98
4276783.8

0.001599
0.001561
0.001492
0.001489
0.001452
0.001417
0.001439
0.001508
0.001482
0.001533
0.001423
0.001384
0.001284
0.001207
0.001409
0.001166
0.001458
0.001345
0.001287
0.001483
0.001579
0.001573
0.001368
0.001299
0.001136
0.001044
0.00111
0.00095
0.000864
0.00094
0.000958
0.000794
0.00083
0.000782
0.000816
0.000864
0.0009
0.000972
0.004275
0.003578
0.00379

0.001122
0.001012
0.000993
0.000979
0.000951
0.000929
0.000993
0.001034
0.001037
0.001079
0.001
0.00097
0.000895
0.000842
0.001002
0.000823
0.001041
0.00096
0.000918
0.001062
0.001131
0.001127
0.000979
0.000929
0.00081
0.000741
0.000793
0.000676
0.000616
0.000672
0.000686
0.000567
0.000593
0.000559
0.000584
0.000618
0.000644
0.000696
0.003049
0.002547
0.002711

0.002305
0.001813
0.001869
0.001802
0.001736
0.001703
0.001988
0.002047
0.002121
0.002228
0.002057
0.00199
0.001817
0.001713
0.002103
0.001706
0.002193
0.002024
0.001933
0.002246
0.002396
0.00239
0.00207
0.001962
0.001701
0.001549
0.001671
0.001416
0.001298
0.001418
0.00145
0.001196
0.001252
0.00118
0.001233
0.001306
0.001363
0.001475
0.006416
0.005346
0.005728

0.00046
0.00036
0.00037
0.00036
0.00035
0.00034
0.00040
0.00041
0.00042
0.00045
0.00041
0.00040
0.00036
0.00034
0.00042
0.00034
0.00044
0.00040
0.00039
0.00045
0.00048
0.00048
0.00041
0.00039
0.00034
0.00031
0.00033
0.00028
0.00026
0.00028
0.00029
0.00024
0.00025
0.00024
0.00025
0.00026
0.00027
0.00029
0.00128
0.00107
0.00115
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0.002305
0.001813
0.001869
0.001802
0.001736
0.001703
0.001988
0.002047
0.002121
0.002228
0.002057
0.00199
0.001817
0.001713
0.002103
0.001706
0.002193
0.002024
0.001933
0.002246
0.002396
0.00239
0.00207
0.001962
0.001701
0.001549
0.001671
0.001416
0.001298
0.001418
0.00145
0.001196
0.001252
0.00118
0.001233
0.001306
0.001363
0.001475
0.006416
0.005346
0.005728

A-95

7.A.p

Packet Pg. 1891

511155.44
511197.19
511240
511290.59
511322.08
511271.92
511269.62
511286.9
511322.05
511347.4
511324.93
511395.79
511433.82
511474.15
511455.71
511396.49
511369.02
511333.22
511305.33
511416.46
511406.83
511400.52
511389.39
511368.34
511356.31
511350.29
511337.96
511320.22
511421.25
511435.82
511407.51
511416.67
511441.65
511428.75
511451.64
511435.82
511462.88
510943.27
510940.61
510936.99
510931.47

4276841.83
4276843.95
4276846.07
4276850.67
4276852.44
4276788.58
4276751.13
4276724.63
4276714.26
4276753.44
4276787.43
4276750.56
4276788.58
4276802.99
4276828.34
4276844.26
4276870.9
4276911.69
4276950.31
4276868.95
4276881.28
4276896.01
4276913.76
4276928.8
4276946.84
4276960.98
4276975.41
4276989.55
4276982.31
4276972.74
4276951.92
4276936.52
4276961.5
4276926.11
4276947.34
4276912.79
4276936.52
4276699.02
4276686.09
4276669.16
4276639.48

0.005152
0.005853
0.006369
0.006694
0.006748
0.005429
0.00483
0.004561
0.004566
0.005115
0.005585
0.005054
0.005398
0.005332
0.00574
0.006341
0.006952
0.008016
0.009228
0.006585
0.006859
0.007162
0.007594
0.008117
0.008654
0.009074
0.009616
0.010273
0.008488
0.008057
0.008107
0.007695
0.007765
0.007359
0.007382
0.007058
0.007057
0.0018
0.001754
0.001695
0.001609

0.003694
0.004203
0.004577
0.004813
0.004852
0.003902
0.003471
0.003278
0.003282
0.003678
0.004015
0.003634
0.003882
0.003835
0.004129
0.004561
0.005
0.005765
0.006636
0.004737
0.004934
0.005152
0.005462
0.005838
0.006225
0.006526
0.006917
0.007389
0.006106
0.005795
0.005832
0.005535
0.005586
0.005294
0.00531
0.005077
0.005076
0.001219
0.001187
0.001145
0.001082

0.007835
0.008936
0.009742
0.010251
0.010337
0.008307
0.007387
0.006977
0.006989
0.007834
0.008553
0.007744
0.008273
0.008173
0.008799
0.009718
0.010654
0.012284
0.01414
0.010095
0.010514
0.010979
0.01164
0.012442
0.013265
0.013909
0.01474
0.015746
0.013013
0.012352
0.012429
0.011796
0.011905
0.011282
0.011317
0.01082
0.010819
0.002365
0.002296
0.00221
0.002072

0.00157
0.00179
0.00195
0.00205
0.00207
0.00166
0.00148
0.00140
0.00140
0.00157
0.00171
0.00155
0.00165
0.00163
0.00176
0.00194
0.00213
0.00246
0.00283
0.00202
0.00210
0.00220
0.00233
0.00249
0.00265
0.00278
0.00295
0.00315
0.00260
0.00247
0.00249
0.00236
0.00238
0.00226
0.00226
0.00216
0.00216
0.00047
0.00046
0.00044
0.00041
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0.007835
0.008936
0.009742
0.010251
0.010337
0.008307
0.007387
0.006977
0.006989
0.007834
0.008553
0.007744
0.008273
0.008173
0.008799
0.009718
0.010654
0.012284
0.01414
0.010095
0.010514
0.010979
0.01164
0.012442
0.013265
0.013909
0.01474
0.015746
0.013013
0.012352
0.012429
0.011796
0.011905
0.011282
0.011317
0.01082
0.010819
0.002365
0.002296
0.00221
0.002072

A-96

7.A.p

Packet Pg. 1892

510924.06
510637
510548.73
510547.21
510551.25
510650.62
510672.82
510685.93
510709.64
510551.75
510585.55
510681.05
510602.09
510585.34
510520.14
510477.07
510525.39
510511.13
510485.63
510439.39
510369.82
510394.07
510368.35
510301.12
510299.29
510267.33
510193.12
510147.56
510241.24
510316.19
510275.41
510322.06
510168.14
510109.73
510170.34
510264.36
510199.1
510157.61
510201.26
510259.18
510308.02

4276619.89
4276777.21
4276774.18
4276898.28
4276958.3
4277053.14
4277035.48
4277000.17
4277123.25
4277065.75
4277002.69
4277526.3
4277543.05
4277602.27
4277627.4
4277653.12
4277547.1
4277494.37
4277496.53
4277515.55
4277592.96
4277635.94
4277565.04
4277596.64
4277636.31
4277553.29
4277549.61
4277487.9
4277332.5
4277344.99
4277252.05
4277228.54
4277155.06
4277094.81
4277081.59
4276914.24
4276903.44
4276829.53
4276808.79
4276827.37
4276868.86

0.001512
0.000639
0.000502
0.000446
0.000407
0.000544
0.000621
0.000698
0.000656
0.000353
0.000432
0.00098
0.000646
0.000694
0.000563
0.000522
0.000465
0.000392
0.000365
0.000342
0.000365
0.000414
0.000346
0.000312
0.000323
0.000277
0.00024
0.000219
0.00021
0.000244
0.000201
0.000212
0.000161
0.000135
0.000149
0.000191
0.000164
0.000159
0.000179
0.000205
0.000225

0.00102
0.000458
0.00036
0.00032
0.000292
0.00039
0.000445
0.0005
0.000469
0.000253
0.00031
0.000704
0.000464
0.000499
0.000404
0.000375
0.000334
0.000281
0.000262
0.000245
0.000262
0.000297
0.000248
0.000224
0.000232
0.000199
0.000172
0.000157
0.00015
0.000175
0.000144
0.000152
0.000115
9.69E 05
0.000107
0.000137
0.000118
0.000114
0.000129
0.000147
0.000161

0.001965
0.000971
0.000765
0.000678
0.000618
0.000825
0.000943
0.001058
0.000994
0.000536
0.000656
0.001496
0.000985
0.00106
0.00086
0.000796
0.000709
0.000596
0.000556
0.00052
0.000557
0.000631
0.000527
0.000475
0.000492
0.000422
0.000365
0.000334
0.000319
0.000371
0.000306
0.000322
0.000245
0.000205
0.000226
0.000291
0.00025
0.000241
0.000273
0.000312
0.000342

0.00039
0.00019
0.00015
0.00014
0.00012
0.00017
0.00019
0.00021
0.00020
0.00011
0.00013
0.00030
0.00020
0.00021
0.00017
0.00016
0.00014
0.00012
0.00011
0.00010
0.00011
0.00013
0.00011
0.00009
0.00010
0.00008
0.00007
0.00007
0.00006
0.00007
0.00006
0.00006
0.00005
0.00004
0.00005
0.00006
0.00005
0.00005
0.00005
0.00006
0.00007
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0.001965
0.000971
0.000765
0.000678
0.000618
0.000825
0.000943
0.001058
0.000994
0.000536
0.000656
0.001496
0.000985
0.00106
0.00086
0.000796
0.000709
0.000596
0.000556
0.00052
0.000557
0.000631
0.000527
0.000475
0.000492
0.000422
0.000365
0.000334
0.000319
0.000371
0.000306
0.000322
0.000245
0.000205
0.000226
0.000291
0.00025
0.000241
0.000273
0.000312
0.000342

A-97

7.A.p

Packet Pg. 1893

510330.92
510353.4
510358.58
510463.34
510416.09
510411.3
510422.67
510452.36
510518.97
510563.21
510600.33
510571.86
510522.02
510525.92
510468.25
510476.7
510425.26
510398.44
510371.12
510328.51
510339.9
510329.33
511060.04
511053.55
511449.69
511463.6
511584.5
511579.17
511643.38
511658.54
511473.56
510844.05
510819
510812.25
510766.27
510788.08
510862.95
510849.39
510838.19

4276810.08
4276998.95
4276903.01
4276900.64
4276851.59
4276825.86
4276746.9
4276669.61
4276678.76
4276656.9
4276627.41
4276593.85
4276624.36
4276534.3
4276503.81
4276581.69
4276527.32
4276557.45
4276602
4276635.8
4276656.37
4276697.73
4278365.13
4278281.17
4278012.31
4278021.57
4278030.79
4278016.57
4278010.53
4277976.09
4278066.24
4276334.61
4276360.66
4276338.82
4276358.28
4276480.9
4276608.23
4276591.14
4276539.85

0.000256
0.000224
0.000251
0.000348
0.000318
0.000321
0.000356
0.000395
0.000459
0.000497
0.000526
0.000482
0.000448
0.000421
0.000374
0.000401
0.000357
0.000347
0.000331
0.000297
0.000302
0.000285
0.003363
0.004017
0.00735
0.006762
0.004209
0.004429
0.003625
0.003666
0.005691
0.00076
0.000739
0.000711
0.000655
0.000776
0.001135
0.001065
0.000965

0.000183
0.00016
0.00018
0.00025
0.000228
0.000231
0.000255
0.000283
0.000329
0.000357
0.000377
0.000346
0.000322
0.000302
0.000269
0.000288
0.000257
0.000249
0.000238
0.000213
0.000217
0.000204
0.002416
0.002888
0.005248
0.004834
0.003019
0.003177
0.002602
0.002632
0.00407
0.00054
0.000526
0.000507
0.000468
0.000553
0.000799
0.000752
0.000682

0.000389
0.00034
0.000382
0.000529
0.000484
0.00049
0.000543
0.000602
0.000699
0.000758
0.000801
0.000734
0.000683
0.000642
0.000571
0.000612
0.000545
0.00053
0.000506
0.000453
0.000461
0.000434
0.005142
0.00615
0.011065
0.010208
0.00641
0.006745
0.00553
0.005595
0.008603
0.001129
0.001105
0.001068
0.00099
0.001162
0.00165
0.00156
0.001416

0.00008
0.00007
0.00008
0.00011
0.00010
0.00010
0.00011
0.00012
0.00014
0.00015
0.00016
0.00015
0.00014
0.00013
0.00011
0.00012
0.00011
0.00011
0.00010
0.00009
0.00009
0.00009
0.00103
0.00123
0.00221
0.00204
0.00128
0.00135
0.00111
0.00112
0.00172
0.00023
0.00022
0.00021
0.00020
0.00023
0.00033
0.00031
0.00028
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0.000389
0.00034
0.000382
0.000529
0.000484
0.00049
0.000543
0.000602
0.000699
0.000758
0.000801
0.000734
0.000683
0.000642
0.000571
0.000612
0.000545
0.00053
0.000506
0.000453
0.000461
0.000434
0.005142
0.00615
0.011065
0.010208
0.00641
0.006745
0.00553
0.005595
0.008603
0.001129
0.001105
0.001068
0.00099
0.001162
0.00165
0.00156
0.001416

A-98

7.A.p

Packet Pg. 1894

Site Preparation
Paving

Construction Activity

2019

0.000E+00
0.000E+00
0.000E+00

Offsite Project Emissions Along Roadway Segment
North on Healdsburg Avenue to US 101 (tons/year)
South on Healdsburg Avenue to US 101 (tons/year)
Total Offsite Emissions Along Segments (tons/year)

2.540E 01
2.540E 01
4.215E 07
2.542E 01

Onsite PM2.5 Emissions (tons/year)
Total PM2.5 Onsite Emissions (tons/year)
Onsite PM2.5 Emissions (g/m2 sec)

Total PM2.5 (tons/year)

0.000E+00
0.000E+00
0.000E+00

0.90
0.68

7.3

0.000E+00

Offsite Vendor
Annual PM2.5 Total
Emissions
(tons/year)
0.000E+00
0.000E+00

6.067E 02

Onsite
Annual PM2.5 Total
Emissions
(g/sec)
5.470E 02
5.971E 03

from AERMOD

1.036E 04
7.788E 05
1.815E 04

0.90
0.68

10.8

2.480E 03

Offsite Workers
Annual PM2.5 Total
Emissions
(tons/year)
1.420E 03
1.060E 03

4.215E 07

Onsite
Annual PM2.5 Total
Emissions
(g/m2 sec)
3.800E 07
4.148E 08

132 working days starting 7/1/2019

Unmitigated

2.480E 03
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1.036E 04
2.476E 05
7.788E 05
1.860E 05
1.815E 04
4.336E 05

North Road Segment Total Offsite Project PM2.5 Emissions (tons/year)
North Road Segment Total Offsite Project PM2.5 Emissions (grams/sec)
South Road Segment Total Offsite Project PM2.5 Emissions (tons/year)
South Road Segment Total Offsite Project PM2.5 Emissions (grams/sec)
Total Offsite Project PM2.5 Emissions (tons/year)
Total Offsite Project PM2.5 Emissions (grams/sec)

Offsite Emissions Along Roadway Segment Analyzed

0.90
0.68

Offsite Project Trip Distance Along Roadway Segment
North on Healdsburg Avenue to US 101 (mi)
South on Healdsburg Avenue to US 101 (mi)

0.000E+00

Offsite Hauling
Annual PM2.5 Total
Emissions
(tons/year)
0.000E+00
0.000E+00

2.540E 01

20.0

Total

Onsite
Annual PM2.5 Total
Emissions
(tons/year)
2.290E 01
2.500E 02

143,942.0

2019
8 hours/day
5 days/week
26.4 weeks/year
1056 hours/year

Trip Distance assumed in CalEEMod (mi)

Total (tons/year)

Site Preparation
Paving

Construction Activity

Offsite Construction Vehicle PM2.5 Emissions

2019

Onsite Construction PM2.5 Emissions

Onsite Construction Area Source Size (m2):

Construction Schedule

Construction Annual PM2.5 Total (Exhaust + Fugitive Dust)

North Entry Area Plan Project

A-99

7.A.p

Packet Pg. 1895

Building Construction (2020)

Construction Activity

2020

0.000E+00

Total Offsite Emissions Along Segments (tons/year)

5.596E 04
3.494E 03
4.205E 04
8.145E 03
9.801E 04
1.376E 01
1.376E 01
1.150E 07
1.457E 01

North Road Segment Total Offsite Project PM2.5 Emissions (grams/sec)

South Road Segment Total Offsite Project PM2.5 Emissions (tons/year)

South Road Segment Total Offsite Project PM2.5 Emissions (grams/sec)

Total Offsite Project PM2.5 Emissions (tons/year)

Total Offsite Project PM2.5 Emissions (grams/sec)

Onsite PM2.5 Emissions (tons/year)
Total PM2.5 Onsite Emissions (tons/year)
Onsite PM2.5 Emissions (g/m2 sec)

Total PM2.5 (tons/year)

2.252E 03

1.286E 03
9.663E 04

0.90
0.68

7.3

2.080E 02

Offsite Vendor
Annual PM2.5 Total
Emissions
(tons/year)
2.080E 02

1.656E 02

Onsite
Annual PM2.5 Total
Emissions
(g/sec)
1.656E 02

from AERMOD

262 working days in 2020

Unmitigated

5.892E 03

3.364E 03
2.528E 03

0.90
0.68

10.8

8.050E 02

Offsite Workers
Annual PM2.5 Total
Emissions
(tons/year)
8.050E 02

1.150E 07

Onsite
Annual PM2.5 Total
Emissions
(g/m2 sec)
1.150E 07

1.013E 01
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4.650E 03

North Road Segment Total Offsite Project PM2.5 Emissions (tons/year)

Offsite Emissions Along Roadway Segment Analyzed

0.000E+00
0.000E+00

Offsite Project Emissions Along Roadway Segment
North on Healdsburg Avenue to US 101 (tons/year)
South on Healdsburg Avenue to US 101 (tons/year)

0.90
0.68

Offsite Project Trip Distance Along Roadway Segment
North on Healdsburg Avenue to US 101 (mi)
South on Healdsburg Avenue to US 101 (mi)

0.000E+00

Offsite Hauling
Annual PM2.5 Total
Emissions
(tons/year)
0.000E+00

1.376E 01

Onsite
Annual PM2.5 Total
Emissions
(tons/year)
1.376E 01

143,942.0

hours/day
days/week
weeks/year
hours/year

20.0

Total

2020
8
5
52.4
2096

Trip Distance assumed in CalEEMod (mi)

Total (tons/year)

Building Construction (2020)

Construction Activity

Offsite Construction Vehicle PM2.5 Emissions

2020

Onsite Construction PM2.5 Emissions

Onsite Construction Area Source Size (m2):

Construction Schedule

Construction Annual DPM Emissions (as PM2.5 Exhaust)

North Entry Area Plan Project

A-100

7.A.p

Packet Pg. 1896

2021

0.000E+00
0.000E+00
0.000E+00

Offsite Project Emissions Along Roadway Segment
North on Healdsburg Avenue to US 101 (tons/year)
South on Healdsburg Avenue to US 101 (tons/year)
Total Offsite Emissions Along Segments (tons/year)

3.214E 04
6.202E 03
7.492E 04
9.872E 02
9.872E 02
8.285E 08
1.049E 01

Total Offsite Project PM2.5 Emissions (tons/year)

Total Offsite Project PM2.5 Emissions (grams/sec)

Onsite PM2.5 Emissions (tons/year)
Total Onsite PM2.5 Emissions (tons/year)
Onsite PM2.5 Emissions (g/m2 sec)

Total PM2.5 (tons/year)

8.471E 04
6.365E 04
1.484E 03

0.90
0.68

7.3

1.370E 02

Offsite Vendor
Annual PM2.5 Total
Emissions
(tons/year)
1.370E 02
0.000E+00
0.000E+00

1.192E 02

Onsite
Annual PM2.5 Total
Emissions
(g/sec)
1.094E 02
7.538E 04
2.271E 04

from AERMOD

261 working days in 2021

Unmitigated

2.694E 03
2.025E 03
4.719E 03

0.90
0.68

10.8

6.447E 02

Offsite Workers
Annual PM2.5 Total
Emissions
(tons/year)
6.170E 02
3.200E 04
2.450E 03

8.285E 08

Onsite
Annual PM2.5 Total
Emissions
(g/m2 sec)
7.603E 08
5.237E 09
1.578E 09

7.817E 02
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2.661E 03

4.278E 04

North Road Segment Total Offsite Project PM2.5
Emissions (tons/year)
North Road Segment Total Offsite Project PM2.5
Emissions (grams/sec)
South Road Segment Total Offsite Project PM2.5
Emissions (tons/year)
South Road Segment Total Offsite Project PM2.5
Emissions (grams/sec)
3.541E 03

0.90
0.68

Offsite Emissions Along Roadway Segment Analyzed

20.0

0.000E+00

Offsite Hauling
Annual PM2.5 Total
Emissions
(tons/year)
0.000E+00
0.000E+00
0.000E+00

9.872E 02

Onsite
Annual PM2.5 Total
Emissions
(tons/year)
9.060E 02
6.240E 03
1.880E 03

143,942.0

hours/day
days/week
weeks/year
hours/year

Offsite Project Trip Distance Along Roadway Segment
North on Healdsburg Avenue to US 101 (mi)
South on Healdsburg Avenue to US 101 (mi)

2021
8
5
52.2
2088

Trip Distance assumed in CalEEMod (mi)

Total (tons/year)

Building Construction (2021)
Paving
Architectural Coating

Construction Activity

Total

Building Construction (2021)
Paving
Architectural Coating

Construction Activity

Offsite Construction Vehicle PM2.5 Emissions

2021

Onsite Construction PM2.5 Emissions

Onsite Construction Area Source Size (m2):

Construction Schedule

Construction Annual PM2.5 Total (Exhaust + Fugitive Dust)

North Entry Area Plan Project

A-101

7.A.p

Packet Pg. 1897

X
(m)
511141.17
511177.3
511115.23
511127.93
511112.48
511152.66
511185.29
511245.73
511278.7
511308.58
511319.91
511336.05
511350.3
511371.36
511359.18
511380.24
511370.17
511391.78
511417.05
511377.68
511400.94
511412.84
511437.57
511426.67
511447.91
511458.35
511467.33
511477.22
511488.57
511498.09
511388.39
511399.38
511400.53
511340.62
511345.14
511364.54
511209.12
511176.13
511219.65
511196.49
511003.4
510998.1
511028.47
511051.99
511131.57
511001.84
511001.84
511020.22

Y
(m)
4277077.82
4277063.56
4277044.7
4277027.53
4276990.1
4277006.58
4276993.19
4277021.01
4277033.03
4277036.12
4277044.7
4277053.98
4277017.64
4277040.35
4277004.82
4277027.53
4276993.1
4277015.07
4277042.36
4276982.47
4277005
4276995.66
4277020.75
4277032.47
4277011.04
4276998.96
4276989.25
4276977.16
4276969.65
4276955.18
4276972.03
4276962.14
4278315.27
4278311.18
4278296.52
4278312.47
4276947.27
4276927.62
4276925.86
4276892.17
4276731.86
4276717.84
4276724.85
4276724.69
4276736.84
4276671.43
4276650.09
4276632.96

Onsite
Annual PM2.5 Total
w/Actual Emissions
(ug/m3)
0.06068
0.05751
0.04382
0.04098
0.03060
0.03920
0.03917
0.04528
0.04587
0.04438
0.04484
0.04485
0.03898
0.04002
0.03700
0.03788
0.03514
0.03576
0.03617
0.03370
0.03418
0.03258
0.03264
0.03447
0.03115
0.02960
0.02840
0.02709
0.02600
0.02475
0.03219
0.03080
0.01328
0.01473
0.01515
0.01421
0.03289
0.02802
0.03060
0.02553
0.00737
0.00701
0.00794
0.00864
0.01213
0.00645
0.00618
0.00631

Offsite North Segment
Annual PM2.5 Total
w/Unit Emissions
(ug/m3)
0.10570
0.12313
0.08728
0.08936
0.07821
0.09637
0.10786
0.14969
0.18097
0.20876
0.22776
0.25484
0.22730
0.27084
0.22212
0.26205
0.21948
0.25569
0.30058
0.21522
0.25031
0.24678
0.28104
0.29152
0.27302
0.26299
0.25546
0.24638
0.24158
0.23157
0.21301
0.21101
2.07337
5.39671
5.28159
3.42120
0.10628
0.09037
0.10489
0.09036
0.04183
0.04082
0.04393
0.04636
0.05827
0.03941
0.03862
0.03930

4.21469E 07
2.47551E 05
1.86008E 05

2019

Offsite North Segment
Annual PM2.5 Total
w/Actual Emissions
(ug/m3)
2.61661E 06
3.04810E 06
2.16063E 06
2.21212E 06
1.93610E 06
2.38565E 06
2.67009E 06
3.70559E 06
4.47993E 06
5.16788E 06
5.63822E 06
6.30859E 06
5.62683E 06
6.70467E 06
5.49860E 06
6.48707E 06
5.43325E 06
6.32963E 06
7.44089E 06
5.32779E 06
6.19645E 06
6.10906E 06
6.95717E 06
7.21661E 06
6.75864E 06
6.51034E 06
6.32394E 06
6.09916E 06
5.98034E 06
5.73254E 06
5.27308E 06
5.22357E 06
5.13265E 05
1.33596E 04
1.30746E 04
8.46922E 05
2.63097E 06
2.23712E 06
2.59656E 06
2.23687E 06
1.03551E 06
1.01050E 06
1.08749E 06
1.14765E 06
1.44248E 06
9.75599E 07
9.56042E 07
9.72876E 07

Unmitigated at Sensitive Receptors

Offsite South Segment
Annual PM2.5 Total
w/Unit Emissions
(ug/m3)
3.61480
2.21847
4.28994
3.28742
3.46104
2.25686
1.59504
1.13766
0.95695
0.79668
0.75252
0.68436
0.58893
0.52655
0.54667
0.49100
0.50372
0.45199
0.39442
0.47617
0.42455
0.39383
0.34754
0.37124
0.32709
0.30813
0.29293
0.27761
0.26185
0.24954
0.44313
0.41336
0.06912
0.07837
0.07891
0.07473
1.17553
1.45589
1.03479
1.13906
10.36559
11.09401
5.45369
3.62046
1.43418
7.70438
6.91395
4.41557

Offsite South Segment
Annual PM2.5 Total
w/Actual Emissions
(ug/m3)
6.72383E 05
4.12654E 05
7.97964E 05
6.11487E 05
6.43782E 05
4.19795E 05
2.96691E 05
2.11614E 05
1.78001E 05
1.48189E 05
1.39975E 05
1.27297E 05
1.09546E 05
9.79426E 06
1.01685E 05
9.13300E 06
9.36961E 06
8.40739E 06
7.33654E 06
8.85715E 06
7.89698E 06
7.32556E 06
6.46453E 06
6.90537E 06
6.08414E 06
5.73147E 06
5.44874E 06
5.16377E 06
4.87063E 06
4.64165E 06
8.24258E 06
7.68884E 06
1.28569E 06
1.45775E 06
1.46779E 06
1.39004E 06
2.18658E 05
2.70808E 05
1.92479E 05
2.11875E 05
1.92809E 04
2.06358E 04
1.01443E 04
6.73435E 05
2.66769E 05
1.43308E 04
1.28605E 04
8.21332E 05
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Onsite
Annual PM2.5 Total
w/Unit Emissions
(ug/m3)
143983.886
136457.4435
103975.2279
97231.93682
72604.83919
93009.69074
92931.53969
107435.162
108845.3984
105295.8119
106378.1768
106408.4588
92493.80929
94945.63707
87778.85979
89879.00693
83365.94118
84842.8157
85822.77667
79967.90391
81099.08236
77289.28017
77445.41324
81781.97923
73902.85569
70224.72977
67391.86781
64273.83517
61680.44219
58721.04041
76385.135
73074.91722
31520.27527
34958.6277
35942.99635
33720.90116
78040.32853
66485.68848
72609.36368
60574.16495
17485.25777
16641.23692
18832.09233
20504.85085
28773.53077
15298.95685
14660.14888
14965.76141

Annual Average Onsite PM2.5 Total Emission Rate (grams/m2/sec):
Annual Average Offsite PM2.5 Total Emission Rate North Road Segment (grams/sec):
Annual Average Offsite PM2.5 Total Emission Rate South Road Segment (grams/sec):

Construction Annual PM2.5 Total (Exhaust + Fugitive Dust)

North Entry Area Plan Project

Total
Annual PM2.5 Total
(ug/m3)
0.06075
0.05756
0.04390
0.04104
0.03067
0.03925
0.03920
0.04531
0.04590
0.04440
0.04485
0.04487
0.03900
0.04003
0.03701
0.03790
0.03515
0.03577
0.03619
0.03372
0.03419
0.03259
0.03265
0.03448
0.03116
0.02961
0.02842
0.02710
0.02601
0.02476
0.03221
0.03081
0.01334
0.01487
0.01528
0.01430
0.03292
0.02805
0.03062
0.02555
0.00756
0.00722
0.00804
0.00871
0.01216
0.00659
0.00631
0.00639

A-102

7.A.p

Packet Pg. 1898

511038.75
511039.53
511082.2
511107.74
511082.67
511110.54
511127.99
511125.03
511144.81
511150.72
511169.1
511171.75
510972.24
510970.09
510968.79
510965.99
510988.84
510985.39
511025.27
511039.72
511021.39
511014.5
511041.66
511034.33
510959.53
510971.81
510964.91
510962.11
510962.54
511001.78
510995.74
511026.57
511041.44
511034.33
511029.15
511013.2
511012.5
511077.94
511037.26
511102.71
511104.83
511099.17
511149.05
511175.94
511200.71
511144.81
511132.43
511089.62
511056.01
511114.38
511056.01
511065.21
511120.4
511146.58
511054.6
511079.71
511063.79
511091.03
511112.26
511148.35
511187.26
511099.18

4276665.82
4276636.23
4276682.64
4276673.92
4276634.05
4276628.29
4276630.94
4276675.95
4276679.06
4276637.95
4276687.47
4276641.37
4276568.62
4276558.27
4276547.92
4276537.57
4276570.99
4276561.72
4276572.93
4276569.26
4276549
4276530.03
4276545.12
4276536.5
4276510.2
4276510.84
4276497.69
4276476.57
4276462.34
4276503.3
4276530.46
4276504.16
4276504.59
4276471.61
4276461.26
4276427.63
4276387.62
4276401.42
4276343.4
4276389.03
4276341.98
4276325
4276347.29
4276353.3
4276325.35
4276305.9
4276291.39
4276270.16
4276256.72
4276223.11
4276193.39
4276110.96
4276103.53
4276086.91
4276057.54
4276059.31
4276032.07
4276029.59
4276047.99
4276034.55
4276047.99
4276852.79

0.00722
0.00680
0.00876
0.00943
0.00790
0.00856
0.00911
0.01009
0.01088
0.00994
0.01202
0.01063
0.00488
0.00476
0.00467
0.00456
0.00512
0.00499
0.00570
0.00594
0.00539
0.00511
0.00572
0.00549
0.00431
0.00444
0.00428
0.00413
0.00405
0.00473
0.00487
0.00505
0.00530
0.00490
0.00474
0.00433
0.00408
0.00501
0.00406
0.00523
0.00482
0.00460
0.00535
0.00571
0.00570
0.00493
0.00467
0.00405
0.00369
0.00398
0.00337
0.00309
0.00338
0.00345
0.00285
0.00298
0.00281
0.00294
0.00311
0.00325
0.00351
0.01528

0.04241
0.04126
0.04799
0.05082
0.04586
0.04863
0.05063
0.05318
0.05587
0.05340
0.05940
0.05566
0.03388
0.03343
0.03307
0.03263
0.03494
0.03443
0.03746
0.03867
0.03635
0.03528
0.03798
0.03703
0.03157
0.03221
0.03151
0.03084
0.03051
0.03368
0.03411
0.03531
0.03659
0.03495
0.03424
0.03238
0.03139
0.03588
0.03157
0.03665
0.03479
0.03383
0.03688
0.03851
0.03885
0.03501
0.03385
0.03116
0.02960
0.03051
0.02779
0.02597
0.02723
0.02774
0.02456
0.02512
0.02421
0.02476
0.02572
0.02665
0.02862
0.06097

1.04986E 06
1.02140E 06
1.18800E 06
1.25805E 06
1.13527E 06
1.20384E 06
1.25335E 06
1.31648E 06
1.38307E 06
1.32192E 06
1.47045E 06
1.37787E 06
8.38703E 07
8.27563E 07
8.18651E 07
8.07759E 07
8.64943E 07
8.52318E 07
9.27326E 07
9.57280E 07
8.99848E 07
8.73360E 07
9.40199E 07
9.16681E 07
7.81519E 07
7.97362E 07
7.80033E 07
7.63447E 07
7.55278E 07
8.33752E 07
8.44397E 07
8.74103E 07
9.05789E 07
8.65191E 07
8.47615E 07
8.01570E 07
7.77063E 07
8.88213E 07
7.81519E 07
9.07275E 07
8.61230E 07
8.37465E 07
9.12968E 07
9.53319E 07
9.61736E 07
8.66676E 07
8.37960E 07
7.71369E 07
7.32751E 07
7.55278E 07
6.87944E 07
6.42890E 07
6.74081E 07
6.86707E 07
6.07985E 07
6.21848E 07
5.99321E 07
6.12936E 07
6.36701E 07
6.59723E 07
7.08491E 07
1.50932E 06

3.65875
3.28189
2.12660
1.56697
1.84176
1.35728
1.16489
1.32193
1.10849
0.97630
0.91319
0.83989
9.54637
9.54705
9.43642
9.71816
6.39917
6.63621
3.34471
2.70022
3.29799
3.46454
2.46950
2.67823
10.39956
7.51261
8.60838
8.77969
8.40283
3.95213
4.76764
2.73723
2.24825
2.29624
2.39894
2.76506
2.49610
1.08085
1.50148
0.81719
0.75030
0.77304
0.57549
0.50859
0.43864
0.55751
0.59536
0.77746
0.95458
0.60427
0.75506
0.50692
0.43630
0.38991
0.40757
0.40189
0.36597
0.35654
0.36905
0.33555
0.32419
2.73272

6.80558E 05
6.10459E 05
3.95565E 05
2.91469E 05
3.42583E 05
2.52465E 05
2.16679E 05
2.45890E 05
2.06188E 05
1.81600E 05
1.69861E 05
1.56226E 05
1.77570E 04
1.77583E 04
1.75525E 04
1.80766E 04
1.19030E 04
1.23439E 04
6.22144E 05
5.02263E 05
6.13453E 05
6.44433E 05
4.59347E 05
4.98173E 05
1.93440E 04
1.39741E 04
1.60123E 04
1.63309E 04
1.56300E 04
7.35129E 05
8.86820E 05
5.09147E 05
4.18193E 05
4.27120E 05
4.46223E 05
5.14324E 05
4.64295E 05
2.01047E 05
2.79288E 05
1.52004E 05
1.39562E 05
1.43792E 05
1.07046E 05
9.46019E 06
8.15907E 06
1.03701E 05
1.10742E 05
1.44614E 05
1.77560E 05
1.12399E 05
1.40447E 05
9.42913E 06
8.11554E 06
7.25265E 06
7.58114E 06
7.47549E 06
6.80734E 06
6.63194E 06
6.86463E 06
6.24151E 06
6.03020E 06
5.08308E 05
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17128.83818
16131.45345
20780.84991
22370.66526
18746.68195
20320.80244
21621.53405
23930.36538
25818.26761
23579.15768
28507.89733
25220.86774
11568.08874
11298.68078
11077.3509
10821.04958
12157.67891
11847.34955
13512.5005
14102.822
12778.73034
12131.16781
13560.36389
13022.60854
10217.44197
10541.47934
10163.24282
9790.88103
9600.26695
11224.75587
11558.75287
11984.217
12586.84033
11620.82701
11244.09167
10262.13952
9676.90458
11884.14304
9637.69105
12397.95028
11437.87769
10925.08253
12694.79532
13546.70775
13512.67035
11698.19309
11088.1227
9616.49427
8756.95504
9443.54656
8002.83273
7336.19912
8016.59744
8194.94708
6759.702
7076.92219
6672.52543
6970.60315
7381.01889
7701.73467
8335.34946
36262.85763

0.00729
0.00686
0.00880
0.00946
0.00794
0.00859
0.00914
0.01011
0.01090
0.00996
0.01203
0.01065
0.00505
0.00494
0.00485
0.00474
0.00524
0.00512
0.00576
0.00600
0.00545
0.00518
0.00576
0.00554
0.00450
0.00458
0.00444
0.00429
0.00420
0.00481
0.00496
0.00510
0.00535
0.00494
0.00478
0.00438
0.00413
0.00503
0.00409
0.00524
0.00484
0.00462
0.00536
0.00572
0.00570
0.00494
0.00469
0.00407
0.00371
0.00399
0.00339
0.00310
0.00339
0.00346
0.00286
0.00299
0.00282
0.00295
0.00312
0.00325
0.00352
0.01534

A-103

7.A.p

Packet Pg. 1899

511091.4
511126.42
511155.44
511197.19
511240
511290.59
511322.08
511271.92
511269.62
511286.9
511322.05
511347.4
511324.93
511395.79
511433.82
511474.15
511455.71
511396.49
511369.02
511333.22
511305.33
511416.46
511406.83
511400.52
511389.39
511368.34
511356.31
511350.29
511337.96
511320.22
511421.25
511435.82
511407.51
511416.67
511441.65
511428.75
511451.64
511435.82
511462.88
510943.27
510940.61
510936.99
510931.47
510924.06
510637
510548.73
510547.21
510551.25
510650.62
510672.82
510685.93
510709.64
510551.75
510585.55
510681.05
510602.09
510585.34
510520.14
510477.07
510525.39
510511.13
510485.63

4276809.98
4276783.8
4276841.83
4276843.95
4276846.07
4276850.67
4276852.44
4276788.58
4276751.13
4276724.63
4276714.26
4276753.44
4276787.43
4276750.56
4276788.58
4276802.99
4276828.34
4276844.26
4276870.9
4276911.69
4276950.31
4276868.95
4276881.28
4276896.01
4276913.76
4276928.8
4276946.84
4276960.98
4276975.41
4276989.55
4276982.31
4276972.74
4276951.92
4276936.52
4276961.5
4276926.11
4276947.34
4276912.79
4276936.52
4276699.02
4276686.09
4276669.16
4276639.48
4276619.89
4276777.21
4276774.18
4276898.28
4276958.3
4277053.14
4277035.48
4277000.17
4277123.25
4277065.75
4277002.69
4277526.3
4277543.05
4277602.27
4277627.4
4277653.12
4277547.1
4277494.37
4277496.53

0.01273
0.01365
0.01867
0.02129
0.02321
0.02442
0.02463
0.01979
0.01760
0.01662
0.01665
0.01867
0.02038
0.01845
0.01971
0.01947
0.02097
0.02316
0.02539
0.02927
0.03369
0.02405
0.02505
0.02616
0.02774
0.02965
0.03161
0.03314
0.03512
0.03752
0.03101
0.02943
0.02961
0.02811
0.02837
0.02688
0.02696
0.02578
0.02578
0.00563
0.00546
0.00526
0.00493
0.00467
0.00231
0.00182
0.00162
0.00147
0.00197
0.00225
0.00252
0.00237
0.00128
0.00156
0.00357
0.00235
0.00253
0.00205
0.00190
0.00169
0.00142
0.00132

0.05633
0.06095
0.07265
0.08237
0.09264
0.10763
0.11864
0.08881
0.08183
0.08118
0.08693
0.10040
0.10218
0.11125
0.13204
0.14680
0.15313
0.14213
0.14308
0.14515
0.14949
0.16026
0.16290
0.16815
0.17322
0.17157
0.17585
0.18134
0.18321
0.18105
0.23784
0.23446
0.20707
0.19987
0.22696
0.19730
0.21873
0.19108
0.21349
0.03578
0.03529
0.03464
0.03355
0.03261
0.02333
0.01992
0.01931
0.01907
0.02333
0.02459
0.02559
0.02656
0.01934
0.02016
0.02458
0.01947
0.01909
0.01762
0.01748
0.01695
0.01666
0.01624

1.39445E 06
1.50882E 06
1.79846E 06
2.03908E 06
2.29331E 06
2.66439E 06
2.93695E 06
2.19850E 06
2.02571E 06
2.00962E 06
2.15196E 06
2.48541E 06
2.52948E 06
2.75401E 06
3.26866E 06
3.63405E 06
3.79075E 06
3.51844E 06
3.54196E 06
3.59320E 06
3.70064E 06
3.96725E 06
4.03261E 06
4.16257E 06
4.28808E 06
4.24723E 06
4.35318E 06
4.48909E 06
4.53538E 06
4.48191E 06
5.88775E 06
5.80408E 06
5.12604E 06
4.94780E 06
5.61842E 06
4.88418E 06
5.41468E 06
4.73021E 06
5.28497E 06
8.85738E 07
8.73608E 07
8.57517E 07
8.30534E 07
8.07264E 07
5.77537E 07
4.93122E 07
4.78021E 07
4.72080E 07
5.77537E 07
6.08728E 07
6.33483E 07
6.57496E 07
4.78764E 07
4.99063E 07
6.08480E 07
4.81982E 07
4.72575E 07
4.36185E 07
4.32719E 07
4.19599E 07
4.12420E 07
4.02023E 07

2.68766
1.69417
1.43307
1.02943
0.78070
0.61388
0.53238
0.61714
0.59698
0.53225
0.45006
0.42232
0.48400
0.34479
0.30495
0.26105
0.28682
0.37488
0.43746
0.54734
0.67285
0.35045
0.37023
0.38661
0.41534
0.46995
0.51254
0.54064
0.59246
0.67248
0.37259
0.34276
0.39234
0.36948
0.33053
0.34506
0.31211
0.33053
0.29394
7.08966
7.06600
7.00920
7.10249
6.32988
0.17199
0.10462
0.10491
0.10776
0.17630
0.19881
0.21831
0.22645
0.11248
0.12814
0.14278
0.11026
0.10210
0.08658
0.07903
0.08945
0.08808
0.08254

4.99927E 05
3.15130E 05
2.66563E 05
1.91482E 05
1.45217E 05
1.14187E 05
9.90271E 06
1.14793E 05
1.11043E 05
9.90029E 06
8.37149E 06
7.85550E 06
9.00280E 06
6.41338E 06
5.67232E 06
4.85575E 06
5.33509E 06
6.97308E 06
8.13712E 06
1.01810E 05
1.25156E 05
6.51866E 06
6.88658E 06
7.19126E 06
7.72567E 06
8.74146E 06
9.53367E 06
1.00563E 05
1.10202E 05
1.25087E 05
6.93048E 06
6.37562E 06
7.29785E 06
6.87263E 06
6.14813E 06
6.41840E 06
5.80550E 06
6.14813E 06
5.46753E 06
1.31874E 04
1.31433E 04
1.30377E 04
1.32112E 04
1.17741E 04
3.19916E 06
1.94602E 06
1.95141E 06
2.00442E 06
3.27933E 06
3.69803E 06
4.06075E 06
4.21216E 06
2.09222E 06
2.38351E 06
2.65583E 06
2.05093E 06
1.89914E 06
1.61046E 06
1.47002E 06
1.66384E 06
1.63836E 06
1.53531E 06
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30212.26254
32379.06108
44291.37477
50516.6304
55074.02289
57951.78709
58437.83147
46961.03863
41758.9374
39443.29841
39510.06711
44287.2646
48349.21767
43776.0791
46768.90838
46202.02955
49743.80343
54940.50464
60230.65168
69445.91728
79936.36107
57067.31961
59438.88312
62067.17134
65806.0486
70337.87165
74992.56611
78628.75225
83326.19908
89013.77494
73566.38264
69828.47887
70263.14317
66688.12985
67300.57186
63780.05615
63976.13413
61169.27702
61162.00434
13351.04988
12960.89336
12471.22397
11689.99772
11092.08773
5487.45234
4325.56139
3833.30663
3495.91041
4663.98875
5327.69243
5983.20032
5616.96955
3027.33643
3708.88336
8458.91216
5570.38245
5993.28689
4859.83037
4501.30653
4007.99742
3370.86426
3143.12102

0.01278
0.01368
0.01870
0.02131
0.02323
0.02444
0.02464
0.01981
0.01761
0.01664
0.01666
0.01868
0.02039
0.01846
0.01972
0.01948
0.02097
0.02317
0.02540
0.02928
0.03371
0.02406
0.02506
0.02617
0.02775
0.02966
0.03162
0.03315
0.03513
0.03753
0.03102
0.02944
0.02963
0.02812
0.02838
0.02689
0.02698
0.02579
0.02579
0.00576
0.00559
0.00539
0.00506
0.00479
0.00232
0.00183
0.00162
0.00148
0.00197
0.00225
0.00253
0.00237
0.00128
0.00157
0.00357
0.00235
0.00253
0.00205
0.00190
0.00169
0.00142
0.00133

A-104

7.A.p

Packet Pg. 1900

510439.39
510369.82
510394.07
510368.35
510301.12
510299.29
510267.33
510193.12
510147.56
510241.24
510316.19
510275.41
510322.06
510168.14
510109.73
510170.34
510264.36
510199.1
510157.61
510201.26
510259.18
510308.02
510330.92
510353.4
510358.58
510463.34
510416.09
510411.3
510422.67
510452.36
510518.97
510563.21
510600.33
510571.86
510522.02
510525.92
510468.25
510476.7
510425.26
510398.44
510371.12
510328.51
510339.9
510329.33
511060.04
511053.55
511449.69
511463.6
511584.5
511579.17
511643.38
511658.54
511473.56
510844.05
510819
510812.25
510766.27
510788.08
510862.95
510849.39
510838.19

4277515.55
4277592.96
4277635.94
4277565.04
4277596.64
4277636.31
4277553.29
4277549.61
4277487.9
4277332.5
4277344.99
4277252.05
4277228.54
4277155.06
4277094.81
4277081.59
4276914.24
4276903.44
4276829.53
4276808.79
4276827.37
4276868.86
4276810.08
4276998.95
4276903.01
4276900.64
4276851.59
4276825.86
4276746.9
4276669.61
4276678.76
4276656.9
4276627.41
4276593.85
4276624.36
4276534.3
4276503.81
4276581.69
4276527.32
4276557.45
4276602
4276635.8
4276656.37
4276697.73
4278365.13
4278281.17
4278012.31
4278021.57
4278030.79
4278016.57
4278010.53
4277976.09
4278066.24
4276334.61
4276360.66
4276338.82
4276358.28
4276480.9
4276608.23
4276591.14
4276539.85

0.00124
0.00133
0.00150
0.00125
0.00113
0.00117
0.00100
0.00087
0.00080
0.00076
0.00088
0.00073
0.00077
0.00058
0.00049
0.00054
0.00069
0.00060
0.00058
0.00065
0.00074
0.00081
0.00093
0.00081
0.00091
0.00126
0.00115
0.00117
0.00129
0.00144
0.00167
0.00181
0.00191
0.00175
0.00163
0.00153
0.00136
0.00146
0.00130
0.00126
0.00121
0.00108
0.00110
0.00103
0.01225
0.01465
0.02636
0.02432
0.01527
0.01607
0.01318
0.01333
0.02049
0.00269
0.00263
0.00254
0.00236
0.00277
0.00393
0.00371
0.00337

0.01583
0.01632
0.01675
0.01611
0.01497
0.01491
0.01410
0.01249
0.01176
0.01318
0.01474
0.01292
0.01349
0.01228
0.01127
0.01209
0.01333
0.01223
0.01151
0.01209
0.01307
0.01406
0.01439
0.01509
0.01522
0.01756
0.01640
0.01621
0.01626
0.01678
0.01865
0.01992
0.02086
0.01969
0.01850
0.01795
0.01645
0.01709
0.01570
0.01525
0.01480
0.01403
0.01428
0.01415
0.33054
0.29070
3.08774
2.47126
0.77163
0.81873
0.54131
0.51476
1.91664
0.02347
0.02314
0.02264
0.02149
0.02363
0.02908
0.02813
0.02665

3.91873E 07
4.04003E 07
4.14648E 07
3.98805E 07
3.70584E 07
3.69099E 07
3.49047E 07
3.09191E 07
2.91120E 07
3.26272E 07
3.64890E 07
3.19836E 07
3.33946E 07
3.03993E 07
2.78990E 07
2.99289E 07
3.29986E 07
3.02755E 07
2.84931E 07
2.99289E 07
3.23549E 07
3.48057E 07
3.56226E 07
3.73555E 07
3.76773E 07
4.34700E 07
4.05984E 07
4.01280E 07
4.02518E 07
4.15391E 07
4.61683E 07
4.93122E 07
5.16391E 07
4.87428E 07
4.57969E 07
4.44354E 07
4.07221E 07
4.23065E 07
3.88655E 07
3.77515E 07
3.66376E 07
3.47314E 07
3.53503E 07
3.50285E 07
8.18255E 06
7.19631E 06
7.64373E 05
6.11763E 05
1.91018E 05
2.02677E 05
1.34002E 05
1.27429E 05
4.74466E 05
5.81002E 07
5.72833E 07
5.60456E 07
5.31987E 07
5.84963E 07
7.19878E 07
6.96361E 07
6.59723E 07

0.07364
0.06501
0.06821
0.06443
0.05610
0.05625
0.05127
0.04264
0.03720
0.04360
0.05466
0.04678
0.05308
0.03743
0.03127
0.03607
0.03981
0.03204
0.02610
0.02878
0.03504
0.04354
0.04372
0.05449
0.05393
0.07558
0.06300
0.06053
0.05726
0.05837
0.08129
0.09993
0.11940
0.09613
0.07658
0.07057
0.05393
0.05876
0.04595
0.04208
0.03917
0.03496
0.03707
0.03755
0.08404
0.09372
0.08470
0.08101
0.06484
0.06661
0.06286
0.06517
0.07504
0.67351
0.52416
0.43635
0.28350
0.52762
1.65367
1.35351
1.18290

1.36976E 06
1.20924E 06
1.26876E 06
1.19845E 06
1.04351E 06
1.04630E 06
9.53664E 07
7.93139E 07
6.91951E 07
8.10996E 07
1.01672E 06
8.70147E 07
9.87332E 07
6.96229E 07
5.81648E 07
6.70932E 07
7.40499E 07
5.95970E 07
4.85482E 07
5.35332E 07
6.51773E 07
8.09880E 07
8.13228E 07
1.01356E 06
1.00314E 06
1.40585E 06
1.17185E 06
1.12591E 06
1.06508E 06
1.08573E 06
1.51206E 06
1.85878E 06
2.22094E 06
1.78810E 06
1.42445E 06
1.31266E 06
1.00314E 06
1.09298E 06
8.54708E 07
7.82723E 07
7.28594E 07
6.50285E 07
6.89533E 07
6.98461E 07
1.56321E 06
1.74327E 06
1.57549E 06
1.50685E 06
1.20608E 06
1.23900E 06
1.16925E 06
1.21222E 06
1.39581E 06
1.25278E 05
9.74981E 06
8.11647E 06
5.27333E 06
9.81417E 06
3.07596E 05
2.51764E 05
2.20029E 05
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2942.12862
3148.59362
3566.11259
2976.6362
2684.75479
2783.57809
2383.50074
2065.91374
1887.42818
1802.46312
2099.65775
1730.65847
1820.37048
1382.63194
1160.7644
1277.35556
1642.34489
1412.8277
1364.63298
1544.93274
1762.85488
1932.04903
2201.42828
1919.70339
2159.52471
2993.10559
2734.77156
2767.32005
3068.83588
3405.66723
3953.44812
4283.3644
4528.32532
4151.32453
3861.71613
3626.57068
3226.64137
3462.07091
3083.6866
2998.58666
2860.96766
2562.91957
2604.6487
2455.50389
29067.49579
34767.874
62544.56303
57698.67544
36234.62211
38128.10665
31261.99102
31627.947
48627.45109
6379.61927
6245.67991
6033.78023
5595.00914
6568.54062
9322.43366
8813.43259
8000.7651

0.00124
0.00133
0.00150
0.00126
0.00113
0.00117
0.00101
0.00087
0.00080
0.00076
0.00089
0.00073
0.00077
0.00058
0.00049
0.00054
0.00069
0.00060
0.00058
0.00065
0.00074
0.00082
0.00093
0.00081
0.00091
0.00126
0.00115
0.00117
0.00129
0.00144
0.00167
0.00181
0.00191
0.00175
0.00163
0.00153
0.00136
0.00146
0.00130
0.00126
0.00121
0.00108
0.00110
0.00104
0.01226
0.01466
0.02644
0.02438
0.01529
0.01609
0.01319
0.01334
0.02054
0.00270
0.00264
0.00255
0.00236
0.00278
0.00396
0.00374
0.00339

A-105

7.A.p

Packet Pg. 1901

X
(m)
511141.17
511177.3
511115.23
511127.93
511112.48
511152.66
511185.29
511245.73
511278.7
511308.58
511319.91
511336.05
511350.3
511371.36
511359.18
511380.24
511370.17
511391.78
511417.05
511377.68
511400.94
511412.84
511437.57
511426.67
511447.91
511458.35
511467.33
511477.22
511488.57
511498.09
511388.39
511399.38
511400.53
511340.62
511345.14
511364.54
511209.12
511176.13
511219.65
511196.49
511003.4
510998.1
511028.47
511051.99
511131.57
511001.84
511001.84
511020.22

Y
(m)
4277077.82
4277063.56
4277044.7
4277027.53
4276990.1
4277006.58
4276993.19
4277021.01
4277033.03
4277036.12
4277044.7
4277053.98
4277017.64
4277040.35
4277004.82
4277027.53
4276993.1
4277015.07
4277042.36
4276982.47
4277005
4276995.66
4277020.75
4277032.47
4277011.04
4276998.96
4276989.25
4276977.16
4276969.65
4276955.18
4276972.03
4276962.14
4278315.27
4278311.18
4278296.52
4278312.47
4276947.27
4276927.62
4276925.86
4276892.17
4276731.86
4276717.84
4276724.85
4276724.69
4276736.84
4276671.43
4276650.09
4276632.96

Onsite
Annual PM2.5 Total
w/Actual Emissions
(ug/m3)
0.01656
0.01570
0.01196
0.01118
0.00835
0.01070
0.01069
0.01236
0.01252
0.01211
0.01224
0.01224
0.01064
0.01092
0.01010
0.01034
0.00959
0.00976
0.00987
0.00920
0.00933
0.00889
0.00891
0.00941
0.00850
0.00808
0.00775
0.00739
0.00710
0.00675
0.00879
0.00841
0.00363
0.00402
0.00413
0.00388
0.00898
0.00765
0.00835
0.00697
0.00201
0.00191
0.00217
0.00236
0.00331
0.00176
0.00169
0.00172

Offsite North Segment
Annual PM2.5 Total
w/Unit Emissions
(ug/m3)
0.10570
0.12313
0.08728
0.08936
0.07821
0.09637
0.10786
0.14969
0.18097
0.20876
0.22776
0.25484
0.22730
0.27084
0.22212
0.26205
0.21948
0.25569
0.30058
0.21522
0.25031
0.24678
0.28104
0.29152
0.27302
0.26299
0.25546
0.24638
0.24158
0.23157
0.21301
0.21101
2.07337
5.39671
5.28159
3.42120
0.10628
0.09037
0.10489
0.09036
0.04183
0.04082
0.04393
0.04636
0.05827
0.03941
0.03862
0.03930

1.15033E 07
5.59595E 04
4.20476E 04

2020

Offsite North Segment
Annual PM2.5 Total
w/Actual Emissions
(ug/m3)
5.91492E 05
6.89030E 05
4.88415E 05
5.00054E 05
4.37659E 05
5.39282E 05
6.03579E 05
8.37658E 05
1.01270E 04
1.16821E 04
1.27453E 04
1.42607E 04
1.27196E 04
1.51561E 04
1.24297E 04
1.46642E 04
1.22820E 04
1.43083E 04
1.68203E 04
1.20436E 04
1.40072E 04
1.38097E 04
1.57269E 04
1.63133E 04
1.52781E 04
1.47168E 04
1.42954E 04
1.37873E 04
1.35187E 04
1.29585E 04
1.19199E 04
1.18080E 04
1.16025E 03
3.01997E 03
2.95555E 03
1.91449E 03
5.94738E 05
5.05706E 05
5.86959E 05
5.05650E 05
2.34079E 05
2.28427E 05
2.45830E 05
2.59428E 05
3.26076E 05
2.20536E 05
2.16116E 05
2.19921E 05

Unmitigated at Sensitive Receptors

Offsite South Segment
Annual PM2.5 Total
w/Unit Emissions
(ug/m3)
3.61480
2.21847
4.28994
3.28742
3.46104
2.25686
1.59504
1.13766
0.95695
0.79668
0.75252
0.68436
0.58893
0.52655
0.54667
0.49100
0.50372
0.45199
0.39442
0.47617
0.42455
0.39383
0.34754
0.37124
0.32709
0.30813
0.29293
0.27761
0.26185
0.24954
0.44313
0.41336
0.06912
0.07837
0.07891
0.07473
1.17553
1.45589
1.03479
1.13906
10.36559
11.09401
5.45369
3.62046
1.43418
7.70438
6.91395
4.41557

Offsite South Segment
Annual PM2.5 Total
w/Actual Emissions
(ug/m3)
1.51994E 03
9.32814E 04
1.80382E 03
1.38228E 03
1.45528E 03
9.48956E 04
6.70676E 04
4.78359E 04
4.02375E 04
3.34985E 04
3.16417E 04
2.87757E 04
2.47631E 04
2.21402E 04
2.29862E 04
2.06454E 04
2.11802E 04
1.90051E 04
1.65844E 04
2.00218E 04
1.78513E 04
1.65596E 04
1.46132E 04
1.56098E 04
1.37534E 04
1.29561E 04
1.23170E 04
1.16728E 04
1.10102E 04
1.04926E 04
1.86326E 04
1.73808E 04
2.90633E 05
3.29527E 05
3.31798E 05
3.14222E 05
4.94282E 04
6.12167E 04
4.35105E 04
4.78948E 04
4.35848E 03
4.66477E 03
2.29315E 03
1.52232E 03
6.03039E 04
3.23951E 03
2.90715E 03
1.85664E 03
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Onsite
Annual PM2.5 Total
w/Unit Emissions
(ug/m3)
143983.886
136457.4435
103975.2279
97231.93682
72604.83919
93009.69074
92931.53969
107435.162
108845.3984
105295.8119
106378.1768
106408.4588
92493.80929
94945.63707
87778.85979
89879.00693
83365.94118
84842.8157
85822.77667
79967.90391
81099.08236
77289.28017
77445.41324
81781.97923
73902.85569
70224.72977
67391.86781
64273.83517
61680.44219
58721.04041
76385.135
73074.91722
31520.27527
34958.6277
35942.99635
33720.90116
78040.32853
66485.68848
72609.36368
60574.16495
17485.25777
16641.23692
18832.09233
20504.85085
28773.53077
15298.95685
14660.14888
14965.76141

Annual Average Onsite PM2.5 Total Emission Rate (grams/m2/sec):
Annual Average Offsite PM2.5 Total Emission Rate North Road Segment (grams/sec):
Annual Average Offsite PM2.5 Total Emission Rate South Road Segment (grams/sec):

Construction Annual PM2.5 Total (Exhaust + Fugitive Dust)

North Entry Area Plan Project

Total
Annual PM2.5 Total
(ug/m3)
0.01814
0.01670
0.01381
0.01262
0.00985
0.01170
0.01142
0.01292
0.01302
0.01256
0.01268
0.01267
0.01101
0.01129
0.01045
0.01069
0.00992
0.01009
0.01021
0.00952
0.00965
0.00919
0.00921
0.00973
0.00879
0.00835
0.00802
0.00765
0.00734
0.00699
0.00909
0.00870
0.00482
0.00707
0.00712
0.00582
0.00953
0.00831
0.00885
0.00750
0.00639
0.00660
0.00448
0.00391
0.00395
0.00502
0.00462
0.00360

A-106

7.A.p

Packet Pg. 1902

511038.75
511039.53
511082.2
511107.74
511082.67
511110.54
511127.99
511125.03
511144.81
511150.72
511169.1
511171.75
510972.24
510970.09
510968.79
510965.99
510988.84
510985.39
511025.27
511039.72
511021.39
511014.5
511041.66
511034.33
510959.53
510971.81
510964.91
510962.11
510962.54
511001.78
510995.74
511026.57
511041.44
511034.33
511029.15
511013.2
511012.5
511077.94
511037.26
511102.71
511104.83
511099.17
511149.05
511175.94
511200.71
511144.81
511132.43
511089.62
511056.01
511114.38
511056.01
511065.21
511120.4
511146.58
511054.6
511079.71
511063.79
511091.03
511112.26
511148.35
511187.26
511099.18

4276665.82
4276636.23
4276682.64
4276673.92
4276634.05
4276628.29
4276630.94
4276675.95
4276679.06
4276637.95
4276687.47
4276641.37
4276568.62
4276558.27
4276547.92
4276537.57
4276570.99
4276561.72
4276572.93
4276569.26
4276549
4276530.03
4276545.12
4276536.5
4276510.2
4276510.84
4276497.69
4276476.57
4276462.34
4276503.3
4276530.46
4276504.16
4276504.59
4276471.61
4276461.26
4276427.63
4276387.62
4276401.42
4276343.4
4276389.03
4276341.98
4276325
4276347.29
4276353.3
4276325.35
4276305.9
4276291.39
4276270.16
4276256.72
4276223.11
4276193.39
4276110.96
4276103.53
4276086.91
4276057.54
4276059.31
4276032.07
4276029.59
4276047.99
4276034.55
4276047.99
4276852.79

0.00197
0.00186
0.00239
0.00257
0.00216
0.00234
0.00249
0.00275
0.00297
0.00271
0.00328
0.00290
0.00133
0.00130
0.00127
0.00124
0.00140
0.00136
0.00155
0.00162
0.00147
0.00140
0.00156
0.00150
0.00118
0.00121
0.00117
0.00113
0.00110
0.00129
0.00133
0.00138
0.00145
0.00134
0.00129
0.00118
0.00111
0.00137
0.00111
0.00143
0.00132
0.00126
0.00146
0.00156
0.00155
0.00135
0.00128
0.00111
0.00101
0.00109
0.00092
0.00084
0.00092
0.00094
0.00078
0.00081
0.00077
0.00080
0.00085
0.00089
0.00096
0.00417

0.04241
0.04126
0.04799
0.05082
0.04586
0.04863
0.05063
0.05318
0.05587
0.05340
0.05940
0.05566
0.03388
0.03343
0.03307
0.03263
0.03494
0.03443
0.03746
0.03867
0.03635
0.03528
0.03798
0.03703
0.03157
0.03221
0.03151
0.03084
0.03051
0.03368
0.03411
0.03531
0.03659
0.03495
0.03424
0.03238
0.03139
0.03588
0.03157
0.03665
0.03479
0.03383
0.03688
0.03851
0.03885
0.03501
0.03385
0.03116
0.02960
0.03051
0.02779
0.02597
0.02723
0.02774
0.02456
0.02512
0.02421
0.02476
0.02572
0.02665
0.02862
0.06097

2.37324E 05
2.30889E 05
2.68550E 05
2.84386E 05
2.56630E 05
2.72131E 05
2.83323E 05
2.97593E 05
3.12646E 05
2.98824E 05
3.32400E 05
3.11471E 05
1.89591E 05
1.87073E 05
1.85058E 05
1.82596E 05
1.95523E 05
1.92669E 05
2.09624E 05
2.16395E 05
2.03413E 05
1.97425E 05
2.12534E 05
2.07218E 05
1.76664E 05
1.80246E 05
1.76328E 05
1.72579E 05
1.70732E 05
1.88472E 05
1.90878E 05
1.97593E 05
2.04756E 05
1.95579E 05
1.91605E 05
1.81197E 05
1.75657E 05
2.00783E 05
1.76664E 05
2.05092E 05
1.94683E 05
1.89311E 05
2.06379E 05
2.15500E 05
2.17403E 05
1.95914E 05
1.89423E 05
1.74370E 05
1.65640E 05
1.70732E 05
1.55511E 05
1.45327E 05
1.52378E 05
1.55232E 05
1.37437E 05
1.40570E 05
1.35478E 05
1.38556E 05
1.43928E 05
1.49132E 05
1.60156E 05
3.41185E 05

3.65875
3.28189
2.12660
1.56697
1.84176
1.35728
1.16489
1.32193
1.10849
0.97630
0.91319
0.83989
9.54637
9.54705
9.43642
9.71816
6.39917
6.63621
3.34471
2.70022
3.29799
3.46454
2.46950
2.67823
10.39956
7.51261
8.60838
8.77969
8.40283
3.95213
4.76764
2.73723
2.24825
2.29624
2.39894
2.76506
2.49610
1.08085
1.50148
0.81719
0.75030
0.77304
0.57549
0.50859
0.43864
0.55751
0.59536
0.77746
0.95458
0.60427
0.75506
0.50692
0.43630
0.38991
0.40757
0.40189
0.36597
0.35654
0.36905
0.33555
0.32419
2.73272

1.53842E 03
1.37996E 03
8.94185E 04
6.58874E 04
7.74416E 04
5.70704E 04
4.89808E 04
5.55840E 04
4.66094E 04
4.10511E 04
3.83975E 04
3.53154E 04
4.01402E 03
4.01431E 03
3.96779E 03
4.08625E 03
2.69070E 03
2.79037E 03
1.40637E 03
1.13538E 03
1.38673E 03
1.45676E 03
1.03837E 03
1.12613E 03
4.37277E 03
3.15887E 03
3.61962E 03
3.69165E 03
3.53319E 03
1.66178E 03
2.00468E 03
1.15094E 03
9.45336E 04
9.65514E 04
1.00870E 03
1.16264E 03
1.04955E 03
4.54472E 04
6.31337E 04
3.43609E 04
3.15483E 04
3.25045E 04
2.41980E 04
2.13850E 04
1.84438E 04
2.34420E 04
2.50335E 04
3.26903E 04
4.01378E 04
2.54081E 04
3.17485E 04
2.13148E 04
1.83454E 04
1.63948E 04
1.71373E 04
1.68985E 04
1.53882E 04
1.49917E 04
1.55177E 04
1.41091E 04
1.36314E 04
1.14904E 03
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17128.83818
16131.45345
20780.84991
22370.66526
18746.68195
20320.80244
21621.53405
23930.36538
25818.26761
23579.15768
28507.89733
25220.86774
11568.08874
11298.68078
11077.3509
10821.04958
12157.67891
11847.34955
13512.5005
14102.822
12778.73034
12131.16781
13560.36389
13022.60854
10217.44197
10541.47934
10163.24282
9790.88103
9600.26695
11224.75587
11558.75287
11984.217
12586.84033
11620.82701
11244.09167
10262.13952
9676.90458
11884.14304
9637.69105
12397.95028
11437.87769
10925.08253
12694.79532
13546.70775
13512.67035
11698.19309
11088.1227
9616.49427
8756.95504
9443.54656
8002.83273
7336.19912
8016.59744
8194.94708
6759.702
7076.92219
6672.52543
6970.60315
7381.01889
7701.73467
8335.34946
36262.85763

0.00353
0.00326
0.00331
0.00326
0.00296
0.00294
0.00301
0.00334
0.00347
0.00315
0.00370
0.00329
0.00536
0.00533
0.00526
0.00535
0.00411
0.00417
0.00298
0.00278
0.00288
0.00287
0.00262
0.00264
0.00557
0.00439
0.00481
0.00484
0.00465
0.00297
0.00335
0.00255
0.00241
0.00232
0.00232
0.00236
0.00218
0.00184
0.00176
0.00179
0.00165
0.00160
0.00172
0.00179
0.00176
0.00160
0.00154
0.00145
0.00143
0.00136
0.00125
0.00107
0.00112
0.00112
0.00096
0.00100
0.00093
0.00097
0.00102
0.00104
0.00111
0.00535

A-107

7.A.p

Packet Pg. 1903

511091.4
511126.42
511155.44
511197.19
511240
511290.59
511322.08
511271.92
511269.62
511286.9
511322.05
511347.4
511324.93
511395.79
511433.82
511474.15
511455.71
511396.49
511369.02
511333.22
511305.33
511416.46
511406.83
511400.52
511389.39
511368.34
511356.31
511350.29
511337.96
511320.22
511421.25
511435.82
511407.51
511416.67
511441.65
511428.75
511451.64
511435.82
511462.88
510943.27
510940.61
510936.99
510931.47
510924.06
510637
510548.73
510547.21
510551.25
510650.62
510672.82
510685.93
510709.64
510551.75
510585.55
510681.05
510602.09
510585.34
510520.14
510477.07
510525.39
510511.13
510485.63

4276809.98
4276783.8
4276841.83
4276843.95
4276846.07
4276850.67
4276852.44
4276788.58
4276751.13
4276724.63
4276714.26
4276753.44
4276787.43
4276750.56
4276788.58
4276802.99
4276828.34
4276844.26
4276870.9
4276911.69
4276950.31
4276868.95
4276881.28
4276896.01
4276913.76
4276928.8
4276946.84
4276960.98
4276975.41
4276989.55
4276982.31
4276972.74
4276951.92
4276936.52
4276961.5
4276926.11
4276947.34
4276912.79
4276936.52
4276699.02
4276686.09
4276669.16
4276639.48
4276619.89
4276777.21
4276774.18
4276898.28
4276958.3
4277053.14
4277035.48
4277000.17
4277123.25
4277065.75
4277002.69
4277526.3
4277543.05
4277602.27
4277627.4
4277653.12
4277547.1
4277494.37
4277496.53

0.00348
0.00372
0.00509
0.00581
0.00634
0.00667
0.00672
0.00540
0.00480
0.00454
0.00454
0.00509
0.00556
0.00504
0.00538
0.00531
0.00572
0.00632
0.00693
0.00799
0.00920
0.00656
0.00684
0.00714
0.00757
0.00809
0.00863
0.00904
0.00959
0.01024
0.00846
0.00803
0.00808
0.00767
0.00774
0.00734
0.00736
0.00704
0.00704
0.00154
0.00149
0.00143
0.00134
0.00128
0.00063
0.00050
0.00044
0.00040
0.00054
0.00061
0.00069
0.00065
0.00035
0.00043
0.00097
0.00064
0.00069
0.00056
0.00052
0.00046
0.00039
0.00036

0.05633
0.06095
0.07265
0.08237
0.09264
0.10763
0.11864
0.08881
0.08183
0.08118
0.08693
0.10040
0.10218
0.11125
0.13204
0.14680
0.15313
0.14213
0.14308
0.14515
0.14949
0.16026
0.16290
0.16815
0.17322
0.17157
0.17585
0.18134
0.18321
0.18105
0.23784
0.23446
0.20707
0.19987
0.22696
0.19730
0.21873
0.19108
0.21349
0.03578
0.03529
0.03464
0.03355
0.03261
0.02333
0.01992
0.01931
0.01907
0.02333
0.02459
0.02559
0.02656
0.01934
0.02016
0.02458
0.01947
0.01909
0.01762
0.01748
0.01695
0.01666
0.01624

3.15220E 05
3.41073E 05
4.06546E 05
4.60939E 05
5.18409E 05
6.02292E 05
6.63904E 05
4.96976E 05
4.57917E 05
4.54279E 05
4.86456E 05
5.61834E 05
5.71794E 05
6.22550E 05
7.38889E 05
8.21486E 05
8.56908E 05
7.95353E 05
8.00669E 05
8.12252E 05
8.36539E 05
8.96807E 05
9.11581E 05
9.40959E 05
9.69331E 05
9.60097E 05
9.84048E 05
1.01477E 04
1.02523E 04
1.01315E 04
1.33094E 04
1.31203E 04
1.15875E 04
1.11846E 04
1.27006E 04
1.10408E 04
1.22400E 04
1.06927E 04
1.19468E 04
2.00223E 05
1.97481E 05
1.93844E 05
1.87744E 05
1.82484E 05
1.30554E 05
1.11471E 05
1.08058E 05
1.06715E 05
1.30554E 05
1.37604E 05
1.43200E 05
1.48628E 05
1.08226E 05
1.12814E 05
1.37548E 05
1.08953E 05
1.06827E 05
9.86007E 06
9.78172E 06
9.48514E 06
9.32286E 06
9.08783E 06

2.68766
1.69417
1.43307
1.02943
0.78070
0.61388
0.53238
0.61714
0.59698
0.53225
0.45006
0.42232
0.48400
0.34479
0.30495
0.26105
0.28682
0.37488
0.43746
0.54734
0.67285
0.35045
0.37023
0.38661
0.41534
0.46995
0.51254
0.54064
0.59246
0.67248
0.37259
0.34276
0.39234
0.36948
0.33053
0.34506
0.31211
0.33053
0.29394
7.08966
7.06600
7.00920
7.10249
6.32988
0.17199
0.10462
0.10491
0.10776
0.17630
0.19881
0.21831
0.22645
0.11248
0.12814
0.14278
0.11026
0.10210
0.08658
0.07903
0.08945
0.08808
0.08254

1.13010E 03
7.12358E 04
6.02572E 04
4.32851E 04
3.28266E 04
2.58122E 04
2.23853E 04
2.59493E 04
2.51016E 04
2.23798E 04
1.89240E 04
1.77575E 04
2.03510E 04
1.44976E 04
1.28224E 04
1.09765E 04
1.20601E 04
1.57628E 04
1.83942E 04
2.30143E 04
2.82917E 04
1.47356E 04
1.55673E 04
1.62560E 04
1.74641E 04
1.97603E 04
2.15511E 04
2.27326E 04
2.49115E 04
2.82762E 04
1.56665E 04
1.44122E 04
1.64970E 04
1.55358E 04
1.38980E 04
1.45090E 04
1.31235E 04
1.38980E 04
1.23595E 04
2.98103E 03
2.97108E 03
2.94720E 03
2.98643E 03
2.66156E 03
7.23177E 05
4.39902E 05
4.41122E 05
4.53105E 05
7.41300E 05
8.35949E 05
9.17942E 05
9.52168E 05
4.72952E 05
5.38798E 05
6.00356E 05
4.63617E 05
4.29306E 05
3.64048E 05
3.32302E 05
3.76116E 05
3.70355E 05
3.47061E 05
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30212.26254
32379.06108
44291.37477
50516.6304
55074.02289
57951.78709
58437.83147
46961.03863
41758.9374
39443.29841
39510.06711
44287.2646
48349.21767
43776.0791
46768.90838
46202.02955
49743.80343
54940.50464
60230.65168
69445.91728
79936.36107
57067.31961
59438.88312
62067.17134
65806.0486
70337.87165
74992.56611
78628.75225
83326.19908
89013.77494
73566.38264
69828.47887
70263.14317
66688.12985
67300.57186
63780.05615
63976.13413
61169.27702
61162.00434
13351.04988
12960.89336
12471.22397
11689.99772
11092.08773
5487.45234
4325.56139
3833.30663
3495.91041
4663.98875
5327.69243
5983.20032
5616.96955
3027.33643
3708.88336
8458.91216
5570.38245
5993.28689
4859.83037
4501.30653
4007.99742
3370.86426
3143.12102

0.00464
0.00447
0.00574
0.00629
0.00672
0.00698
0.00701
0.00571
0.00510
0.00481
0.00478
0.00533
0.00582
0.00524
0.00558
0.00551
0.00593
0.00656
0.00719
0.00830
0.00956
0.00680
0.00708
0.00740
0.00784
0.00838
0.00894
0.00937
0.00994
0.01062
0.00875
0.00831
0.00836
0.00794
0.00801
0.00759
0.00761
0.00728
0.00728
0.00454
0.00448
0.00440
0.00435
0.00396
0.00072
0.00055
0.00050
0.00046
0.00062
0.00071
0.00079
0.00076
0.00041
0.00049
0.00105
0.00070
0.00074
0.00061
0.00056
0.00051
0.00043
0.00041

A-108

7.A.p

Packet Pg. 1904

510439.39
510369.82
510394.07
510368.35
510301.12
510299.29
510267.33
510193.12
510147.56
510241.24
510316.19
510275.41
510322.06
510168.14
510109.73
510170.34
510264.36
510199.1
510157.61
510201.26
510259.18
510308.02
510330.92
510353.4
510358.58
510463.34
510416.09
510411.3
510422.67
510452.36
510518.97
510563.21
510600.33
510571.86
510522.02
510525.92
510468.25
510476.7
510425.26
510398.44
510371.12
510328.51
510339.9
510329.33
511060.04
511053.55
511449.69
511463.6
511584.5
511579.17
511643.38
511658.54
511473.56
510844.05
510819
510812.25
510766.27
510788.08
510862.95
510849.39
510838.19

4277515.55
4277592.96
4277635.94
4277565.04
4277596.64
4277636.31
4277553.29
4277549.61
4277487.9
4277332.5
4277344.99
4277252.05
4277228.54
4277155.06
4277094.81
4277081.59
4276914.24
4276903.44
4276829.53
4276808.79
4276827.37
4276868.86
4276810.08
4276998.95
4276903.01
4276900.64
4276851.59
4276825.86
4276746.9
4276669.61
4276678.76
4276656.9
4276627.41
4276593.85
4276624.36
4276534.3
4276503.81
4276581.69
4276527.32
4276557.45
4276602
4276635.8
4276656.37
4276697.73
4278365.13
4278281.17
4278012.31
4278021.57
4278030.79
4278016.57
4278010.53
4277976.09
4278066.24
4276334.61
4276360.66
4276338.82
4276358.28
4276480.9
4276608.23
4276591.14
4276539.85

0.00034
0.00036
0.00041
0.00034
0.00031
0.00032
0.00027
0.00024
0.00022
0.00021
0.00024
0.00020
0.00021
0.00016
0.00013
0.00015
0.00019
0.00016
0.00016
0.00018
0.00020
0.00022
0.00025
0.00022
0.00025
0.00034
0.00031
0.00032
0.00035
0.00039
0.00045
0.00049
0.00052
0.00048
0.00044
0.00042
0.00037
0.00040
0.00035
0.00034
0.00033
0.00029
0.00030
0.00028
0.00334
0.00400
0.00719
0.00664
0.00417
0.00439
0.00360
0.00364
0.00559
0.00073
0.00072
0.00069
0.00064
0.00076
0.00107
0.00101
0.00092

0.01583
0.01632
0.01675
0.01611
0.01497
0.01491
0.01410
0.01249
0.01176
0.01318
0.01474
0.01292
0.01349
0.01228
0.01127
0.01209
0.01333
0.01223
0.01151
0.01209
0.01307
0.01406
0.01439
0.01509
0.01522
0.01756
0.01640
0.01621
0.01626
0.01678
0.01865
0.01992
0.02086
0.01969
0.01850
0.01795
0.01645
0.01709
0.01570
0.01525
0.01480
0.01403
0.01428
0.01415
0.33054
0.29070
3.08774
2.47126
0.77163
0.81873
0.54131
0.51476
1.91664
0.02347
0.02314
0.02264
0.02149
0.02363
0.02908
0.02813
0.02665

8.85839E 06
9.13259E 06
9.37322E 06
9.01508E 06
8.37714E 06
8.34356E 06
7.89029E 06
6.98934E 06
6.58084E 06
7.37546E 06
8.24843E 06
7.22997E 06
7.54894E 06
6.87183E 06
6.30664E 06
6.76551E 06
7.45940E 06
6.84385E 06
6.44094E 06
6.76551E 06
7.31391E 06
7.86791E 06
8.05257E 06
8.44429E 06
8.51704E 06
9.82649E 06
9.17736E 06
9.07104E 06
9.09902E 06
9.39001E 06
1.04364E 05
1.11471E 05
1.16732E 05
1.10184E 05
1.03525E 05
1.00447E 05
9.20534E 06
9.56348E 06
8.78564E 06
8.53383E 06
8.28201E 06
7.85112E 06
7.99102E 06
7.91827E 06
1.84969E 04
1.62674E 04
1.72788E 03
1.38291E 03
4.31800E 04
4.58157E 04
3.02914E 04
2.88057E 04
1.07254E 03
1.31337E 05
1.29490E 05
1.26692E 05
1.20257E 05
1.32232E 05
1.62730E 05
1.57414E 05
1.49132E 05

0.07364
0.06501
0.06821
0.06443
0.05610
0.05625
0.05127
0.04264
0.03720
0.04360
0.05466
0.04678
0.05308
0.03743
0.03127
0.03607
0.03981
0.03204
0.02610
0.02878
0.03504
0.04354
0.04372
0.05449
0.05393
0.07558
0.06300
0.06053
0.05726
0.05837
0.08129
0.09993
0.11940
0.09613
0.07658
0.07057
0.05393
0.05876
0.04595
0.04208
0.03917
0.03496
0.03707
0.03755
0.08404
0.09372
0.08470
0.08101
0.06484
0.06661
0.06286
0.06517
0.07504
0.67351
0.52416
0.43635
0.28350
0.52762
1.65367
1.35351
1.18290

3.09639E 05
2.73352E 05
2.86807E 05
2.70913E 05
2.35887E 05
2.36518E 05
2.15578E 05
1.79291E 05
1.56417E 05
1.83328E 05
2.29832E 05
1.96699E 05
2.23189E 05
1.57384E 05
1.31483E 05
1.51666E 05
1.67392E 05
1.34721E 05
1.09744E 05
1.21013E 05
1.47335E 05
1.83075E 05
1.83832E 05
2.29117E 05
2.26763E 05
3.17796E 05
2.64900E 05
2.54514E 05
2.40765E 05
2.45432E 05
3.41805E 05
4.20182E 05
5.02049E 05
4.04204E 05
3.22001E 05
2.96730E 05
2.26763E 05
2.47072E 05
1.93209E 05
1.76936E 05
1.64701E 05
1.46998E 05
1.55871E 05
1.57889E 05
3.53368E 05
3.94070E 05
3.56143E 05
3.40628E 05
2.72637E 05
2.80079E 05
2.64311E 05
2.74024E 05
3.15525E 05
2.83195E 04
2.20397E 04
1.83475E 04
1.19205E 04
2.21852E 04
6.95329E 04
5.69119E 04
4.97381E 04
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2942.12862
3148.59362
3566.11259
2976.6362
2684.75479
2783.57809
2383.50074
2065.91374
1887.42818
1802.46312
2099.65775
1730.65847
1820.37048
1382.63194
1160.7644
1277.35556
1642.34489
1412.8277
1364.63298
1544.93274
1762.85488
1932.04903
2201.42828
1919.70339
2159.52471
2993.10559
2734.77156
2767.32005
3068.83588
3405.66723
3953.44812
4283.3644
4528.32532
4151.32453
3861.71613
3626.57068
3226.64137
3462.07091
3083.6866
2998.58666
2860.96766
2562.91957
2604.6487
2455.50389
29067.49579
34767.874
62544.56303
57698.67544
36234.62211
38128.10665
31261.99102
31627.947
48627.45109
6379.61927
6245.67991
6033.78023
5595.00914
6568.54062
9322.43366
8813.43259
8000.7651

0.00038
0.00040
0.00045
0.00038
0.00034
0.00035
0.00030
0.00026
0.00024
0.00023
0.00027
0.00023
0.00024
0.00018
0.00015
0.00017
0.00021
0.00018
0.00017
0.00020
0.00022
0.00025
0.00028
0.00025
0.00028
0.00039
0.00035
0.00035
0.00039
0.00043
0.00050
0.00055
0.00058
0.00053
0.00049
0.00046
0.00040
0.00043
0.00038
0.00037
0.00035
0.00032
0.00032
0.00031
0.00356
0.00420
0.00896
0.00805
0.00463
0.00487
0.00393
0.00395
0.00670
0.00103
0.00095
0.00089
0.00077
0.00099
0.00178
0.00160
0.00143

A-109

7.A.p

Packet Pg. 1905

X
(m)
511141.17
511177.3
511115.23
511127.93
511112.48
511152.66
511185.29
511245.73
511278.7
511308.58
511319.91
511336.05
511350.3
511371.36
511359.18
511380.24
511370.17
511391.78
511417.05
511377.68
511400.94
511412.84
511437.57
511426.67
511447.91
511458.35
511467.33
511477.22
511488.57
511498.09
511388.39
511399.38
511400.53
511340.62
511345.14
511364.54
511209.12
511176.13
511219.65
511196.49
511003.4
510998.1
511028.47
511051.99
511131.57
511001.84
511001.84
511020.22

Y
(m)
4277077.82
4277063.56
4277044.7
4277027.53
4276990.1
4277006.58
4276993.19
4277021.01
4277033.03
4277036.12
4277044.7
4277053.98
4277017.64
4277040.35
4277004.82
4277027.53
4276993.1
4277015.07
4277042.36
4276982.47
4277005
4276995.66
4277020.75
4277032.47
4277011.04
4276998.96
4276989.25
4276977.16
4276969.65
4276955.18
4276972.03
4276962.14
4278315.27
4278311.18
4278296.52
4278312.47
4276947.27
4276927.62
4276925.86
4276892.17
4276731.86
4276717.84
4276724.85
4276724.69
4276736.84
4276671.43
4276650.09
4276632.96

Onsite
Annual PM2.5 Total
w/Actual Emissions
(ug/m3)
0.01193
0.01130
0.00861
0.00806
0.00602
0.00771
0.00770
0.00890
0.00902
0.00872
0.00881
0.00882
0.00766
0.00787
0.00727
0.00745
0.00691
0.00703
0.00711
0.00663
0.00672
0.00640
0.00642
0.00678
0.00612
0.00582
0.00558
0.00532
0.00511
0.00486
0.00633
0.00605
0.00261
0.00290
0.00298
0.00279
0.00647
0.00551
0.00602
0.00502
0.00145
0.00138
0.00156
0.00170
0.00238
0.00127
0.00121
0.00124

Offsite North Segment
Annual PM2.5 Total
w/Unit Emissions
(ug/m3)
0.10570
0.12313
0.08728
0.08936
0.07821
0.09637
0.10786
0.14969
0.18097
0.20876
0.22776
0.25484
0.22730
0.27084
0.22212
0.26205
0.21948
0.25569
0.30058
0.21522
0.25031
0.24678
0.28104
0.29152
0.27302
0.26299
0.25546
0.24638
0.24158
0.23157
0.21301
0.21101
2.07337
5.39671
5.28159
3.42120
0.10628
0.09037
0.10489
0.09036
0.04183
0.04082
0.04393
0.04636
0.05827
0.03941
0.03862
0.03930

8.28458E 08
4.27787E 04
3.21436E 04

2021

Offsite North Segment
Annual PM2.5 Total
w/Actual Emissions
(ug/m3)
4.52170E 05
5.26734E 05
3.73372E 05
3.82270E 05
3.34572E 05
4.12258E 05
4.61411E 05
6.40354E 05
7.74165E 05
8.93047E 05
9.74327E 05
1.09017E 04
9.72359E 05
1.15862E 04
9.50200E 05
1.12101E 04
9.38906E 05
1.09381E 04
1.28584E 04
9.20682E 05
1.07079E 04
1.05569E 04
1.20225E 04
1.24708E 04
1.16794E 04
1.12504E 04
1.09282E 04
1.05398E 04
1.03345E 04
9.90626E 05
9.11228E 05
9.02673E 05
8.86960E 04
2.30864E 03
2.25939E 03
1.46354E 03
4.54652E 05
3.86591E 05
4.48705E 05
3.86548E 05
1.78943E 05
1.74623E 05
1.87927E 05
1.98322E 05
2.49271E 05
1.68591E 05
1.65211E 05
1.68120E 05

Offsite South Segment
Annual PM2.5 Total
w/Unit Emissions
(ug/m3)
3.61480
2.21847
4.28994
3.28742
3.46104
2.25686
1.59504
1.13766
0.95695
0.79668
0.75252
0.68436
0.58893
0.52655
0.54667
0.49100
0.50372
0.45199
0.39442
0.47617
0.42455
0.39383
0.34754
0.37124
0.32709
0.30813
0.29293
0.27761
0.26185
0.24954
0.44313
0.41336
0.06912
0.07837
0.07891
0.07473
1.17553
1.45589
1.03479
1.13906
10.36559
11.09401
5.45369
3.62046
1.43418
7.70438
6.91395
4.41557

Unmitigated at Sensitive Receptors

Offsite South Segment
Annual PM2.5 Total
w/Actual Emissions
(ug/m3)
1.16193E 03
7.13096E 04
1.37894E 03
1.05670E 03
1.11250E 03
7.25436E 04
5.12703E 04
3.65685E 04
3.07598E 04
2.56082E 04
2.41887E 04
2.19978E 04
1.89303E 04
1.69252E 04
1.75719E 04
1.57825E 04
1.61914E 04
1.45286E 04
1.26781E 04
1.53058E 04
1.36466E 04
1.26591E 04
1.11712E 04
1.19330E 04
1.05139E 04
9.90441E 05
9.41583E 05
8.92339E 05
8.41680E 05
8.02112E 05
1.42438E 04
1.32869E 04
2.22177E 05
2.51909E 05
2.53645E 05
2.40209E 05
3.77858E 04
4.67976E 04
3.32619E 04
3.66135E 04
3.33187E 03
3.56602E 03
1.75301E 03
1.16375E 03
4.60997E 04
2.47647E 03
2.22239E 03
1.41932E 03
Total
Annual PM2.5 Total
(ug/m3)
0.01314
0.01207
0.01003
0.00915
0.00716
0.00847
0.00826
0.00933
0.00940
0.00907
0.00915
0.00914
0.00795
0.00815
0.00754
0.00772
0.00716
0.00728
0.00737
0.00687
0.00696
0.00664
0.00665
0.00702
0.00634
0.00603
0.00579
0.00552
0.00530
0.00504
0.00656
0.00628
0.00352
0.00523
0.00526
0.00428
0.00689
0.00601
0.00639
0.00542
0.00480
0.00496
0.00333
0.00288
0.00287
0.00376
0.00345
0.00268
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Onsite
Annual PM2.5 Total
w/Unit Emissions
(ug/m3)
143983.886
136457.4435
103975.2279
97231.93682
72604.83919
93009.69074
92931.53969
107435.162
108845.3984
105295.8119
106378.1768
106408.4588
92493.80929
94945.63707
87778.85979
89879.00693
83365.94118
84842.8157
85822.77667
79967.90391
81099.08236
77289.28017
77445.41324
81781.97923
73902.85569
70224.72977
67391.86781
64273.83517
61680.44219
58721.04041
76385.135
73074.91722
31520.27527
34958.6277
35942.99635
33720.90116
78040.32853
66485.68848
72609.36368
60574.16495
17485.25777
16641.23692
18832.09233
20504.85085
28773.53077
15298.95685
14660.14888
14965.76141

Annual Average Onsite PM2.5 Total Emission Rate (grams/m2/sec):
Annual Average Offsite PM2.5 Total Emission Rate North Road Segment (grams/sec):
Annual Average Offsite PM2.5 Total Emission Rate South Road Segment (grams/sec):

Construction Annual PM2.5 Total (Exhaust + Fugitive Dust)

North Entry Area Plan Project

A-110

7.A.p

Packet Pg. 1906

511038.75
511039.53
511082.2
511107.74
511082.67
511110.54
511127.99
511125.03
511144.81
511150.72
511169.1
511171.75
510972.24
510970.09
510968.79
510965.99
510988.84
510985.39
511025.27
511039.72
511021.39
511014.5
511041.66
511034.33
510959.53
510971.81
510964.91
510962.11
510962.54
511001.78
510995.74
511026.57
511041.44
511034.33
511029.15
511013.2
511012.5
511077.94
511037.26
511102.71
511104.83
511099.17
511149.05
511175.94
511200.71
511144.81
511132.43
511089.62
511056.01
511114.38
511056.01
511065.21
511120.4
511146.58
511054.6
511079.71
511063.79
511091.03
511112.26
511148.35
511187.26
511099.18

4276665.82
4276636.23
4276682.64
4276673.92
4276634.05
4276628.29
4276630.94
4276675.95
4276679.06
4276637.95
4276687.47
4276641.37
4276568.62
4276558.27
4276547.92
4276537.57
4276570.99
4276561.72
4276572.93
4276569.26
4276549
4276530.03
4276545.12
4276536.5
4276510.2
4276510.84
4276497.69
4276476.57
4276462.34
4276503.3
4276530.46
4276504.16
4276504.59
4276471.61
4276461.26
4276427.63
4276387.62
4276401.42
4276343.4
4276389.03
4276341.98
4276325
4276347.29
4276353.3
4276325.35
4276305.9
4276291.39
4276270.16
4276256.72
4276223.11
4276193.39
4276110.96
4276103.53
4276086.91
4276057.54
4276059.31
4276032.07
4276029.59
4276047.99
4276034.55
4276047.99
4276852.79

0.00142
0.00134
0.00172
0.00185
0.00155
0.00168
0.00179
0.00198
0.00214
0.00195
0.00236
0.00209
0.00096
0.00094
0.00092
0.00090
0.00101
0.00098
0.00112
0.00117
0.00106
0.00101
0.00112
0.00108
0.00085
0.00087
0.00084
0.00081
0.00080
0.00093
0.00096
0.00099
0.00104
0.00096
0.00093
0.00085
0.00080
0.00098
0.00080
0.00103
0.00095
0.00091
0.00105
0.00112
0.00112
0.00097
0.00092
0.00080
0.00073
0.00078
0.00066
0.00061
0.00066
0.00068
0.00056
0.00059
0.00055
0.00058
0.00061
0.00064
0.00069
0.00300

0.04241
0.04126
0.04799
0.05082
0.04586
0.04863
0.05063
0.05318
0.05587
0.05340
0.05940
0.05566
0.03388
0.03343
0.03307
0.03263
0.03494
0.03443
0.03746
0.03867
0.03635
0.03528
0.03798
0.03703
0.03157
0.03221
0.03151
0.03084
0.03051
0.03368
0.03411
0.03531
0.03659
0.03495
0.03424
0.03238
0.03139
0.03588
0.03157
0.03665
0.03479
0.03383
0.03688
0.03851
0.03885
0.03501
0.03385
0.03116
0.02960
0.03051
0.02779
0.02597
0.02723
0.02774
0.02456
0.02512
0.02421
0.02476
0.02572
0.02665
0.02862
0.06097

1.81424E 05
1.76505E 05
2.05295E 05
2.17401E 05
1.96183E 05
2.08033E 05
2.16588E 05
2.27497E 05
2.39004E 05
2.28438E 05
2.54105E 05
2.38106E 05
1.44934E 05
1.43009E 05
1.41469E 05
1.39587E 05
1.49469E 05
1.47287E 05
1.60249E 05
1.65425E 05
1.55500E 05
1.50923E 05
1.62473E 05
1.58409E 05
1.35052E 05
1.37790E 05
1.34796E 05
1.31929E 05
1.30518E 05
1.44079E 05
1.45918E 05
1.51051E 05
1.56527E 05
1.49511E 05
1.46474E 05
1.38517E 05
1.34282E 05
1.53490E 05
1.35052E 05
1.56784E 05
1.48827E 05
1.44720E 05
1.57768E 05
1.64741E 05
1.66195E 05
1.49768E 05
1.44806E 05
1.33298E 05
1.26625E 05
1.30518E 05
1.18882E 05
1.11096E 05
1.16486E 05
1.18668E 05
1.05064E 05
1.07460E 05
1.03567E 05
1.05920E 05
1.10027E 05
1.14005E 05
1.22433E 05
2.60822E 05

3.65875
3.28189
2.12660
1.56697
1.84176
1.35728
1.16489
1.32193
1.10849
0.97630
0.91319
0.83989
9.54637
9.54705
9.43642
9.71816
6.39917
6.63621
3.34471
2.70022
3.29799
3.46454
2.46950
2.67823
10.39956
7.51261
8.60838
8.77969
8.40283
3.95213
4.76764
2.73723
2.24825
2.29624
2.39894
2.76506
2.49610
1.08085
1.50148
0.81719
0.75030
0.77304
0.57549
0.50859
0.43864
0.55751
0.59536
0.77746
0.95458
0.60427
0.75506
0.50692
0.43630
0.38991
0.40757
0.40189
0.36597
0.35654
0.36905
0.33555
0.32419
2.73272

1.17605E 03
1.05492E 03
6.83566E 04
5.03681E 04
5.92008E 04
4.36279E 04
3.74438E 04
4.24916E 04
3.56309E 04
3.13818E 04
2.93532E 04
2.69971E 04
3.06855E 03
3.06877E 03
3.03321E 03
3.12377E 03
2.05692E 03
2.13312E 03
1.07511E 03
8.67948E 04
1.06009E 03
1.11363E 03
7.93786E 04
8.60880E 04
3.34279E 03
2.41482E 03
2.76704E 03
2.82211E 03
2.70097E 03
1.27036E 03
1.53249E 03
8.79845E 04
7.22669E 04
7.38094E 04
7.71106E 04
8.88790E 04
8.02337E 04
3.47424E 04
4.82630E 04
2.62674E 04
2.41174E 04
2.48483E 04
1.84983E 04
1.63479E 04
1.40995E 04
1.79204E 04
1.91370E 04
2.49904E 04
3.06836E 04
1.94234E 04
2.42704E 04
1.62942E 04
1.40243E 04
1.25331E 04
1.31008E 04
1.29182E 04
1.17636E 04
1.14605E 04
1.18626E 04
1.07858E 04
1.04206E 04
8.78395E 04
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17128.83818
16131.45345
20780.84991
22370.66526
18746.68195
20320.80244
21621.53405
23930.36538
25818.26761
23579.15768
28507.89733
25220.86774
11568.08874
11298.68078
11077.3509
10821.04958
12157.67891
11847.34955
13512.5005
14102.822
12778.73034
12131.16781
13560.36389
13022.60854
10217.44197
10541.47934
10163.24282
9790.88103
9600.26695
11224.75587
11558.75287
11984.217
12586.84033
11620.82701
11244.09167
10262.13952
9676.90458
11884.14304
9637.69105
12397.95028
11437.87769
10925.08253
12694.79532
13546.70775
13512.67035
11698.19309
11088.1227
9616.49427
8756.95504
9443.54656
8002.83273
7336.19912
8016.59744
8194.94708
6759.702
7076.92219
6672.52543
6970.60315
7381.01889
7701.73467
8335.34946
36262.85763

0.00261
0.00241
0.00243
0.00238
0.00216
0.00214
0.00219
0.00243
0.00252
0.00229
0.00268
0.00238
0.00404
0.00402
0.00397
0.00403
0.00308
0.00313
0.00221
0.00205
0.00213
0.00213
0.00193
0.00196
0.00420
0.00330
0.00362
0.00365
0.00351
0.00221
0.00250
0.00189
0.00178
0.00172
0.00172
0.00175
0.00162
0.00135
0.00129
0.00131
0.00120
0.00117
0.00125
0.00130
0.00128
0.00116
0.00112
0.00106
0.00104
0.00099
0.00092
0.00078
0.00082
0.00082
0.00070
0.00073
0.00068
0.00070
0.00074
0.00076
0.00081
0.00391

A-111

7.A.p

Packet Pg. 1907

511091.4
511126.42
511155.44
511197.19
511240
511290.59
511322.08
511271.92
511269.62
511286.9
511322.05
511347.4
511324.93
511395.79
511433.82
511474.15
511455.71
511396.49
511369.02
511333.22
511305.33
511416.46
511406.83
511400.52
511389.39
511368.34
511356.31
511350.29
511337.96
511320.22
511421.25
511435.82
511407.51
511416.67
511441.65
511428.75
511451.64
511435.82
511462.88
510943.27
510940.61
510936.99
510931.47
510924.06
510637
510548.73
510547.21
510551.25
510650.62
510672.82
510685.93
510709.64
510551.75
510585.55
510681.05
510602.09
510585.34
510520.14
510477.07
510525.39
510511.13
510485.63

4276809.98
4276783.8
4276841.83
4276843.95
4276846.07
4276850.67
4276852.44
4276788.58
4276751.13
4276724.63
4276714.26
4276753.44
4276787.43
4276750.56
4276788.58
4276802.99
4276828.34
4276844.26
4276870.9
4276911.69
4276950.31
4276868.95
4276881.28
4276896.01
4276913.76
4276928.8
4276946.84
4276960.98
4276975.41
4276989.55
4276982.31
4276972.74
4276951.92
4276936.52
4276961.5
4276926.11
4276947.34
4276912.79
4276936.52
4276699.02
4276686.09
4276669.16
4276639.48
4276619.89
4276777.21
4276774.18
4276898.28
4276958.3
4277053.14
4277035.48
4277000.17
4277123.25
4277065.75
4277002.69
4277526.3
4277543.05
4277602.27
4277627.4
4277653.12
4277547.1
4277494.37
4277496.53

0.00250
0.00268
0.00367
0.00419
0.00456
0.00480
0.00484
0.00389
0.00346
0.00327
0.00327
0.00367
0.00401
0.00363
0.00387
0.00383
0.00412
0.00455
0.00499
0.00575
0.00662
0.00473
0.00492
0.00514
0.00545
0.00583
0.00621
0.00651
0.00690
0.00737
0.00609
0.00578
0.00582
0.00552
0.00558
0.00528
0.00530
0.00507
0.00507
0.00111
0.00107
0.00103
0.00097
0.00092
0.00045
0.00036
0.00032
0.00029
0.00039
0.00044
0.00050
0.00047
0.00025
0.00031
0.00070
0.00046
0.00050
0.00040
0.00037
0.00033
0.00028
0.00026

0.05633
0.06095
0.07265
0.08237
0.09264
0.10763
0.11864
0.08881
0.08183
0.08118
0.08693
0.10040
0.10218
0.11125
0.13204
0.14680
0.15313
0.14213
0.14308
0.14515
0.14949
0.16026
0.16290
0.16815
0.17322
0.17157
0.17585
0.18134
0.18321
0.18105
0.23784
0.23446
0.20707
0.19987
0.22696
0.19730
0.21873
0.19108
0.21349
0.03578
0.03529
0.03464
0.03355
0.03261
0.02333
0.01992
0.01931
0.01907
0.02333
0.02459
0.02559
0.02656
0.01934
0.02016
0.02458
0.01947
0.01909
0.01762
0.01748
0.01695
0.01666
0.01624

2.40972E 05
2.60736E 05
3.10787E 05
3.52368E 05
3.96302E 05
4.60427E 05
5.07526E 05
3.79917E 05
3.50058E 05
3.47277E 05
3.71875E 05
4.29498E 05
4.37112E 05
4.75913E 05
5.64849E 05
6.27991E 05
6.55070E 05
6.08013E 05
6.12077E 05
6.20932E 05
6.39498E 05
6.85571E 05
6.96864E 05
7.19323E 05
7.41012E 05
7.33954E 05
7.52263E 05
7.75748E 05
7.83748E 05
7.74508E 05
1.01745E 04
1.00299E 04
8.85818E 05
8.55017E 05
9.70905E 05
8.44023E 05
9.35698E 05
8.17415E 05
9.13282E 05
1.53062E 05
1.50966E 05
1.48185E 05
1.43522E 05
1.39501E 05
9.98026E 06
8.52151E 06
8.26056E 06
8.15789E 06
9.98026E 06
1.05193E 05
1.09471E 05
1.13620E 05
8.27339E 06
8.62418E 06
1.05150E 05
8.32901E 06
8.16645E 06
7.53760E 06
7.47771E 06
7.25098E 06
7.12693E 06
6.94726E 06

2.68766
1.69417
1.43307
1.02943
0.78070
0.61388
0.53238
0.61714
0.59698
0.53225
0.45006
0.42232
0.48400
0.34479
0.30495
0.26105
0.28682
0.37488
0.43746
0.54734
0.67285
0.35045
0.37023
0.38661
0.41534
0.46995
0.51254
0.54064
0.59246
0.67248
0.37259
0.34276
0.39234
0.36948
0.33053
0.34506
0.31211
0.33053
0.29394
7.08966
7.06600
7.00920
7.10249
6.32988
0.17199
0.10462
0.10491
0.10776
0.17630
0.19881
0.21831
0.22645
0.11248
0.12814
0.14278
0.11026
0.10210
0.08658
0.07903
0.08945
0.08808
0.08254

8.63911E 04
5.44567E 04
4.60640E 04
3.30896E 04
2.50945E 04
1.97323E 04
1.71126E 04
1.98371E 04
1.91891E 04
1.71084E 04
1.44666E 04
1.35749E 04
1.55575E 04
1.10828E 04
9.80219E 05
8.39109E 05
9.21943E 05
1.20500E 04
1.40615E 04
1.75935E 04
2.16278E 04
1.12647E 04
1.19005E 04
1.24270E 04
1.33505E 04
1.51059E 04
1.64749E 04
1.73781E 04
1.90438E 04
2.16159E 04
1.19764E 04
1.10175E 04
1.26112E 04
1.18764E 04
1.06244E 04
1.10915E 04
1.00323E 04
1.06244E 04
9.44829E 05
2.27887E 03
2.27127E 03
2.25301E 03
2.28300E 03
2.03465E 03
5.52838E 05
3.36286E 05
3.37219E 05
3.46380E 05
5.66692E 05
6.39047E 05
7.01727E 05
7.27892E 05
3.61551E 05
4.11888E 05
4.58946E 05
3.54415E 05
3.28186E 05
2.78299E 05
2.54031E 05
2.87525E 05
2.83121E 05
2.65313E 05
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30212.26254
32379.06108
44291.37477
50516.6304
55074.02289
57951.78709
58437.83147
46961.03863
41758.9374
39443.29841
39510.06711
44287.2646
48349.21767
43776.0791
46768.90838
46202.02955
49743.80343
54940.50464
60230.65168
69445.91728
79936.36107
57067.31961
59438.88312
62067.17134
65806.0486
70337.87165
74992.56611
78628.75225
83326.19908
89013.77494
73566.38264
69828.47887
70263.14317
66688.12985
67300.57186
63780.05615
63976.13413
61169.27702
61162.00434
13351.04988
12960.89336
12471.22397
11689.99772
11092.08773
5487.45234
4325.56139
3833.30663
3495.91041
4663.98875
5327.69243
5983.20032
5616.96955
3027.33643
3708.88336
8458.91216
5570.38245
5993.28689
4859.83037
4501.30653
4007.99742
3370.86426
3143.12102

0.00339
0.00325
0.00416
0.00455
0.00485
0.00504
0.00506
0.00413
0.00369
0.00347
0.00346
0.00385
0.00420
0.00379
0.00403
0.00397
0.00428
0.00473
0.00519
0.00599
0.00690
0.00491
0.00511
0.00534
0.00566
0.00605
0.00645
0.00677
0.00717
0.00767
0.00632
0.00600
0.00604
0.00573
0.00578
0.00548
0.00549
0.00526
0.00525
0.00340
0.00336
0.00330
0.00327
0.00297
0.00052
0.00040
0.00036
0.00033
0.00045
0.00052
0.00058
0.00055
0.00030
0.00036
0.00076
0.00051
0.00054
0.00044
0.00041
0.00037
0.00031
0.00029

A-112

7.A.p

Packet Pg. 1908

510439.39
510369.82
510394.07
510368.35
510301.12
510299.29
510267.33
510193.12
510147.56
510241.24
510316.19
510275.41
510322.06
510168.14
510109.73
510170.34
510264.36
510199.1
510157.61
510201.26
510259.18
510308.02
510330.92
510353.4
510358.58
510463.34
510416.09
510411.3
510422.67
510452.36
510518.97
510563.21
510600.33
510571.86
510522.02
510525.92
510468.25
510476.7
510425.26
510398.44
510371.12
510328.51
510339.9
510329.33
511060.04
511053.55
511449.69
511463.6
511584.5
511579.17
511643.38
511658.54
511473.56
510844.05
510819
510812.25
510766.27
510788.08
510862.95
510849.39
510838.19

4277515.55
4277592.96
4277635.94
4277565.04
4277596.64
4277636.31
4277553.29
4277549.61
4277487.9
4277332.5
4277344.99
4277252.05
4277228.54
4277155.06
4277094.81
4277081.59
4276914.24
4276903.44
4276829.53
4276808.79
4276827.37
4276868.86
4276810.08
4276998.95
4276903.01
4276900.64
4276851.59
4276825.86
4276746.9
4276669.61
4276678.76
4276656.9
4276627.41
4276593.85
4276624.36
4276534.3
4276503.81
4276581.69
4276527.32
4276557.45
4276602
4276635.8
4276656.37
4276697.73
4278365.13
4278281.17
4278012.31
4278021.57
4278030.79
4278016.57
4278010.53
4277976.09
4278066.24
4276334.61
4276360.66
4276338.82
4276358.28
4276480.9
4276608.23
4276591.14
4276539.85

0.00024
0.00026
0.00030
0.00025
0.00022
0.00023
0.00020
0.00017
0.00016
0.00015
0.00017
0.00014
0.00015
0.00011
0.00010
0.00011
0.00014
0.00012
0.00011
0.00013
0.00015
0.00016
0.00018
0.00016
0.00018
0.00025
0.00023
0.00023
0.00025
0.00028
0.00033
0.00035
0.00038
0.00034
0.00032
0.00030
0.00027
0.00029
0.00026
0.00025
0.00024
0.00021
0.00022
0.00020
0.00241
0.00288
0.00518
0.00478
0.00300
0.00316
0.00259
0.00262
0.00403
0.00053
0.00052
0.00050
0.00046
0.00054
0.00077
0.00073
0.00066

0.01583
0.01632
0.01675
0.01611
0.01497
0.01491
0.01410
0.01249
0.01176
0.01318
0.01474
0.01292
0.01349
0.01228
0.01127
0.01209
0.01333
0.01223
0.01151
0.01209
0.01307
0.01406
0.01439
0.01509
0.01522
0.01756
0.01640
0.01621
0.01626
0.01678
0.01865
0.01992
0.02086
0.01969
0.01850
0.01795
0.01645
0.01709
0.01570
0.01525
0.01480
0.01403
0.01428
0.01415
0.33054
0.29070
3.08774
2.47126
0.77163
0.81873
0.54131
0.51476
1.91664
0.02347
0.02314
0.02264
0.02149
0.02363
0.02908
0.02813
0.02665

6.77186E 06
6.98148E 06
7.16543E 06
6.89164E 06
6.40397E 06
6.37830E 06
6.03179E 06
5.34306E 06
5.03077E 06
5.63823E 06
6.30558E 06
5.52700E 06
5.77084E 06
5.25322E 06
4.82116E 06
5.17194E 06
5.70240E 06
5.23183E 06
4.92382E 06
5.17194E 06
5.59117E 06
6.01468E 06
6.15585E 06
6.45530E 06
6.51091E 06
7.51193E 06
7.01570E 06
6.93442E 06
6.95581E 06
7.17826E 06
7.97822E 06
8.52151E 06
8.92363E 06
8.42312E 06
7.91405E 06
7.67877E 06
7.03709E 06
7.31087E 06
6.71625E 06
6.52375E 06
6.33124E 06
6.00185E 06
6.10879E 06
6.05318E 06
1.41401E 04
1.24358E 04
1.32089E 03
1.05717E 03
3.30093E 04
3.50242E 04
2.31565E 04
2.20207E 04
8.19913E 04
1.00402E 05
9.89898E 06
9.68509E 06
9.19313E 06
1.01086E 05
1.24400E 05
1.20336E 05
1.14005E 05

0.07364
0.06501
0.06821
0.06443
0.05610
0.05625
0.05127
0.04264
0.03720
0.04360
0.05466
0.04678
0.05308
0.03743
0.03127
0.03607
0.03981
0.03204
0.02610
0.02878
0.03504
0.04354
0.04372
0.05449
0.05393
0.07558
0.06300
0.06053
0.05726
0.05837
0.08129
0.09993
0.11940
0.09613
0.07658
0.07057
0.05393
0.05876
0.04595
0.04208
0.03917
0.03496
0.03707
0.03755
0.08404
0.09372
0.08470
0.08101
0.06484
0.06661
0.06286
0.06517
0.07504
0.67351
0.52416
0.43635
0.28350
0.52762
1.65367
1.35351
1.18290

2.36706E 05
2.08966E 05
2.19252E 05
2.07101E 05
1.80326E 05
1.80808E 05
1.64800E 05
1.37060E 05
1.19574E 05
1.40146E 05
1.75697E 05
1.50368E 05
1.70618E 05
1.20314E 05
1.00513E 05
1.15942E 05
1.27964E 05
1.02988E 05
8.38948E 06
9.25093E 06
1.12631E 05
1.39953E 05
1.40532E 05
1.75151E 05
1.73350E 05
2.42941E 05
2.02505E 05
1.94565E 05
1.84054E 05
1.87622E 05
2.61295E 05
3.21211E 05
3.83795E 05
3.08997E 05
2.46156E 05
2.26837E 05
1.73350E 05
1.88876E 05
1.47700E 05
1.35260E 05
1.25907E 05
1.12374E 05
1.19156E 05
1.20699E 05
2.70135E 05
3.01250E 05
2.72256E 05
2.60395E 05
2.08419E 05
2.14109E 05
2.02055E 05
2.09480E 05
2.41206E 05
2.16490E 04
1.68484E 04
1.40259E 04
9.11271E 05
1.69596E 04
5.31549E 04
4.35067E 04
3.80227E 04
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2942.12862
3148.59362
3566.11259
2976.6362
2684.75479
2783.57809
2383.50074
2065.91374
1887.42818
1802.46312
2099.65775
1730.65847
1820.37048
1382.63194
1160.7644
1277.35556
1642.34489
1412.8277
1364.63298
1544.93274
1762.85488
1932.04903
2201.42828
1919.70339
2159.52471
2993.10559
2734.77156
2767.32005
3068.83588
3405.66723
3953.44812
4283.3644
4528.32532
4151.32453
3861.71613
3626.57068
3226.64137
3462.07091
3083.6866
2998.58666
2860.96766
2562.91957
2604.6487
2455.50389
29067.49579
34767.874
62544.56303
57698.67544
36234.62211
38128.10665
31261.99102
31627.947
48627.45109
6379.61927
6245.67991
6033.78023
5595.00914
6568.54062
9322.43366
8813.43259
8000.7651

0.00027
0.00029
0.00032
0.00027
0.00025
0.00026
0.00022
0.00019
0.00017
0.00017
0.00020
0.00016
0.00017
0.00013
0.00011
0.00012
0.00015
0.00013
0.00013
0.00014
0.00016
0.00018
0.00020
0.00018
0.00020
0.00028
0.00025
0.00026
0.00028
0.00031
0.00036
0.00040
0.00042
0.00038
0.00035
0.00033
0.00029
0.00031
0.00028
0.00027
0.00026
0.00023
0.00023
0.00022
0.00258
0.00303
0.00653
0.00586
0.00335
0.00353
0.00284
0.00286
0.00487
0.00076
0.00070
0.00065
0.00056
0.00072
0.00132
0.00118
0.00105

A-113

7.A.p

Packet Pg. 1909

7.A.p

North Entry Area Plan Project

Unmitigated
at Sensitive Receptors

Annual Average PM2.5 Total (Exhaust + Fugitive Dust)

Y
(m)
4277077.82
4277063.56
4277044.7
4277027.53
4276990.1
4277006.58
4276993.19
4277021.01
4277033.03
4277036.12
4277044.7
4277053.98
4277017.64
4277040.35
4277004.82
4277027.53
4276993.1
4277015.07
4277042.36
4276982.47
4277005
4276995.66
4277020.75
4277032.47
4277011.04
4276998.96
4276989.25
4276977.16
4276969.65
4276955.18
4276972.03
4276962.14
4278315.27
4278311.18
4278296.52
4278312.47
4276947.27
4276927.62
4276925.86
4276892.17
4276731.86
4276717.84
4276724.85
4276724.69
4276736.84
4276671.43
4276650.09
4276632.96
4276665.82
4276636.23
4276682.64
4276673.92
4276634.05
4276628.29
4276630.94
4276675.95
4276679.06
4276637.95
4276687.47
4276641.37
4276568.62

2019
2020
2021
PM2.5 Total PM2.5 Total PM2.5 Total
(ug/m3)
(ug/m3)
(ug/m3)
0.06075458
0.018142
0.0131356
0.05755688 0.01669884 0.01207069
0.04390428 0.01381325 0.01003019
0.0410436 0.01261718 0.00915018
0.030667 0.00985101 0.00716096
0.03924506 0.01170208 0.00847212
0.03920009 0.01142124 0.00825783
0.04530545 0.01292073 0.00933027
0.04589723 0.01302447
0.0094024
0.0443989 0.01256431
0.0090687
0.04485473 0.01268088
0.0091523
0.04486689 0.01267086 0.00914449
0.03899984 0.01101468 0.00794926
0.04003313 0.01129485 0.00815096
0.03701173 0.01045163 0.00754285
0.03789683 0.01069216 0.00771602
0.03515095 0.00992447 0.00716232
0.03577334 0.01009287 0.00728354
0.03618641 0.01020651 0.00736542
0.03371817 0.00951961 0.00687013
0.03419483 0.00964767 0.00696226
0.03258846 0.00919452 0.00663525
0.03265425 0.00921219 0.00664796
0.03448268 0.00972687 0.00701933
0.0311606 0.00879159 0.00634447
0.02960978
0.0083549 0.00602937
0.02841535 0.00801842 0.00578657
0.02710068 0.00764822 0.00551945
0.02600724 0.00734058 0.00529748
0.02475947 0.00698938 0.00504406
0.03220747 0.00909234 0.00656175
0.03081172 0.00869792 0.00627708
0.01333743 0.00481519
0.0035205
0.01486903 0.00707433 0.00523001
0.01528107 0.00712337 0.00526248
0.01429839 0.00582493
0.0042812
0.03291607 0.00953098 0.00688863
0.02805097 0.00831079 0.00601469
0.03062443 0.00884628 0.00639287
0.02555355 0.00749755
0.0054231
0.00756334 0.00639328 0.00479835
0.00722113
0.0066019 0.00496213
0.00803967 0.00448404 0.00333196
0.00871065
0.003907 0.00288232
0.01215527 0.00394556 0.00286969
0.00659232 0.00502145 0.00376078
0.00630836 0.00461517 0.00345345
0.00639071 0.00360019 0.00267599
0.00728838 0.00353253 0.00261325
0.00686097
0.0032587 0.00240899
0.00879923 0.00331153
0.0024257
0.00945894 0.00326068 0.00237874
0.00793654 0.00295657 0.00216471
0.00859104 0.00293548 0.00214057
0.00913573 0.00300533 0.00218735
0.01011181 0.00333838
0.0024302
0.0109036 0.00346731 0.00251914
0.00995736 0.00315278
0.0022901
0.01203365 0.00369657
0.0026807
0.01064681 0.00328554 0.00238322
0.005054 0.00536369 0.00404141

Max
PM2.5 Total
(ug/m3)
0.06075
0.05756
0.04390
0.04104
0.03067
0.03925
0.03920
0.04531
0.04590
0.04440
0.04485
0.04487
0.03900
0.04003
0.03701
0.03790
0.03515
0.03577
0.03619
0.03372
0.03419
0.03259
0.03265
0.03448
0.03116
0.02961
0.02842
0.02710
0.02601
0.02476
0.03221
0.03081
0.01334
0.01487
0.01528
0.01430
0.03292
0.02805
0.03062
0.02555
0.00756
0.00722
0.00804
0.00871
0.01216
0.00659
0.00631
0.00639
0.00729
0.00686
0.00880
0.00946
0.00794
0.00859
0.00914
0.01011
0.01090
0.00996
0.01203
0.01065
0.00536

Maximum
0.06
BAAQMD threshold of significance
0.3
Exceed thresholds?
No
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X
(m)
511141.17
511177.3
511115.23
511127.93
511112.48
511152.66
511185.29
511245.73
511278.7
511308.58
511319.91
511336.05
511350.3
511371.36
511359.18
511380.24
511370.17
511391.78
511417.05
511377.68
511400.94
511412.84
511437.57
511426.67
511447.91
511458.35
511467.33
511477.22
511488.57
511498.09
511388.39
511399.38
511400.53
511340.62
511345.14
511364.54
511209.12
511176.13
511219.65
511196.49
511003.4
510998.1
511028.47
511051.99
511131.57
511001.84
511001.84
511020.22
511038.75
511039.53
511082.2
511107.74
511082.67
511110.54
511127.99
511125.03
511144.81
511150.72
511169.1
511171.75
510972.24

A-114

Packet Pg. 1910

7.A.p

4276558.27
4276547.92
4276537.57
4276570.99
4276561.72
4276572.93
4276569.26
4276549
4276530.03
4276545.12
4276536.5
4276510.2
4276510.84
4276497.69
4276476.57
4276462.34
4276503.3
4276530.46
4276504.16
4276504.59
4276471.61
4276461.26
4276427.63
4276387.62
4276401.42
4276343.4
4276389.03
4276341.98
4276325
4276347.29
4276353.3
4276325.35
4276305.9
4276291.39
4276270.16
4276256.72
4276223.11
4276193.39
4276110.96
4276103.53
4276086.91
4276057.54
4276059.31
4276032.07
4276029.59
4276047.99
4276034.55
4276047.99
4276852.79
4276809.98
4276783.8
4276841.83
4276843.95
4276846.07
4276850.67
4276852.44
4276788.58
4276751.13
4276724.63
4276714.26
4276753.44
4276787.43
4276750.56
4276788.58
4276802.99
4276828.34
4276844.26
4276870.9

0.00494045
0.0048451
0.00474231
0.00524398
0.00511758
0.00575824
0.00599508
0.00544808
0.00517823
0.00576215
0.00553936
0.00450056
0.00458344
0.00444439
0.00429062
0.00420327
0.00480523
0.00496118
0.00510276
0.00534769
0.00494139
0.0047845
0.00437741
0.00412572
0.00502979
0.0040907
0.00524146
0.00483553
0.0046198
0.00536208
0.00571993
0.00570429
0.00494166
0.00468521
0.00406829
0.00370927
0.00399216
0.00338768
0.00310205
0.00338754
0.00346185
0.00285719
0.0029908
0.00281967
0.00294514
0.00311837
0.00325294
0.00351983
0.01533601
0.01278492
0.01367979
0.01869589
0.02131238
0.0232288
0.02443896
0.02464257
0.01980629
0.01761322
0.01663603
0.01666279
0.01867605
0.02038922
0.01845942
0.01972058
0.01948121
0.02097459
0.02316621
0.02539702

0.00533274
0.00526056
0.00534929
0.00410879
0.00417247
0.00298172
0.00277931
0.00287704
0.00287199
0.00261951
0.00264488
0.00556578
0.00438952
0.00480636
0.00483518
0.00465461
0.00297184
0.00335341
0.00254928
0.00241371
0.00232185
0.0023213
0.00236125
0.00218028
0.00184162
0.00175766
0.00179029
0.00165069
0.00160072
0.00172294
0.00179372
0.00176058
0.00159969
0.00154478
0.00145056
0.00142528
0.00135747
0.00125363
0.00107159
0.00112087
0.00112216
0.00096271
0.00099712
0.00093499
0.00096562
0.00101863
0.00104196
0.00111117
0.00535459
0.00463703
0.00447113
0.0057382
0.00629003
0.00671544
0.00698473
0.00701253
0.00571126
0.00510047
0.00480651
0.00478285
0.00532826
0.00582245
0.00524293
0.00558209
0.00550668
0.00592848
0.00655714
0.00719253

0.00401912
0.00396506
0.0040342
0.00307908
0.00312935
0.00221059
0.00205285
0.00213431
0.00213374
0.00193345
0.00195559
0.00420277
0.00330192
0.00362251
0.00364644
0.00350937
0.00221469
0.00250468
0.00188779
0.00178109
0.00171578
0.00171728
0.00175282
0.00161746
0.00134732
0.00129458
0.00130547
0.00120364
0.00116805
0.00125247
0.00130224
0.00127708
0.00116333
0.00112445
0.00105992
0.00104498
0.00098964
0.00091759
0.00078183
0.00081603
0.00081611
0.00070153
0.00072622
0.00068078
0.00070268
0.00074111
0.00075731
0.000807
0.0039087
0.00339097
0.00325311
0.00416107
0.00455122
0.00485323
0.00504443
0.00506321
0.00412689
0.00368645
0.00347352
0.0034551
0.00384771
0.00420481
0.00378508
0.00402911
0.00397435
0.00427877
0.00473289
0.00519168

0.00533
0.00526
0.00535
0.00524
0.00512
0.00576
0.00600
0.00545
0.00518
0.00576
0.00554
0.00557
0.00458
0.00481
0.00484
0.00465
0.00481
0.00496
0.00510
0.00535
0.00494
0.00478
0.00438
0.00413
0.00503
0.00409
0.00524
0.00484
0.00462
0.00536
0.00572
0.00570
0.00494
0.00469
0.00407
0.00371
0.00399
0.00339
0.00310
0.00339
0.00346
0.00286
0.00299
0.00282
0.00295
0.00312
0.00325
0.00352
0.01534
0.01278
0.01368
0.01870
0.02131
0.02323
0.02444
0.02464
0.01981
0.01761
0.01664
0.01666
0.01868
0.02039
0.01846
0.01972
0.01948
0.02097
0.02317
0.02540
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510970.09
510968.79
510965.99
510988.84
510985.39
511025.27
511039.72
511021.39
511014.5
511041.66
511034.33
510959.53
510971.81
510964.91
510962.11
510962.54
511001.78
510995.74
511026.57
511041.44
511034.33
511029.15
511013.2
511012.5
511077.94
511037.26
511102.71
511104.83
511099.17
511149.05
511175.94
511200.71
511144.81
511132.43
511089.62
511056.01
511114.38
511056.01
511065.21
511120.4
511146.58
511054.6
511079.71
511063.79
511091.03
511112.26
511148.35
511187.26
511099.18
511091.4
511126.42
511155.44
511197.19
511240
511290.59
511322.08
511271.92
511269.62
511286.9
511322.05
511347.4
511324.93
511395.79
511433.82
511474.15
511455.71
511396.49
511369.02

A-115

Packet Pg. 1911

7.A.p

4276911.69
4276950.31
4276868.95
4276881.28
4276896.01
4276913.76
4276928.8
4276946.84
4276960.98
4276975.41
4276989.55
4276982.31
4276972.74
4276951.92
4276936.52
4276961.5
4276926.11
4276947.34
4276912.79
4276936.52
4276699.02
4276686.09
4276669.16
4276639.48
4276619.89
4276777.21
4276774.18
4276898.28
4276958.3
4277053.14
4277035.48
4277000.17
4277123.25
4277065.75
4277002.69
4277526.3
4277543.05
4277602.27
4277627.4
4277653.12
4277547.1
4277494.37
4277496.53
4277515.55
4277592.96
4277635.94
4277565.04
4277596.64
4277636.31
4277553.29
4277549.61
4277487.9
4277332.5
4277344.99
4277252.05
4277228.54
4277155.06
4277094.81
4277081.59
4276914.24
4276903.44
4276829.53
4276808.79
4276827.37
4276868.86
4276810.08
4276998.95
4276903.01

0.02928307
0.03370691
0.02406259
0.02506256
0.02617074
0.02774722
0.02965821
0.03162092
0.03315412
0.03513496
0.03753353
0.03101876
0.02944271
0.02962615
0.02811879
0.02837686
0.02689261
0.02697517
0.02579183
0.02578863
0.00575981
0.00559492
0.00538747
0.00505991
0.00479352
0.00231657
0.00182553
0.00161805
0.00147589
0.00196958
0.00224976
0.00252643
0.00237225
0.0012785
0.00156606
0.00356843
0.00235028
0.00252836
0.00205031
0.00189906
0.00169133
0.00142277
0.00132667
0.00124178
0.00132865
0.00150469
0.00125616
0.00113295
0.00117461
0.00100587
0.00087182
0.00079648
0.00076082
0.00088632
0.00073061
0.00076855
0.00058374
0.00049009
0.00053934
0.00069327
0.00059636
0.00057592
0.00065198
0.00074396
0.00081546
0.000929
0.00081048
0.00091155

0.00829995
0.0095619
0.00680167
0.00708427
0.00739644
0.00784145
0.0083848
0.00894054
0.00937371
0.00993691
0.01062361
0.00875233
0.00830791
0.00836343
0.00793855
0.00800778
0.00759232
0.00761301
0.0072824
0.00727872
0.00453687
0.00448176
0.00440119
0.00434994
0.00395577
0.00071661
0.00055272
0.00049588
0.00045813
0.0006237
0.00071022
0.00079438
0.00075622
0.00040636
0.00049181
0.00104685
0.00069804
0.00074304
0.00060531
0.00056081
0.00050815
0.00043412
0.00040536
0.00037826
0.00039866
0.00044827
0.00037852
0.0003408
0.0003522
0.00030363
0.00026257
0.00023934
0.00023305
0.00027276
0.00022598
0.00023927
0.00018166
0.00015298
0.00016887
0.00021312
0.00018284
0.00017439
0.00019659
0.00022483
0.00024843
0.00027967
0.00025219
0.00027961

0.00599133
0.00690262
0.00490899
0.00511295
0.00533821
0.00565936
0.00605165
0.00645279
0.00676542
0.00717204
0.00766803
0.00631617
0.00599547
0.0060357
0.0057291
0.0057789
0.00547923
0.00549405
0.0052556
0.00525282
0.00340026
0.00336012
0.00330102
0.00326582
0.00296753
0.00051988
0.0004005
0.00035956
0.00033242
0.00045304
0.0005158
0.0005768
0.00054949
0.00029523
0.00035708
0.00075719
0.00050525
0.0005375
0.00043798
0.0004058
0.00036805
0.0003147
0.00029387
0.00027419
0.00028873
0.00032453
0.0002742
0.00024686
0.00025507
0.00021997
0.0001902
0.00017335
0.00016898
0.00019782
0.00016394
0.00017364
0.00013183
0.00011104
0.00012259
0.00015456
0.00013258
0.00012637
0.00014241
0.0001629
0.00018007
0.00020259
0.00018301
0.00020275

0.02928
0.03371
0.02406
0.02506
0.02617
0.02775
0.02966
0.03162
0.03315
0.03513
0.03753
0.03102
0.02944
0.02963
0.02812
0.02838
0.02689
0.02698
0.02579
0.02579
0.00576
0.00559
0.00539
0.00506
0.00479
0.00232
0.00183
0.00162
0.00148
0.00197
0.00225
0.00253
0.00237
0.00128
0.00157
0.00357
0.00235
0.00253
0.00205
0.00190
0.00169
0.00142
0.00133
0.00124
0.00133
0.00150
0.00126
0.00113
0.00117
0.00101
0.00087
0.00080
0.00076
0.00089
0.00073
0.00077
0.00058
0.00049
0.00054
0.00069
0.00060
0.00058
0.00065
0.00074
0.00082
0.00093
0.00081
0.00091
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511333.22
511305.33
511416.46
511406.83
511400.52
511389.39
511368.34
511356.31
511350.29
511337.96
511320.22
511421.25
511435.82
511407.51
511416.67
511441.65
511428.75
511451.64
511435.82
511462.88
510943.27
510940.61
510936.99
510931.47
510924.06
510637
510548.73
510547.21
510551.25
510650.62
510672.82
510685.93
510709.64
510551.75
510585.55
510681.05
510602.09
510585.34
510520.14
510477.07
510525.39
510511.13
510485.63
510439.39
510369.82
510394.07
510368.35
510301.12
510299.29
510267.33
510193.12
510147.56
510241.24
510316.19
510275.41
510322.06
510168.14
510109.73
510170.34
510264.36
510199.1
510157.61
510201.26
510259.18
510308.02
510330.92
510353.4
510358.58

A-116

Packet Pg. 1912

7.A.p

4276900.64
4276851.59
4276825.86
4276746.9
4276669.61
4276678.76
4276656.9
4276627.41
4276593.85
4276624.36
4276534.3
4276503.81
4276581.69
4276527.32
4276557.45
4276602
4276635.8
4276656.37
4276697.73
4278365.13
4278281.17
4278012.31
4278021.57
4278030.79
4278016.57
4278010.53
4277976.09
4278066.24
4276334.61
4276360.66
4276338.82
4276358.28
4276480.9
4276608.23
4276591.14
4276539.85

0.00126334
0.0011542
0.00116787
0.00129489
0.00143688
0.00166823
0.00180766
0.00191129
0.00175193
0.00162948
0.00153024
0.00136134
0.00146067
0.00130092
0.00126497
0.0012069
0.00108119
0.00109882
0.00103597
0.01226079
0.01466252
0.0264386
0.02438088
0.01529207
0.01609132
0.01319053
0.01334415
0.0205438
0.00270192
0.00264268
0.00255173
0.00236393
0.00277883
0.0039606
0.00374046
0.00339474

0.00038591
0.00035026
0.00035286
0.00038619
0.0004257
0.00049939
0.00054589
0.00058279
0.00052898
0.00048678
0.00045689
0.00040305
0.00043252
0.00038283
0.00037116
0.00035386
0.00031737
0.0003232
0.00030617
0.00356403
0.00420154
0.00895819
0.00805423
0.00462725
0.00487216
0.00392551
0.00395372
0.00669786
0.0010302
0.00095181
0.00089023
0.00077484
0.00099067
0.00178399
0.0015987
0.00143265

0.00027977
0.00025383
0.00025565
0.0002796
0.00030809
0.00036163
0.0003955
0.00042246
0.00038324
0.00035246
0.00033081
0.00029169
0.00031302
0.00027696
0.00026847
0.00025594
0.00022957
0.00023381
0.00022155
0.00257653
0.00303485
0.00652967
0.0058633
0.00335282
0.00353041
0.00284169
0.0028614
0.00487261
0.00075506
0.00069581
0.00064982
0.00056384
0.00072388
0.00131631
0.00117726
0.00105446

0.00126
0.00115
0.00117
0.00129
0.00144
0.00167
0.00181
0.00191
0.00175
0.00163
0.00153
0.00136
0.00146
0.00130
0.00126
0.00121
0.00108
0.00110
0.00104
0.01226
0.01466
0.02644
0.02438
0.01529
0.01609
0.01319
0.01334
0.02054
0.00270
0.00264
0.00255
0.00236
0.00278
0.00396
0.00374
0.00339
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510463.34
510416.09
510411.3
510422.67
510452.36
510518.97
510563.21
510600.33
510571.86
510522.02
510525.92
510468.25
510476.7
510425.26
510398.44
510371.12
510328.51
510339.9
510329.33
511060.04
511053.55
511449.69
511463.6
511584.5
511579.17
511643.38
511658.54
511473.56
510844.05
510819
510812.25
510766.27
510788.08
510862.95
510849.39
510838.19

A-117

Packet Pg. 1913

7.A.p
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* AERMOD ( 18081): C:\Users\kjohnson\Desktop\NEAP HRA\NorthEntry\NorthEntry.isc
08/24/18
* AERMET ( 14134):
08:25:30
* MODELING OPTIONS USED: RegDFAULT CONC ELEV URBAN
*
PLOT FILE OF ANNUAL VALUES AVERAGED ACROSS 5 YEARS FOR SOURCE GROUP: AREA
*
FOR A TOTAL OF 233 RECEPTORS.
*
FORMAT: (3(1X,F13.5),3(1X,F8.2),2X,A6,2X,A8,2X,I8.8,2X,A8)
*
X
Y
AVERAGE CONC ZELEV ZHILL ZFLAG AVE GRP
NUM YRS NET ID
* ____________ ____________ ____________ ______ ______ ______ ______ ________ ________ ________
511141.17000 4277077.82000 143983.88598 54.06 54.06 0.00 ANNUAL AREA
00000005
511177.30000 4277063.56000 136457.44347 55.65 55.65 0.00 ANNUAL AREA
00000005
511115.23000 4277044.70000 103975.22786 51.42 51.42 0.00 ANNUAL AREA
00000005
511127.93000 4277027.53000 97231.93682 51.84 51.84 0.00 ANNUAL AREA
00000005
511112.48000 4276990.10000 72604.83919 50.03 50.03 0.00 ANNUAL AREA
00000005
511152.66000 4277006.58000 93009.69074 53.54 53.54 0.00 ANNUAL AREA
00000005
511185.29000 4276993.19000 92931.53969 55.44 55.44 0.00 ANNUAL AREA
00000005
511245.73000 4277021.01000 107435.16197 57.07 57.07 0.00 ANNUAL AREA
00000005
511278.70000 4277033.03000 108845.39835 57.52 57.52 0.00 ANNUAL AREA
00000005
511308.58000 4277036.12000 105295.81185 57.93 57.93 0.00 ANNUAL AREA
00000005
511319.91000 4277044.70000 106378.17681 58.09 58.09 0.00 ANNUAL AREA
00000005
511336.05000 4277053.98000 106408.45882 58.31 58.31 0.00 ANNUAL AREA
00000005
511350.30000 4277017.64000 92493.80929 58.57 58.57 0.00 ANNUAL AREA
00000005
511371.36000 4277040.35000 94945.63707 58.80 58.80 0.00 ANNUAL AREA
00000005
511359.18000 4277004.82000 87778.85979 58.87 58.87 0.00 ANNUAL AREA
00000005
511380.24000 4277027.53000 89879.00693 58.92 58.92 0.00 ANNUAL AREA
00000005
511370.17000 4276993.10000 83365.94118 59.15 59.15 0.00 ANNUAL AREA
00000005
511391.78000 4277015.07000 84842.81570 59.07 59.07 0.00 ANNUAL AREA
00000005
511417.05000 4277042.36000 85822.77667 59.00 59.00 0.00 ANNUAL AREA
00000005
511377.68000 4276982.47000 79967.90391 59.35 59.35 0.00 ANNUAL AREA
00000005
511400.94000 4277005.00000 81099.08236 59.18 59.18 0.00 ANNUAL AREA
00000005
511412.84000 4276995.66000 77289.28017 59.28 59.28 0.00 ANNUAL AREA
00000005
511437.57000 4277020.75000 77445.41324 59.01 59.01 0.00 ANNUAL AREA
00000005
511426.67000 4277032.47000 81781.97923 59.00 59.00 0.00 ANNUAL AREA
00000005
511447.91000 4277011.04000 73902.85569 59.11 59.11 0.00 ANNUAL AREA
00000005
511458.35000 4276998.96000 70224.72977 59.24 59.24 0.00 ANNUAL AREA
00000005
511467.33000 4276989.25000 67391.86781 59.43 59.43 0.00 ANNUAL AREA
00000005
511477.22000 4276977.16000 64273.83517 59.61 59.61 0.00 ANNUAL AREA
00000005
511488.57000 4276969.65000 61680.44219 59.74 59.74 0.00 ANNUAL AREA
00000005
511498.09000 4276955.18000 58721.04041 59.87 59.87 0.00 ANNUAL AREA
00000005
511388.39000 4276972.03000 76385.13500 59.53 59.53 0.00 ANNUAL AREA
00000005
511399.38000 4276962.14000 73074.91722 59.64 59.64 0.00 ANNUAL AREA
00000005
511400.53000 4278315.27000 31520.27527 60.00 60.00 0.00 ANNUAL AREA
00000005
511340.62000 4278311.18000 34958.62770 60.00 60.00 0.00 ANNUAL AREA
00000005
511345.14000 4278296.52000 35942.99635 60.00 60.00 0.00 ANNUAL AREA
00000005
511364.54000 4278312.47000 33720.90116 60.00 60.00 0.00 ANNUAL AREA
00000005
511209.12000 4276947.27000 78040.32853 57.11 57.11 0.00 ANNUAL AREA
00000005
511176.13000 4276927.62000 66485.68848 54.64 54.64 0.00 ANNUAL AREA
00000005
511219.65000 4276925.86000 72609.36368 58.24 58.24 0.00 ANNUAL AREA
00000005
511196.49000 4276892.17000 60574.16495 56.79 56.79 0.00 ANNUAL AREA
00000005
511003.40000 4276731.86000 17485.25777 48.03 48.03 0.00 ANNUAL AREA
00000005
510998.10000 4276717.84000 16641.23692 48.10 48.10 0.00 ANNUAL AREA
00000005
511028.47000 4276724.85000 18832.09233 48.08 48.08 0.00 ANNUAL AREA
00000005
511051.99000 4276724.69000 20504.85085 48.47 48.47 0.00 ANNUAL AREA
00000005
511131.57000 4276736.84000 28773.53077 54.06 60.00 0.00 ANNUAL AREA
00000005
511001.84000 4276671.43000 15298.95685 48.24 48.24 0.00 ANNUAL AREA
00000005
511001.84000 4276650.09000 14660.14888 48.30 48.30 0.00 ANNUAL AREA
00000005
511020.22000 4276632.96000 14965.76141 48.04 48.04 0.00 ANNUAL AREA
00000005
511038.75000 4276665.82000 17128.83818 49.03 49.03 0.00 ANNUAL AREA
00000005
511039.53000 4276636.23000 16131.45345 49.32 49.32 0.00 ANNUAL AREA
00000005
511082.20000 4276682.64000 20780.84991 51.17 51.17 0.00 ANNUAL AREA
00000005
511107.74000 4276673.92000 22370.66526 53.68 53.68 0.00 ANNUAL AREA
00000005
511082.67000 4276634.05000 18746.68195 53.01 53.01 0.00 ANNUAL AREA
00000005
511110.54000 4276628.29000 20320.80244 55.36 55.36 0.00 ANNUAL AREA
00000005
511127.99000 4276630.94000 21621.53405 56.73 56.73 0.00 ANNUAL AREA
00000005
511125.03000 4276675.95000 23930.36538 55.39 55.39 0.00 ANNUAL AREA
00000005
511144.81000 4276679.06000 25818.26761 57.40 57.40 0.00 ANNUAL AREA
00000005
511150.72000 4276637.95000 23579.15768 58.53 58.53 0.00 ANNUAL AREA
00000005
511169.10000 4276687.47000 28507.89733 60.00 60.00 0.00 ANNUAL AREA
00000005
511171.75000 4276641.37000 25220.86774 60.00 60.00 0.00 ANNUAL AREA
00000005
510972.24000 4276568.62000 11568.08874 48.08 48.08 0.00 ANNUAL AREA
00000005
510970.09000 4276558.27000 11298.68078 48.00 48.00 0.00 ANNUAL AREA
00000005
510968.79000 4276547.92000 11077.35090 48.09 48.09 0.00 ANNUAL AREA
00000005
510965.99000 4276537.57000 10821.04958 48.18 48.18 0.00 ANNUAL AREA
00000005
510988.84000 4276570.99000 12157.67891 48.07 48.07 0.00 ANNUAL AREA
00000005
510985.39000 4276561.72000 11847.34955 48.02 48.02 0.00 ANNUAL AREA
00000005
A-118

Packet Pg. 1914

7.A.p
13512.50050
14102.82200
12778.73034
12131.16781
13560.36389
13022.60854
10217.44197
10541.47934
10163.24282
9790.88103
9600.26695
11224.75587
11558.75287
11984.21700
12586.84033
11620.82701
11244.09167
10262.13952
9676.90458
11884.14304
9637.69105
12397.95028
11437.87769
10925.08253
12694.79532
13546.70775
13512.67035
11698.19309
11088.12270
9616.49427
8756.95504
9443.54656
8002.83273
7336.19912
8016.59744
8194.94708
6759.70200
7076.92219
6672.52543
6970.60315
7381.01889
7701.73467
8335.34946
36262.85763
30212.26254
32379.06108
44291.37477
50516.63040
55074.02289
57951.78709
58437.83147
46961.03863
41758.93740
39443.29841
39510.06711
44287.26460
48349.21767
43776.07910
46768.90838
46202.02955
49743.80343
54940.50464
60230.65168
69445.91728
79936.36107
57067.31961
59438.88312
62067.17134
65806.04860
70337.87165
74992.56611
78628.75225
83326.19908
89013.77494

48.12
49.49
48.00
48.04
49.73
49.02
48.46
48.37
48.54
48.76
48.83
48.18
48.12
48.26
49.81
49.11
48.66
48.79
49.44
56.35
50.72
59.39
57.26
55.42
59.28
60.00
60.00
57.76
55.91
50.38
48.96
50.82
48.07
48.00
48.15
48.00
48.00
48.00
48.00
48.00
48.00
48.00
48.46
48.32
48.05
52.27
54.44
57.47
59.93
60.00
60.10
59.70
59.44
59.70
60.15
60.46
60.15
61.11
61.02
60.57
60.21
60.79
60.48
60.05
59.51
60.38
60.37
60.28
60.16
60.00
59.72
59.48
59.16
58.75

48.12
49.49
48.00
48.04
49.73
49.02
48.46
48.37
48.54
48.76
48.83
48.18
48.12
48.26
49.81
56.00
60.00
60.00
60.00
60.00
60.00
59.39
57.26
55.42
59.28
60.00
60.00
57.76
60.00
60.00
48.96
60.00
48.07
48.00
48.15
48.00
48.00
48.00
48.00
48.00
48.00
48.00
48.46
56.00
60.00
60.00
56.00
57.47
59.93
60.00
60.10
59.70
59.44
59.70
60.15
60.46
60.15
61.11
61.02
60.57
60.21
60.79
60.48
60.05
59.51
60.38
60.37
60.28
60.16
60.00
59.72
59.48
59.16
58.75

0.00 ANNUAL AREA
0.00 ANNUAL AREA
0.00 ANNUAL AREA
0.00 ANNUAL AREA
0.00 ANNUAL AREA
0.00 ANNUAL AREA
0.00 ANNUAL AREA
0.00 ANNUAL AREA
0.00 ANNUAL AREA
0.00 ANNUAL AREA
0.00 ANNUAL AREA
0.00 ANNUAL AREA
0.00 ANNUAL AREA
0.00 ANNUAL AREA
0.00 ANNUAL AREA
0.00 ANNUAL AREA
0.00 ANNUAL AREA
0.00 ANNUAL AREA
0.00 ANNUAL AREA
0.00 ANNUAL AREA
0.00 ANNUAL AREA
0.00 ANNUAL AREA
0.00 ANNUAL AREA
0.00 ANNUAL AREA
0.00 ANNUAL AREA
0.00 ANNUAL AREA
0.00 ANNUAL AREA
0.00 ANNUAL AREA
0.00 ANNUAL AREA
0.00 ANNUAL AREA
0.00 ANNUAL AREA
0.00 ANNUAL AREA
0.00 ANNUAL AREA
0.00 ANNUAL AREA
0.00 ANNUAL AREA
0.00 ANNUAL AREA
0.00 ANNUAL AREA
0.00 ANNUAL AREA
0.00 ANNUAL AREA
0.00 ANNUAL AREA
0.00 ANNUAL AREA
0.00 ANNUAL AREA
0.00 ANNUAL AREA
0.00 ANNUAL AREA
0.00 ANNUAL AREA
0.00 ANNUAL AREA
0.00 ANNUAL AREA
0.00 ANNUAL AREA
0.00 ANNUAL AREA
0.00 ANNUAL AREA
0.00 ANNUAL AREA
0.00 ANNUAL AREA
0.00 ANNUAL AREA
0.00 ANNUAL AREA
0.00 ANNUAL AREA
0.00 ANNUAL AREA
0.00 ANNUAL AREA
0.00 ANNUAL AREA
0.00 ANNUAL AREA
0.00 ANNUAL AREA
0.00 ANNUAL AREA
0.00 ANNUAL AREA
0.00 ANNUAL AREA
0.00 ANNUAL AREA
0.00 ANNUAL AREA
0.00 ANNUAL AREA
0.00 ANNUAL AREA
0.00 ANNUAL AREA
0.00 ANNUAL AREA
0.00 ANNUAL AREA
0.00 ANNUAL AREA
0.00 ANNUAL AREA
0.00 ANNUAL AREA
0.00 ANNUAL AREA

00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
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511025.27000 4276572.93000
511039.72000 4276569.26000
511021.39000 4276549.00000
511014.50000 4276530.03000
511041.66000 4276545.12000
511034.33000 4276536.50000
510959.53000 4276510.20000
510971.81000 4276510.84000
510964.91000 4276497.69000
510962.11000 4276476.57000
510962.54000 4276462.34000
511001.78000 4276503.30000
510995.74000 4276530.46000
511026.57000 4276504.16000
511041.44000 4276504.59000
511034.33000 4276471.61000
511029.15000 4276461.26000
511013.20000 4276427.63000
511012.50000 4276387.62000
511077.94000 4276401.42000
511037.26000 4276343.40000
511102.71000 4276389.03000
511104.83000 4276341.98000
511099.17000 4276325.00000
511149.05000 4276347.29000
511175.94000 4276353.30000
511200.71000 4276325.35000
511144.81000 4276305.90000
511132.43000 4276291.39000
511089.62000 4276270.16000
511056.01000 4276256.72000
511114.38000 4276223.11000
511056.01000 4276193.39000
511065.21000 4276110.96000
511120.40000 4276103.53000
511146.58000 4276086.91000
511054.60000 4276057.54000
511079.71000 4276059.31000
511063.79000 4276032.07000
511091.03000 4276029.59000
511112.26000 4276047.99000
511148.35000 4276034.55000
511187.26000 4276047.99000
511099.18000 4276852.79000
511091.40000 4276809.98000
511126.42000 4276783.80000
511155.44000 4276841.83000
511197.19000 4276843.95000
511240.00000 4276846.07000
511290.59000 4276850.67000
511322.08000 4276852.44000
511271.92000 4276788.58000
511269.62000 4276751.13000
511286.90000 4276724.63000
511322.05000 4276714.26000
511347.40000 4276753.44000
511324.93000 4276787.43000
511395.79000 4276750.56000
511433.82000 4276788.58000
511474.15000 4276802.99000
511455.71000 4276828.34000
511396.49000 4276844.26000
511369.02000 4276870.90000
511333.22000 4276911.69000
511305.33000 4276950.31000
511416.46000 4276868.95000
511406.83000 4276881.28000
511400.52000 4276896.01000
511389.39000 4276913.76000
511368.34000 4276928.80000
511356.31000 4276946.84000
511350.29000 4276960.98000
511337.96000 4276975.41000
511320.22000 4276989.55000

A-119

Packet Pg. 1915

7.A.p
73566.38264
69828.47887
70263.14317
66688.12985
67300.57186
63780.05615
63976.13413
61169.27702
61162.00434
13351.04988
12960.89336
12471.22397
11689.99772
11092.08773
5487.45234
4325.56139
3833.30663
3495.91041
4663.98875
5327.69243
5983.20032
5616.96955
3027.33643
3708.88336
8458.91216
5570.38245
5993.28689
4859.83037
4501.30653
4007.99742
3370.86426
3143.12102
2942.12862
3148.59362
3566.11259
2976.63620
2684.75479
2783.57809
2383.50074
2065.91374
1887.42818
1802.46312
2099.65775
1730.65847
1820.37048
1382.63194
1160.76440
1277.35556
1642.34489
1412.82770
1364.63298
1544.93274
1762.85488
1932.04903
2201.42828
1919.70339
2159.52471
2993.10559
2734.77156
2767.32005
3068.83588
3405.66723
3953.44812
4283.36440
4528.32532
4151.32453
3861.71613
3626.57068
3226.64137
3462.07091
3083.68660
2998.58666
2860.96766
2562.91957

59.42
59.53
59.75
59.92
59.65
60.01
59.80
60.05
59.92
48.87
49.08
49.32
49.43
49.42
61.78
60.83
68.09
71.63
71.89
70.77
68.82
73.11
73.00
72.97
89.78
95.78
96.17
90.50
84.70
93.30
90.21
88.33
84.61
75.40
76.79
75.93
73.12
73.03
73.00
72.88
71.93
72.62
72.62
72.40
72.91
60.88
60.00
60.00
60.00
60.00
60.00
60.00
60.00
60.00
60.00
63.90
60.00
63.97
60.45
60.00
60.00
60.00
60.00
60.00
59.75
59.39
59.72
58.46
58.61
59.26
59.26
59.63
60.00
60.00

59.42
59.53
59.75
59.92
59.65
60.01
59.80
60.05
59.92
48.87
49.08
49.32
49.43
49.42
61.78
60.83
68.09
71.63
71.89
70.77
68.82
73.11
73.00
72.97
97.00
95.78
96.17
90.50
97.00
93.30
90.21
88.33
84.61
94.00
97.00
94.00
73.12
73.03
73.00
72.88
71.93
72.62
72.62
72.40
72.91
69.00
60.00
60.00
60.00
60.00
60.00
60.00
60.00
60.00
60.00
63.90
60.00
63.97
60.45
60.00
60.00
60.00
60.00
60.00
59.75
59.39
59.72
58.46
58.61
59.26
59.26
59.63
60.00
60.00

0.00 ANNUAL AREA
0.00 ANNUAL AREA
0.00 ANNUAL AREA
0.00 ANNUAL AREA
0.00 ANNUAL AREA
0.00 ANNUAL AREA
0.00 ANNUAL AREA
0.00 ANNUAL AREA
0.00 ANNUAL AREA
0.00 ANNUAL AREA
0.00 ANNUAL AREA
0.00 ANNUAL AREA
0.00 ANNUAL AREA
0.00 ANNUAL AREA
0.00 ANNUAL AREA
0.00 ANNUAL AREA
0.00 ANNUAL AREA
0.00 ANNUAL AREA
0.00 ANNUAL AREA
0.00 ANNUAL AREA
0.00 ANNUAL AREA
0.00 ANNUAL AREA
0.00 ANNUAL AREA
0.00 ANNUAL AREA
0.00 ANNUAL AREA
0.00 ANNUAL AREA
0.00 ANNUAL AREA
0.00 ANNUAL AREA
0.00 ANNUAL AREA
0.00 ANNUAL AREA
0.00 ANNUAL AREA
0.00 ANNUAL AREA
0.00 ANNUAL AREA
0.00 ANNUAL AREA
0.00 ANNUAL AREA
0.00 ANNUAL AREA
0.00 ANNUAL AREA
0.00 ANNUAL AREA
0.00 ANNUAL AREA
0.00 ANNUAL AREA
0.00 ANNUAL AREA
0.00 ANNUAL AREA
0.00 ANNUAL AREA
0.00 ANNUAL AREA
0.00 ANNUAL AREA
0.00 ANNUAL AREA
0.00 ANNUAL AREA
0.00 ANNUAL AREA
0.00 ANNUAL AREA
0.00 ANNUAL AREA
0.00 ANNUAL AREA
0.00 ANNUAL AREA
0.00 ANNUAL AREA
0.00 ANNUAL AREA
0.00 ANNUAL AREA
0.00 ANNUAL AREA
0.00 ANNUAL AREA
0.00 ANNUAL AREA
0.00 ANNUAL AREA
0.00 ANNUAL AREA
0.00 ANNUAL AREA
0.00 ANNUAL AREA
0.00 ANNUAL AREA
0.00 ANNUAL AREA
0.00 ANNUAL AREA
0.00 ANNUAL AREA
0.00 ANNUAL AREA
0.00 ANNUAL AREA
0.00 ANNUAL AREA
0.00 ANNUAL AREA
0.00 ANNUAL AREA
0.00 ANNUAL AREA
0.00 ANNUAL AREA
0.00 ANNUAL AREA

00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
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511421.25000 4276982.31000
511435.82000 4276972.74000
511407.51000 4276951.92000
511416.67000 4276936.52000
511441.65000 4276961.50000
511428.75000 4276926.11000
511451.64000 4276947.34000
511435.82000 4276912.79000
511462.88000 4276936.52000
510943.27000 4276699.02000
510940.61000 4276686.09000
510936.99000 4276669.16000
510931.47000 4276639.48000
510924.06000 4276619.89000
510637.00000 4276777.21000
510548.73000 4276774.18000
510547.21000 4276898.28000
510551.25000 4276958.30000
510650.62000 4277053.14000
510672.82000 4277035.48000
510685.93000 4277000.17000
510709.64000 4277123.25000
510551.75000 4277065.75000
510585.55000 4277002.69000
510681.05000 4277526.30000
510602.09000 4277543.05000
510585.34000 4277602.27000
510520.14000 4277627.40000
510477.07000 4277653.12000
510525.39000 4277547.10000
510511.13000 4277494.37000
510485.63000 4277496.53000
510439.39000 4277515.55000
510369.82000 4277592.96000
510394.07000 4277635.94000
510368.35000 4277565.04000
510301.12000 4277596.64000
510299.29000 4277636.31000
510267.33000 4277553.29000
510193.12000 4277549.61000
510147.56000 4277487.90000
510241.24000 4277332.50000
510316.19000 4277344.99000
510275.41000 4277252.05000
510322.06000 4277228.54000
510168.14000 4277155.06000
510109.73000 4277094.81000
510170.34000 4277081.59000
510264.36000 4276914.24000
510199.10000 4276903.44000
510157.61000 4276829.53000
510201.26000 4276808.79000
510259.18000 4276827.37000
510308.02000 4276868.86000
510330.92000 4276810.08000
510353.40000 4276998.95000
510358.58000 4276903.01000
510463.34000 4276900.64000
510416.09000 4276851.59000
510411.30000 4276825.86000
510422.67000 4276746.90000
510452.36000 4276669.61000
510518.97000 4276678.76000
510563.21000 4276656.90000
510600.33000 4276627.41000
510571.86000 4276593.85000
510522.02000 4276624.36000
510525.92000 4276534.30000
510468.25000 4276503.81000
510476.70000 4276581.69000
510425.26000 4276527.32000
510398.44000 4276557.45000
510371.12000 4276602.00000
510328.51000 4276635.80000

A-120

Packet Pg. 1916

7.A.p
2604.64870
2455.50389
29067.49579
34767.87400
62544.56303
57698.67544
36234.62211
38128.10665
31261.99102
31627.94700
48627.45109
6379.61927
6245.67991
6033.78023
5595.00914
6568.54062
9322.43366
8813.43259
8000.76510

60.00
60.00
60.00
60.00
60.00
60.00
60.00
60.00
60.00
60.00
60.00
48.00
48.00
48.00
48.56
49.84
51.92
52.45
51.04

60.00
60.00
60.00
60.00
60.00
60.00
60.00
60.00
60.00
60.00
60.00
48.00
48.00
48.00
48.56
49.84
60.00
60.00
51.04

0.00 ANNUAL AREA
0.00 ANNUAL AREA
0.00 ANNUAL AREA
0.00 ANNUAL AREA
0.00 ANNUAL AREA
0.00 ANNUAL AREA
0.00 ANNUAL AREA
0.00 ANNUAL AREA
0.00 ANNUAL AREA
0.00 ANNUAL AREA
0.00 ANNUAL AREA
0.00 ANNUAL AREA
0.00 ANNUAL AREA
0.00 ANNUAL AREA
0.00 ANNUAL AREA
0.00 ANNUAL AREA
0.00 ANNUAL AREA
0.00 ANNUAL AREA
0.00 ANNUAL AREA

00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
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510339.90000 4276656.37000
510329.33000 4276697.73000
511060.04000 4278365.13000
511053.55000 4278281.17000
511449.69000 4278012.31000
511463.60000 4278021.57000
511584.50000 4278030.79000
511579.17000 4278016.57000
511643.38000 4278010.53000
511658.54000 4277976.09000
511473.56000 4278066.24000
510844.05000 4276334.61000
510819.00000 4276360.66000
510812.25000 4276338.82000
510766.27000 4276358.28000
510788.08000 4276480.90000
510862.95000 4276608.23000
510849.39000 4276591.14000
510838.19000 4276539.85000
** CONCUNIT ug/m^3
** DEPUNIT g/m^2

A-121

Packet Pg. 1917

7.A.p
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* AERMOD ( 18081): C:\Users\kjohnson\Desktop\NEAP HRA\NorthEntry\NorthEntry.isc
08/24/18
* AERMET ( 14134):
08:25:30
* MODELING OPTIONS USED: RegDFAULT CONC ELEV URBAN
*
PLOT FILE OF ANNUAL VALUES AVERAGED ACROSS 5 YEARS FOR SOURCE GROUP: LINEN
*
FOR A TOTAL OF 233 RECEPTORS.
*
FORMAT: (3(1X,F13.5),3(1X,F8.2),2X,A6,2X,A8,2X,I8.8,2X,A8)
*
X
Y
AVERAGE CONC ZELEV ZHILL ZFLAG AVE GRP
NUM YRS NET ID
* ____________ ____________ ____________ ______ ______ ______ ______ ________ ________ ________
511141.17000 4277077.82000
0.10570 54.06 54.06 0.00 ANNUAL LINEN 00000005
511177.30000 4277063.56000
0.12313 55.65 55.65 0.00 ANNUAL LINEN 00000005
511115.23000 4277044.70000
0.08728 51.42 51.42 0.00 ANNUAL LINEN 00000005
511127.93000 4277027.53000
0.08936 51.84 51.84 0.00 ANNUAL LINEN 00000005
511112.48000 4276990.10000
0.07821 50.03 50.03 0.00 ANNUAL LINEN 00000005
511152.66000 4277006.58000
0.09637 53.54 53.54 0.00 ANNUAL LINEN 00000005
511185.29000 4276993.19000
0.10786 55.44 55.44 0.00 ANNUAL LINEN 00000005
511245.73000 4277021.01000
0.14969 57.07 57.07 0.00 ANNUAL LINEN 00000005
511278.70000 4277033.03000
0.18097 57.52 57.52 0.00 ANNUAL LINEN 00000005
511308.58000 4277036.12000
0.20876 57.93 57.93 0.00 ANNUAL LINEN 00000005
511319.91000 4277044.70000
0.22776 58.09 58.09 0.00 ANNUAL LINEN 00000005
511336.05000 4277053.98000
0.25484 58.31 58.31 0.00 ANNUAL LINEN 00000005
511350.30000 4277017.64000
0.22730 58.57 58.57 0.00 ANNUAL LINEN 00000005
511371.36000 4277040.35000
0.27084 58.80 58.80 0.00 ANNUAL LINEN 00000005
511359.18000 4277004.82000
0.22212 58.87 58.87 0.00 ANNUAL LINEN 00000005
511380.24000 4277027.53000
0.26205 58.92 58.92 0.00 ANNUAL LINEN 00000005
511370.17000 4276993.10000
0.21948 59.15 59.15 0.00 ANNUAL LINEN 00000005
511391.78000 4277015.07000
0.25569 59.07 59.07 0.00 ANNUAL LINEN 00000005
511417.05000 4277042.36000
0.30058 59.00 59.00 0.00 ANNUAL LINEN 00000005
511377.68000 4276982.47000
0.21522 59.35 59.35 0.00 ANNUAL LINEN 00000005
511400.94000 4277005.00000
0.25031 59.18 59.18 0.00 ANNUAL LINEN 00000005
511412.84000 4276995.66000
0.24678 59.28 59.28 0.00 ANNUAL LINEN 00000005
511437.57000 4277020.75000
0.28104 59.01 59.01 0.00 ANNUAL LINEN 00000005
511426.67000 4277032.47000
0.29152 59.00 59.00 0.00 ANNUAL LINEN 00000005
511447.91000 4277011.04000
0.27302 59.11 59.11 0.00 ANNUAL LINEN 00000005
511458.35000 4276998.96000
0.26299 59.24 59.24 0.00 ANNUAL LINEN 00000005
511467.33000 4276989.25000
0.25546 59.43 59.43 0.00 ANNUAL LINEN 00000005
511477.22000 4276977.16000
0.24638 59.61 59.61 0.00 ANNUAL LINEN 00000005
511488.57000 4276969.65000
0.24158 59.74 59.74 0.00 ANNUAL LINEN 00000005
511498.09000 4276955.18000
0.23157 59.87 59.87 0.00 ANNUAL LINEN 00000005
511388.39000 4276972.03000
0.21301 59.53 59.53 0.00 ANNUAL LINEN 00000005
511399.38000 4276962.14000
0.21101 59.64 59.64 0.00 ANNUAL LINEN 00000005
511400.53000 4278315.27000
2.07337 60.00 60.00 0.00 ANNUAL LINEN 00000005
511340.62000 4278311.18000
5.39671 60.00 60.00 0.00 ANNUAL LINEN 00000005
511345.14000 4278296.52000
5.28159 60.00 60.00 0.00 ANNUAL LINEN 00000005
511364.54000 4278312.47000
3.42120 60.00 60.00 0.00 ANNUAL LINEN 00000005
511209.12000 4276947.27000
0.10628 57.11 57.11 0.00 ANNUAL LINEN 00000005
511176.13000 4276927.62000
0.09037 54.64 54.64 0.00 ANNUAL LINEN 00000005
511219.65000 4276925.86000
0.10489 58.24 58.24 0.00 ANNUAL LINEN 00000005
511196.49000 4276892.17000
0.09036 56.79 56.79 0.00 ANNUAL LINEN 00000005
511003.40000 4276731.86000
0.04183 48.03 48.03 0.00 ANNUAL LINEN 00000005
510998.10000 4276717.84000
0.04082 48.10 48.10 0.00 ANNUAL LINEN 00000005
511028.47000 4276724.85000
0.04393 48.08 48.08 0.00 ANNUAL LINEN 00000005
511051.99000 4276724.69000
0.04636 48.47 48.47 0.00 ANNUAL LINEN 00000005
511131.57000 4276736.84000
0.05827 54.06 60.00 0.00 ANNUAL LINEN 00000005
511001.84000 4276671.43000
0.03941 48.24 48.24 0.00 ANNUAL LINEN 00000005
511001.84000 4276650.09000
0.03862 48.30 48.30 0.00 ANNUAL LINEN 00000005
511020.22000 4276632.96000
0.03930 48.04 48.04 0.00 ANNUAL LINEN 00000005
511038.75000 4276665.82000
0.04241 49.03 49.03 0.00 ANNUAL LINEN 00000005
511039.53000 4276636.23000
0.04126 49.32 49.32 0.00 ANNUAL LINEN 00000005
511082.20000 4276682.64000
0.04799 51.17 51.17 0.00 ANNUAL LINEN 00000005
511107.74000 4276673.92000
0.05082 53.68 53.68 0.00 ANNUAL LINEN 00000005
511082.67000 4276634.05000
0.04586 53.01 53.01 0.00 ANNUAL LINEN 00000005
511110.54000 4276628.29000
0.04863 55.36 55.36 0.00 ANNUAL LINEN 00000005
511127.99000 4276630.94000
0.05063 56.73 56.73 0.00 ANNUAL LINEN 00000005
511125.03000 4276675.95000
0.05318 55.39 55.39 0.00 ANNUAL LINEN 00000005
511144.81000 4276679.06000
0.05587 57.40 57.40 0.00 ANNUAL LINEN 00000005
511150.72000 4276637.95000
0.05340 58.53 58.53 0.00 ANNUAL LINEN 00000005
511169.10000 4276687.47000
0.05940 60.00 60.00 0.00 ANNUAL LINEN 00000005
511171.75000 4276641.37000
0.05566 60.00 60.00 0.00 ANNUAL LINEN 00000005
510972.24000 4276568.62000
0.03388 48.08 48.08 0.00 ANNUAL LINEN 00000005
510970.09000 4276558.27000
0.03343 48.00 48.00 0.00 ANNUAL LINEN 00000005
510968.79000 4276547.92000
0.03307 48.09 48.09 0.00 ANNUAL LINEN 00000005
510965.99000 4276537.57000
0.03263 48.18 48.18 0.00 ANNUAL LINEN 00000005
510988.84000 4276570.99000
0.03494 48.07 48.07 0.00 ANNUAL LINEN 00000005
510985.39000 4276561.72000
0.03443 48.02 48.02 0.00 ANNUAL LINEN 00000005
A-122

Packet Pg. 1918

7.A.p
0.03746
0.03867
0.03635
0.03528
0.03798
0.03703
0.03157
0.03221
0.03151
0.03084
0.03051
0.03368
0.03411
0.03531
0.03659
0.03495
0.03424
0.03238
0.03139
0.03588
0.03157
0.03665
0.03479
0.03383
0.03688
0.03851
0.03885
0.03501
0.03385
0.03116
0.02960
0.03051
0.02779
0.02597
0.02723
0.02774
0.02456
0.02512
0.02421
0.02476
0.02572
0.02665
0.02862
0.06097
0.05633
0.06095
0.07265
0.08237
0.09264
0.10763
0.11864
0.08881
0.08183
0.08118
0.08693
0.10040
0.10218
0.11125
0.13204
0.14680
0.15313
0.14213
0.14308
0.14515
0.14949
0.16026
0.16290
0.16815
0.17322
0.17157
0.17585
0.18134
0.18321
0.18105

48.12
49.49
48.00
48.04
49.73
49.02
48.46
48.37
48.54
48.76
48.83
48.18
48.12
48.26
49.81
49.11
48.66
48.79
49.44
56.35
50.72
59.39
57.26
55.42
59.28
60.00
60.00
57.76
55.91
50.38
48.96
50.82
48.07
48.00
48.15
48.00
48.00
48.00
48.00
48.00
48.00
48.00
48.46
48.32
48.05
52.27
54.44
57.47
59.93
60.00
60.10
59.70
59.44
59.70
60.15
60.46
60.15
61.11
61.02
60.57
60.21
60.79
60.48
60.05
59.51
60.38
60.37
60.28
60.16
60.00
59.72
59.48
59.16
58.75

48.12
49.49
48.00
48.04
49.73
49.02
48.46
48.37
48.54
48.76
48.83
48.18
48.12
48.26
49.81
56.00
60.00
60.00
60.00
60.00
60.00
59.39
57.26
55.42
59.28
60.00
60.00
57.76
60.00
60.00
48.96
60.00
48.07
48.00
48.15
48.00
48.00
48.00
48.00
48.00
48.00
48.00
48.46
56.00
60.00
60.00
56.00
57.47
59.93
60.00
60.10
59.70
59.44
59.70
60.15
60.46
60.15
61.11
61.02
60.57
60.21
60.79
60.48
60.05
59.51
60.38
60.37
60.28
60.16
60.00
59.72
59.48
59.16
58.75

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
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
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
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
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
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00

ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL

LINEN
LINEN
LINEN
LINEN
LINEN
LINEN
LINEN
LINEN
LINEN
LINEN
LINEN
LINEN
LINEN
LINEN
LINEN
LINEN
LINEN
LINEN
LINEN
LINEN
LINEN
LINEN
LINEN
LINEN
LINEN
LINEN
LINEN
LINEN
LINEN
LINEN
LINEN
LINEN
LINEN
LINEN
LINEN
LINEN
LINEN
LINEN
LINEN
LINEN
LINEN
LINEN
LINEN
LINEN
LINEN
LINEN
LINEN
LINEN
LINEN
LINEN
LINEN
LINEN
LINEN
LINEN
LINEN
LINEN
LINEN
LINEN
LINEN
LINEN
LINEN
LINEN
LINEN
LINEN
LINEN
LINEN
LINEN
LINEN
LINEN
LINEN
LINEN
LINEN
LINEN
LINEN

00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
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511025.27000 4276572.93000
511039.72000 4276569.26000
511021.39000 4276549.00000
511014.50000 4276530.03000
511041.66000 4276545.12000
511034.33000 4276536.50000
510959.53000 4276510.20000
510971.81000 4276510.84000
510964.91000 4276497.69000
510962.11000 4276476.57000
510962.54000 4276462.34000
511001.78000 4276503.30000
510995.74000 4276530.46000
511026.57000 4276504.16000
511041.44000 4276504.59000
511034.33000 4276471.61000
511029.15000 4276461.26000
511013.20000 4276427.63000
511012.50000 4276387.62000
511077.94000 4276401.42000
511037.26000 4276343.40000
511102.71000 4276389.03000
511104.83000 4276341.98000
511099.17000 4276325.00000
511149.05000 4276347.29000
511175.94000 4276353.30000
511200.71000 4276325.35000
511144.81000 4276305.90000
511132.43000 4276291.39000
511089.62000 4276270.16000
511056.01000 4276256.72000
511114.38000 4276223.11000
511056.01000 4276193.39000
511065.21000 4276110.96000
511120.40000 4276103.53000
511146.58000 4276086.91000
511054.60000 4276057.54000
511079.71000 4276059.31000
511063.79000 4276032.07000
511091.03000 4276029.59000
511112.26000 4276047.99000
511148.35000 4276034.55000
511187.26000 4276047.99000
511099.18000 4276852.79000
511091.40000 4276809.98000
511126.42000 4276783.80000
511155.44000 4276841.83000
511197.19000 4276843.95000
511240.00000 4276846.07000
511290.59000 4276850.67000
511322.08000 4276852.44000
511271.92000 4276788.58000
511269.62000 4276751.13000
511286.90000 4276724.63000
511322.05000 4276714.26000
511347.40000 4276753.44000
511324.93000 4276787.43000
511395.79000 4276750.56000
511433.82000 4276788.58000
511474.15000 4276802.99000
511455.71000 4276828.34000
511396.49000 4276844.26000
511369.02000 4276870.90000
511333.22000 4276911.69000
511305.33000 4276950.31000
511416.46000 4276868.95000
511406.83000 4276881.28000
511400.52000 4276896.01000
511389.39000 4276913.76000
511368.34000 4276928.80000
511356.31000 4276946.84000
511350.29000 4276960.98000
511337.96000 4276975.41000
511320.22000 4276989.55000

A-123

Packet Pg. 1919

7.A.p
0.23784
0.23446
0.20707
0.19987
0.22696
0.19730
0.21873
0.19108
0.21349
0.03578
0.03529
0.03464
0.03355
0.03261
0.02333
0.01992
0.01931
0.01907
0.02333
0.02459
0.02559
0.02656
0.01934
0.02016
0.02458
0.01947
0.01909
0.01762
0.01748
0.01695
0.01666
0.01624
0.01583
0.01632
0.01675
0.01611
0.01497
0.01491
0.01410
0.01249
0.01176
0.01318
0.01474
0.01292
0.01349
0.01228
0.01127
0.01209
0.01333
0.01223
0.01151
0.01209
0.01307
0.01406
0.01439
0.01509
0.01522
0.01756
0.01640
0.01621
0.01626
0.01678
0.01865
0.01992
0.02086
0.01969
0.01850
0.01795
0.01645
0.01709
0.01570
0.01525
0.01480
0.01403

59.42
59.53
59.75
59.92
59.65
60.01
59.80
60.05
59.92
48.87
49.08
49.32
49.43
49.42
61.78
60.83
68.09
71.63
71.89
70.77
68.82
73.11
73.00
72.97
89.78
95.78
96.17
90.50
84.70
93.30
90.21
88.33
84.61
75.40
76.79
75.93
73.12
73.03
73.00
72.88
71.93
72.62
72.62
72.40
72.91
60.88
60.00
60.00
60.00
60.00
60.00
60.00
60.00
60.00
60.00
63.90
60.00
63.97
60.45
60.00
60.00
60.00
60.00
60.00
59.75
59.39
59.72
58.46
58.61
59.26
59.26
59.63
60.00
60.00

59.42
59.53
59.75
59.92
59.65
60.01
59.80
60.05
59.92
48.87
49.08
49.32
49.43
49.42
61.78
60.83
68.09
71.63
71.89
70.77
68.82
73.11
73.00
72.97
97.00
95.78
96.17
90.50
97.00
93.30
90.21
88.33
84.61
94.00
97.00
94.00
73.12
73.03
73.00
72.88
71.93
72.62
72.62
72.40
72.91
69.00
60.00
60.00
60.00
60.00
60.00
60.00
60.00
60.00
60.00
63.90
60.00
63.97
60.45
60.00
60.00
60.00
60.00
60.00
59.75
59.39
59.72
58.46
58.61
59.26
59.26
59.63
60.00
60.00

0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
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
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
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
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
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00

ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL

LINEN
LINEN
LINEN
LINEN
LINEN
LINEN
LINEN
LINEN
LINEN
LINEN
LINEN
LINEN
LINEN
LINEN
LINEN
LINEN
LINEN
LINEN
LINEN
LINEN
LINEN
LINEN
LINEN
LINEN
LINEN
LINEN
LINEN
LINEN
LINEN
LINEN
LINEN
LINEN
LINEN
LINEN
LINEN
LINEN
LINEN
LINEN
LINEN
LINEN
LINEN
LINEN
LINEN
LINEN
LINEN
LINEN
LINEN
LINEN
LINEN
LINEN
LINEN
LINEN
LINEN
LINEN
LINEN
LINEN
LINEN
LINEN
LINEN
LINEN
LINEN
LINEN
LINEN
LINEN
LINEN
LINEN
LINEN
LINEN
LINEN
LINEN
LINEN
LINEN
LINEN
LINEN

00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
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511421.25000 4276982.31000
511435.82000 4276972.74000
511407.51000 4276951.92000
511416.67000 4276936.52000
511441.65000 4276961.50000
511428.75000 4276926.11000
511451.64000 4276947.34000
511435.82000 4276912.79000
511462.88000 4276936.52000
510943.27000 4276699.02000
510940.61000 4276686.09000
510936.99000 4276669.16000
510931.47000 4276639.48000
510924.06000 4276619.89000
510637.00000 4276777.21000
510548.73000 4276774.18000
510547.21000 4276898.28000
510551.25000 4276958.30000
510650.62000 4277053.14000
510672.82000 4277035.48000
510685.93000 4277000.17000
510709.64000 4277123.25000
510551.75000 4277065.75000
510585.55000 4277002.69000
510681.05000 4277526.30000
510602.09000 4277543.05000
510585.34000 4277602.27000
510520.14000 4277627.40000
510477.07000 4277653.12000
510525.39000 4277547.10000
510511.13000 4277494.37000
510485.63000 4277496.53000
510439.39000 4277515.55000
510369.82000 4277592.96000
510394.07000 4277635.94000
510368.35000 4277565.04000
510301.12000 4277596.64000
510299.29000 4277636.31000
510267.33000 4277553.29000
510193.12000 4277549.61000
510147.56000 4277487.90000
510241.24000 4277332.50000
510316.19000 4277344.99000
510275.41000 4277252.05000
510322.06000 4277228.54000
510168.14000 4277155.06000
510109.73000 4277094.81000
510170.34000 4277081.59000
510264.36000 4276914.24000
510199.10000 4276903.44000
510157.61000 4276829.53000
510201.26000 4276808.79000
510259.18000 4276827.37000
510308.02000 4276868.86000
510330.92000 4276810.08000
510353.40000 4276998.95000
510358.58000 4276903.01000
510463.34000 4276900.64000
510416.09000 4276851.59000
510411.30000 4276825.86000
510422.67000 4276746.90000
510452.36000 4276669.61000
510518.97000 4276678.76000
510563.21000 4276656.90000
510600.33000 4276627.41000
510571.86000 4276593.85000
510522.02000 4276624.36000
510525.92000 4276534.30000
510468.25000 4276503.81000
510476.70000 4276581.69000
510425.26000 4276527.32000
510398.44000 4276557.45000
510371.12000 4276602.00000
510328.51000 4276635.80000

A-124

Packet Pg. 1920

7.A.p
0.01428
0.01415
0.33054
0.29070
3.08774
2.47126
0.77163
0.81873
0.54131
0.51476
1.91664
0.02347
0.02314
0.02264
0.02149
0.02363
0.02908
0.02813
0.02665

60.00
60.00
60.00
60.00
60.00
60.00
60.00
60.00
60.00
60.00
60.00
48.00
48.00
48.00
48.56
49.84
51.92
52.45
51.04

60.00
60.00
60.00
60.00
60.00
60.00
60.00
60.00
60.00
60.00
60.00
48.00
48.00
48.00
48.56
49.84
60.00
60.00
51.04

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
0.00
0.00
0.00
0.00
0.00
0.00

ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL

LINEN
LINEN
LINEN
LINEN
LINEN
LINEN
LINEN
LINEN
LINEN
LINEN
LINEN
LINEN
LINEN
LINEN
LINEN
LINEN
LINEN
LINEN
LINEN

00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
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510339.90000 4276656.37000
510329.33000 4276697.73000
511060.04000 4278365.13000
511053.55000 4278281.17000
511449.69000 4278012.31000
511463.60000 4278021.57000
511584.50000 4278030.79000
511579.17000 4278016.57000
511643.38000 4278010.53000
511658.54000 4277976.09000
511473.56000 4278066.24000
510844.05000 4276334.61000
510819.00000 4276360.66000
510812.25000 4276338.82000
510766.27000 4276358.28000
510788.08000 4276480.90000
510862.95000 4276608.23000
510849.39000 4276591.14000
510838.19000 4276539.85000
** CONCUNIT ug/m^3
** DEPUNIT g/m^2

A-125

Packet Pg. 1921

7.A.p

Attachment: Attachment 4 - Exhibit 11 - NEAP Draft EIR (2754 : North Village DA)

* AERMOD ( 18081): C:\Users\kjohnson\Desktop\NEAP HRA\NorthEntry\NorthEntry.isc
08/24/18
* AERMET ( 14134):
08:25:30
* MODELING OPTIONS USED: RegDFAULT CONC ELEV URBAN
*
PLOT FILE OF ANNUAL VALUES AVERAGED ACROSS 5 YEARS FOR SOURCE GROUP: LINES
*
FOR A TOTAL OF 233 RECEPTORS.
*
FORMAT: (3(1X,F13.5),3(1X,F8.2),2X,A6,2X,A8,2X,I8.8,2X,A8)
*
X
Y
AVERAGE CONC ZELEV ZHILL ZFLAG AVE GRP
NUM YRS NET ID
* ____________ ____________ ____________ ______ ______ ______ ______ ________ ________ ________
511141.17000 4277077.82000
3.61480 54.06 54.06 0.00 ANNUAL LINES 00000005
511177.30000 4277063.56000
2.21847 55.65 55.65 0.00 ANNUAL LINES 00000005
511115.23000 4277044.70000
4.28994 51.42 51.42 0.00 ANNUAL LINES 00000005
511127.93000 4277027.53000
3.28742 51.84 51.84 0.00 ANNUAL LINES 00000005
511112.48000 4276990.10000
3.46104 50.03 50.03 0.00 ANNUAL LINES 00000005
511152.66000 4277006.58000
2.25686 53.54 53.54 0.00 ANNUAL LINES 00000005
511185.29000 4276993.19000
1.59504 55.44 55.44 0.00 ANNUAL LINES 00000005
511245.73000 4277021.01000
1.13766 57.07 57.07 0.00 ANNUAL LINES 00000005
511278.70000 4277033.03000
0.95695 57.52 57.52 0.00 ANNUAL LINES 00000005
511308.58000 4277036.12000
0.79668 57.93 57.93 0.00 ANNUAL LINES 00000005
511319.91000 4277044.70000
0.75252 58.09 58.09 0.00 ANNUAL LINES 00000005
511336.05000 4277053.98000
0.68436 58.31 58.31 0.00 ANNUAL LINES 00000005
511350.30000 4277017.64000
0.58893 58.57 58.57 0.00 ANNUAL LINES 00000005
511371.36000 4277040.35000
0.52655 58.80 58.80 0.00 ANNUAL LINES 00000005
511359.18000 4277004.82000
0.54667 58.87 58.87 0.00 ANNUAL LINES 00000005
511380.24000 4277027.53000
0.49100 58.92 58.92 0.00 ANNUAL LINES 00000005
511370.17000 4276993.10000
0.50372 59.15 59.15 0.00 ANNUAL LINES 00000005
511391.78000 4277015.07000
0.45199 59.07 59.07 0.00 ANNUAL LINES 00000005
511417.05000 4277042.36000
0.39442 59.00 59.00 0.00 ANNUAL LINES 00000005
511377.68000 4276982.47000
0.47617 59.35 59.35 0.00 ANNUAL LINES 00000005
511400.94000 4277005.00000
0.42455 59.18 59.18 0.00 ANNUAL LINES 00000005
511412.84000 4276995.66000
0.39383 59.28 59.28 0.00 ANNUAL LINES 00000005
511437.57000 4277020.75000
0.34754 59.01 59.01 0.00 ANNUAL LINES 00000005
511426.67000 4277032.47000
0.37124 59.00 59.00 0.00 ANNUAL LINES 00000005
511447.91000 4277011.04000
0.32709 59.11 59.11 0.00 ANNUAL LINES 00000005
511458.35000 4276998.96000
0.30813 59.24 59.24 0.00 ANNUAL LINES 00000005
511467.33000 4276989.25000
0.29293 59.43 59.43 0.00 ANNUAL LINES 00000005
511477.22000 4276977.16000
0.27761 59.61 59.61 0.00 ANNUAL LINES 00000005
511488.57000 4276969.65000
0.26185 59.74 59.74 0.00 ANNUAL LINES 00000005
511498.09000 4276955.18000
0.24954 59.87 59.87 0.00 ANNUAL LINES 00000005
511388.39000 4276972.03000
0.44313 59.53 59.53 0.00 ANNUAL LINES 00000005
511399.38000 4276962.14000
0.41336 59.64 59.64 0.00 ANNUAL LINES 00000005
511400.53000 4278315.27000
0.06912 60.00 60.00 0.00 ANNUAL LINES 00000005
511340.62000 4278311.18000
0.07837 60.00 60.00 0.00 ANNUAL LINES 00000005
511345.14000 4278296.52000
0.07891 60.00 60.00 0.00 ANNUAL LINES 00000005
511364.54000 4278312.47000
0.07473 60.00 60.00 0.00 ANNUAL LINES 00000005
511209.12000 4276947.27000
1.17553 57.11 57.11 0.00 ANNUAL LINES 00000005
511176.13000 4276927.62000
1.45589 54.64 54.64 0.00 ANNUAL LINES 00000005
511219.65000 4276925.86000
1.03479 58.24 58.24 0.00 ANNUAL LINES 00000005
511196.49000 4276892.17000
1.13906 56.79 56.79 0.00 ANNUAL LINES 00000005
511003.40000 4276731.86000
10.36559 48.03 48.03 0.00 ANNUAL LINES 00000005
510998.10000 4276717.84000
11.09401 48.10 48.10 0.00 ANNUAL LINES 00000005
511028.47000 4276724.85000
5.45369 48.08 48.08 0.00 ANNUAL LINES 00000005
511051.99000 4276724.69000
3.62046 48.47 48.47 0.00 ANNUAL LINES 00000005
511131.57000 4276736.84000
1.43418 54.06 60.00 0.00 ANNUAL LINES 00000005
511001.84000 4276671.43000
7.70438 48.24 48.24 0.00 ANNUAL LINES 00000005
511001.84000 4276650.09000
6.91395 48.30 48.30 0.00 ANNUAL LINES 00000005
511020.22000 4276632.96000
4.41557 48.04 48.04 0.00 ANNUAL LINES 00000005
511038.75000 4276665.82000
3.65875 49.03 49.03 0.00 ANNUAL LINES 00000005
511039.53000 4276636.23000
3.28189 49.32 49.32 0.00 ANNUAL LINES 00000005
511082.20000 4276682.64000
2.12660 51.17 51.17 0.00 ANNUAL LINES 00000005
511107.74000 4276673.92000
1.56697 53.68 53.68 0.00 ANNUAL LINES 00000005
511082.67000 4276634.05000
1.84176 53.01 53.01 0.00 ANNUAL LINES 00000005
511110.54000 4276628.29000
1.35728 55.36 55.36 0.00 ANNUAL LINES 00000005
511127.99000 4276630.94000
1.16489 56.73 56.73 0.00 ANNUAL LINES 00000005
511125.03000 4276675.95000
1.32193 55.39 55.39 0.00 ANNUAL LINES 00000005
511144.81000 4276679.06000
1.10849 57.40 57.40 0.00 ANNUAL LINES 00000005
511150.72000 4276637.95000
0.97630 58.53 58.53 0.00 ANNUAL LINES 00000005
511169.10000 4276687.47000
0.91319 60.00 60.00 0.00 ANNUAL LINES 00000005
511171.75000 4276641.37000
0.83989 60.00 60.00 0.00 ANNUAL LINES 00000005
510972.24000 4276568.62000
9.54637 48.08 48.08 0.00 ANNUAL LINES 00000005
510970.09000 4276558.27000
9.54705 48.00 48.00 0.00 ANNUAL LINES 00000005
510968.79000 4276547.92000
9.43642 48.09 48.09 0.00 ANNUAL LINES 00000005
510965.99000 4276537.57000
9.71816 48.18 48.18 0.00 ANNUAL LINES 00000005
510988.84000 4276570.99000
6.39917 48.07 48.07 0.00 ANNUAL LINES 00000005
510985.39000 4276561.72000
6.63621 48.02 48.02 0.00 ANNUAL LINES 00000005
A-126

Packet Pg. 1922

7.A.p
3.34471
2.70022
3.29799
3.46454
2.46950
2.67823
10.39956
7.51261
8.60838
8.77969
8.40283
3.95213
4.76764
2.73723
2.24825
2.29624
2.39894
2.76506
2.49610
1.08085
1.50148
0.81719
0.75030
0.77304
0.57549
0.50859
0.43864
0.55751
0.59536
0.77746
0.95458
0.60427
0.75506
0.50692
0.43630
0.38991
0.40757
0.40189
0.36597
0.35654
0.36905
0.33555
0.32419
2.73272
2.68766
1.69417
1.43307
1.02943
0.78070
0.61388
0.53238
0.61714
0.59698
0.53225
0.45006
0.42232
0.48400
0.34479
0.30495
0.26105
0.28682
0.37488
0.43746
0.54734
0.67285
0.35045
0.37023
0.38661
0.41534
0.46995
0.51254
0.54064
0.59246
0.67248

48.12
49.49
48.00
48.04
49.73
49.02
48.46
48.37
48.54
48.76
48.83
48.18
48.12
48.26
49.81
49.11
48.66
48.79
49.44
56.35
50.72
59.39
57.26
55.42
59.28
60.00
60.00
57.76
55.91
50.38
48.96
50.82
48.07
48.00
48.15
48.00
48.00
48.00
48.00
48.00
48.00
48.00
48.46
48.32
48.05
52.27
54.44
57.47
59.93
60.00
60.10
59.70
59.44
59.70
60.15
60.46
60.15
61.11
61.02
60.57
60.21
60.79
60.48
60.05
59.51
60.38
60.37
60.28
60.16
60.00
59.72
59.48
59.16
58.75

48.12
49.49
48.00
48.04
49.73
49.02
48.46
48.37
48.54
48.76
48.83
48.18
48.12
48.26
49.81
56.00
60.00
60.00
60.00
60.00
60.00
59.39
57.26
55.42
59.28
60.00
60.00
57.76
60.00
60.00
48.96
60.00
48.07
48.00
48.15
48.00
48.00
48.00
48.00
48.00
48.00
48.00
48.46
56.00
60.00
60.00
56.00
57.47
59.93
60.00
60.10
59.70
59.44
59.70
60.15
60.46
60.15
61.11
61.02
60.57
60.21
60.79
60.48
60.05
59.51
60.38
60.37
60.28
60.16
60.00
59.72
59.48
59.16
58.75

0.00 ANNUAL LINES
0.00 ANNUAL LINES
0.00 ANNUAL LINES
0.00 ANNUAL LINES
0.00 ANNUAL LINES
0.00 ANNUAL LINES
0.00 ANNUAL LINES
0.00 ANNUAL LINES
0.00 ANNUAL LINES
0.00 ANNUAL LINES
0.00 ANNUAL LINES
0.00 ANNUAL LINES
0.00 ANNUAL LINES
0.00 ANNUAL LINES
0.00 ANNUAL LINES
0.00 ANNUAL LINES
0.00 ANNUAL LINES
0.00 ANNUAL LINES
0.00 ANNUAL LINES
0.00 ANNUAL LINES
0.00 ANNUAL LINES
0.00 ANNUAL LINES
0.00 ANNUAL LINES
0.00 ANNUAL LINES
0.00 ANNUAL LINES
0.00 ANNUAL LINES
0.00 ANNUAL LINES
0.00 ANNUAL LINES
0.00 ANNUAL LINES
0.00 ANNUAL LINES
0.00 ANNUAL LINES
0.00 ANNUAL LINES
0.00 ANNUAL LINES
0.00 ANNUAL LINES
0.00 ANNUAL LINES
0.00 ANNUAL LINES
0.00 ANNUAL LINES
0.00 ANNUAL LINES
0.00 ANNUAL LINES
0.00 ANNUAL LINES
0.00 ANNUAL LINES
0.00 ANNUAL LINES
0.00 ANNUAL LINES
0.00 ANNUAL LINES
0.00 ANNUAL LINES
0.00 ANNUAL LINES
0.00 ANNUAL LINES
0.00 ANNUAL LINES
0.00 ANNUAL LINES
0.00 ANNUAL LINES
0.00 ANNUAL LINES
0.00 ANNUAL LINES
0.00 ANNUAL LINES
0.00 ANNUAL LINES
0.00 ANNUAL LINES
0.00 ANNUAL LINES
0.00 ANNUAL LINES
0.00 ANNUAL LINES
0.00 ANNUAL LINES
0.00 ANNUAL LINES
0.00 ANNUAL LINES
0.00 ANNUAL LINES
0.00 ANNUAL LINES
0.00 ANNUAL LINES
0.00 ANNUAL LINES
0.00 ANNUAL LINES
0.00 ANNUAL LINES
0.00 ANNUAL LINES
0.00 ANNUAL LINES
0.00 ANNUAL LINES
0.00 ANNUAL LINES
0.00 ANNUAL LINES
0.00 ANNUAL LINES
0.00 ANNUAL LINES

00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
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511025.27000 4276572.93000
511039.72000 4276569.26000
511021.39000 4276549.00000
511014.50000 4276530.03000
511041.66000 4276545.12000
511034.33000 4276536.50000
510959.53000 4276510.20000
510971.81000 4276510.84000
510964.91000 4276497.69000
510962.11000 4276476.57000
510962.54000 4276462.34000
511001.78000 4276503.30000
510995.74000 4276530.46000
511026.57000 4276504.16000
511041.44000 4276504.59000
511034.33000 4276471.61000
511029.15000 4276461.26000
511013.20000 4276427.63000
511012.50000 4276387.62000
511077.94000 4276401.42000
511037.26000 4276343.40000
511102.71000 4276389.03000
511104.83000 4276341.98000
511099.17000 4276325.00000
511149.05000 4276347.29000
511175.94000 4276353.30000
511200.71000 4276325.35000
511144.81000 4276305.90000
511132.43000 4276291.39000
511089.62000 4276270.16000
511056.01000 4276256.72000
511114.38000 4276223.11000
511056.01000 4276193.39000
511065.21000 4276110.96000
511120.40000 4276103.53000
511146.58000 4276086.91000
511054.60000 4276057.54000
511079.71000 4276059.31000
511063.79000 4276032.07000
511091.03000 4276029.59000
511112.26000 4276047.99000
511148.35000 4276034.55000
511187.26000 4276047.99000
511099.18000 4276852.79000
511091.40000 4276809.98000
511126.42000 4276783.80000
511155.44000 4276841.83000
511197.19000 4276843.95000
511240.00000 4276846.07000
511290.59000 4276850.67000
511322.08000 4276852.44000
511271.92000 4276788.58000
511269.62000 4276751.13000
511286.90000 4276724.63000
511322.05000 4276714.26000
511347.40000 4276753.44000
511324.93000 4276787.43000
511395.79000 4276750.56000
511433.82000 4276788.58000
511474.15000 4276802.99000
511455.71000 4276828.34000
511396.49000 4276844.26000
511369.02000 4276870.90000
511333.22000 4276911.69000
511305.33000 4276950.31000
511416.46000 4276868.95000
511406.83000 4276881.28000
511400.52000 4276896.01000
511389.39000 4276913.76000
511368.34000 4276928.80000
511356.31000 4276946.84000
511350.29000 4276960.98000
511337.96000 4276975.41000
511320.22000 4276989.55000

A-127

Packet Pg. 1923

7.A.p
0.37259
0.34276
0.39234
0.36948
0.33053
0.34506
0.31211
0.33053
0.29394
7.08966
7.06600
7.00920
7.10249
6.32988
0.17199
0.10462
0.10491
0.10776
0.17630
0.19881
0.21831
0.22645
0.11248
0.12814
0.14278
0.11026
0.10210
0.08658
0.07903
0.08945
0.08808
0.08254
0.07364
0.06501
0.06821
0.06443
0.05610
0.05625
0.05127
0.04264
0.03720
0.04360
0.05466
0.04678
0.05308
0.03743
0.03127
0.03607
0.03981
0.03204
0.02610
0.02878
0.03504
0.04354
0.04372
0.05449
0.05393
0.07558
0.06300
0.06053
0.05726
0.05837
0.08129
0.09993
0.11940
0.09613
0.07658
0.07057
0.05393
0.05876
0.04595
0.04208
0.03917
0.03496

59.42
59.53
59.75
59.92
59.65
60.01
59.80
60.05
59.92
48.87
49.08
49.32
49.43
49.42
61.78
60.83
68.09
71.63
71.89
70.77
68.82
73.11
73.00
72.97
89.78
95.78
96.17
90.50
84.70
93.30
90.21
88.33
84.61
75.40
76.79
75.93
73.12
73.03
73.00
72.88
71.93
72.62
72.62
72.40
72.91
60.88
60.00
60.00
60.00
60.00
60.00
60.00
60.00
60.00
60.00
63.90
60.00
63.97
60.45
60.00
60.00
60.00
60.00
60.00
59.75
59.39
59.72
58.46
58.61
59.26
59.26
59.63
60.00
60.00

59.42
59.53
59.75
59.92
59.65
60.01
59.80
60.05
59.92
48.87
49.08
49.32
49.43
49.42
61.78
60.83
68.09
71.63
71.89
70.77
68.82
73.11
73.00
72.97
97.00
95.78
96.17
90.50
97.00
93.30
90.21
88.33
84.61
94.00
97.00
94.00
73.12
73.03
73.00
72.88
71.93
72.62
72.62
72.40
72.91
69.00
60.00
60.00
60.00
60.00
60.00
60.00
60.00
60.00
60.00
63.90
60.00
63.97
60.45
60.00
60.00
60.00
60.00
60.00
59.75
59.39
59.72
58.46
58.61
59.26
59.26
59.63
60.00
60.00

0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
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
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
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
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
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00

ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL

LINES
LINES
LINES
LINES
LINES
LINES
LINES
LINES
LINES
LINES
LINES
LINES
LINES
LINES
LINES
LINES
LINES
LINES
LINES
LINES
LINES
LINES
LINES
LINES
LINES
LINES
LINES
LINES
LINES
LINES
LINES
LINES
LINES
LINES
LINES
LINES
LINES
LINES
LINES
LINES
LINES
LINES
LINES
LINES
LINES
LINES
LINES
LINES
LINES
LINES
LINES
LINES
LINES
LINES
LINES
LINES
LINES
LINES
LINES
LINES
LINES
LINES
LINES
LINES
LINES
LINES
LINES
LINES
LINES
LINES
LINES
LINES
LINES
LINES

00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
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00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
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511421.25000 4276982.31000
511435.82000 4276972.74000
511407.51000 4276951.92000
511416.67000 4276936.52000
511441.65000 4276961.50000
511428.75000 4276926.11000
511451.64000 4276947.34000
511435.82000 4276912.79000
511462.88000 4276936.52000
510943.27000 4276699.02000
510940.61000 4276686.09000
510936.99000 4276669.16000
510931.47000 4276639.48000
510924.06000 4276619.89000
510637.00000 4276777.21000
510548.73000 4276774.18000
510547.21000 4276898.28000
510551.25000 4276958.30000
510650.62000 4277053.14000
510672.82000 4277035.48000
510685.93000 4277000.17000
510709.64000 4277123.25000
510551.75000 4277065.75000
510585.55000 4277002.69000
510681.05000 4277526.30000
510602.09000 4277543.05000
510585.34000 4277602.27000
510520.14000 4277627.40000
510477.07000 4277653.12000
510525.39000 4277547.10000
510511.13000 4277494.37000
510485.63000 4277496.53000
510439.39000 4277515.55000
510369.82000 4277592.96000
510394.07000 4277635.94000
510368.35000 4277565.04000
510301.12000 4277596.64000
510299.29000 4277636.31000
510267.33000 4277553.29000
510193.12000 4277549.61000
510147.56000 4277487.90000
510241.24000 4277332.50000
510316.19000 4277344.99000
510275.41000 4277252.05000
510322.06000 4277228.54000
510168.14000 4277155.06000
510109.73000 4277094.81000
510170.34000 4277081.59000
510264.36000 4276914.24000
510199.10000 4276903.44000
510157.61000 4276829.53000
510201.26000 4276808.79000
510259.18000 4276827.37000
510308.02000 4276868.86000
510330.92000 4276810.08000
510353.40000 4276998.95000
510358.58000 4276903.01000
510463.34000 4276900.64000
510416.09000 4276851.59000
510411.30000 4276825.86000
510422.67000 4276746.90000
510452.36000 4276669.61000
510518.97000 4276678.76000
510563.21000 4276656.90000
510600.33000 4276627.41000
510571.86000 4276593.85000
510522.02000 4276624.36000
510525.92000 4276534.30000
510468.25000 4276503.81000
510476.70000 4276581.69000
510425.26000 4276527.32000
510398.44000 4276557.45000
510371.12000 4276602.00000
510328.51000 4276635.80000

A-128

Packet Pg. 1924

7.A.p
0.03707
0.03755
0.08404
0.09372
0.08470
0.08101
0.06484
0.06661
0.06286
0.06517
0.07504
0.67351
0.52416
0.43635
0.28350
0.52762
1.65367
1.35351
1.18290

60.00
60.00
60.00
60.00
60.00
60.00
60.00
60.00
60.00
60.00
60.00
48.00
48.00
48.00
48.56
49.84
51.92
52.45
51.04

60.00
60.00
60.00
60.00
60.00
60.00
60.00
60.00
60.00
60.00
60.00
48.00
48.00
48.00
48.56
49.84
60.00
60.00
51.04

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
0.00
0.00
0.00
0.00
0.00
0.00

ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL
ANNUAL

LINES
LINES
LINES
LINES
LINES
LINES
LINES
LINES
LINES
LINES
LINES
LINES
LINES
LINES
LINES
LINES
LINES
LINES
LINES

00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
00000005
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510339.90000 4276656.37000
510329.33000 4276697.73000
511060.04000 4278365.13000
511053.55000 4278281.17000
511449.69000 4278012.31000
511463.60000 4278021.57000
511584.50000 4278030.79000
511579.17000 4278016.57000
511643.38000 4278010.53000
511658.54000 4277976.09000
511473.56000 4278066.24000
510844.05000 4276334.61000
510819.00000 4276360.66000
510812.25000 4276338.82000
510766.27000 4276358.28000
510788.08000 4276480.90000
510862.95000 4276608.23000
510849.39000 4276591.14000
510838.19000 4276539.85000
** CONCUNIT ug/m^3
** DEPUNIT g/m^2

A-129

Packet Pg. 1925

7.A.p

Appendix D:
Noise-Vibration Supporting Information
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Packet Pg. 1928
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7.A.p

Packet Pg. 1929
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7.A.p

Packet Pg. 1930

7.A.p

Pre Calibration
Post Calibration
Calibration Deviation
Overall Settings
RMS Weight
Peak Weight
Detector
Preamp
Microphone Correction
Integration Method
Overload
Under Range Peak
Under Range Limit
Noise Floor
Results
LASeq
LASE
EAS
EAS8
EAS40
LApeak (max)
LASmax
LASmin
SEA
LAS > 85.0 dB (Exceedence Counts / Duration)
LAS > 115.0 dB (Exceedence Counts / Duration)
LApeak > 135.0 dB (Exceedence Counts / Duration)
LApeak > 137.0 dB (Exceedence Counts / Duration)
LApeak > 140.0 dB (Exceedence Counts / Duration)
Community Noise

LxT_Data.036
4397
SoundTrack LxT®
2.301

2018/05/08 14:01:00
2018/05/10 10:09:45
1 Day 20:08:45.5
1 Day 20:08:45.5
0:00:00.0
2018/05/08 13:58:36
None

A Weighting
A Weighting
Slow
PRMLxT2L
Off
Exponential
124.9 dB
A
81.1
27.2
18.0

53.4 dB
105.4 dB
3.827 mPa²h
693.480 µPa²h
3.467 mPa²h
2018/05/08 14:01:28
2018/05/09 2:52:06
2018/05/10 2:52:22
99.9 dB
0
0
0
0
0

C
78.1
27.2
18.0

Z
83.1
31.9
22.7

100.4 dB
78.1 dB
30.9 dB

0.0
0.0
0.0
0.0
0.0

s
s
s
s
s

LCSeq
LASeq
LCSeq LASeq
LAIeq
LAeq
LAIeq LAeq
# Overloads
Overload Duration

Ldn
58.0
64.9
53.4
11.6
55.2
53.4
1.9
0
0.0

LDay 07:00 22:00 LNight 22:00 07:00
54.5
50.8

Dose Settings
Dose Name
Exch. Rate
Threshold
Criterion Level
Criterion Duration

OSHA 1
5
90
90
8

OSHA 2
5
80
90
8

dB
dB
dB
h

Results
Dose
Projected Dose
TWA (Projected)
TWA (t)
Lep (t)

99.9
99.9
99.9
99.9
60.8

99.9
99.9
99.9
99.9
60.8

%
%
dB
dB
dB

Statistics
LAS5.00
LAS10.00
LAS33.30
LAS50.00
LAS75.00
LAS90.00

58.4
57.0
53.4
51.3
47.1
42.8

dB
dB
dB
dB
dB
dB
s
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Summary
Filename
Serial Number
Model
Firmware Version
User
Location
Job Description
Note
Measurement Description
Start
Stop
Duration
Run Time
Pause

dB
dB
dB
dB
dB
dB

Packet Pg. 1931

7.A.p

TABLE Existing -01
FHWA ROADWAY NOISE LEVEL ANALYSIS

* * ASSUMPTIONS * *
AVERAGE DAILY TRAFFIC: 5900

SPEED (MPH): 40

GRADE: .5

TRAFFIC DISTRIBUTION PERCENTAGES
DAY
NIGHT
------AUTOS
88.08
M-TRUCKS
1.65
H-TRUCKS
0.66

9.34
0.19
0.08

ACTIVE HALF-WIDTH (FT): 12

SITE CHARACTERISTICS: SOFT

______________________________________________________________________
* * CALCULATED NOISE LEVELS * *
Ldn AT 50 FT FROM NEAR TRAVEL LANE CENTERLINE (dB) =

62.28

DISTANCE (FEET) FROM ROADWAY CENTERLINE TO Ldn
70 Ldn
65 Ldn
60 Ldn
55 Ldn
------------------------0.0
0.0
87.1
186.3
______________________________________________________________________
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RUN DATE: 08/17/2018
ROADWAY SEGMENT: Healdsburg Avenue - Passalacqua Road to Parkland Farms
Boulevard
NOTES: NEAP - Existing
______________________________________________________________________

Packet Pg. 1932

7.A.p

TABLE Existing -02
FHWA ROADWAY NOISE LEVEL ANALYSIS

* * ASSUMPTIONS * *
AVERAGE DAILY TRAFFIC: 7900

SPEED (MPH): 35

GRADE: .5

TRAFFIC DISTRIBUTION PERCENTAGES
DAY
NIGHT
------AUTOS
88.08
M-TRUCKS
1.65
H-TRUCKS
0.66

9.34
0.19
0.08

ACTIVE HALF-WIDTH (FT): 24

SITE CHARACTERISTICS: SOFT

______________________________________________________________________
* * CALCULATED NOISE LEVELS * *
Ldn AT 50 FT FROM NEAR TRAVEL LANE CENTERLINE (dB) =

61.22

DISTANCE (FEET) FROM ROADWAY CENTERLINE TO Ldn
70 Ldn
65 Ldn
60 Ldn
55 Ldn
------------------------0.0
0.0
87.8
183.4
______________________________________________________________________
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RUN DATE: 08/17/2018
ROADWAY SEGMENT: Healdsburg Avenue - Parkland Farms Boulevard to Grove
Street
NOTES: NEAP - Existing
______________________________________________________________________

Packet Pg. 1933

7.A.p

TABLE Existing -03
FHWA ROADWAY NOISE LEVEL ANALYSIS

RUN DATE: 08/17/2018
ROADWAY SEGMENT: Healdsburg Avenue - south of Grove Street
NOTES: NEAP - Existing
______________________________________________________________________

AVERAGE DAILY TRAFFIC: 7000

SPEED (MPH): 35

GRADE: .5

TRAFFIC DISTRIBUTION PERCENTAGES
DAY
NIGHT
------AUTOS
88.08
M-TRUCKS
1.65
H-TRUCKS
0.66

9.34
0.19
0.08

ACTIVE HALF-WIDTH (FT): 24

SITE CHARACTERISTICS: SOFT

______________________________________________________________________
* * CALCULATED NOISE LEVELS * *
Ldn AT 50 FT FROM NEAR TRAVEL LANE CENTERLINE (dB) =

60.70

DISTANCE (FEET) FROM ROADWAY CENTERLINE TO Ldn
70 Ldn
65 Ldn
60 Ldn
55 Ldn
------------------------0.0
0.0
81.5
169.4
______________________________________________________________________
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* * ASSUMPTIONS * *

Packet Pg. 1934

7.A.p

TABLE Existing -04
FHWA ROADWAY NOISE LEVEL ANALYSIS

RUN DATE: 08/17/2018
ROADWAY SEGMENT: Grove Street - north of Dry Creek Road
NOTES: NEAP - Existing
______________________________________________________________________

AVERAGE DAILY TRAFFIC: 4400

SPEED (MPH): 35

GRADE: .5

TRAFFIC DISTRIBUTION PERCENTAGES
DAY
NIGHT
------AUTOS
88.08
M-TRUCKS
1.65
H-TRUCKS
0.66

9.34
0.19
0.08

ACTIVE HALF-WIDTH (FT): 12

SITE CHARACTERISTICS: SOFT

______________________________________________________________________
* * CALCULATED NOISE LEVELS * *
Ldn AT 50 FT FROM NEAR TRAVEL LANE CENTERLINE (dB) =

59.60

DISTANCE (FEET) FROM ROADWAY CENTERLINE TO Ldn
70 Ldn
65 Ldn
60 Ldn
55 Ldn
------------------------0.0
0.0
58.5
123.8
______________________________________________________________________
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* * ASSUMPTIONS * *

Packet Pg. 1935

7.A.p

TABLE Existing -05
FHWA ROADWAY NOISE LEVEL ANALYSIS

RUN DATE: 08/17/2018
ROADWAY SEGMENT: U.S. Route 101 - south of Lytton Springs Road
NOTES: NEAP - Existing
______________________________________________________________________

AVERAGE DAILY TRAFFIC: 34000

SPEED (MPH): 65

GRADE: .5

TRAFFIC DISTRIBUTION PERCENTAGES
DAY
NIGHT
------AUTOS
88.08
M-TRUCKS
1.65
H-TRUCKS
0.66

9.34
0.19
0.08

ACTIVE HALF-WIDTH (FT): 24

SITE CHARACTERISTICS: SOFT

______________________________________________________________________
* * CALCULATED NOISE LEVELS * *
Ldn AT 50 FT FROM NEAR TRAVEL LANE CENTERLINE (dB) =

74.25

DISTANCE (FEET) FROM ROADWAY CENTERLINE TO Ldn
70 Ldn
65 Ldn
60 Ldn
55 Ldn
------------------------136.6
290.7
624.4
1344.2
______________________________________________________________________
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* * ASSUMPTIONS * *

Packet Pg. 1936

7.A.p

TABLE Existing + Project-01
FHWA ROADWAY NOISE LEVEL ANALYSIS

* * ASSUMPTIONS * *
AVERAGE DAILY TRAFFIC: 9100

SPEED (MPH): 40

GRADE: .5

TRAFFIC DISTRIBUTION PERCENTAGES
DAY
NIGHT
------AUTOS
88.08
M-TRUCKS
1.65
H-TRUCKS
0.66

9.34
0.19
0.08

ACTIVE HALF-WIDTH (FT): 12

SITE CHARACTERISTICS: SOFT

______________________________________________________________________
* * CALCULATED NOISE LEVELS * *
Ldn AT 50 FT FROM NEAR TRAVEL LANE CENTERLINE (dB) =

64.16

DISTANCE (FEET) FROM ROADWAY CENTERLINE TO Ldn
70 Ldn
65 Ldn
60 Ldn
55 Ldn
------------------------0.0
54.8
115.8
248.4
______________________________________________________________________
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RUN DATE: 08/17/2018
ROADWAY SEGMENT: Healdsburg Avenue - Passalacqua Road to Parkland Farms
Boulevard
NOTES: NEAP - Existing + Project
______________________________________________________________________

Packet Pg. 1937

7.A.p

TABLE Existing + Project-02
FHWA ROADWAY NOISE LEVEL ANALYSIS

* * ASSUMPTIONS * *
AVERAGE DAILY TRAFFIC: 11000

SPEED (MPH): 35

GRADE: .5

TRAFFIC DISTRIBUTION PERCENTAGES
DAY
NIGHT
------AUTOS
88.08
M-TRUCKS
1.65
H-TRUCKS
0.66

9.34
0.19
0.08

ACTIVE HALF-WIDTH (FT): 24

SITE CHARACTERISTICS: SOFT

______________________________________________________________________
* * CALCULATED NOISE LEVELS * *
Ldn AT 50 FT FROM NEAR TRAVEL LANE CENTERLINE (dB) =

62.66

DISTANCE (FEET) FROM ROADWAY CENTERLINE TO Ldn
70 Ldn
65 Ldn
60 Ldn
55 Ldn
------------------------0.0
0.0
108.0
228.0
______________________________________________________________________

Attachment: Attachment 4 - Exhibit 11 - NEAP Draft EIR (2754 : North Village DA)

RUN DATE: 08/17/2018
ROADWAY SEGMENT: Healdsburg Avenue - Parkland Farms Boulevard to Grove
Street
NOTES: NEAP - Existing + Project
______________________________________________________________________

Packet Pg. 1938
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TABLE Existing + Project-03
FHWA ROADWAY NOISE LEVEL ANALYSIS

RUN DATE: 08/17/2018
ROADWAY SEGMENT: Healdsburg Avenue - south of Grove Street
NOTES: NEAP - Existing + Project
______________________________________________________________________

AVERAGE DAILY TRAFFIC: 7900

SPEED (MPH): 35

GRADE: .5

TRAFFIC DISTRIBUTION PERCENTAGES
DAY
NIGHT
------AUTOS
88.08
M-TRUCKS
1.65
H-TRUCKS
0.66

9.34
0.19
0.08

ACTIVE HALF-WIDTH (FT): 24

SITE CHARACTERISTICS: SOFT

______________________________________________________________________
* * CALCULATED NOISE LEVELS * *
Ldn AT 50 FT FROM NEAR TRAVEL LANE CENTERLINE (dB) =

61.22

DISTANCE (FEET) FROM ROADWAY CENTERLINE TO Ldn
70 Ldn
65 Ldn
60 Ldn
55 Ldn
------------------------0.0
0.0
87.8
183.4
______________________________________________________________________
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* * ASSUMPTIONS * *
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TABLE Existing + Project-04
FHWA ROADWAY NOISE LEVEL ANALYSIS

RUN DATE: 08/17/2018
ROADWAY SEGMENT: Grove Street - north of Dry Creek Road
NOTES: NEAP - Existing + Project
______________________________________________________________________

AVERAGE DAILY TRAFFIC: 6500

SPEED (MPH): 35

GRADE: .5

TRAFFIC DISTRIBUTION PERCENTAGES
DAY
NIGHT
------AUTOS
88.08
M-TRUCKS
1.65
H-TRUCKS
0.66

9.34
0.19
0.08

ACTIVE HALF-WIDTH (FT): 12

SITE CHARACTERISTICS: SOFT

______________________________________________________________________
* * CALCULATED NOISE LEVELS * *
Ldn AT 50 FT FROM NEAR TRAVEL LANE CENTERLINE (dB) =

61.30

DISTANCE (FEET) FROM ROADWAY CENTERLINE TO Ldn
70 Ldn
65 Ldn
60 Ldn
55 Ldn
------------------------0.0
0.0
75.2
160.3
______________________________________________________________________
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TABLE Existing + Project-05
FHWA ROADWAY NOISE LEVEL ANALYSIS

RUN DATE: 08/17/2018
ROADWAY SEGMENT: U.S. Route 101 - south of Lytton Springs Road
NOTES: NEAP - Existing + Project
______________________________________________________________________

AVERAGE DAILY TRAFFIC: 34000

SPEED (MPH): 65

GRADE: .5

TRAFFIC DISTRIBUTION PERCENTAGES
DAY
NIGHT
------AUTOS
88.08
M-TRUCKS
1.65
H-TRUCKS
0.66

9.34
0.19
0.08

ACTIVE HALF-WIDTH (FT): 24

SITE CHARACTERISTICS: SOFT

______________________________________________________________________
* * CALCULATED NOISE LEVELS * *
Ldn AT 50 FT FROM NEAR TRAVEL LANE CENTERLINE (dB) =

74.25

DISTANCE (FEET) FROM ROADWAY CENTERLINE TO Ldn
70 Ldn
65 Ldn
60 Ldn
55 Ldn
------------------------136.6
290.7
624.4
1344.2
______________________________________________________________________
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* * ASSUMPTIONS * *
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TABLE Future-01
FHWA ROADWAY NOISE LEVEL ANALYSIS

* * ASSUMPTIONS * *
AVERAGE DAILY TRAFFIC: 12100

SPEED (MPH): 40

GRADE: .5

TRAFFIC DISTRIBUTION PERCENTAGES
DAY
NIGHT
------AUTOS
88.08
M-TRUCKS
1.65
H-TRUCKS
0.66

9.34
0.19
0.08

ACTIVE HALF-WIDTH (FT): 12

SITE CHARACTERISTICS: SOFT

______________________________________________________________________
* * CALCULATED NOISE LEVELS * *
Ldn AT 50 FT FROM NEAR TRAVEL LANE CENTERLINE (dB) =

65.40

DISTANCE (FEET) FROM ROADWAY CENTERLINE TO Ldn
70 Ldn
65 Ldn
60 Ldn
55 Ldn
------------------------0.0
65.8
139.8
300.3
______________________________________________________________________

Attachment: Attachment 4 - Exhibit 11 - NEAP Draft EIR (2754 : North Village DA)

RUN DATE: 08/17/2018
ROADWAY SEGMENT: Healdsburg Avenue - Passalacqua Road to Parkland Farms
Boulevard
NOTES: NEAP - Future
______________________________________________________________________
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TABLE Future-02
FHWA ROADWAY NOISE LEVEL ANALYSIS

* * ASSUMPTIONS * *
AVERAGE DAILY TRAFFIC: 13800

SPEED (MPH): 35

GRADE: .5

TRAFFIC DISTRIBUTION PERCENTAGES
DAY
NIGHT
------AUTOS
88.08
M-TRUCKS
1.65
H-TRUCKS
0.66

9.34
0.19
0.08

ACTIVE HALF-WIDTH (FT): 24

SITE CHARACTERISTICS: SOFT

______________________________________________________________________
* * CALCULATED NOISE LEVELS * *
Ldn AT 50 FT FROM NEAR TRAVEL LANE CENTERLINE (dB) =

63.64

DISTANCE (FEET) FROM ROADWAY CENTERLINE TO Ldn
70 Ldn
65 Ldn
60 Ldn
55 Ldn
------------------------0.0
61.7
124.7
264.7
______________________________________________________________________
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RUN DATE: 08/17/2018
ROADWAY SEGMENT: Healdsburg Avenue - Parkland Farms Boulevard to Grove
Street
NOTES: NEAP - Future
______________________________________________________________________
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TABLE Future-03
FHWA ROADWAY NOISE LEVEL ANALYSIS

RUN DATE: 08/17/2018
ROADWAY SEGMENT: Healdsburg Avenue - south of Grove Street
NOTES: NEAP - Future
______________________________________________________________________

AVERAGE DAILY TRAFFIC: 12000

SPEED (MPH): 35

GRADE: .5

TRAFFIC DISTRIBUTION PERCENTAGES
DAY
NIGHT
------AUTOS
88.08
M-TRUCKS
1.65
H-TRUCKS
0.66

9.34
0.19
0.08

ACTIVE HALF-WIDTH (FT): 24

SITE CHARACTERISTICS: SOFT

______________________________________________________________________
* * CALCULATED NOISE LEVELS * *
Ldn AT 50 FT FROM NEAR TRAVEL LANE CENTERLINE (dB) =

63.04

DISTANCE (FEET) FROM ROADWAY CENTERLINE TO Ldn
70 Ldn
65 Ldn
60 Ldn
55 Ldn
------------------------0.0
57.1
114.1
241.4
______________________________________________________________________
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TABLE Future-04
FHWA ROADWAY NOISE LEVEL ANALYSIS

RUN DATE: 08/17/2018
ROADWAY SEGMENT: Grove Street - north of Dry Creek Road
NOTES: NEAP - Future
______________________________________________________________________

AVERAGE DAILY TRAFFIC: 8400

SPEED (MPH): 35

GRADE: .5

TRAFFIC DISTRIBUTION PERCENTAGES
DAY
NIGHT
------AUTOS
88.08
M-TRUCKS
1.65
H-TRUCKS
0.66

9.34
0.19
0.08

ACTIVE HALF-WIDTH (FT): 12

SITE CHARACTERISTICS: SOFT

______________________________________________________________________
* * CALCULATED NOISE LEVELS * *
Ldn AT 50 FT FROM NEAR TRAVEL LANE CENTERLINE (dB) =

62.41

DISTANCE (FEET) FROM ROADWAY CENTERLINE TO Ldn
70 Ldn
65 Ldn
60 Ldn
55 Ldn
------------------------0.0
0.0
88.9
190.0
______________________________________________________________________
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TABLE Future-05
FHWA ROADWAY NOISE LEVEL ANALYSIS

RUN DATE: 08/17/2018
ROADWAY SEGMENT: U.S. Route 101 - south of Lytton Springs Road
NOTES: NEAP - Future
______________________________________________________________________

AVERAGE DAILY TRAFFIC: 34000

SPEED (MPH): 65

GRADE: .5

TRAFFIC DISTRIBUTION PERCENTAGES
DAY
NIGHT
------AUTOS
88.08
M-TRUCKS
1.65
H-TRUCKS
0.66

9.34
0.19
0.08

ACTIVE HALF-WIDTH (FT): 24

SITE CHARACTERISTICS: SOFT

______________________________________________________________________
* * CALCULATED NOISE LEVELS * *
Ldn AT 50 FT FROM NEAR TRAVEL LANE CENTERLINE (dB) =

74.25

DISTANCE (FEET) FROM ROADWAY CENTERLINE TO Ldn
70 Ldn
65 Ldn
60 Ldn
55 Ldn
------------------------136.6
290.7
624.4
1344.2
______________________________________________________________________
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TABLE Future + Project-01
FHWA ROADWAY NOISE LEVEL ANALYSIS

* * ASSUMPTIONS * *
AVERAGE DAILY TRAFFIC: 15400

SPEED (MPH): 40

GRADE: .5

TRAFFIC DISTRIBUTION PERCENTAGES
DAY
NIGHT
------AUTOS
88.08
M-TRUCKS
1.65
H-TRUCKS
0.66

9.34
0.19
0.08

ACTIVE HALF-WIDTH (FT): 12

SITE CHARACTERISTICS: SOFT

______________________________________________________________________
* * CALCULATED NOISE LEVELS * *
Ldn AT 50 FT FROM NEAR TRAVEL LANE CENTERLINE (dB) =

66.45

DISTANCE (FEET) FROM ROADWAY CENTERLINE TO Ldn
70 Ldn
65 Ldn
60 Ldn
55 Ldn
------------------------0.0
76.9
164.0
352.6
______________________________________________________________________

Attachment: Attachment 4 - Exhibit 11 - NEAP Draft EIR (2754 : North Village DA)

RUN DATE: 08/17/2018
ROADWAY SEGMENT: Healdsburg Avenue - Passalacqua Road to Parkland Farms
Boulevard
NOTES: NEAP - Future + Project
______________________________________________________________________
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TABLE Future + Project-02
FHWA ROADWAY NOISE LEVEL ANALYSIS

* * ASSUMPTIONS * *
AVERAGE DAILY TRAFFIC: 16900

SPEED (MPH): 35

GRADE: .5

TRAFFIC DISTRIBUTION PERCENTAGES
DAY
NIGHT
------AUTOS
88.08
M-TRUCKS
1.65
H-TRUCKS
0.66

9.34
0.19
0.08

ACTIVE HALF-WIDTH (FT): 24

SITE CHARACTERISTICS: SOFT

______________________________________________________________________
* * CALCULATED NOISE LEVELS * *
Ldn AT 50 FT FROM NEAR TRAVEL LANE CENTERLINE (dB) =

64.52

DISTANCE (FEET) FROM ROADWAY CENTERLINE TO Ldn
70 Ldn
65 Ldn
60 Ldn
55 Ldn
------------------------0.0
69.3
142.1
302.7
______________________________________________________________________
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RUN DATE: 08/17/2018
ROADWAY SEGMENT: Healdsburg Avenue - Parkland Farms Boulevard to Grove
Street
NOTES: NEAP - Future + Project
______________________________________________________________________
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TABLE Future + Project-03
FHWA ROADWAY NOISE LEVEL ANALYSIS

RUN DATE: 08/17/2018
ROADWAY SEGMENT: Healdsburg Avenue - south of Grove Street
NOTES: NEAP - Future + Project
______________________________________________________________________

AVERAGE DAILY TRAFFIC: 12900

SPEED (MPH): 35

GRADE: .5

TRAFFIC DISTRIBUTION PERCENTAGES
DAY
NIGHT
------AUTOS
88.08
M-TRUCKS
1.65
H-TRUCKS
0.66

9.34
0.19
0.08

ACTIVE HALF-WIDTH (FT): 24

SITE CHARACTERISTICS: SOFT

______________________________________________________________________
* * CALCULATED NOISE LEVELS * *
Ldn AT 50 FT FROM NEAR TRAVEL LANE CENTERLINE (dB) =

63.35

DISTANCE (FEET) FROM ROADWAY CENTERLINE TO Ldn
70 Ldn
65 Ldn
60 Ldn
55 Ldn
------------------------0.0
59.4
119.5
253.2
______________________________________________________________________
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TABLE Future + Project-04
FHWA ROADWAY NOISE LEVEL ANALYSIS

RUN DATE: 08/17/2018
ROADWAY SEGMENT: Grove Street - north of Dry Creek Road
NOTES: NEAP - Future + Project
______________________________________________________________________

AVERAGE DAILY TRAFFIC: 10600

SPEED (MPH): 35

GRADE: .5

TRAFFIC DISTRIBUTION PERCENTAGES
DAY
NIGHT
------AUTOS
88.08
M-TRUCKS
1.65
H-TRUCKS
0.66

9.34
0.19
0.08

ACTIVE HALF-WIDTH (FT): 12

SITE CHARACTERISTICS: SOFT

______________________________________________________________________
* * CALCULATED NOISE LEVELS * *
Ldn AT 50 FT FROM NEAR TRAVEL LANE CENTERLINE (dB) =

63.42

DISTANCE (FEET) FROM ROADWAY CENTERLINE TO Ldn
70 Ldn
65 Ldn
60 Ldn
55 Ldn
------------------------0.0
0.0
103.5
221.8
______________________________________________________________________
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* * ASSUMPTIONS * *
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TABLE Future + Project-05
FHWA ROADWAY NOISE LEVEL ANALYSIS

RUN DATE: 08/17/2018
ROADWAY SEGMENT: U.S. Route 101 - south of Lytton Springs Road
NOTES: NEAP - Future + Project
______________________________________________________________________

AVERAGE DAILY TRAFFIC: 34000

SPEED (MPH): 65

GRADE: .5

TRAFFIC DISTRIBUTION PERCENTAGES
DAY
NIGHT
------AUTOS
88.08
M-TRUCKS
1.65
H-TRUCKS
0.66

9.34
0.19
0.08

ACTIVE HALF-WIDTH (FT): 24

SITE CHARACTERISTICS: SOFT

______________________________________________________________________
* * CALCULATED NOISE LEVELS * *
Ldn AT 50 FT FROM NEAR TRAVEL LANE CENTERLINE (dB) =

74.25

DISTANCE (FEET) FROM ROADWAY CENTERLINE TO Ldn
70 Ldn
65 Ldn
60 Ldn
55 Ldn
------------------------136.6
290.7
624.4
1344.2
______________________________________________________________________
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* * ASSUMPTIONS * *

Packet Pg. 1951

7.A.p

Pre Calibration
Post Calibration
Calibration Deviation
Overall Settings
RMS Weight
Peak Weight
Detector
Preamp
Microphone Correction
Integration Method
Overload
Under Range Peak
Under Range Limit
Noise Floor
Results
LASeq
LASE
EAS
EAS8
EAS40
LApeak (max)
LASmax
LASmin
SEA
LAS > 85.0 dB (Exceedence Counts / Duration)
LAS > 115.0 dB (Exceedence Counts / Duration)
LApeak > 135.0 dB (Exceedence Counts / Duration)
LApeak > 137.0 dB (Exceedence Counts / Duration)
LApeak > 140.0 dB (Exceedence Counts / Duration)
Community Noise

LxT_Data.036
4397
SoundTrack LxT®
2.301

2018/05/08 14:01:00
2018/05/10 10:09:45
1 Day 20:08:45.5
1 Day 20:08:45.5
0:00:00.0
2018/05/08 13:58:36
None

A Weighting
A Weighting
Slow
PRMLxT2L
Off
Exponential
124.9 dB
A
81.1
27.2
18.0

53.4 dB
105.4 dB
3.827 mPa²h
693.480 µPa²h
3.467 mPa²h
2018/05/08 14:01:28
2018/05/09 2:52:06
2018/05/10 2:52:22
99.9 dB
0
0
0
0
0

C
78.1
27.2
18.0

Z
83.1
31.9
22.7

100.4 dB
78.1 dB
30.9 dB

0.0
0.0
0.0
0.0
0.0

s
s
s
s
s

LCSeq
LASeq
LCSeq LASeq
LAIeq
LAeq
LAIeq LAeq
# Overloads
Overload Duration

Ldn
58.0
64.9
53.4
11.6
55.2
53.4
1.9
0
0.0

LDay 07:00 22:00 LNight 22:00 07:00
54.5
50.8

Dose Settings
Dose Name
Exch. Rate
Threshold
Criterion Level
Criterion Duration

OSHA 1
5
90
90
8

OSHA 2
5
80
90
8

dB
dB
dB
h

Results
Dose
Projected Dose
TWA (Projected)
TWA (t)
Lep (t)

99.9
99.9
99.9
99.9
60.8

99.9
99.9
99.9
99.9
60.8

%
%
dB
dB
dB

Statistics
LAS5.00
LAS10.00
LAS33.30
LAS50.00
LAS75.00
LAS90.00

58.4
57.0
53.4
51.3
47.1
42.8

dB
dB
dB
dB
dB
dB
s
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Summary
Filename
Serial Number
Model
Firmware Version
User
Location
Job Description
Note
Measurement Description
Start
Stop
Duration
Run Time
Pause

dB
dB
dB
dB
dB
dB
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FINAL
Environmental Impact Report
North Entry Area Plan
City of Healdsburg, Sonoma County, California
State Clearinghouse Number 2018062041

Prepared for:

City of Healdsburg
401 Grove Street
Healdsburg, CA 65448
707.431.3348
Contact: Maya DeRosa, Planning and Building Director

Prepared by:

FirstCarbon Solutions
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Exhibit 12

1350 Treat Boulevard, Suite 380
Walnut Creek, CA 94597
925.357.2562
Contacts: Jason Brandman, Project Director
Kelsey Bennett, Sr. Project Manager
Date: April 9, 2019
NORTH AMERICA | EUROPE | AFRICA | AUSTRALIA | ASIA
WWW.FIRSTCARBONSOLUTIONS.COM
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Introduction

CHAPTER 1: INTRODUCTION

The purpose of this Responses to Comments (RTC) document is to present comments submitted on
the Draft Environmental Impact Report (EIR) for the proposed North Entry Area Plan, to respond in
writing to comments on physical environmental issues, and to revise the Draft EIR as necessary to
provide clarity.
Pursuant to the California Environmental Quality Act (CEQA), Public Resources Code Section 21091
(d)(2)(A) and (B), the City has considered the comments received, evaluated the issues raised, and
herein provides written responses that fully address the comments on physical environmental issues
raised by the commenters. In accordance with CEQA, the responses to comments focus on
addressing physical environmental issues associated with the proposed North Entry Area Plan rather
than social or financial implications of the plan. Where appropriate, this RTC document also
identifies EIR text changes made in response to comments.
No significant new information that warrants recirculation of the Draft EIR is identified in the
comments received on the Draft EIR. The comments do not identify, nor do the revisions to the Draft
EIR result in, any new significant environmental impacts, or substantial increase in the severity of
previously identified environmental impacts, or feasible project alternatives or mitigation measures
that are considerably different from those analyzed in the Draft EIR that would clearly lessen the
significant environmental impacts of the plan.
The Draft EIR and this RTC document constitute the Final Environmental Impact Report (Final EIR) for
the proposed North Entry Area Plan, in fulfillment of CEQA requirements and consistent with CEQA
Guidelines Section 15132. The Final EIR has been prepared in compliance with the CEQA Guidelines
and the City of Healdsburg CEQA Implementation Procedures. This EIR is an informational document
for use by governmental agencies and the public to aid in the planning and decision-making process
by disclosing the physical environmental effects of the project and identifying possible ways of
reducing or avoiding the potentially significant impacts. The document will be reviewed by the City
Planning Commission and the City Council prior to their decision to approve, disapprove, or modify
the plan. If the City Council approves the proposed plan, they would be required to adopt CEQA
findings and a mitigation monitoring and reporting program (MMRP) to ensure that mitigation
measures identified in the Final EIR are implemented.

Section 1.2 - Environmental Review Process
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Section 1.1 - Purpose of This Responses to Comments Document

1.2.1 - EIR Public Scoping Period and EIR Public Scoping Meeting
In accordance with Sections 15063 and 15082 of the CEQA Guidelines, the City of Healdsburg, as
lead agency, sent the EIR Notice of Preparation (NOP) to responsible and trustee agencies, and
interested entities and individuals on June 21, 2018, thus beginning the formal CEQA scoping
process. The purpose of the scoping process is to allow the public and government agencies to
comment on the issues and provide input on the scope of the EIR. The EIR NOP mailing list included
FirstCarbon Solutions

1-1
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Pursuant to Section 15083 of the CEQA Guidelines, the City of Healdsburg held a public scoping
meeting on June 28, 2018, starting at 6:00 p.m. at 401 Grove Street, Healdsburg, CA 95448.
Attendees were given an opportunity to provide comments and express concerns about the
potential effects of the plan. No individuals provided verbal comments on the content of the EIR at
the scoping meeting; however, environmental concerns were raised in comment letters and during
the scoping period. Draft EIR Appendix A contains a copy of the one written comment letter that was
received in response to the NOP.

1.2.1 - Draft EIR Public Comment Period and Draft EIR Public Hearing
Upon completion of the Draft EIR, the City of Healdsburg filed a Notice of Completion (NOC) with the
State Office of Planning and Research to begin the public review period (Public Resources Code,
Section 21161). Concurrent with the NOC, the Draft EIR was distributed to responsible and trustee
agencies, other affected agencies, surrounding cities, and interested parties, as well as all parties
requesting a copy of the Draft EIR in accordance with Public Resources Code 21092(b)(3). During the
public review period, the Draft EIR, including the technical appendices, was available for review at
the City of Healdsburg offices located at 401 Grove Street, Healdsburg, CA 95448 and on the City’s
website. Agencies, organizations, and interested parties had the opportunity to comment on the
Draft EIR during the 45-day public review period from November 30, 2018 through January 14, 2019.
The City of Healdsburg Planning Commission held a public hearing on the Draft EIR on December 11,
2018, starting at 6:00 p.m. at City Council Chambers located at 401 Grove Street, Healdsburg, CA
95448. Attendees were given an opportunity to provide comments about the Draft EIR. Four
individuals (one member of the public and three commissioners) provided verbal comments on the
Draft EIR during the public meeting. In addition, fifteen written comment letters (hardcopy and email)
were received on the Draft EIR; these include letters from five agencies, two organizations, and two
individuals. Appendix A contains a copy of the Draft EIR public meeting minutes, and Appendix B
contains the fifteen written comment letters that were received in response to the Draft EIR.

Section 1.3 - Document Organization
This RTC document consists of the following chapters:
•
•
•
•
•

1-2

Chapter 1: Introduction
Chapter 2: Commenters on the Draft EIR
Chapter 3: Comment Letters and Responses to Comments
Chapter 4: Draft EIR Revisions
Appendices
- Appendix A: Initial City Email Responses to Comments on the Draft EIR
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federal, State, and local agencies, regional and local interest groups, and property owners within 300
feet of the plan area. The scoping period began on June 21, 2018, and ended on July 20, 2018,
representing the statutory 30-day public review period. The EIR NOP is contained in Draft EIR
Appendix A.

FirstCarbon Solutions
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Commenters on the Drat EIR

Public agencies, non-governmental organizations, and individual persons submitted written
comments (letters and emails) on the North Entry Area Plan Draft EIR during the Draft EIR public
comment period, which ran from November 30, 2018 to January 14, 2019. In addition, the Planning
Commission held a public hearing on the Draft EIR on December 11, 2018, and individual persons
and Commissioners made oral comments at that hearing. Sections 2.1 through 2.3 and
corresponding Tables 2-1 through 2-3 list the commenters’ names, along with corresponding
commenter codes used in Chapter 3, Comments and Responses, to denote each set of comments,
the comment format, and the comment date.

Section 2.1 - Public Agency Commenters
Six comment letters on the Draft EIR were received from State, regional, and county agencies. Table
2-1 lists the public agency comment letters and corresponding commenter details.

Table 2-1: Public Agencies that Provided Comments on the Draft EIR
Comment
Letter Code

Name of Agency
(name, title of author)

Comment
Format

Comment
Date

Responses to
Comments Topic

CDTSC-1

California Department of Toxic Substances Control
(Isabella Roman, Environmental Scientist)

email

12/21/18

HAZ

CDTSC-2

California Department of Toxic Substances Control
(Isabella Roman, Environmental Scientist)

email

12/27/18

HAZ

CDOT

California Department of Transportation
(Patricia Maurice, District Branch Chief)

letter

1/14/19

TRANS

SMART

Sonoma Marin Area Rail Transit
(Elizabeth Payan, Assistant Planner)

letter

1/14/19

TRANS

SCCP

Sonoma County Comprehensive Planning
(Eric Gage, Planner III)

email

12/24/18

TRANS

SCPRM

Sonoma County Permit and Resources Management
Department (Tennis Wick, Director)

letter

1/3/19

LAND,
TRANS

Section 2.2 - Organization Commenters
Two comment letters on the Draft EIR were received from regional and local organizations. Table 2-2
lists the organization comment letters and corresponding commenter details.

FirstCarbon Solutions
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Commenters on the Draft EIR

Comment
Letter Code

Name of Organization
(name, title of author)

Comment
Format

Comment
Date

Responses to
Comments Topic

DCRBPI

Dry Creek Rancheria Band of Pomo Indians
(Reg Elgin)

letter

12/11/18

CUL

CRW

California River Watch
(Jerry Bernhaut)

letter

1/14/19

GHG

Section 2.3 - Individual Person Commenters
Three comment letters on the Draft EIR were received from individual persons. In addition, one oral
comment on the Draft EIR was received during the Draft EIR public hearing from an individual
person. Additional oral comments on the Draft EIR were received during the Draft EIR public hearing
from three City planning commissioners. Table 2-3 lists the individual person comment letters/oral
comments and corresponding commenter details. For individual commenters that provided oral
comments at the Draft EIR Planning Commission (PC) Hearing, note that the corresponding comment
letter code is PC.

Table 2-3: Individual Persons who Provided Comments on the Draft EIR
Comment Letter Code

Name of Individual Person

Comment Format

Comment Date

Responses to
Comments Topic

Campbell

Christine Campbell

email

12/3/18

NOI

Grassi-1

Ron Grassi

email

12/2/18

POP,
TRANS

Grassi-2

Ron Grassi

email

12/12/18

GEN

PC

Irene Kiff

hearing

12/11/18

TRANS

PC

Commissioner Eddinger

hearing

12/11/18

TRANS

PC

Commissioner Civian

hearing

12/11/18

TRANS

PC

Commissioner Luks

hearing

12/11/18

TRANS,
POP,
GEN
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Table 2-2: Organizations that Provided Comments on the Draft EIR
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CHAPTER 3: COMMENT LETTERS AND RESPONSES TO COMMENTS

Author

Author Code

State Agencies
California Department of Toxic Substances Control Letter 1 ......................................................... CDTSC-1
California Department of Toxic Substances Control Letter 2 ......................................................... CDTSC-2
California Department of Transportation ........................................................................................ CDOT

Local Agencies
Sonoma Marin Area Rail Transit ..................................................................................................... SMART
Sonoma County Comprehensive Planning......................................................................................... SCCP
Sonoma County Permit and Resources Management .................................................................... SCPRM

Organizations
Dry Creek Rancheria Band of Pomo Indians .................................................................................. DCRBPI
California River Watch ...................................................................................................................... CRW

Individuals
Christine Campbell ................................................................................................................... CAMPBELL
Ron Grassi Letter 1 ......................................................................................................................GRASSI-1
Ron Grassi Letter 2..................................................................................................................... GRASSI-2

Planning Commission Meeting
City of Healdsburg Planning Commission Meeting Minutes ................................................................ PC

FirstCarbon Solutions
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This chapter is organized by comment letters received and contains both bracketed/coded comment
letters and corresponding responses to comments related to contents of the Draft EIR. Comment
letters and corresponding responses to comments are provided in the following order, which also
reflects the order of commenters shown in Chapter 2. The comment letters in this chapter are coded
with the codes shown in parentheses after each of the following comment letters.
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Page 1 of 1

From: Roman, Isabella@DTSC <Isabella.Roman@dtsc.ca.gov>
Sent: Friday, December 21, 2018 10:45 AM
To: Maya DeRosa <mderosa@ci.healdsburg.ca.us>
Subject: North Entry Area Plan Draft Environmental Impact Report

I am representing a responsible agency reviewing the Draft Environmental Impact Report for the project
referenced above.
I’m writing to inquire if a Phase I Environmental Site Assessment and/or any other environmental
sampling has previously been conducted for the project area? If so, I would like a copy of the
documentation. Past land uses could have resulted in hazardous materials releases within the project
area that should be investigated prior to the proposed development project for public health protection.
The proposed plan is located on a site that was previously used as a lumber mill. Lumber yards generally
have contamination with wood preservatives and other semi-volatiles, and it isn’t uncommon for these
sites to have contamination of heavier petroleum hydrocarbons, metals and volatile organics. According
to the DEIR the site has been remediated. I would like to see documentation regarding the cleanup
activities. I understand that some of the future uses of the sites include family and senior housing.
Because the future site is intended to be used for residential purposes, it is necessary to evaluate the
current levels post-remediation to prevent potential future exposure to residents.
Please advise.
Thanks,
Isabella Roman
Environmental Scientist
Site Mitigation and Restoration Program
Department of Toxic Substances Control
700 Heinz Avenue Suite 200
Berkeley, CA 94710
(510)-540-3879

1
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Comment Letters and Responses to Comments

State Agencies
California Department of Toxic Substances Control Letter 1 (CDTSC-1)
The commenter inquires as to the whether a Phase I Environmental Site Assessment (ESA) or other
environmental sampling has been conducted for the plan area. The environmental remediation of
the former RJW Lumber Company property within the plan area was performed under the oversight
of the North Coast Regional Water Quality Control Board (NCRWQCB) in the early- to mid-1990’s
with a Closure Letter issued on April 8, 1996. In addition, a Phase 1 (ESA was prepared for the plan
area in 2016, and on December the City forwarded the 2016 Phase I ESA to the commenter (per the
commenter’s request). That 2016 Phase I ESA provides the following summary of reports and
remediation activities that have occurred within the plan area:
•
•
•
•
•

Phase I ESA (Hallenbeck & Associates, March 1990)
Phase II ESA (Hallenbeck & Associates, June 1990)
Hydrologic Investigation (Hallenbeck & Associates, February 1991)
Soil Remediation and Groundwater Assessment (LOK Environmental, February 1993)
Disposal of Stockpiled Soils (AIG Consultants, September 1994)

Additional clean-up activities were performed from April through August 2004 under Work Plans
submitted to NCRWQCB prior to the demolition/removal of structures and regrading of the former
lumber mill property. These reports were prepared by George Goobanoff Associates (GGA) and
include the following:
•
•
•
•
•

Work Plan for Oil Separator Removal (GGA, April 2004)
Work Plan for Structural Demolition and Site Cleanup (GGA, April 2004)
Work Plan for Removal of Scale and Scale Shack Foundation (GGA, April 2004)
Work Plan for Former Log Pond Excavation (GGA, April 2004)
Quaker Hill Site Remediation Report (GGA, December 2004)

The Draft EIR Appendix A (Initial Study) Section 2.8 used an environmental baseline of June 21, 2018,
when the EIR Notice of Preparation (NOP) was issued. At the time of the EIR NOP, the plan area had
already been remediated (as summarized above) and subsequently graded for redevelopment. The
majority of the plan area is covered with engineered fill that was placed during remedial grading
operations in 2004 within the plan area. As such, Draft EIR Appendix A (Initial Study) Section 2.8 (b)
concludes that, with implementation of Mitigation Measure HAZ-1, the proposed plan would not
create a significant hazard to the public or the environment through reasonably foreseeable upset and
accident conditions involving the release of hazardous materials into the environment. Mitigation
Measure HAZ-1 requires that a construction asbestos dust mitigation plan be prepared and
submitted for approval by BAAQMD.
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Response to Comment CDTSC-1-1

Furthermore, Draft EIR Appendix A (Initial Study) Section 2.8 (d) states that the plan area is included
in the State Water Resources Control Board GeoTracker database as a cleanup site. The GeoTracker
database indicates cleanup activities were completed and the case file closed in April 1996. All other

FirstCarbon Solutions

3-5

Packet Pg. 1966

7.A.q
Comment Letters and Responses to Comments

City of Healdsburg—North Entry Area Plan
Final EIR

sites listed in the database within one mile of the plan area indicate cleanup or remedial activities
were completed and cases files have been closed.

The City also provided the commenter with the April 8, 1996 Closure Letter, April 2004 Work Plans,
and December 2004 Site Remediation Report confirming the cleanup activities as the commenter
requested.

3-6
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Finally, Draft EIR Appendix A (Initial Study) Section 2.8 (d) states that the plan area nor any site
within one mile of the plan area is not listed on the Department of Toxic Substance Control (DTSC)
EnviroStor database that lists hazardous sites throughout California. Therefore, Draft EIR Appendix A
(Initial Study) Section 2.8 (d) concludes that impacts from a known hazard that could potentially
create a significant hazard to the public or the environment would be less than significant.
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From: Roman, Isabella@DTSC [mailto:Isabella.Roman@dtsc.ca.gov]
Sent: Thursday, December 27, 2018 8:23 AM
To: Linda Ruffing <linda@nccplanning.com>
Subject: RE: North Entry Area Plan Draft Environmental Impact Report
Good morning,

Sincerely,
Isabella Roman
Environmental Scientist
Site Mitigation and Restoration Program
Department of Toxic Substances Control
700 Heinz Avenue Suite 200
Berkeley, CA 94710
(510)-540-3879

1
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Thank you for the additional information. DTSC has no further comments at this time.

Packet Pg. 1968

THIS PAGE INTENTIONALLY LEFT BLANK

Attachment: Attachment 4 - Exhibit 12- NEAP Final EIR 04-09-19 (2754 : North Village DA)

7.A.q

Packet Pg. 1969

7.A.q
City of Healdsburg—North Entry Area Plan
Final EIR

Comment Letters and Responses to Comments

California Department of Toxic Substances Control Letter 2 (CDTSC-2)
Response to Comment CDTSC-2-1
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The commenter confirms the City’s compliance with its December 21, 2018, request for
documentation and states that CDTSC has no further comments related to environmental sampling
within the plan area. This comment does not raise specific issues related to the adequacy, accuracy,
or completeness of the analysis of the physical environmental impacts presented in the Draft EIR.
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Comment Letters and Responses to Comments

California Department of Transportation (CDOT)
The commenter states the goal of reducing vehicle miles traveled by increasing transit, bicycle, and
pedestrian travel by 2020. The commenter also summarizes the proposed plan description, including
in terms of the local roadway network. As part of the summary, the commenter states that the
eastern plan area boundary is the centerline of Healdsburg Avenue. However, as shown on Draft EIR
Project Description Exhibit 2.2 (Plan Area Boundary) on page 2-5, the eastern plan area boundary is
actually slightly east of Healdsburg Avenue and, therefore, includes the entirety of the Healdsburg
Avenue right-of-way. This comment does not raise specific issues related to the adequacy, accuracy,
or completeness of the analysis of the physical environmental impacts presented in the Draft EIR.
Response to Comment CDOT-2

The commenter encourages the City to establish travel demand management (TDM) policies as part
of the proposed plan to pursue trip reduction targets. Though a specific project has not been
proposed for the plan area, to ensure that its traffic impacts are minimized, it would be desirable to
have TDM measures included as part of the proposed plan. Such TDM measures would be
dependent upon the specific land uses included in the future projects, but many of the TDM
measures suggested in by the commenter would be appropriate for a mixed-use development such
as is anticipated. The following changes to text on Draft EIR page 3.2-25 are made in response to this
comment:
Implementation of MM TRANS-1b, which requires restriping and phasing modifications to
the northbound approach at Dry Creek Road/Grove Street, would reduce the operational
impact of plan-related traffic at that intersection to less than significant with mitigation. As
discussed under the response to Comment CDOT-8, MM TRANS-1b is modified in the Final
EIR to indicate that the left-turn lane should have a length of at least 275 feet.
Implementation of MM TRANS-1c, which requires implementation of Transportation
Demand Management (TDM) Plans for individual developments within the plan area, would
reduce the overall volume of traffic generated by these developments and thereby their
individual impacts on traffic operation.

Level of Significance Before Mitigation
Potentially significant
Mitigation Measures
MM TRANS-1a To address anticipated deficient roadway operations, the City has planned for
roadway improvements to Dry Creek Road/U.S. 101 South Ramps (study
intersection 1) that include signalization. New development within the plan
area shall be required to contribute a proportional share allocation towards
the cost of installation of a traffic signal at Dry Creek Road/U.S. 101 South.
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Response to Comment CDOT-1

MM TRANS-1b New development within the plan area shall be required to improve
contribute a proportional share allocation towards the cost of improvements

FirstCarbon Solutions
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MM TRANS-1c New developments within the plan area shall be required to prepare and
implement a Transportation Demand Management (TDM) Plan to minimize
traffic as much as is reasonably feasible. Such Plans may include measures
such as ride-sharing, transit passes, unbundled parking, directing traffic to
the Lytton Springs Road interchange, guaranteed rides home, and other
impact-reducing measures and shall be submitted to and approved by the
City as part of any individual development approvals.

Level of Significance After Mitigation
Significant and Unavoidable with Mitigation
Response to Comment CDOT-3

The commenter states that the City would be responsible for construction costs and improvements
at the U.S. 101/Dry Creek Road and U.S. 101/Lytton Springs Road interchanges. The City of
Healdsburg is currently in the implementation phase of minor improvements (four-way stop signs) at
the U.S. 101 South Ramps/Dry Creek Road intersection that will achieve acceptable operation in the
short term and has identified in its General Plan the long-term need for signalization of both ramp
intersections at this interchange. Development projects in Healdsburg are conditioned to pay into a
fund for this future signalization project. Although the City has recently released a Request for
Proposals (RFP) to enter a contract to prepare the Project Study Report (PSR) that is the first step
toward implementation of improvements to the interchange, since the timing for implementation of
this signalization project is not yet known, the DEIR considers the effect of plan-related traffic at the
U.S. 101 South/Dry Creek Road intersection to be a significant and unavoidable adverse impact.
Although the Lytton Springs interchange was not included in the study area for this analysis, no
improvements have been identified for the Lytton Springs Road interchange with U.S. 101 by the
County of Sonoma or the California Department of Transportation (CDOT) to which the project could
be expected to contribute.
Response to Comment CDOT-4

The commenter states that vehicles miles traveled (VMT) is the new metric for analyzing
transportation impacts. As noted on page 3.2-17 of the DEIR, which was circulated before OPR
adopted new CEQA guidelines on VMT, “[I]n the OPR guidelines, agencies are directed to choose
metrics that are appropriate for their jurisdiction to evaluate the potential impacts of a project in
terms of VMT. The current deadline for adopting policies to implement SB 743 is January 2020; the
change to VMT is anticipated to be formally adopted as part of updates to the CEQA guidelines in
2018.”
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to the northbound approach to Dry Creek Road/Grove Street (study
intersection 3). The approach shall be restriped to include a separate left-turn
lane with a length of at least 275 feet, and the signal modified to provide
protected left-turn phasing, with the existing right-turn lane converted to use
for through/right-turn movements.
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Pursuant to agency standards, Caltrans strives to maintain operation at the transition from
LOS C to LOS D, which translates to an allowable delay of approximately 25 seconds for unsignalized intersections. Based on previous discussions with Caltrans staff, it is understood
that the standard is to be applied to the overall average intersection delay, not a delay
associated with any single movement or approach. Under this approach, if one movement
experiences very high delay and has moderate to high traffic volumes, the overall delay and
LOS should reflect the critical nature of the condition. However, if one movement is
expected to experience high delay, but has very low traffic volumes, the overall intersection
operation will likely still meet Caltrans standards.
Response to Comment CDOT-5

The commenter asks why U.S. 101 ramps at Lytton Springs Road were not included in the Draft EIR
cumulative impact discussion. The study area established by the proposed plan transportation
consultant, W-Trans, together with City staff, includes those streets and roadways that are expected
to serve most of the project traffic. Further, the current volumes on roadways and the potential for
added project traffic to result in an impact were considered. Volume data available from the County
of Sonoma indicates that Lytton Springs Road carries fewer than 1,000 vehicles per day1,2 near U.S.
101 while Dry Creek Road carries more than 5,300 vehicles per day near the interchange with U.S.
101. Similarly, Caltrans publishes volume data that shows a differential of 9,500 vehicles per day on
U.S. 101 south of Dry Creek Road versus north of the interchange, while the differential on either
side of the Lytton Springs Road interchange is only 1,100 vehicles per day. Given the low volume of
traffic on Lytton Springs Road, and therefore the limited conflicting through traffic that could cause
delays to drivers turning from the off-ramps to Lytton Springs Road, together with the low demand
on the off-ramps as indicated by the mainline freeway volumes it was determined that the off-ramps
at the U.S. 101/Lytton Springs Road interchange can reasonably be assumed to operate acceptably at
LOS C or better during peak periods and would be expected to continue doing so under long-range
volumes developed for planning purposes, which included a base amount of traffic anticipated to be
generated by the NEAP area. Given the nominal additional volume of traffic expected to be added to
those conditions by development within the NEAP Area, such conditions are projected to remain
above the threshold for acceptability. It, therefore, was determined that plan- and cumulative-level
operations analyses of this interchange is not justified.

1

2
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The application of CDOT’s level of service standard was stated as understood based on coordination
with CDOT staff, and the first sentence of this paragraph comes from the guidelines for traffic studies
published by CDOT. However, as the text ultimately does not affect the findings or resulting
recommendations, a portion of it can be stricken, as indicated below. The following changes to text
on Draft EIR page 3.2-14 are made in response to this comment:

Sonoma County. 2019. Sonoma Map Traffic Volume (Aggregated). Available at:
https://sonomamap.maps.arcgis.com/apps/webappviewer/index.html?id=d7d74af9e42c4218891eb0ddbfeae292. Accessed: March 14,
2019.
California Department of Transportation. 2019. 2017 Traffic Volumes for all vehicles on California State Highways. Available at:
http://www.dot.ca.gov/trafficops/census/volumes2017/Route101.html. Accessed: March 14, 2019.
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The commenter inquires as to what other development in the study area could have potential
alternative access to/from U.S. 101. It is unclear as to what is meant by “alternative access,”
however recent development proposals in north Healdsburg that will utilize U.S. 101 interchanges,
as they were assessed as part of the evaluation, include The Oaks at Foss Creek (29 single-family
homes), 25 multi-family rental units at 1201 Grove Street, and Farmstand (30 single-family homes
and 12,000 square feet of retail space). Traffic studies have been prepared for all these projects, and
project sponsors have been conditioned to pay into the fund for future traffic improvements. This
growth was all accounted for in the Healdsburg 2030 General Plan and the traffic studies for the
General Plan EIR and taken into account in the existing/cumulative analysis (as relevant) for the
proposed plan. The City is currently undertaking a study to prepare conceptual design and cost
estimates for the improvements to the U.S. 101/Dry Creek Road interchange and to develop a
proportional share formula for developer contributions. There are no other planned future
improvements to the State transportation network near Healdsburg.
Response to Comment CDOT-7

The commenter asks for confirmation that the queue lengths reflected on Draft EIR page 3.2-19 are
consistent with field observations. The preparer of the traffic analysis, who is a Healdsburg resident
and uses the Dry Creek Road interchange on her daily commute, has indicated that in her
professional opinion the queue lengths as identified in the Draft EIR are consistent with field
observations, including at the U.S. 101 ramps at Dry Creek Road.3
Response to Comment CDOT-8

The commenter requests cumulative queue length information. The following changes to text on
Draft EIR pages 3.2-36 and 3.2-37 are made in response to this comment:

Traffic Safety Hazards
Implementation of planned future improvements as previously identified by the City for the
Dry Creek Road corridor (Intersections 1, 2, and 4) would address the deficient operation at
the interchange with U.S. 101, as shown in underlined text in Table 3.2-9.
Upon adding plan-generated traffic to the cumulative volumes, and with the improvements
identified as being needed to accommodate anticipated future growth, anticipated cumulative
queuing in the westbound left-turn lane at Dry Creek Road/U.S. 101 South Ramps, on the
northbound off-ramp at Dry Creek Road/US 101 North Ramps, and in the northbound and
eastbound left-turn lanes at Dry Creek Road/Grove Street represents a potentially significant
cumulative traffic safety hazard impact. While cumulative queue lengths are expected to exceed
the dedicated storage length at other locations, because the turn lane is connected to a twoway left-turn lane or travel lane with room to accommodate the queue, these cumulative
queues were not identified as exceeding storage space. Therefore, at these locations,
cumulative queuing impacts were considered less than significant. Table 3.2-10 summarizes the
cumulative queue at each intersection without and with implementation of the proposed plan.
3
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Response to Comment CDOT-6

Whitlock, Dalene. 2019. Personal communication with Dalene Whitlock, PE, PTOE, Senior Principal of W-Trans, a transportation
consulting firm. March 7, 2019.
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Table 3.2-10: Peak Hour 95th Percentile Queues
Storage
Length/Number
of Lanes

AM

PM

AM

PM

SB Off-Ramp

440/1

68

101

68

104

WB Left-Turn Lane

250/1

308

425

337

468

650/1

483

621

531

894

289

485

Intersection

Cumulative

Cumulative plus Plan
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1. Dry Creek Road/U.S. 101 South Ramps

2. Dry Creek Road/U.S. 101 North Ramps

NB Off-Ramp
With MM TRANS-6
EB Left-Turn Lane

50

12

23

12

23

NB Left-Turn Lane

100/1

90

262

90

262

EB Left-Turn Lane

*65/1

170

310

217

446

WB Left-Turn Lane

*55/1

68

135

68

144

3. Dry Creek Road/Grove Street

4. Healdsburg Avenue/Dry Creek Road-March Avenue

NB Left-Turn Lane

*160/1

505

239

505

284

EB Left-Turn Lane

*115/1

170

213

170

214

EB Right-Turn Lane

**115/1

75

146

75

146

SB Left-Turn Lane

*90/1

58

81

70

96

NB Left-Turn Lane

*150/1

39

55

39

55

EB Left-Turn Lane

140/1

27

69

66

113

EB Right-Turn Lane

70/1

20

31

20

30

5. Healdsburg Avenue/Grove Street

6. Healdsburg Avenue/Parkland Farms Boulevard

SB Left-Turn Lane

*150/1

3

13

4

15

WB Left-Turn Lane

**90/1

11

9

12

11

Notes:
All distances are measured in feet; NB = Northbound; SB = Southbound; EB = Eastbound; WB = Westbound
Bold text = queue lengths exceeding available storage
Shaded cells reflect mitigated conditions
* Turn-lane is connected to a two-way left-turn lane
** Turn-lane is connected to a through lane
Source: W-Trans, 2019.

Payment of a proportional share of the cost of these improvements to increase the length of
the left-turn lane on the westbound approach to Dry Creek Road/U.S. 101 South is required
per MM TRANS-5. However, the significant impacts to this intersection as a result of planFirstCarbon Solutions
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Implementation of planned future improvements at Dry Creek Road/U.S. 101 North Ramps,
including signalization, are insufficient to avoid a potential queuing impact on the off-ramp.
When the City proceeds with the signalization project, the phasing should include an overlap
phase between the westbound through movement and the northbound right turn to reduce
the queue to an acceptable level and a proportional share of these planned improvements
should be paid per Cumulative MM TRANS-1. These improvements per Cumulative MM
TRANS-1 would reduce queues on the off-ramp to acceptable lengths. However, until the
intersection is signalized, the queuing, and thus traffic safety, cumulative impact would
remain significant and unavoidable with mitigation.
MM TRANS-1b includes the provision of the left-turn lane on the northbound Grove Street
approach to Dry Creek Road. MM TRANS-1b indicates that the left-turn lane should have a
length of at least 275 feet, which would reduce the impact of cumulative projects on
queuing, and thus traffic safety, however, impacts would remain significant even after
mitigation.
While excessive queuing is theoretically identified for the eastbound left turn from Dry Creek
Road to Grove Street, it is noted that the volume feeding into this left-turn lane comes
primarily from the U.S. 101 North off-ramp. If the queue extended to the off-ramp, drivers
would be unable to enter the left-turn queue, and those familiar with the area would choose
alternate routes, including continuing straight west to Healdsburg Avenue and turning left
there or staying on U.S. 101 North and exiting at Lytton Springs Road instead. MM TRANS-1c
would support an alternative routing by requiring developers to suggest use of the Lytton
Springs Road route in their TDM Plans. Excess queuing would generally be expected to
resolve itself through normal human behavior, but implementation of MM TRANS-1c would
contribute to reducing this cumulative impact at this location.
The overall queuing, and thus traffic safety, cumulative impact would remain significant and
unavoidable with mitigation. The proposed plan’s contribution to the cumulative queueing
and, thus, traffic safety hazards related to lane storage and intersection conditions at the
U.S. 101/Dry Creek Road intersection is considered to be cumulatively considerable.

Cumulative Level of Significance Before Mitigation
Significant and Unavoidable
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related development would remain significant until the improvements identified in MM
TRANS 5 are implemented. This represents a significant and unavoidable cumulative impact
related to traffic safety hazards (queueing exceeding lane storage and intersection
conditions).

Mitigation Measures
None available.
Cumulative MM TRANS-1
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New development within the plan area shall be required to
contribute a proportional share allocation towards the cost of
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Comment Letters and Responses to Comments

signalizing Dry Creek Road/U.S. 101 North Ramps. The design for
the traffic signal shall include provision of an overlap phase
between the westbound through movement and the right turn
from the off-ramp.

In addition, the following change to text on Draft EIR page 3.2-25 is also made in response to this
comment:
MM TRANS-1b New development within the plan area shall be required to improve the
northbound approach to Dry Creek Road/Grove Street (study intersection 3).
The approach shall be restriped to include a separate left-turn lane with a
minimum length of 275 feet and the signal modified to provide protected
left-turn phasing, with the existing right-turn lane converted to use for
through/right-turn movements.
Response to Comment CDOT-9

The commenter reiterates that new development within the plan area should contribute a
proportional share allocation towards the cost of widening Dry Creek Road to accommodate a
westbound turn-lane the entire length between the northbound and southbound U.S. 101 ramps. As
stated in Draft Mitigation Measure TRANS-5 on page 3.2-30, when a specific development proposal
within the plan area is conditioned, it will be required to pay a proportional share of the cost of
planned future improvements at the Dry Creek Road interchange with U.S. 101, including bike lanes.
Response to Comment CDOT-10

The commenter reiterates that new development within the plan area should be conditioned to
construct the proposed creek trail and transit stops to provide connection to the recently completed
bicycle lanes on Healdsburg Avenue. As stated on Page 2-10 of the Draft EIR, the Class II bicycle lanes
along both sides of Healdsburg Avenue between Parkland Farms Boulevard and the northern city
limits have been implemented as part of the Healdsburg Avenue Improvement Project. The
proposed plan includes the extension of the Foss Creek Pathway, into the plan area via a multi-use
trail along the west side of Healdsburg Avenue. It should be noted (and as stated on Draft EIR page
2-10) that the proximate transit stops have been implemented by a development proposal (Montage
Healdsburg) that is separate from the proposed plan. However, individual developments within the
proposed plan would be required to construct any remaining transit, bicycle, and pedestrian
improvements needed in order to connect to these transit stops and other local circulation and
alternative transportation components.
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Cumulative Level of Significance After Mitigation
Significant and Unavoidable with Mitigation

Response to Comment CDOT-11

The commenter states that the City should estimate the cost of needed improvements, expansion,
and maintenance for the plan area, as well as identify sources of funding and a schedule plan for
implementation along with the Final EIR. The exact scope of improvements and maintenance is

FirstCarbon Solutions
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speculative, as it will depend on the types of projects brought forward. This information will be
generated as specific projects within the plan area are submitted for approval.

The commenter advises the need to obtain an encroachment permit from CDOT for any sign or work
within the CDOT right-of-way. Although specific development projects within the plan area may be
conditioned to contribute funds to independent City projects within the CDOT right-of-way, no work
in the State’s right-of-way is currently anticipated as part of the proposed plan, so an encroachment
permit is not expected to be needed. Should any such work be identified as part of future sitespecific development, the project applicant would be directed to obtain the appropriate permit(s).
Response to Comment CDOT-13

The commenter reiterates that the City is responsible for all EIR mitigation, including any needed
improvement to the State transportation network. The City of Healdsburg understands that it is the
lead agency and will take responsibility in accordance with the MMRP prepared for the project.
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Response to Comment CDOT-12

FirstCarbon Solutions

Packet Pg. 1985

1

2

3

Attachment: Attachment 4 - Exhibit 12- NEAP Final EIR 04-09-19 (2754 : North Village DA)

SMART
Page 1 of 1
7.A.q

Packet Pg. 1986

THIS PAGE INTENTIONALLY LEFT BLANK

Attachment: Attachment 4 - Exhibit 12- NEAP Final EIR 04-09-19 (2754 : North Village DA)

7.A.q

Packet Pg. 1987

7.A.q
City of Healdsburg—North Entry Area Plan
Final EIR

Comment Letters and Responses to Comments

Local Agencies
Sonoma Marin Area Rail Transit (SMART)
The commenter states that SMART holds the property rights of a passenger rail operating easement
over the North Coast Railroad Authority (NCRA) tracks within the plan area and that recent State
legislation (SB 1029) outlines a process for transfer of NCRA assets in the Healdsburg area to SMART.
In addition, the commenter requests to review site-specific plans that directly affect the railroad
tracks as part of the proposed plan. Approval was previously provided by the California Public
Utilities Commission for construction of an at grade public crossing from Healdsburg Avenue into the
project site. The grade crossing construction plans were approved in the Fall of 2018 and
construction of the grade crossing is currently underway. The construction plans for the grade
crossing were coordinated through the Sonoma Marin Area Rail Transit Agency (SMART) as well as
the North Coast Rail Authority (NCRA). Any future modifications to the grade crossing made as part
of the development project would be coordinated through SMART and the necessary rail entities.
Response to Comment SMART-2

The commenter provides design requirements with regard to the safety of the railroad tracks, future
riders, and the public within the plan area. Design of construction plans for the project will be
coordinated through SMART and other rail entities as necessary.
Response to Comment SMART-3

The commenter urges the City and any site-specific developers of the proposed plan to work with
SMART early in the process regarding right-of-way permits and design requirements related to the
railroad track within the plan area. The City of Healdsburg has already engaged SMART on the design
and construction of the at-grade crossing at the project entrance and will continue to coordinate
with SMART throughout the project review process.

FirstCarbon Solutions
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Response to Comment SMART-1
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From:EricGage<Eric.Gage@sonomaͲcounty.org>
Sent:Monday,December24,20183:41PM
To:MayaDeRosa<mderosa@ci.healdsburg.ca.us>
Subject:HealdsburgNorthEntryAreaPlan


I’mintheprocessofreviewingthedraftEIRfortheNorthEntryAreaPlanandhadaquestiononthe
trafficstudy.Itappearsthatthevastmajorityoftripstothe101fromthesitearedirectedthroughthe
citytotheDryCreekRoadonramp,andveryfewtotheLyttonSpringsDriveonramp,whichiscloserand
afasterapproach.CanHealdsburgstaffelaborateonthereasoningforthistripdistribution?
Thanks,
EricGage
PlannerIII
ComprehensivePlanning
www.PermitSonoma.org
CountyofSonoma
2550VenturaAvenue,SantaRosa,CA95403
Direct:707Ͳ565Ͳ1391|Office:707Ͳ565Ͳ1900
<image001.png><image002.png><image003.png><image008.png>
<image009.jpg>
OFFICEHOURS:PermitSonoma’spubliclobbyisopenMondaythroughFridayfrom8:00AMto4:00PM,exceptWednesdays,
openfrom10:30AMto4:00PM.
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Sonoma County Comprehensive Planning (SCCP)
Response to Comment SCCP-1

Attachment: Attachment 4 - Exhibit 12- NEAP Final EIR 04-09-19 (2754 : North Village DA)

The commenter asks why U.S. 101 ramps at Lytton Springs Road were not included in the Draft EIR
impact discussion. See Response to Comment CDOT-5 on page 3-19 for a discussion of why a planand cumulative-level operations analysis of the U.S. 101/Lytton Springs Road interchange was not
justified.

FirstCarbon Solutions

3-31

Packet Pg. 1992

THIS PAGE INTENTIONALLY LEFT BLANK

Attachment: Attachment 4 - Exhibit 12- NEAP Final EIR 04-09-19 (2754 : North Village DA)

7.A.q

Packet Pg. 1993

1

Attachment: Attachment 4 - Exhibit 12- NEAP Final EIR 04-09-19 (2754 : North Village DA)

SCPRM
7.A.q
Page 1 of 2

Packet Pg. 1994

Attachment: Attachment 4 - Exhibit 12- NEAP Final EIR 04-09-19 (2754 : North Village DA)

SCPRM
Page 2 of 2 7.A.q

1
CONT

2

Packet Pg. 1995

7.A.q
City of Healdsburg—North Entry Area Plan
Final EIR

Comment Letters and Responses to Comments

Sonoma County Permit and Resources Management (SCPRM)
The commenter affirms that the proposed plan is consistent with the Sonoma County General Plan.
Specifically, the commenter goes on to affirm that the proposed plan is consistent with the Sonoma
County General Plan goals and policies (LU-11e, LU014.2, CT-1k, and CT-1o) of city-centered growth
and transit-oriented development related to integrated street design in close proximity to mixed-use
residential and commercial service providers. The commenter states that this is achieved via
provision of the proposed creek trail, Class 2 bicycle lanes, sidewalk segments, and transit stops in
the vicinity of the plan area. As stated on Page 2-10 of the Draft EIR, the proposed plan would extend
Class II bicycle lanes along both sides of Healdsburg Avenue between Parkland Farms Boulevard and
the northern city limits as well as extend the Foss Creek Pathway into the plan area via a Class I
bicycle and pedestrian trail along the west side of Healdsburg Avenue. It should be noted (and as
stated on Draft EIR page 2-10) that the proximate transit stops have been or would be implemented
by a development proposal (Montage Healdsburg) that is separate from the proposed plan.
However, the proposed plan would connect to these transit stops and other local circulation and
alternative transportation components via plan-related provision of sidewalks and roadways where
vehicles and bicycles share roadways space.
Response to Comment SCPRM-2

The commenter states that the Draft EIR traffic analysis allocates the majority of hotel trip
southbound to U.S. 101 and asks for the reasoning as to why northbound trips from the proposed
hotel are not anticipated. See Response to Comment CDOT-5 on page 3-19 for a discussion of how
plan- and cumulative-level operational analyses of the U.S. 101/Lytton Springs Road interchange
(located north of the plan area) were not undertaken due to the low volume of conflicting traffic on
Lytton Springs Road. The potential for the impact to be significant was much greater with the
assumptions applied wherein most traffic was assigned to and from the south. Should more of the
plan-generated traffic use the Lytton Springs Road interchange, the project’s overall impacts would
be less as the impact at the Dry Creek Road interchange would be reduced and the Lytton Springs
Road interchange would still be expected to operate acceptably, which would be a less than
significant impact.

FirstCarbon Solutions

Attachment: Attachment 4 - Exhibit 12- NEAP Final EIR 04-09-19 (2754 : North Village DA)

Response to Comment SCPRM-1
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Local Organizations
Dry Creek Rancheria Band of Pomo Indians (DCRBPI)
The commenter affirms that there are no known historic resources within the plan area. As stated in
Draft EIR Appendix A (Initial Study) Section 2.5 (a), an April 4, 2018, NWIC records search did not
identify cultural resources within the plan area. In addition, the plan area was previously graded
resulting in a low likelihood of encountering undiscovered historic resources. While unlikely,
subsurface construction activities always have the potential to damage or destroy previously
undiscovered cultural resources. Historic resources can include wood, stone, foundations, and other
structural remains; debris-filled wells or privies; and deposits of wood, glass, ceramics, and other
refuse. However, implementation of Mitigation Measure CUL-1 (identified and included in the Initial
Study) would reduce potential impacts to historic resources to less than significant. Mitigation
Measure CUL-1 requires that, in the event a potentially significant cultural resource is encountered
during subsurface earthwork activities, all construction activities within a 100-foot radius of the find
shall cease and workers shall avoid altering the materials until a qualified archaeologist who meets
the Secretary of Interior’s Professional Qualification Standards for archaeology has evaluated the
situation. The commenter requests to also be contacted upon the discovery of any new historic
remains or new information related to historicity of the site. The City will abide by this request
during earthwork activities within the plan area.
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Comments On Healdsburg North Entry Area Plan EIR
I am submitting the following comments on behalf of California River Watch
(CRW), an Internal Revenue Service Code § 501(c)(3) non-profit, public benefit
corporation organized under the laws of the State of California. Its headquarters
and main office are located in Sebastopol. Its mailing address is 708 Gravenstein
Hwy North, Suite 407, Sebastopol, CA 95472.
CRW has the following concerns regarding the City Of Healdsburg North Entry
Area Plan (“NEAP”) Environmental Impact Report (“EIR”):
1.Failure To Provide an Accurate Assessment Of Greenhouse Gas (GHG) Emissions
That Would Be Generated By The Project
A. Transportation Related Emissions
According to Table 2-2: Specific Development Summary, the NEAP includes a hotel
with 130 guest rooms (EIR 2-9). However, there is no accounting in the EIR for
greenhouse gas (GHG) emissions resulting from tourists, reasonably expected to be
staying at the hotel, traveling from their point of origin to Healdsburg and returning to
their point of origin. The failure of the EIR to account for these emissions constitutes a
failure to present a reasonably complete accounting of the proposed project’s GHG
impacts as required by CEQA. The EIR completely disregards the thousands of metric
tons of GHG emissions which would be generated by hotel guests traveling by air from
global points of origin. The GHG emissions from global air travel to the hotel are a
reasonably foreseeable, intended consequence of the hotel’s operation. It is the
commercial purpose of the hotel to attract global as well as regional patronage. The
CEQA Guidelines and case law are clear that such readily foreseeable indirect
consequences of a project must be accounted for and mitigated if significant.

1
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When preparing the EIR for a project, the EIR must consider all sources of GHG
emissions resulting from the activities associated with the project. GHG emissions that
must be acknowledged, addressed and mitigated include indirect, long-term and longrange emissions such as tourist travel. These emissions are part of the project the EIR
is analyzing and are appropriate for inclusion in the EIR. Under CEQA, a “project” is
defined as “the whole of an action, which has a potential for resulting in either a direct
physical change in the environment, or a reasonably foreseeable indirect physical
change in the environment . . . .” (Tuolumne County Citizens for Responsible Growth,
Inc. v. City of Sonora (2007) 155 Cal.App.4th 1214, 1222 (citing CEQA Guidelines §
15378, subd. (a).)
“An agency shall consider both primary or direct and secondary or indirect
consequences. Secondary consequences may be several steps removed from the
project in a chain of cause and effect.” Cal. Code Regs. Tit. 14, § 15064(d).
“An indirect physical change in the environment is a physical change in the
environment which is not immediately related to the project, but which is caused
indirectly by the project.” Cal. Code Regs. Tit. 14, § 15064(d)(2).
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“An indirect physical change is to be considered only if that change is a reasonably
foreseeable impact which may be caused by the project.” Code Regs. Tit. 14, §
15064(d)(3).
The principle that GHG emissions from global tourist travel and wine distribution must
be accounted for in EIRs for new hotels, vineyards, and wineries has been well
established locally in the ruling in California River Watch v. County of Sonoma, SCV259242, Sonoma County Superior Court (2017), which found that the Respondent in
that case “had a feasible ability to include the additional GHG data” (p.16) related to airtravel and other travel induced emissions.
While the burden of impact assessment remains entirely with the applicant, we offer the
following methodological overview of the kind of GHG calculations we believe applicants
must provide at a minimum.
First, the principle behind this approach comes from the well-known “Scopes
Framework” which informs nearly all modern GHG impact assessment protocols. The
figure below comes from the ICLEI Global Protocol for Communities (GPC). The idea
that a complete emissions assessment must include “out of boundary transportation”
and other “Scope 3” impacts has become well established over the past five years.

2
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Next, we offer the following transportation-focused definitions (again based on the
GPC):
Scope 1: Emissions from all local transportation resulting from the project, including all
GHG emissions from the transport of people and freight occurring within the city
boundary.
Scope 2: Emissions from grid-supplied electricity used for transportation resulting from
the project, including all GHG emissions from the generation of grid-supplied electricity
used for electric-powered vehicles. The amount of electricity used should be assessed
at the point of consumption within the city boundary.
Scope 3: Emissions from the portion of transboundary journeys occurring outside the
city resulting from the project. This includes the out-of-city portion of all
transboundary GHG emissions from trips that either originate or terminate within
the city boundaries. This includes the out-of-city portion of any on-road, air, or
sea transit that burns fuel, or any out-of-city travel by an electric railway. Also includes
any transmission and distribution losses from grid-supplied energy from local electric
vehicle use. (emphasis added)
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The omission of accounting for long range emissions from tourist travel and wine
distribution was the primary ground on which The Sonoma County Climate Action
Plan and Programmatic EIR were overturned in Sonoma County Superior Court
Local governments have the ability through their permitting authority to limit the
unsustainable growth in projects which generate long range travel to tourist
destinations. Feasible protocols exist to track and attribute such emissions to
single and multiple destinations. The above cited case established firm precedent
in Sonoma County for holding local governments and developers accountable for
the true carbon footprint of proposed projects.
Despite that precedent, the NEAP EIR explicitly declined to include scope 3,
transboundary air travel induced emissions from global clients to the proposed
hotel in the EIR’s assessment of GHG emissions resulting from the proposed
project, as indicated below.

3

“The City of Healdsburg CEQA Implementation Procedures establish that a
significant impact to transportation and traffic would occur if the plan:
• Increases air traffic of changes the location of air traffic that results in
substantial safety risks.” (NEAP EIR 3.2-18) ( We read the first “of”as “or”)
“As discussed in the Initial Study for the proposed plan, there would be no
changes in air traffic patterns. Therefore, no impact would occur with regard to
air traffic, and this topic will not be further evaluated in this section.” (NEAP EIR
3.2-19)
B.
Adopting Invalid Standards For Evaluating The GHG Emissions Impacts Of
The Proposed Plan
The NEAP EIR acknowledges that the EIR for the Sonoma County Regional Climate
Action Plan (Cap)) was invalidated by the above referenced lawsuit and thus
cannot serve as a programmatic document under CEQA from which to tier for
evaluating the GHG impacts of a specific project. Despite that, the NEAP EIR
simply asserts, with no legal foundation, that “The ideas contained in the Climate
Action Plan to advance smart land use and resource efficiency are still valid and
aligned with the climate action strategies stated in the Scoping Plan to reach the
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State’s overall GHG reduction goals. As a result, the City of Healdsburg adopted a
resolution in March 2018 to address GHG emissions consistent with the Climate
Action Plan. Therefore, in order to comprehensively evaluate the GHG emissions
implications of the proposed plan, the plan is assessed for its consistency with the
GHG emission reduction measures included in the Sonoma County Regional
Climate Action Plan that were adopted by the City of Healdsburg in March 2018.”
(NEAP EIR 3.4-36)
The assertion that the ideas in the CAP are still valid and aligned with strategies to
reach the State’s climate goals defies logic. In its Summary Of Ruling, the court in
California River Watch v. County of Sonoma stated that the Programmatic EIR and the
County’s approval of the CAP violated CEQA in that “the inventory of greenhouse gas
emissions is based on insufficient information…the PEIR fails to include clearly defined
performance standards for the mitigation measures regarding greenhouse gas (GHG)
emissions, identified as ‘GHG reduction measures’; and fails to develop and fully
analyze a reasonable range of alternatives”. Based on those findings the court
concluded: “The Court finds there is insufficient information in the administrative record
to support the factual conclusion that the CAP will achieve its fundamental purpose of
reducing Respondent’s countywide GHG emissions to the stated target of 25% below
1990 levels by 2020”. (id. at p. 1-2).

4
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Arguably the general ideas in the CAP regarding smart land use and resource efficiency
have value as broadly defined strategies, but the court found unequivocally that, for
most of the GHG reduction measures, their specific formulations in the CAP were too
vague and unacceptably deferred to be enforceable. Most fundamentally, the court
found that the CAP and EIR lacked sufficient information to support the conclusion that
the Cap would achieve its stated target of reducing countywide emissions to 25% below
1990 levels by 2020, primarily because of the omission of the transboundary travel
induced emissions. Yet, inexplicably, the NEAP EIR adopts as its standard for
evaluating the GHG impacts of the proposed project consistency with GHG emission

reduction measures in the CAP that were adopted by the City of Healdsburg in
March 2018.
The NEAP EIR further relies on the alleged validity of the updated GHG inventory
by the Regional Climate Protection Authority (“RCPA”), the Sonoma County
agency that developed the invalidated CAP.

5
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“In July 2018, the RCPA updated the community-wide GHG inventory for Sonoma
County. The RCPA established a baseline communitywide GHG inventory for
calendar year 2010 and a backcast inventory for 1990 as part of the Climate
Action 2020 and Beyond development process. The RCPA completed a 2015
inventory update to help track progress towards achieving the short and long
term emissions reduction goals established in Climate Action 2020 and Beyond.24
As shown in Figure 3.4-4, Countywide emissions have decreased overall primarily
due to a decrease in GHG emissions due to building energy usage. Compared with
2010, GHG emissions due to building energy use were approximately 34 percent
lower. On-road transportation is the largest GHG emissions section in Sonoma
County, followed by building energy use, and livestock and fertilizer.
On March 5, 2018, the Healdsburg City Council adopted a Resolution that
reaffirmed the City’s intent to reduce GHG emissions as part of a coordinated
effort with Sonoma County’s RCPA and to approve local implementation
measures identified in Climate Action 2020 and Beyond. Through this Resolution,
the Council has agreed to the following items related to GHG reduction efforts:
1. Agree to support the efforts of the State and RCPA in reducing GHGs.
2. Adopts the following focus areas to reduce GHG emissions and intends to
implement local measures identified in the Climate Action 2020 and Beyond Plan.
a) Low-carbon/No-carbon transportation
b) Increased renewable energy
c) Lowering of water-related GHG emissions
d) City planning and land use
3. Plans to work toward increasing the health and resilience of social, natural, and
built resources to withstand the impacts of climate change.
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4. Supports the goals of the Climate Action Plan through positive action of the City
and through collaboration with other local agencies and the RCPA.” (NEAP EIR
3.4-32)
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The NEAP EIR asserts that “As shown in Table 3.4-2 the proposed plan is
consistent with the ARB Scoping Plan’s applicable GHG emissions reduction
strategies and, thus, would not conflict with the recommendations of AB 32 in
achieving a statewide reduction in GHG” (NEAP EIR 3.4-41) Table 3.4-2 lists the
ARB reduction measures, most of which were found not applicable to the project.
Regarding the measures with which the project was found to be consistent, some
were formulated in terms too vague to be enforceable; e.g. “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.”
The NEAP EIR concludes in the section on GHG emissions of the project as follows:
“In summary, although the proposed plan would not conflict with the GHG
reduction measures included in the Regional Climate Action Plan, the Climate
Action Plan would not be considered a qualified GHG reduction plan for the
purposes of CEQA. Therefore, since the Climate Action Plan was adopted to meet
the goals of AB 32, the proposed plan is also evaluated for consistency with the
State plans to determine whether it would conflict with any other applicable plan,
policy, or regulation adopted by the City for the purpose of reducing GHG
emissions. As discussed in Impact GHG-1, GHG emissions would exceed the
BAAQMD CEQA Guidelines recommended thresholds of significance. As a result,
the proposed plan could conflict with applicable plan, policy or regulation
adopted by the City to reduce the emissions of GHGs. The impact would be
potentially significant. However, the GHG emissions during operation would not
exceed BAAQMD’s threshold of significance with implementation of MM GHG-1
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The RCPA’s updated GHG inventory uses the same methodology for calculating
GHG emissions, not counting transboundary travel induced emissions, that the
court found inadequate and on that finding invalidated the CAP. The measures
identified in the City’s resolution are defined in terms the court found inadequate
to ensure enforceable mitigations. In effect, the NEAP EIR is tiering from the
invalid CAP exactly as it would have if the CAP had not been invalidated. This is a
clear violation of CEQA.
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(see Table 3.4-6). The impact would be less than significant with mitigation
incorporated.” (NEAP EIR 3.4-58)

“ Prior to the final discretionary approval for each development project in the
plan area, each developer shall provide documentation to the City of Healdsburg)
demonstrating that the proposed development would meet the BAAQMD
recommended threshold of significance for individual projects or would achieve
additional GHG emissions reductions sufficient to meet the recommended
threshold through a combination of one or more of the following measures
and/or other comparable measures approved by the City:
• Commit to 100 percent renewable energy use through a combination of use of
on-site renewable energy and Healdsburg Electric’s “Green Rate” program.
• Install on-site solar panels to generate electricity for on-site electricity
consumption.
• Provide documentation how a ride-sharing program or other transportation
demand management program for hotel, office, and retail employees would be
implemented starting no later than 60 days after operations begin. Use of electric
vehicles for ride-share program would further reduce GHG emissions.
• Install electric vehicle charging stations at workplaces and multi-family
residences to promote the use of electric vehicles.
• Use heat-pumps (rather than natural gas) for heating of residential and
commercial spaces.
• Purchase voluntary carbon credits from a verified GHG emissions credit broker
in an amount sufficient to offset operational GHG emissions that exceed the
recommended significance threshold over the lifetime of the proposed
development (or a reduced amount estimated based on implementation of other
measures listed above). Copies of the contract(s) shall be provided to the City.”
(NEAP EIR 3.4-46-47)
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The above mitigation measures, whereby each project developer within the plan
area is required to document how it would meet BAAQMD thresholds, is a prime
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As the above analysis clearly demonstrates, the evaluation in the NEAP EIR of the
GHG impacts of the proposed project, The North Area Entry Plan, completely fails
to provide a clear analytical route from the evidence in the record to the
conclusion that the GHG impacts of the proposed project would be less than
significant. Vineyard Area Citizens for Responsible Growth, Inc. v. City of Rancho
Cordova, 40 Cal. 4th 412 Supreme Court of California (2007).

6
CONT

The dispositive issue here is that, because of the omission of transboundary travel
induced emissions from assessment of the project’s impacts, there is not
sufficient information to determine whether the GHG impacts of the project
would conflict with achieving the statewide reductions required by AB 32. In all
likelihood, if those transboundary emissions were estimated and included, the
project would conflict with meeting state goals.

For the above reasons, California River Watch recommends that the City of
Healdsburg decline to certify the EIR for the North Area Entry Plan and therefore
decline to approve the project.
Respectfully submitted on behalf of California River Watch by,
Jerry Bernhaut
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example of invalid deferred mitigation under CEQA. The lack of specificity in the
language- “through a combination of one or more of the following measures
and/or other comparable measures approved by the City” where the exact
measures are to be defined in the future, is a clear CEQA violation.
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Comment Letters and Responses to Comments

California River Watch (CRW)
The commenter states that the Draft EIR did not account for GHG emissions from tourists and
indicates that the “EIR disregards the thousands of metric tons of GHG emissions which would be
generated by hotel guests traveling by air from global points of origin.” The commenter further
references the trial court decision in California River Watch vs. County of Sonoma (2017) Sonoma
County Superior Court Case No. SCV-259242 as a legal reference for including such air travel/global
tourism information.
While the commenter is correct that the proposed plan includes a hotel, the commenter provides no
evidence that the plan or its hotel would increase global air travel or tourism as a result of the plan
or even that such increased global air travel is a reasonably foreseeable consequence of the plan’s
proposed hotel. Indeed, the commenter did not provide any evidence showing that a certain
number/percent of local hotel guests have traditionally been tourists and where those tourists
originated from and how they traveled to the local hotel in question. The referenced court case does
not provide this missing evidence nor is it an appropriate foundation for the argument as that case
involved an EIR for a Climate Action Plan and not an area plan as proposed here. The court in that
case found that “had the EIR explained that it was unable to obtain the necessary
information…Respondent’s would have been justified in failing to obtain this data.”
Moreover, the EIR does reasonably assume hotel-related travel. The CalEEMod model used to
estimate GHG emissions is based, in part, on trip generation estimates provided in the Traffic Impact
Analysis for all land uses. Each trip has a primary trip length based on the location and urbanization
(e.g., urban or rural setting) of the areas surrounding the proposed project site. These trip
generation estimates and trip lengths are used to estimate total vehicle miles traveled and
associated GHG emissions.
CEQA does not require a lead agency to engage in speculation with regard to plan impacts. It is not
possible for a proposed project or plan to estimate or collect data on anticipated future tourist or air
travel plans for a specific hotel project that has yet to be proposed, constructed and operated. The
origin of travelers to the hotel could vary substantially, and there is no way to accurately determine
either that origin or whether the hotel would induce additional global travel to the area. Rather, it is
perhaps more likely that tourists would be traveling to the area for other local attractions, and this
hotel component of the propose plan would provide an alternative for lodging those tourists that are
already traveling to the area. Therefore, it is more appropriate that such emissions be addressed on
a regional level through a Climate Action Plan or similar document.’ In addition, trips generated by
the hotel would not solely be tourists. Local residents and employees would also be traveling to the
project site and would not generate substantially longer trips than the local or county average. No
revisions to the modeling are recommended, as the trip generation estimates and GHG emissions
estimates are consistent with standardized models and practices for the proposed land uses.
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Response to Comment CRW-1

Response to Comment CRW-2

See Response to Comment CRW-1 on page 3-53. The commenter refers to the ICLEI Global Protocol
for Communities as the basis for suggesting a methodology for estimating GHG emissions associated
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with the project. However, the referenced methodology was developed for community-wide
analyses. As indicated in the discussion of the Scope 1, 2, and 3 emissions, the suggested approach
relates to transboundary journeys outside of the community boundary. A review of the ICLEI
Protocol provides additional support for this interpretation, as “civil aviation, or air travel, includes
emissions from airborne trips occurring within the geographic boundary (e.g., helicopters operating
within the city) and emissions from flights departing airports that serve the city. A significant amount
of emissions associated with air travel occur outside the city boundary. Airports located within a city,
or under local jurisdiction, typically service the greater region in which the city exists. These
complexities make it challenging to properly account for and attribute aviation emissions. For
simplicity, scope 3 includes all emissions from departing flights. Cities may report just the portion of
scope 3 aviation emissions produced by travelers departing the city. This is in line with the origin and
destination model described with the induced activity method in Section 7.3.1.”
Although these emissions could be included in a regional assessment or community-wide Climate
Action Plan, estimating and allocating aviation emissions would not be practical or reasonable for a
specific plan or project that does not directly involve air travel. As mentioned above, the
complexities of estimating aviation emissions are “challenging” for communities, and the
commenter provides no recommendations on the methodology for allocating emissions at a projector plan-level.
Response to Comment CRW-3

See Responses to Comments CRW-1 and CRW-2 on pages 3-53 and 3-54 for a discussion of tourist
travel in terms of the proposed plan land uses and associated travel impacts. In addition, the
proposed plan would not result in a change in flight traffic, given the proposed permanent
residences and the proposed hotel assumed to serve visitors that were already traveling to the
greater Healdsburg area. As such, the proposed land uses themselves would not generate air traffic
trips. Furthermore, Draft EIR Appendix A (Initial Study) Sections 2.8 (e) and (f) conclude that the
proposed plan would have no safety hazard impact for people residing or working in the project area
in terms of operation of a public airport or private airstrip. Nevertheless, the CEQA significance criteria
related to air traffic safety hazards lends to a separate CEQA impact discussion than the CEQA
significance criteria related to GHG emissions generation and GHG emissions reduction plan consistency.
Response to Comment CRW-4

The commenter asserts that there is no legal foundation for using the County CAP to evaluate the
impacts of the proposed plan, and that the EIR adopts invalid standards for evaluating GHG
emissions. The commenter further states that the County CAP “cannot serve as a programmatic
document under CEQA from which to tier for evaluating the GHG impacts of a specific project.” The
commenter incorrectly assumes that the Draft EIR uses the CAP as a qualified GHG reduction plan
for the purposes of tiering. The EIR is consistent throughout the approach, and on page 3.4-36 states
that “the EIR for the Climate Action Plan was invalidated in 2017, and the Climate Action Plan would
not be considered a qualified GHG reduction plan for the purposes of CEQA.” Rather, as indicated
under “Approach to Analysis” on pages 3.4-34 through 3.4-39 of Section 3.4, Greenhouse Gas
Emissions and Energy, the Draft EIR states “this analysis considers whether the proposed plan would
(1) be consistent with specific measures listed in the Scoping Plan and Scoping Plan Update, and (2)
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Comment Letters and Responses to Comments

Both the qualitative and quantitative analyses in Draft EIR Section 3.4, Greenhouse Gas Emissions
and Energy, rely on State policies and BAAQMD recommended thresholds and are not based solely
on consistency with the County CAP. As clearly stated in the Draft EIR page 3.4-36, “[a]lthough the
Climate Action Plan no longer serves as a CEQA tool, the document does still serve to advise and
coordinate countywide climate protection efforts.” And as indicated by the commenter, “arguably
the general ideas in the CAP regarding smart land use and resource efficiency have value as broadly
defined strategies.” Therefore, to further address whether the proposed plan would conflict with any
other applicable plan, policy, or regulation adopted by the City for the purpose of reducing the
emissions of greenhouse gases, the analysis included a discussion of the measures in the County CAP
that had been adopted by the City of Healdsburg in March 2018. If the EIR did not consider those
measures, then there would also arguably be no additional “applicable plan or policy” to evaluate
under Impact GHG-2, as the EIR had already evaluated consistency with State policies contained in
the Scoping Plan under Impact GHG-1. Therefore, the discussion presented in the Draft EIR with
regard to those policies is conservative and provided to further inform regarding the impacts of the
proposed plan. In sum, while the CAP was used as an additional component of the analysis within
the Draft EIR’s discussion of the Plan’s consistency with applicable plans and policies, it did not use
the CAP solely as a threshold of significance to analyze the Plan’s potential GHG emission impacts.
Response to Comment CRW-5

See Response to Comment CRW-4 on pages 3-54 and 3-55. The commenter restates information in
Draft EIR Section 3.4.2, Environmental Setting, and Section 3.4.3, Regulatory Framework. The Drat
EIR is consistent throughout the approach and on page 3.4-36 states that “the EIR for the Climate
Action Plan was invalidated in 2017, and the Climate Action Plan would not be considered a qualified
GHG reduction plan for the purposes of CEQA.” The court action did not invalidate the measures that
were adopted by the City of Healdsburg in March 2018, and the Draft EIR appropriately includes a
summary of the project’s consistency with those measures in Table 3.4-7 (Draft EIR pages 3.4-48
through 3.4-57) under Impact GHG-2.
Response to Comment CRW-6

The commenter restates the summary of impacts and the Mitigation Measure GHG-1 included in the
Draft EIR. The commenter then goes on to state that Mitigation Measure GHG-1 is “invalid deferred
mitigation” because of the lack of specificity in the measure. The commenter concludes by stating
that if transboundary emissions were included, the proposed plan would conflict with meeting State
GHG emissions reduction goals.
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exceed quantitative thresholds used to determine whether a project will meet the overall State goals
to reduce GHG emissions.”

Deferring the specific or exact formulation of mitigation measures is common and is not necessarily
“invalid” under CEQA. Indeed, the courts have long-recognized that an agency may legally defer
development of a specific mitigation measure’s components when it approves a project if the
components that will be considered subsequently are described and performance standards/criteria
are identified and committed to. And now the recently amended CEQA Guidelines Section
15126.4(a)(1)(B) expressly acknowledges and allows this for mitigation measures like Mitigation
Measure GHG-1 included in the Draft EIR that are fully committed to, adopt specific performance
FirstCarbon Solutions
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standards and identify the types of potential actions that can feasibly achieve that performance
standard. Mitigation Measure GHG-1 included in Draft EIR Section 3.4, Greenhouse Gas Emissions
and Energy, on pages 3.4-46 and 3.4-47, fully complies with that case law and with CEQA Guidelines
Section 15126.4 in that it requires that each future developer within the Plan area demonstrate
“that the proposed development would meet the BAAQMD recommended threshold of significance”
through implementation of one or more of the specific suggested measures. Suggested emission
reduction measures are included in the Mitigation Measures GHG-1, but it would be up to the lead
agency to determine the combination that would be most effective in achieving the levels required
by the GHG emission thresholds. As further stated in Mitigation Measures GHG-1, the developer
would be required to demonstrate (through emission estimates or other methodology approved by
the lead agency) that any measures would meet the recommended thresholds.
The commenter makes assumptions regarding the impacts that would result if additional emissions
were included in the analysis. As discussed under Impact GHG-1 on Draft EIR page 3.4-45, the planrelated emissions exceed the quantitative threshold of significance. Therefore, Mitigation Measure
GHG-1 is required to reduce emissions. The commenter provides no evidence that any change to the
GHG emission estimate would change the conclusions or findings in the Draft EIR.
Response to Comment CRW-7

The commenter asserts that the City should not certify the EIR nor approve the proposed plan. The
City believes the Draft EIR is adequate, accurate, and complete in terms of the analysis of the
physical environmental impacts, including impacts related to GHG emissions. See Responses to
Comments CRW-1, CRW-2, CRW-3, CRW-4, CRW-5, and CRW-6 on pages 3-53 through 3-56 for
further discussion specific to adequacy of the Draft EIR GHG emissions impact analysis.
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From:ChristineBellaCampbell<cbtokyo@gmail.com>
Sent:Monday,December3,20184:40PM
To:MayaDeRosa<mderosa@ci.healdsburg.ca.us>
Cc:WilliamD.Campbell<william.campbell@hoteiwines.com>
Subject:NorthEntryAreaPlanͲenvironmentalimpact.

DearCityofHealdsburg

ThankyouforyourletteraboutthedevelopmentoftheNorthEntryArea.

IamwritingtorequestthatyouconsidertoinstallnoiseͲmitigatingsoundbarriersalongsideHwy101as
partofthisproject.

AsaresidentinParklandFarms,Inoticedthat,assoonas101wasrepavedwithaconcretebarrierdown
themiddle,wesufferedalotmorenoicepollutionfromthetraffic.Itseemsthatthesoundisechoing
offthecenterdividertowardstheresidentialareas.Thesounddefinitelyismuchnoisierthanbeforethe
barrierwaserected.

ForthequalityoflifeofalltheresidentsinSaggioHills/Montage,ParklandFarmsandfutureresidentsof
NorthEntry,Iwouldurgeyoutoconsiderincludingasoundwallinthedevelopmentprojectofthe
NorthEntry.

Thankyou.

Kindregards
ChristineCampbell
1723CanyonRun,Healdsburg,CA95448


1
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Comment Letters and Responses to Comments

Individuals
Christine Campbell (Campbell)
The commenter requests that the City consider installing noise-mitigating sound barriers alongside
Highway 101 as part of the project for the benefit of the quality of life of all residents in Saggio
Hills/Montage, Parkland Farms and future residents of the North Entry development. The
commenter further indicates that they have perceived an increase in traffic noise levels experienced
in the Parkland Farms neighborhood since Highway 101 was “repaved with a concrete barrier down
the middle.”
In regard to potential increases in traffic noise levels experienced at existing land uses in the vicinity
of U.S 101 as a result of Caltrans’s improvements to that roadway facility, such noise level increases
are not a result of the proposed plan that is not yet implemented. This comment does not raise
specific issues related to the adequacy, accuracy, or completeness of the noise analysis presented in
the Draft EIR. Therefore, the Draft EIR did not analyze such potential impacts.
However, the potential land use compatibility noise impacts from traffic on U.S. 101 and proposed
development associated with implementation of the plan are analyzed in the Draft EIR Noise section,
beginning on Draft EIR page 3.5-24. Traffic noise levels within the plan area are documented in the
analysis by the ambient noise monitoring results and by traffic noise modeling. Draft EIR Table 3.5-10
summarizes the traffic noise modeling results for both existing and future traffic conditions. The
analysis identifies on Draft EIR page 3.5-25, that, traffic noise levels from U.S. 101 west of the plan
area range up to 74.3 dBA Ldn at the plan area’s western boundary. The analysis identifies that these
traffic noise levels are in excess of the City’s “Normally Acceptable” range of below 65 dBA Ldn for
new multi-family residential and transient lodging (hotel) land use developments. Therefore,
Mitigation Measure NOI-1b was identified in the Draft EIR (pages 3.5-29 and 3.5-30) that requires
that additional site-specific noise analysis be performed to ensure the design of future development
within the plan area would meet the City’s land use compatibility standards. Mitigation Measure
(MM) NOI-1b also requires that design improvements be identified, as needed, to maintain interior
noise levels at or below 45 dBA Ldn. Such site-specific design measures will be identified at the time
that a site plan is identified. Therefore, the Draft EIR analysis shows that, with implementation of
Mitigation Measure NOI-1b, U.S. 101 traffic noise impacts to on-site receptors would be less than
significant.
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From:RonGrassi<ronsallygrassi@mac.com>
Sent:Sunday,December2,201810:05AM
To:MayaDeRosa<mderosa@ci.healdsburg.ca.us>
Cc:DanPetrik(forwarding)<dan.petrik@gmail.com>
Subject:NorthEntryAreaPlan

HelloMaya:IhadafewpreliminarycommentsabouttheNorthEntryAreaPlan.TheDraftEIRisvery
generalandattractiveinnaturesoit’shardformetobespecificatthispoint.However,couldyou
addressthefollowing:

1.Population:WhatistheaddedmaximumpopulationforthisArealegallypermissibleunderthe
currentzoning?InoteinonepartofthePlanaprojectionof290unitsisdepicted.Isthatthemax.
numberofunits.Andinanycasewhatincreaseinresidentpopulationispossible?
2.Traffic:whatisthespecificprojectedincreaseintrafficcount?Whatformula/assumptionareyou
using,like3peopletoeachcar?

3.Evacuation:intheeventofanemergency,whatistheplanforthisdevelopment?andthen
specificallywhatistheplanifafirebreaksoutatthenorthendoftheNorthEntryArea?Areweleftwith
say1,000peopleincarstryingtoheadsouthonHealdsburgAve.andcompetingwiththeSaggiopeople,
andyestheParklandFarmspeople?Canyoupleasetellmetheprojected#sfortheNorthArea
(600?)andSaggio(500?)andParklandFarms(800?)?Thiswouldbeimportanttoallofusinevaluating
thecurrentAreaPlan.Thankyou.

1

2

3


4.Carryingcapacity:IrealizethispartlygoestotheHealdsburggeneralplan,but,thatsaid,hasthe
planningdepartmentsatdownandlookedatalltheprojectsunderwaybothinconstructionor
planning?WhatI’mgettingat:let’ssaythecurrentpopulationofHealdsburgis12,000.So,to
exaggerate,IassumeyouandIwouldagreethatifweincreasedthehousinginthefuturetoallowthe
Citytoreachapopulationof40,000thatyouandIwouldclearlyagreethatwouldtaxtheCity’scapacity
toprovidethequalitylifewecurrentlyenjoyinHealdsburgasweknowit.So,thenweratchetthe
40,000exampledown,andsayweadmitto25,000inthisexercise.Isthatourlimit?oristheresome
otheranalysisyoucouldsharewithme?Maya:whatisourCity’sresidentlimitandhowwasit
determined?(Note:thisletterdoesnotattempttofactorintheaddedtouristpopulationatthistime)
5.Areminder:Isuggestedtoyouinanearlieremail,thatyourdepartmentaddthe#ofunitstoyour
projectHealdsburgmaprepresentlyproposedorunderconstructionprojects.Icanthinkofseveral,
apartfromthosein#4above,thatwouldcollectivelyaddseveralhundredandmaybea1000more
peopleusingHealdsburgAve.atthesametimeinanevacuation.We,thepublic,needthatinput(and
CEQAexpresslyrequiresdevelopersandplanningdepartmentstodivulgenearbyprojectsbecause
they’requiterelevant.).

Sincerely

RonGrassi
ParklandFarmsresident.

4
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Comment Letters and Responses to Comments

Ron Grassi Letter 1 (Grassi-1)
The commenter inquires as to a maximum population allowed within the plan area. The General
Plan sets maximum allowances for development density within the City. Within the plan area, the
land use designation of MU (Mixed Use) allows for up to 16 units/acre. In the City’s discussions with
the Planning Commission about the future development within the plan area, the recommendation
was to allow more residential than what the General Plan alternative analyzed (150 units). Using a
generation factor of 2.54 persons per household (an American Community Survey 2008-1012
assumption), 290 units could potentially result in up to accommodate approximately 736 residents.
If the proposed plan is adopted with 290 units as the project description, that number (290 units)
would become the maximum number of residential units allowed within the plan area, subject to
any increases pursuant to state or local density bonus law.
Response to Comment Grassi-1-2

The commenter inquires as to the vehicle trip generation associated with the proposed plan. The
commenter also asks what methodology was used to determine the plan-related traffic trip
generation. Table 2-2 (Specific Development Summary) on Draft EIR page 2-9 presents the
development buildout assumptions utilized to conduct plan-related modeling and analysis, and Table
3.2-4 on Draft EIR page 3.2-19 presents the associated plan-related trip generation rates and traffic
counts. As explained in greater detail on Page 3.2-19 of the Draft EIR, the traffic that would
potentially be generated by development of the proposed plan was estimated using standard trip
generation rates for multifamily housing, a hotel, office space, and retail land uses and associated
gross square footage, rather than population. Development of the land uses assumed for purposes
of evaluating the proposed plan would be expected to generate 4,930 trips per week day, including
259 trips during the morning peak hour (129 inbound and 130 outbound) and 351 p.m. peak hour
trips (164 inbound and 187 outbound).
Response to Comment Grassi-1-3

The commenter asks what the emergency evacuation plan is for development within the plan area.
Healdsburg Avenue near the project site currently carries approximately 600 vehicles per hour
during the peak hour of the day based on counts performed in April 2018. The volume assumed for
development of the Plan area would add about 350 peak hour trips. As residences typically generate
about one trip per household during peak hours and many employee trips are made during that
same hour, the highest volume hour would reasonably be expected to represent at least half the
volume of traffic that might occur in a single hour during an evacuation. The resulting 950 peak hour
trips on Healdsburg Avenue is well within the carrying capacity of 1,700 vehicles per hour per lane4
for this roadway for normal conditions. Under evacuation conditions it would be likely that the
roadway would be temporarily converted for use one-way outbound; this would essentially double
its capacity to 3,400 versus a potential demand of 1,900 vehicles. It should be noted that emergency
response and evacuation plans are as variable as the types of events and disasters requiring
emergency response and evacuation. At present, the City does not have projections of potential
congestion related to emergency evacuations in any given area.
4
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Transportation Research Board. 2010. Highway Capacity Manual 2010, page 15-5.
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Response to Comment Grassi-1-4

The City’s General Plan is the policy document that guides and constrains new development in
Healdsburg. The General Plan EIR evaluated the potential impacts associated with future
development on various facilities and services with finite capacity (I.e., streets, sewer, water, schools,
fire, police, etc.). While these metrics do not address “quality of life.” they can serve as a proxy. See
Draft EIR Appendix A (Initial Study) Section 2.13 (Population and Housing) for information and
projections from 2009.
Response to Comment Grassi-1-5

This commenter makes a suggestion to add the number of units to the Healdsburg map in terms of
presently proposed or under construction projects in order to understand the expected cumulative
projects additional population. Since the associated land uses types, densities, and populations of
projects currently proposed and under construction in the City are taken into account by the
Healdsburg 2030 General Plan and as stated on Draft EIR page 3-4 “the 2030 General Plan buildout is
the cumulative projects scenario for the EIR,” the cumulative analyses in the EIR takes such projects
into account. This comment does not raise specific issues related to the adequacy, accuracy, or
completeness of the analysis of the physical environmental impacts presented in the Draft EIR.
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The commenter asks if the City has a resident limit. The City does not have a resident limit. The 2010
Census population for Healdsburg was 11,254 according to the City’s Housing Element, Table 31,
Population Projections. Population projections through 2030 are provided by the Association of Bay
Area Governments. These projections show a 2030 population for Healdsburg of 12,000. The U.S.
Census Bureau’s “Quick Facts” tool estimates the July 1, 2017 population for Healdsburg at 11,840.
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Thank you Maya and Linda for this information which I need to study. However, with respect to
the population and census information at the end of my letter and your response, I have a
question. If the 2010 Census shows 11,254 do you know the current population for 2018?
Whatever that number is, let’s say for sample purposes the City has added 750 soles, so we’re up
to 12,000 but I would suspect a lot more. Given the size of all the current projects together with
all projects that should be complete by 2030, how can the projection to 2030 show 12,000 if
we’re already there ie no growth at all? Said differently, don’t we add to our population figure
every year? and if so maybe 1,000/yr? And if 1,000 from 2010, then aren’t we already at around
20,000 and moving to say 30,000 by 2030? I realize there are no doubt a dozen other factors not
considered in what I’m getting at, but still: aren’t we growing esp. given all the projects already
finished from 2010 to the present and those projected over the next 10 years?
Ron

1
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From:RonGrassi[mailto:ronsallygrassi@mac.com]
Sent:Wednesday,December12,201811:50AM
To:LindaRuffing<linda@nccplanning.com>
Cc:MayaDeRosa<mderosa@ci.healdsburg.ca.us>
Subject:Re:NorthEntryAreaPlan
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Comment Letters and Responses to Comments

Ron Grassi Letter 2 (Grassi-2)
The commenter inquires as to the current 2018 population of the City of Healdsburg and whether
the City is still growing. Draft EIR Appendix A (Initial Study) Section 2.13 (a) states that the City’s
current General Plan projects population at full City buildout to be 11,600 in 2020, and 12,300 in
2030. An exact 2018 population number is not available. The next Census in 2020 will be the next
time an updated City population number (rather than a projection) is available. The City is growing
physically in a manner that is generally consistent with the development contemplated in the
General Plan. Consistent with the General Plan and anticipated buildout in the Healdsburg Housing
Element 2015–2023, the proposed plan would accommodate population growth with new
residential units. This comment does not raise specific issues related to the adequacy, accuracy, or
completeness of the analysis of the physical environmental impacts presented in the Draft EIR.

FirstCarbon Solutions
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PlanningCommission
MeetingMinutes
December11,2018
6:00PM



6:30 PM – Regular Meeting called to order following the workshop.
1. ROLL CALL
Commissioners present: Civian, Breznikar, Eddinger, Luks, Petrik, Tracy
Commissioners absent: Bottarini
City Staff present: Planning and Building Director Maya DeRosa, Public Works Director Larry
Zimmer, Community Services Director Mark Themig, Senior Planner Joel Galbraith, Contract
Planner Linda Ruffing, Principal Engineer Curt Bates , City Attorney’s Office Samantha Zutler, City
Attorney’s Office Debora Kartiganer, Administrative Specialist Shawn Sumpter.
2. ADMINISTRATIVE ACTIONS
A. On a motion by Commissioner Luks, seconded by Commissioner Tracy, the Commission voted
6-0-1 (Bottarini absent) to approve the December 11, 2018 agenda.
B. On a motion by Commissioner Luks, seconded by Commissioner Tracy, the Commission voted
6-0-1 (Bottarini absent) to approve the minutes for October 23 and October 30, 2018.
C. Acceptance of Communications and Correspondence
x Letter from Ron Brassy
D. Declarations of Conflicts of Interest: None
E. Disclosures of Ex Parte Communications: None
3. PUBLIC COMMENTS
None
4. PUBLIC HEARINGS
A. Item
Description:
Project
Description:
Location:

North Area Entry Plan (NEAP) and Draft EIR
Area Plan for the future development of a 32.48 site. The Draft EIR
evaluates the potential impacts of 290 residential units and 200,000 sq. ft. of
non-residential use.
16977 Healdsburg Avenue and the adjacent Healdsburg Avenue roadway
area.

Applicant:

City of Healdsburg

Environmental
Determination:

Environmental Impact Report

Contract Planner Linda Ruffing presented the staff report. Kelsey Bennett of First Carbon
Solutions provided an overview of the Environmental issues. Dalene Whtilock of W-Trans
presented the traffic component.
Commissioner Eddinger asked about the costs sharing of the traffic impact mitigation measures.
Whitlock explained that the City of Healdsburg is acting as the lead agency, coordinating with
the County of Sonoma and Caltrans.
Ruffing stated that the City is beginning a study of the costs and how to assess proportional
shares. The improvements will be phased with the first phase consisting of a 4-way stop at the
southbound off-ramp. This will improve conditions but not completely resolve the issues.
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Commissioner Eddinger noted that it was not likely that the funding would be in place before the
EIR is complete.

2

Chair Civian asked about the timing for the proposed improvements at the intersection of Grove
Street and Dry Creek Road.

3

Whitlock stated that proposed improvements can be done within the existing right-of-way and
noted that the southbound approach has a known right-of-way issues.
Whitlock confirmed for Chair Civian that phase one has been designed and is funded for the
spring.
Commissioner Luks asked if the right-of-way issue at the southbound approach of the
Grove/Dry Creek intersection could be solved by condemnation.

4

Ruffing confirmed that condemnation to widen the intersection is an option. She noted that this
is identified as significant in the EIR because the mitigation measures are outside of the control
of the developer.
Whitlock noted that it could be included in the conditions of approval for development of the
adjacent property. She further explained that the improvements at the 101 interchange are
considered significant and unavoidable because they require coordination with and approval by
other agencies, outside of the City’s purview. .
In response to an earlier question Bennett stated that the anticipated 2030 buildout population is
14,469.
Commissioner Luks asked for a clarification of the wording on page ES.3 regarding the project
alternatives.

5

After discussion Ruffing agreed to modify the wording.
Commissioner Luks pointed out that the last time the Commission provided a statement of
overriding consideration was with the Montage/Saggio project which included a laundry list of
benefits that the project provided to the community including lands for parks, affordable housing
and a fire station. He reminded the Commission of the magnitude of those considerations.

6

Chair Civian opened the public input portion of the hearing.
Irene Kiff, Alexander Valley Road, asked about the impacts at “Alexander Valley Road and
Lytton Station Road” [sic]. She noted that if she were involved with either project (Montage or
NEAP) she would go north to get on the freeway not south.

7

There being no further speakers, Chair Civian closed the public input portion of the hearing.
Commissioner Luks expressed his concern that the project used to generate the EIR assumes
that there would be 290 residential units which would include any units for a proposed senior
living facility, a 130 room hotel. He expressed concerns that the area plan has not been finalized
and the land uses that are not firm. He opined that the hotel is too large and the residential
areas too small. Any plan for a hotel and senior living should also provide for the employees at
the very least and should be housing impact neutral. He stated that he could not vote to
approve a project that does not provide a meaningful amount of additional housing. He
questioned how the Commission can approve the EIR if the final scope of the project is
substantially different from the assumptions used.
Chair Civian asked for and received clarification that hotels are not considered residential, they
are considered commercial.
Commissioner Luks stated that the hotel and residential are addressed separately in the
assumptions.

PC Minutes 12/11/2018
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Commissioner Eddinger addressed the traffic impacts and affirmed Ms. Kiff’s comment that if
you are in area at the north end of Healdsburg it is quicker to use the Lytton Springs
interchange to access the freeway rather than go south. He opined that he EIR could go farther
north and look at the Lytton intersection.
Luks stated that if the city wanted the project to be staged in conjunction with the proposed
phased improvements at the Dry Creek interchange this project would never get off the ground.
Commissioner Eddinger opined that the issues regarding right-of-way width at Grove Street at
Dry Creek need to be addressed.
Commissioner Breznikar asked for clarification of the chart showing the proposed uses noting
that it did not seem to be what the Commission was working with for the plan.
Ruffing explained that in order to do the analysis it was necessary to develop numbers that
reflect total buildout as a “worse case” scenario.
Breznikar opined that the numbers seem large for a neighborhood.
Commissioner Luks stated that the senior living facility would have large square footages
devoted to business uses ancillary to actual private living spaces. He stated that close
coordination between staff and the developer needs to occur to make sure assumptions are as
close as possible for the EIR.
Commissioner Eddinger gave an example of a building footprint that would accommodate a 3
story 30,000 square foot general office and opined that it was not very big.
Chair Civian commented on the circulation plan, stating that the Draft Area Plan does not reflect
the level of detail that would reflect the Commission’s preference for streets arranged in a grid
like pattern. The idea of having to wait for Caltrans to address the interchange issues concerns
him.
Commissioner Petrik asked for a clarification of the certification process.
Kartiganer stated that he EIR would eventually be certified and then applied to a project. If a
project were approved the EIR would be evaluated for its consistency and to make sure it
adequately addressed the impacts of the project. Mitigations would be would be applied to the
project and if necessary, and in this case it would be, a statement of overriding considerations
would also need to be adopted. She then confirmed for Commissioner Petrik that if the actual
project was smaller than the assumed maximums the mitigation measures could be scaled
back.
Chair Civian asked for a review of the changes made to the NEAP since the last workshop.
Ruffing explained that comments provided on the plan now will help staff prepare for the
January workshop. She then provided an overview of the modifications.
In response to a question from Commissioner Tracy, Ruffing explained that the January
workshop will provide direction to staff leading to a final plan.
Chair Tracy asked about using the term boutique hotel, wouldn’t it be better to describe a range
of rooms to express size rather than a name.
Ruffing agreed noting that at this time the plan has a cap of 120 rooms.
Civian opined that it is better to be clear.
Commissioner Luks commented that to summarize; we need to deal with the size of the hotel,
the nature of the assisted living facility and whether that is a must for the developer and if so is
the Commission in agreement with that, he agreed that the circulation needs to be addressed,
where is the center of the community, the location of the park, parking in general, and the
integration rather than segregation of the senior living facility into the community. He expressed
PC Minutes 12/11/2018
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concerns about the process and the level of approvals. He suggested that the developer
address these issues at the next workshop so that the Commission can look at the proposal and
better formulate their response. He compared the process followed with the Montage and
Replay developments and advocated for an area plan that is more specific than what they have
been working on.
Chair Civian asked staff if there are issues with developing a plan with a specific developer in
advance of the approval of an EIR.
Kartiganer responded that she does not see that as a being huge problem. There are ways in
the implementation to be specific while giving the discretion to decide and have flexibility
between land uses. She stated that staff is planning a Zoning Ordinance amendment that may
help with this.
Ruffing spoke about the possibility of the developer making a presentation at the next workshop.
She opined that it might be a good time for this to happen.
Commissioner Tracy expressed concerns about mixing processes.
Commissioner Luks described his experience and his opinion that having a more specific plan
critique gives a basis for a better discussion of what the community does and does not want to
have happen.
Chair Civian noted that the flexibility of the plan can be retained in order to accommodate a new
property owner should that happen.
Commissioner Petrik noted the January deadline for comments and asked if written comments
had been received.
Ruffing stated that the one letter provided to the Commission is the only comment received so
far. The comment period for the on the Draft EIR goes through January 14, 2018 and the
comments on the area plan are due January 14th as well.
Ruffing noted that the workshop is likely to be held before the second meeting in January.
B. Item
Description:
Project
Description:

Property Development Code Amendment MISC 2018-05 (Subdivision
Ordinance – Park and Recreational Land)
Amendments to the City of Healdsburg Property Development Code, Title 17,
Article VIII, Park and Recreational Land, Sections 17.04.600 through
17.04.720 to amend standards regulating the dedication of land and payment
of in-lieu fees regarding the provision of park and recreational facilities as a
condition of residential subdivision approval pursuant to the authority granted
by Section 66477 of the State Government Code (the “Quimby Act”).

Location:

City-Wide

Applicant:

City of Healdsburg

Environmental
Determination:

The project is exempt from the provisions of the California Environmental
Quality Act (CEQA) Pursuant to CEQA Guidelines Section 15061(b)(3).

Senior Planner Joel Galbraith and Mark Themig presented the staff report.
Commissioner Luks said his understanding that there was a schedule of fees but now it is
based on fair market value and asked for an explanation.
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Director Themig stated that there were different options possible to determine the fee. He said
this method was chosen to give more certainty to the fee. He clarified that park impact fees are
a set fee and they still exist.
City Attorney Zutler explained that the State statute does not specify how in-lieu fees are
calculated. Most cities are using fair market value. After some discussion the city has decided
to follow this trend.
Commissioner Petrik asked if trails and pathways can benefit from these fees.
Themig stated that yes pathways and trails established as a part of the park system can benefit
from these fees.
A discussion ensued regarding the difference between these in-lieu fees and development fees.
Commissioner Eddinger asked about the fees charged with a building permit and noted that
fees that are required at the time of subdivision put a burden on projects that may not be able to
get a building allocation for years in the future.
Themig explained that the development fees are charged at the time a building permit is issued
to offset the impact of adding a new resident. The park dedication and in-lieu fee is for new
facilities to serve the expanded population. He noted that there is an ability to defer fees. He
further explained that this is a continuation of an existing ordinance.
A discussion ensued regarding the burden of paying fees at the time of land division rather than
at building permit issuance.
Themig pointed out that tracking unpaid fees could be a challenge but could be done. He noted
that it would make it more challenging to project spending and project planning but stated that
the Commission has the ability to suggest that the fees be due at building permit issuance.
Luks commented that requiring larger projects to pay up front may incentivize land dedication.
Zutler asked if the Commission would like to request a change to the timing of the payment of
the fees.
Chair Civian stated that he would open the public input portion of the hearing first.
Chair Civian opened the hearing for public input.
Alan Cohen Center Street, stated that land designated as private open space should not be
exempt. If it has public access then the credit makes sense.
Kathy Birdsong, Park and Recreation Commission, stated that the Park and Recreation
Commission feels that space within development that should be used as public not just private.
There being no further speakers, Chair Civian closed the public input portion of the hearing.
Commissioner Eddinger opined that private is private so the fees should apply. The City has
done a good job in the past 20 years taking care of park needs. He stated that he would like to
see that continue.
Commissioner Luks some areas may be exceptions like the area around the redwood grove at
Replay. He stated that he hopes the developer will maintain it but allow the public to use it. The
general rule should be private is private and public is private.
Chair Civian asked for and received a consensus from the Commission to support staff’s
recommendation.
Chair Civian asked for and received consensus on the recommendation to charge the fee at the
time of building permit issuance.
On a motion by Commissioner Eddinger, seconded by Commissioner Luks, the Commission
voted 6-0 (Bottarini absent) to approve Property Development Code Amendment MISC 2018-05
PC Minutes 12/11/2018
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(Subdivision Ordinance – Park and Recreational Land) with the amendment requiring payment
to occur at the time of building permit issuance regardless of project size.
5. NEW BUSINESS
None
6. COMMISSIONER AND SUBCOMMITTEE REPORTS
None
7. DIRECTOR’S REPORT
None
The meeting adjourned at approximately 8:30 PM.

___________________________
Maya DeRosa, Secretary
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Comment Letters and Responses to Comments

Planning Commission Hearing
City of Healdsburg Planning Commission Hearing Minutes (PC Hearing)
The commenter inquires as to the cost-sharing of the transportation mitigation measures identified
in the Draft EIR. The City is establishing a methodology for allocating a proportional share of the cost
of planned improvements at the Dry Creek Road interchange with U.S. 101 to the various
development projects currently under consideration as well as those that may come forth in the
future.
Response to Comment PC-2

The commenter noted it was not likely that transportation improvement funding would be in place
prior to EIR certification. Transportation improvements funding need not be in place prior to EIR
certification. The planned installation of all-way stop controls at the southbound ramp intersection
with Dry Creek Road is expected to be complete in 2019 and would provide acceptable operation in
the short term. Longer-term improvements planned for the U.S. 101/Dry Creek Road interchange,
including the addition of turn lanes and traffic signals, may not be constructed prior to occupation of
the plan area, though any specific project within the plan area would be conditioned to pay into the
fund for these future improvements. Because the timing of these projects is not yet known, the DEIR
considers the significant adverse impacts related to plan-related traffic at the U.S. 101/Dry Creek
Road intersection to be unavoidable.
Response to Comment PC-3

The commenter asked about the timing for the proposed improvements at the intersection of Grove
Street and Dry Creek Road. The lane configuration modification to the northbound Grove Street
approach to Dry Creek Road together with the modification of the traffic signal to include a
protected left-turn phase could be constructed at any time, as no additional right-of-way would be
necessary to complete these improvements. Any project(s) proposed within the plan area would be
conditioned to pay a proportional share of the costs of this roadway improvement project.
Response to Comment PC-4

The commenter asked if the right-of-way issue at the southbound approach of the Grove Street/Dry
Creek Road intersection could be solved by condemnation. Through condemnation, the City might
be able obtain the land necessary to widen the southbound Grove Street approach to Dry Creek
Road as necessary to achieve acceptable traffic operation. Conversely, the City might be able to
obtain the land needed from the property owner as a condition of approval for any future
development proposed on the northeast corner of the intersection. However, the outcome any such
condemnation action is speculative due to timing and cost considerations, and the outcome of any
future project conditions is similarly speculative. Therefore, the cumulative impacts at this
intersection were identified as being significant and unavoidable.

Attachment: Attachment 4 - Exhibit 12- NEAP Final EIR 04-09-19 (2754 : North Village DA)

Response to Comment PC-1

Response to Comment PC-5

The commenter inquired as to whether there were indeed four EIR Alternatives that were assessed
and analyzed. As stated on Draft EIR page ES-3, the City identified and considered four alternatives to
the proposed plan: No Project, General Plan Quaker Hills, North Village Project, and Reduced
FirstCarbon Solutions
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Commercial. Under the No Project Alternative, no development would occur in accordance with
existing Healdsburg 2030 General Plan land use designations or land uses contemplated by the
proposed plan. Under the General Plan Quaker Hills Alternative, the plan area would be developed
but modified per the assumed Healdsburg 2030 General Plan mixed use alternative. Under the North
Village Project Alternative, the plan area would be developed with a range of land uses as proposed
by the property owner of the North Village site. Under the Reduced Commercial Alternative, the
plan area would be developed with residential use permitted under the proposed plan but include
substantially less commercial development. Impacts associated with the proposed plan are
compared with each alternative. Table 4-5 (Summary of Alternatives’ Impacts Significance
Conclusions) on Draft EIR pages 4-18 and 4-19 provides a comparison of impacts.
Response to Comment PC-6

The commenter provided a reminder regarding the magnitude of public benefits offered in
connection with the Montage/Saggio project, for which a Statement of Overriding Considerations
was adopted pursuant to CEQA. Note that, since the EIR identifies significant and unavoidable
impacts, if the City were to proceed with certifying the EIR, the City would also be required to
evaluate public benefits offered by this project in the context of a Statement of Overriding
Considerations pursuant to CEQA Guidelines Section 15093. This comment does not raise specific
issues related to the adequacy, accuracy, or completeness of the analysis of the physical
environmental impacts presented in the Draft EIR.
Response to Comment PC-7

The commenter states that they would travel north from the plan area to get to U.S. 101. Traffic to
and from the north was assumed to use the interchange with U.S. 101 at Lytton Springs Road. See
also Responses to Comments CDOT-5 and SCPRM-2 on pages 3-19 and 3-37 for discussions of why
plan- and cumulative-level operations analyses of the U.S. 101/Lytton Springs Road interchange were
not justified.
Response to Comment PC-8

The commenter expressed concern about the land use assumptions used in the Draft EIR. The
commenter also expressed concern about the land uses not being firm within the proposed plan and
corresponding EIR analysis. Table 2-2 (Specific Development Summary) on Draft EIR page 2-9
presents the development buildout assumptions utilized to conduct plan-related modeling and
analysis. The assumptions used in the EIR represent the most environmentally intense scope of
development that reasonably could be assumed to be constructed and operated under the proposed
plan within the plan area. As such, the Draft EIR adequately modeled and analyzed the totality of
land uses that could be developed under the proposed plan.
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Response to Comment PC-9

The commenter expresses concern related to the amount of housing included in the proposed plan,
including that for employees of the proposed development. The proposed plan contemplates
redevelopment of the plan area with new residential and commercial land uses, as discussed in Draft
EIR Chapter 2 (Project Description). This mix of uses is consistent with mixed use land use
designations, mixed use zoning, and the 290 residential units and 200,000 square feet of commercial
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development anticipated within the proposed North Entry Area Plan. Draft EIR Appendix A (Initial
Study) Section 2.13 (Population and Housing) states that the General Plan projects population at full
City buildout to be 11,600 in 2020 and 12,300 in 2030. Consistent with the General Plan and
anticipated buildout in the Healdsburg Housing Element 2015–2023, the proposed plan would
accommodate population growth, including that for employees of the proposed development, with
new residential units and commercial development consistent with the land use designation and
within anticipated buildout under the General Plan. Therefore, Draft EIR Appendix A (Initial Study)
Section 2.13 concludes that the impact related to growth and provision of associated housing would
be less than significant.
Response to Comment PC-10

The commenter asked for confirmation that hotels are not considered residential. Hotels are not
considered a residential land use. Rather they are considered a visitor-serving commercial land use.

FirstCarbon Solutions
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Draft EIR Revisions

CHAPTER 4: DRAFT EIR REVISIONS

Section 4.1—Staff-initiated Draft EIR Text Changes
Executive Summary
The following change to text on Draft EIR page ES-4 is made:
Impacts associated with the proposed plan are compared with each alternative. Table 4-45
(Summary of Alternatives’ Impacts Significance Conclusions) provides a comparison of impacts.
The following changes to text with the Draft EIR Executive Summary Table (on pages ES-7 through ES14) is made:

FirstCarbon Solutions
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This chapter is organized by staff-initiated Draft EIR text changes and RTC-driven Draft EIR text
changes. It is further organized by environmental topic and contains edits to the Draft EIR that are
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strikeout text for deletions.
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Draft EIR Revisions

Impacts

Mitigation Measures

Level of Significance After Mitigation

Section 3.1—Aesthetics

Impact AES-1: The proposed plan would not result in
visually-obtrusive development on scenic ridgelines
designated in the Healdsburg General Plan.

None

No Impact

None
Impact AES-2: The proposed plan would not
substantially damage scenic resources, including but not
limited to trees, rock outcroppings, and historic
buildings, within the viewshed of a State scenic highway
or a scenic highway designated in the Healdsburg
General Plan.

Less than significant

Impact AES-3: The proposed plan would not
substantially degrade the existing visual character or
quality of the plan area and its surroundings.

None

Less than significant

Impact AES-4: The proposed plan would not create a
new source of substantial light or glare that would
adversely affect nighttime or daytime views in the area.

None

Less than significant

Cumulative Impact

None

Less than significant

MM TRANS-1a: To address anticipated deficient roadway operations, the
City has planned for roadway improvements to Dry Creek Road/U.S. 101
South Ramps (study intersection 1) that include signalization. New
development within the plan area shall be required to contribute a
proportional share allocation towards the cost of installation of a traffic
signal at Dry Creek Road/U.S. 101 South.

Significant and unavoidable with
mitigation

Section 3.2—Transportation/Traffic

Impact TRANS-1: The proposed plan could conflict with
an applicable plan, ordinance, or policy establishing
measures of effectiveness for the performance of the
circulation system, taking into account all transportation
modes, including public transit and non-motorized travel
and relevant components of the circulation system.

MM TRANS-1b: New development within the plan area shall be required to
improve contribute a proportional share allocation towards the cost of
improvements to the northbound approach to Dry Creek Road/Grove Street
(study intersection 3). The approach shall be restriped to include a separate
left-turn lane with a length of at least 275 feet and the signal modified to
provide protected left-turn phasing, with the existing right-turn lane
converted to use for through/right-turn movements.

FirstCarbon Solutions
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Draft EIR Revisions

Impacts

Mitigation Measures

Level of Significance After Mitigation

MM TRANS-1c: New developments within the plan area shall be required to
prepare and implement a Transportation Demand Management (TDM) Plan
to minimize traffic as much as is reasonably feasible. Such Plans may include
measures such as ride-sharing, transit passes, unbundled parking, directing
traffic to the Lytton Springs Road interchange, guaranteed rides home, and
other impact-reducing measures and shall be submitted to and approved by
the City as part of any individual development approvals.
Impact TRANS-2: The proposed plan would not conflict
with an applicable congestion 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 designated roads or highways.

None

Impact TRANS-3: The proposed plan could result in
inadequate emergency access.

Implement Mitigation Measures HAZ-2 and the following:
Less than significant with
MM TRANS-3: Prior to development of the plan area, an emergency vehicle mitigation
only access point shall be established such that access and egress can be
maintained during a train pre-emption at the at-grade railroad crossing at
the site entry.

Impact TRANS-4: The proposed plan would not conflict
with adopted policies, plans, or programs regarding
public transit, bicycling, or walking facilities, or
otherwise decrease the performance or safety of such
facilities.

None

Impact TRANS-5: The proposed plan could increase
hazards due to a design feature (e.g., sharp curves or
dangerous intersections or lane storage) or incompatible
uses (e.g., farm equipment).

MM TRANS-5: New development within the plan area shall be required to Significant and unavoidable with
contribute a proportional share allocation towards the cost of widening Dry mitigation
Creek Road to accommodate a westbound left-turn lane the entire length
between the U.S. 101 South and North Ramps. The amount paid shall
include a proportional share of the cost to widen the westbound approach
to Dry Creek Road/U.S. 101 North Ramps to include a second lane; the left
lane would feed into the left-turn lane at the U.S. 101 South Ramps and the
right lane would be a shared through/right-turn lane serving through traffic

FirstCarbon Solutions
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Impacts

Mitigation Measures

Level of Significance After Mitigation

and right turns onto the U.S. 101 North on-ramp. These improvements
would allow queues in the westbound left-turn lane at the U.S. 101 South
Ramps to stack beyond the Dry Creek Road/U.S. 101 North Ramps
intersection, if needed, without impacting through traffic.
Cumulative Impact

None available
Cumulative MM TRANS-1: New development within the plan area shall be
required to contribute a proportional share allocation towards the cost of
signalizing Dry Creek Road/U.S. 101 North Ramps. The design for the traffic
signal shall include provision of an overlap phase between the westbound
through movement and the right turn from the off-ramp.

Significant and Unavoidable with
Mitigation

None

Less than significant

Impact AIR-2: The proposed plan would not result in a
None
cumulatively considerable net increase of any criteria
pollutant for which the region is in nonattainment under
an applicable federal or state State ambient air quality
standard (including releasing emissions which, exceed
quantitative thresholds for ozone precursors).

Less than significant

Section 3.3—Air Quality

Impact AIR-1: The proposed plan would not violate an
applicable federal or state State ambient air quality
standard or contribute substantially to an existing or
projected air quality violation.

Impact AIR-3: The proposed plan would not could
expose sensitive receptors to substantial pollutant
concentrations.

FirstCarbon Solutions

Less than significant with
Implement MM HAZ-1 and the following:
mitigation
MM AIR-3: Prior to occupancy of any residential components of the
proposed plan that would occur while construction within the plan area is
still underway, the applicant shall retain a qualified air quality consultant to
prepare a health risk assessment (HRA) in accordance with the ARB and the
Office of Environmental Health and Hazard Assessment requirements to
determine the exposure of plan residents to TACs. The HRA shall be
submitted to the Planning Division for review and approval. If the HRA
concludes that the air quality risks from ongoing or future construction
activities will would result in health risks for on-site receptors that are
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Impacts

Mitigation Measures

Level of Significance After Mitigation

above BAAQMD recommended thresholds that are in place at the time of
the analysis (Section 2.3 of the 2017 BAAQMD CEQA Guidelines), then
additional measures, such as the requirement for construction equipment
to meet certain Tier tier engine standards for off-road equipment, will shall
be required for all subsequent phases of construction. Alternatively, this
mitigation measure can be satisfied by delaying occupancy of any on-site
residential components until construction of the entirety of the proposed
plan area is complete.
Cumulative Impact

Implement MM AIR-3, and MM HAZ-1

Less than significant with
mitigation

Section 3.4—Greenhouse Gas Emissions and Energy

Impact GHG-1: Implementation of the proposed plan
could conflict with applicable measures of the Scoping
Plan adopted by the State of California to reduce GHG
emissions to 1990 levels by 2020.

FirstCarbon Solutions

Less than significant with
MM GHG-1: Prior to the final discretionary approval for each development
mitigation
project in the plan area, each developer shall provide documentation to the
City of Healdsburg demonstrating that the proposed development would
meet the BAAQMD recommended threshold of significance for individual
projects or would achieve additional GHG emissions reductions sufficient to
meet the recommended threshold through a combination of one of or more
of the following measures and/or other comparable measures approved by
the City:
• Commit to 100 percent renewable energy use through a combination of
use of on-site renewable energy and Healdsburg Electric’s “Green Rate”
program.
• Install onsite solar panels to generate electricity on-site electricity
consumption.
• Provide documentation of how a ride sharing program or other
transportation demand management program for hotel, office, and retail
employees would be implemented starting no later than 60 days after
operations begin. Use of electric vehicles for ride-share program would
further reduce GHG emissions.
• Install electric vehicle charging stations at workplaces and multi-family
residences to promote the use of electric vehicles.
• Use heat-pumps (rather than natural gas) for heating of residential and
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Impacts

Mitigation Measures

Level of Significance After Mitigation

commercial spaces.
• Purchase voluntary carbon credits from a verified GHG emissions credit
broker in an amount sufficient to offset operational GHG emissions that
exceed the recommended significance threshold over the lifetime of the
proposed development (or a reduced amount estimated based on
implementation of other measures listed above). Copies of the
contract(s) shall be provided to the City.
Impact GHG-2: Implementation of the proposed plan
could conflict with an applicable plan, policy, or
regulation adopted by the City for the purpose of
reducing GHG emissions.

Implement MM GHG-1

Less than significant with
mitigation

Impact GHG-3: Implementation of the proposed plan
would not encourage activities that result in the use of
large amounts of energy, or use of energy in a wasteful
manner.

None

Less than significant

Cumulative Impact

Implement MM GHG-1

Less than significant with
mitigation

MM NOI-1a: To reduce the occurrence of potentially-significant
construction noise impacts to noise-sensitive receptors in the plan area
vicinity (or sensitive receptors within the plan area during future buildout),
the construction contractor for each development project within the plan
area shall comply with the following:
• 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.

Less than significant with
mitigation

Section 3.5—Noise

Impact NOI-1: The proposed plan could result in a
substantial temporary, periodic or permanent increase
in ambient noise levels in the project plan vicinity that
would conflict with the Healdsburg 2030 General Plan’s
Land Use Compatibility for Community Noise
Environments guidelines of the City of Healdsburg Noise
Ordinance or applicable standards of other agencies.

FirstCarbon Solutions
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Mitigation Measures

Level of Significance After Mitigation

• 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 predrilled to minimize the number of impacts required to seat the pile. Predrilling 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 each project development’s 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.
• The construction contract shall prohibit noise producing construction
activities between the hours of 6:00 p.m. and 7:30 a.m. Monday through
Saturday, or at any time on a Sunday or legal holiday.
MM NOI-1b: Prior to the issuance of building permits for each development
project within the plan area, the following requirements shall be
implemented:
• For multi-family residential or motel/hotel projects proposed in areas
where exterior day/night average noise levels are, or are projected to

FirstCarbon Solutions
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exceed, 65 dBA Ldn (i.e., within 290-feet of the centerline of U.S. 101), an
acoustic analysis shall 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. The City shall confirm that the recommendations will reduce noise
levels below the threshold levels and require compliance with the
recommendations of the acoustic analysis.
• For school, library, church, hospital, nursing home, neighborhood park, or
commercial projects proposed in areas where exterior day-night average
noise levels are, or are projected to exceed 70 dBA Ldn (i.e., within 140feet of the centerline of U.S. 101) an acoustic analysis shall 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. The City shall confirm that the
recommendations will reduce noise levels below the threshold levels and
require compliance with the recommendations of the acoustic analysis.
MM NOI-1c: Prior to the issuance of building permits for each development
project within the plan area, the following requirement, if applicable, shall
be met :
• For any noise-sensitive land uses proposed within 50-feet of the railroad
centerline, 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. The City shall confirm that the
recommendations will reduce noise levels below the threshold levels and
require compliance with the recommendations of the acoustic analysis.
Impact NOI-2: The proposed plan could expose persons
to, or generate excessive groundborne vibration or
groundborne noise.

FirstCarbon Solutions

MM NOI-2: Prior to the issuance of building permits for each development Less than significant with
project within the plan area, an acoustic analysis is conducted by a qualified mitigation
noise specialist shall be prepared for structures in the plan area that are
located within 100 feet of the centerline of the railroad. The analysis shall
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Mitigation Measures

Level of Significance After Mitigation

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 shown in Table 3.5-7. The
City shall confirm that the recommendations will reduce vibration levels
below the threshold levels and require compliance with the
recommendations of the acoustic analysis.
Impact NOI-3: The proposed plan would not cause a
substantial permanent increase in ambient noise levels
in the vicinity of the plan area above levels existing
without the project plan.

None

Less than significant

Impact NOI-4: The proposed plan could result in a
substantial temporary or periodic increase in ambient
noise levels in the vicinity of the site above levels
existing without the project plan.

Implement MM NOI-1a

Less than significant with
mitigation

Cumulative Impact

None

Less than significant

FirstCarbon Solutions
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Environmental Setting and Impacts

Both plan-project-level and cumulative-level impacts are analyzed in this EIR. Plan-Project-level
impacts could result from actions related to development under the proposed plan. Cumulative
impacts could from implementation of the proposed plan in combination with other cumulative
projects in the study area. As discussed in “Cumulative Impacts,” the buildout of the Healdsburg
2030 General Plan is considered the cumulative scenario for the analysis of cumulative impacts.

Transportation/Traffic
The following change to text on Draft EIR page 3.2-36 is made:
Implementation of planned future improvements as previously identified by the City for the Dry
Creek Road corridor (Intersections 1, 2, and 4) would address the deficient operation at the
interchange with U.S. 101, as shown in underlined text in Table 3.2-9. Payment of a proportional
share of the cost of these improvements is required per MM TRANS-1a and MM TRANS-5.
However, the significant impacts to this intersection as a result of plan-related development would
remain significant until the improvements identified in MM TRANS 1a and MM TRANS-5 are
implemented. For the purposes of this analysis, the plan’s contribution to the cumulative effect of
plan-related traffic on the U.S. 101/Dry Creek Road intersection is considered to be a significant
and unavoidable cumulative impact.

Section 4.2—RTC-driven Text Changes
Executive Summary
The following change to text on Draft EIR page ES-3 is made:
As discussed in Section 3.2, Transportation and Traffic, the City mitigates impacts of the
proposed plan to the greatest extent feasible as required by CEQA. However, mitigation is
economically infeasible, because the City cannot guarantee the funding of needed roadway
improvements to ensure adequate right-of-way to accommodate vehicular traffic and the
planned bike lane. The City cannot ensure mitigation would be implemented to reduce potential
plan- and cumulative-level impacts to less than significant. Therefore, if the City proceeds with
certifying this EIR, the City will would also be required to prepare a Statement of Overriding
Considerations pursuant to CEQA Guidelines Section 15093.

Executive Summary

Attachment: Attachment 4 - Exhibit 12- NEAP Final EIR 04-09-19 (2754 : North Village DA)

The following change to text on Draft EIR page 3-2 is made:

The Draft EIR mitigation measures text changes shown below under “Transportation/Traffic” are also
made to the Executive Summary Table (on pages ES-7 through ES-14) of the Draft EIR. See the
updated Executive Summary Table under “Executive Summary” in Section 4.1 for the final updated
version of this table.
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Transportation/Traffic
The following changes to text on Draft EIR page 3.2-25 are made:

Implementation of MM TRANS-1c, which requires implementation of Transportation
Demand Management (TDM) Plans for individual developments within the plan area, would
reduce the overall volume of traffic generated by these developments and, thereby, their
individual impacts on traffic operation.

Level of Significance Before Mitigation
Potentially significant
Mitigation Measures
MM TRANS-1a To address anticipated deficient roadway operations, the City has planned for
roadway improvements to Dry Creek Road/U.S. 101 South Ramps (study
intersection 1) that include signalization. New development within the plan
area shall be required to contribute a proportional share allocation towards
the cost of installation of a traffic signal at Dry Creek Road/U.S. 101 South.
MM TRANS-1b New development within the plan area shall be required to improve the
northbound approach to Dry Creek Road/Grove Street (study intersection 3).
The approach shall be restriped to include a separate left-turn lane with a
length of at least 275 feet, and the signal modified to provide protected leftturn phasing, with the existing right-turn lane converted to use for
through/right-turn movements.
MM TRANS-1c New developments within the plan area shall be required to prepare and
implement a Transportation Demand Management (TDM) Plan to minimize
traffic as much as is reasonably feasible. Such Plans may include measures
such as ride-sharing, transit passes, unbundled parking, directing traffic to
the Lytton Springs Road interchange, guaranteed rides home, and other
impact-reducing measures and shall be submitted to and approved by the
City as part of any individual development approvals.

Level of Significance After Mitigation
Significant and Unavoidable with Mitigation

Attachment: Attachment 4 - Exhibit 12- NEAP Final EIR 04-09-19 (2754 : North Village DA)

Implementation of MM TRANS-1b, which requires restriping and phasing modifications to
the northbound approach at Dry Creek Road/Grove Street, would reduce the operational
impact of plan-related traffic at that intersection to less than significant with mitigation.

The following changes to text on Draft EIR page 3.2-14 are made:
Pursuant to agency standards, Caltrans strives to maintain operation at the transition from
LOS C to LOS D, which translates to an allowable delay of approximately 25 seconds for unsignalized intersections. Based on previous discussions with Caltrans staff, it is understood
FirstCarbon Solutions
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that the standard is to be applied to the overall average intersection delay, not a delay
associated with any single movement or approach. Under this approach, if one movement
experiences very high delay and has moderate to high traffic volumes, the overall delay and
LOS should reflect the critical nature of the condition. However, if one movement is
expected to experience high delay, but has very low traffic volumes, the overall intersection
operation will likely still meet Caltrans standards.

Traffic Safety Hazards
Implementation of planned future improvements as previously identified by the City for the
Dry Creek Road corridor (Intersections 1, 2, and 4) would address the deficient operation at
the interchange with U.S. 101, as shown in underlined text in Table 3.2-9.
Upon adding plan-generated traffic to the cumulative volumes, and with the improvements
identified as being needed to accommodate anticipated future growth, anticipated
cumulative queuing in the westbound left-turn lane at Dry Creek Road/U.S. 101 South
Ramps, on the northbound off-ramp at Dry Creek Road/US 101 North Ramps, and in the
northbound and eastbound left-turn lanes at Dry Creek Road/Grove Street represents a
potentially significant cumulative traffic safety hazard impact. While cumulative queue
lengths are expected to exceed the dedicated storage length at other locations, because the
turn lane is connected to a two-way left-turn lane or travel lane with room to accommodate
the queue, these cumulative queues were not identified as exceeding storage space.
Therefore, at these locations, cumulative queuing impacts were considered less than
significant. Table 3.2-10 summarizes the cumulative queue at each intersection without and
with implementation of the proposed plan.

Table 3.2-10: Peak Hour 95th Percentile Queues
Storage
Length/Number
of Lanes

AM

PM

AM

PM

SB Off-Ramp

440/1

68

101

68

104

WB Left-Turn Lane

250/1

308

425

337

468

650/1

483

621

531

894

289

485

Intersection

Cumulative

Cumulative plus Plan

1. Dry Creek Road/U.S. 101 South Ramps

2. Dry Creek Road/U.S. 101 North Ramps

NB Off-Ramp
With MM TRANS-6
EB Left-Turn Lane

50

12

23

12

23

NB Left-Turn Lane

100/1

90

262

90

262

EB Left-Turn Lane

*65/1

170

310

217

446
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Table 3.2-10 (cont.): Peak Hour 95th Percentile Queues

Intersection

WB Left-Turn Lane

Storage
Length/Number
of Lanes

AM

PM

AM

PM

*55/1

68

135

68

144

Cumulative

Cumulative plus Plan

NB Left-Turn Lane

*160/1

505

239

505

284

EB Left-Turn Lane

*115/1

170

213

170

214

EB Right-Turn Lane

**115/1

75

146

75

146

SB Left-Turn Lane

*90/1

58

81

70

96

NB Left-Turn Lane

*150/1

39

55

39

55

EB Left-Turn Lane

140/1

27

69

66

113

EB Right-Turn Lane

70/1

20

31

20

30

5. Healdsburg Avenue/Grove Street

6. Healdsburg Avenue/Parkland Farms Boulevard

SB Left-Turn Lane

*150/1

3

13

4

15

WB Left-Turn Lane

**90/1

11

9

12

11

Notes:
All distances are measured in feet; NB = Northbound; SB = Southbound; EB = Eastbound; WB = Westbound
Bold text = queue lengths exceeding available storage
Shaded cells reflect mitigated conditions
* Turn-lane is connected to a two-way left-turn lane
** Turn-lane is connected to a through lane
Source: W-Trans, 2019.

Payment of a proportional share of the cost of these improvements to increase the length of
the left-turn lane on the westbound approach to Dry Creek Road/U.S. 101 South is required
per MM TRANS-5. However, the significant impacts to this intersection as a result of planrelated development would remain significant until the improvements identified in MM
TRANS 5 are implemented. This represents a significant and unavoidable cumulative impact
related to traffic safety hazards (queueing exceeding lane storage and intersection
conditions).
Implementation of planned future improvements at Dry Creek Road/U.S. 101 North Ramps,
including signalization, are insufficient to avoid a potential queuing impact on the off-ramp.
When the City proceeds with the signalization project, the phasing should include an overlap
phase between the westbound through movement and the northbound right turn to reduce
the queue to an acceptable level and a proportional share of these planned improvements
should be paid per Cumulative MM TRANS-1. These improvements per Cumulative MM
TRANS-1 would reduce queues on the off-ramp to acceptable lengths. However, until the

FirstCarbon Solutions
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intersection is signalized, the queuing, and thus traffic safety, cumulative impact would
remain significant and unavoidable with mitigation.

While excessive queuing is theoretically identified for the eastbound left turn from Dry Creek
Road to Grove Street, it is noted that the volume feeding into this left-turn lane comes
primarily from the U.S. 101 North off-ramp. If the queue extended to the off-ramp drivers
would be unable to enter the left-turn queue, and those familiar with the area would choose
alternate routes, including continuing straight west to Healdsburg Avenue and turning left
there or staying on U.S. 101 North and exiting at Lytton Springs Road instead. MM TRANS-1c
would support an alternative routing by requiring developers to suggest use of the Lytton
Springs Road route in their TDM Plans. Excess queuing would generally be expected to
resolve itself through normal human behavior, but implementation of MM TRANS-1c would
contribute to reducing this cumulative impact at this location.
The overall queuing, and thus traffic safety, cumulative impact would remain significant and
unavoidable with mitigation. The proposed plan’s contribution to the cumulative queueing
and, thus, traffic safety hazards related to lane storage and intersection conditions at the
U.S. 101/Dry Creek Road intersection is considered to be cumulatively considerable.

Cumulative Level of Significance Before Mitigation
Significant and Unavoidable
Mitigation Measures
None available.
Cumulative MM TRANS-1 New development within the plan area shall be required to
contribute a proportional share allocation towards the cost of
signalizing Dry Creek Road/U.S. 101 North Ramps. The design for
the traffic signal shall include provision of an overlap phase
between the westbound through movement and the right turn
from the off-ramp.

Attachment: Attachment 4 - Exhibit 12- NEAP Final EIR 04-09-19 (2754 : North Village DA)

MM TRANS-1b includes the provision of the left-turn lane on the northbound Grove Street
approach to Dry Creek Road. MM TRANS-1b indicates that the left-turn lane should have a
length of at least 275 feet, which would reduce the impact of cumulative projects on
queuing, and thus traffic safety, however, the impact would remain significant even after
mitigation.

Cumulative Level of Significance After Mitigation
Significant and Unavoidable with Mitigation
The following change to text on Draft EIR page 3.2-25 is also made:
MM TRANS-1b New development within the plan area shall be required to improve the
northbound approach to Dry Creek Road/Grove Street (study intersection 3).
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The approach shall be restriped to include a separate left-turn lane with a
minimum length of 275 feet and the signal modified to provide protected
left-turn phasing, with the existing right-turn lane converted to use for
through/right-turn movements.
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Table 1: North Entry Area Plan EIR 1 Mitigation Monitoring and Reporting Program
Verification of Completion
Mitigation Measures

Timing of Verification

Responsible Entity

Method of Verification

Date

Initial

Section 3.2—Transportation/Traffic

1

MM TRANS-1a: To address anticipated deficient roadway
Prior to Construction
operations, the City has planned for roadway improvements to
Dry Creek Road/U.S. 101 South Ramps (study intersection 1)
that include signalization. New development within the plan
area shall be required to contribute a proportional share
allocation towards the cost of installation of a traffic signal at
Dry Creek Road/U.S. 101 South.

Applicant(s)

City shall confirm
payment of
proportional fair
share fee

MM TRANS-1b: New development within the plan area shall Prior to Occupancy
be required to improve the northbound approach to Dry Creek
Road/Grove Street (study intersection 3). The approach shall
be restriped to include a separate left-turn lane with a length
of at least 275 feet and the signal modified to provide
protected left-turn phasing, with the existing right-turn lane
converted to use for through/right-turn movements.

Applicant(s)

City shall confirm
completion of
restriping

MM TRANS-1c: New developments within the plan area shall
be required to prepare and implement a Transportation
Demand Management (TDM) Plan to minimize traffic as much
as is reasonably feasible. Such Plans may include measures
such as ride-sharing, transit passes, unbundled parking,
directing traffic to the Lytton Springs Road interchange,
guaranteed rides home, and other impact-reducing measures
and shall be submitted to and approved by the City as part of
any individual development approvals.

Prior to Occupancy

Applicant(s)

City review and
approval of TDM plan

MM TRANS-3: Prior to development of the plan area, an
emergency vehicle only access point shall be established such
that access and egress can be maintained during a train preemption, at the at-grade railroad crossing at the site entry.

Prior to Occupancy

Applicant(s)

City shall verify
implementation of
emergency vehicle
access

Includes mitigation measures from the Initial Study included in EIR Appendix A.

FirstCarbon Solutions
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Table 1 (cont.): North Entry Area Plan EIR Mitigation Monitoring and Reporting Program
Verification of Completion
Mitigation Measures

Timing of Verification

Responsible Entity

Method of Verification

MM TRANS-5: New development within the plan area shall be Prior to Construction
required to contribute a proportional share allocation towards
the cost of widening Dry Creek Road to accommodate a
westbound left-turn lane the entire length between the U.S.
101 South and North Ramps. The amount paid shall include a
proportional share of the cost to widen the westbound
approach to Dry Creek Road/U.S. 101 North Ramps to include
a second lane; the left lane would feed into the left-turn lane
at the U.S. 101 South Ramps and the right lane would be a
shared through/right-turn lane serving through traffic and
right turns onto the U.S. 101 North on-ramp. These
improvements would allow queues in the westbound left-turn
lane at the U.S. 101 South Ramps to stack beyond the Dry
Creek Road/U.S. 101 North Ramps intersection, if needed,
without impacting through traffic.

Applicant(s)

City shall confirm
payment of
proportional fair
share fee

Cumulative MM TRANS-1: New development within the plan Prior to Construction
area shall be required to contribute a proportional share
allocation towards the cost of signalizing Dry Creek Road/U.S.
101 North Ramps. The design for the traffic signal shall include
provision of an overlap phase between the westbound through
movement and the right turn from the off-ramp.

Applicant(s)

City shall confirm
payment of
proportional fair
share fee

Applicant(s)

City review and
approval of HRA

Date

Initial

Section 3.3—Air Quality

MM AIR-3: Prior to occupancy of any residential components Prior to Occupancy
of the proposed plan that would occur while construction
within the plan area is still underway, the applicant shall retain
a qualified air quality consultant to prepare a health risk
assessment (HRA) in accordance with the ARB and the Office of
Environmental Health and Hazard Assessment requirements to
determine the exposure of plan residents to TACs. The HRA
shall be submitted to the Planning Division for review and
approval. If the HRA concludes that the air quality risks from

FirstCarbon Solutions
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Table 1 (cont.): North Entry Area Plan EIR Mitigation Monitoring and Reporting Program
Verification of Completion
Mitigation Measures

Timing of Verification

Responsible Entity

Method of Verification

Date

Initial

ongoing or future construction activities would result in health
risks for on-site receptors that are above BAAQMD
recommended thresholds that are in place at the time of the
analysis (Section 2.3 of the 2017 BAAQMD CEQA Guidelines),
then additional measures, such as the requirement for
construction equipment to meet certain tier engine standards
for off-road equipment, shall be required for all subsequent
phases of construction. Alternatively, this mitigation measure
can be satisfied by delaying occupancy of any on-site
residential components until construction of the entirety of the
proposed plan area is complete.
Section 3.4—Greenhouse Gas Emissions and Energy

MM GHG-1: Prior to the final discretionary approval for each
Prior to discretionary
development project in the plan area, each developer shall
approval
provide documentation to the City of Healdsburg demonstrating
that the proposed development would meet the BAAQMD
recommended threshold of significance for individual projects or
would achieve additional GHG emissions reductions sufficient to
meet the recommended threshold through a combination of
one or more of the following measures and/or other comparable
measures approved by the City:
• Commit to 100 percent renewable energy use through a
combination of use of on-site renewable energy and
Healdsburg Electric’s “Green Rate” program.
• Install onsite solar panels to generate electricity on-site
electricity consumption.
• Provide documentation of how a ride sharing program or
other transportation demand management program for
hotel, office, and retail employees would be implemented
starting no later than 60 days after operations begin. Use of

FirstCarbon Solutions

Applicant(s)

City review and
approval of GHG
reduction measures

3

Attachment: Attachment 4 - Exhibit 13- NEAP Mitigation Monitoring and Reporting Program (2754 : North

City of Healdsburg—North Entry Area Plan

Packet Pg. 2058

7.A.r
Mitigation Monitoring and Reporting Program

Table 1 (cont.): North Entry Area Plan EIR Mitigation Monitoring and Reporting Program
Verification of Completion
Mitigation Measures

Timing of Verification

Responsible Entity

Method of Verification

Date

Initial

electric vehicles for ride-share program would further
reduce GHG emissions.
• Install electric vehicle charging stations at workplaces and
multi-family residences to promote the use of electric
vehicles.
• Use heat-pumps (rather than natural gas) for heating of
residential and commercial spaces.
• Purchase voluntary carbon credits from a verified GHG
emissions credit broker in an amount sufficient to offset
operational GHG emissions that exceed the recommended
significance threshold over the lifetime of the proposed
development (or a reduced amount estimated based on
implementation of other measures listed above). Copies of
the contract(s) shall be provided to the City.
Section 3.5—Noise

MM NOI-1a: To reduce the occurrence of potentiallyDuring Construction
significant construction noise impacts to noise-sensitive
receptors in the plan area vicinity (or sensitive receptors within
the plan area during future buildout), the construction
contractor for each development project within the plan area
shall comply with the following:
• 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.

FirstCarbon Solutions

Applicant(s)

Site inspection by
City grading and
building inspectors
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Table 1 (cont.): North Entry Area Plan EIR Mitigation Monitoring and Reporting Program
Verification of Completion
Mitigation Measures

Timing of Verification

Responsible Entity

Method of Verification

Date

Initial

• 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 each project development’s
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.
• The construction contract shall prohibit noise producing
construction activities between the hours of 6:00 p.m. and
7:30 a.m. Monday through Saturday, or at any time on a
Sunday or legal holiday.

FirstCarbon Solutions
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Table 1 (cont.): North Entry Area Plan EIR Mitigation Monitoring and Reporting Program
Verification of Completion
Mitigation Measures

Timing of Verification

MM NOI-1b: Prior to the issuance of building permits for each Prior to issuance of
development project within the plan area, the following
building permit
requirements shall be implemented:
• 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 (i.e., within 290-feet of
the centerline of U.S. 101), an acoustic analysis shall 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. The City shall confirm
that the recommendations will reduce noise levels below the
threshold levels and require compliance with the
recommendations of the acoustic analysis.
• For school, library, church, hospital, nursing home,
neighborhood park, or commercial projects proposed in
areas where exterior day-night average noise levels are, or
are projected to exceed 70 dBA L dn (i.e., within 140-feet of
the centerline of U.S. 101) an acoustic analysis shall be
prepared that recommends project improvements, as
needed, to maintain interior noise levels at or below 45 dBA
L dn , if needed. Standard office construction methods
typically provide about 25 to 30 decibels of noise reduction
in interior spaces. The City shall confirm that the
recommendations will reduce noise levels below the
threshold levels and require compliance with the
recommendations of the acoustic analysis.

FirstCarbon Solutions

Responsible Entity

Applicant(s)

Method of Verification

Date

Initial

City review and
approval of
acoustical analysis
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Table 1 (cont.): North Entry Area Plan EIR Mitigation Monitoring and Reporting Program
Verification of Completion
Mitigation Measures

Timing of Verification

Responsible Entity

Method of Verification

MM NOI-1c: Prior to the issuance of building permits for each Prior to issuance of
development project within the plan area, the following
building permit
requirement, if applicable, shall be met:
• For any noise-sensitive land uses proposed within 50-feet of
the railroad centerline, 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 . The City shall confirm that the
recommendations will reduce noise levels below the
threshold levels and require compliance with the
recommendations of the acoustic analysis.

Applicant(s)

City review and
approval of
acoustical analysis

MM NOI-2: Prior to the issuance of building permits for each
Prior to issuance of
development project within the plan area, an acoustic analysis building permit
is conducted by a qualified noise specialist shall be prepared
for structures in the plan area that are located within 100 feet
of the centerline of the railroad. 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
shown in Table 3.5-7. The City shall confirm that the
recommendations will reduce vibration levels below the
threshold levels and require compliance with the
recommendations of the acoustic analysis.

Applicant(s)

City review and
approval of
acoustical analysis

FirstCarbon Solutions
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Mitigation Measures

Timing of Verification

Responsible Entity

Method of Verification

Date

Initial

Initial Study Section 4—Biological Resources

MM BIO-1: The following requirement shall be imposed as a
Prior to issuance of
condition of approval on all development within the proposed grading permit
plan area: A pre-construction survey of the site shall be
required in order to ensure that nesting raptors, loggerhead
shrikes, and other nesting special-status birds are not nesting
during project construction. Specifically, these measures shall
include:
• If construction is proposed during the breeding/nesting
season for local avian species (typically February 15
through August 31), a focused survey for active nests of
migratory birds within and in the vicinity of the project plan
shall be conducted by a qualified biologist. Two surveys
will be conducted, at least one (1) week apart, with the
second survey occurring no more than two (2) days prior to
tree removal. If no active nests are found, tree removal or
construction activities may proceed.
• If an active nest is located during pre-construction surveys,
the United States Fish and Wildlife Service (USFWS) and/or
the California Department of Fish and Wildlife (CDFW), as
appropriate, shall be notified regarding the status of the
nest. Furthermore, construction activities shall be
restricted to avoid disturbance of the nest until it is
abandoned or the biologist deems disturbance potential to
be minimal. Restrictions may include establishment of
exclusion zones or alteration of the construction schedule.

FirstCarbon Solutions

Applicant(s)

City review and
approval of nesting
bird survey results,
including
implementation of
protective exclusions
zones (fencing), if
required.
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Table 1 (cont.): North Entry Area Plan EIR Mitigation Monitoring and Reporting Program
Verification of Completion
Mitigation Measures

Timing of Verification

MM BIO-2: Prior to any specific project development approval Prior to issuance of
or grading that may fill or otherwise encroach into potentially grading permit
jurisdictional waters of the U.S., the project proponent shall
conduct a delineation of waters of the U.S. to determine the
extent of USACE, RWQCB, and CDFW potentially jurisdictional
features that would be potentially impacted on-site. Any
encroachment or fill in these USACE, RWQCB and/or CDFW
jurisdictional areas shall not occur unless a Section 404/Section
401 permit or Waste Discharge Requirement and/or
Streambed Alteration Agreement, respectively, are acquired
and the project proponent replaces the lost value of the
jurisdictional area to the satisfaction of the resources agencies
issuing the permits to ensure a no-net loss. If proposed
development will encroach upon or fill any jurisdictional
wetland areas, the applicant shall do the following:
• Apply for a Section 404 permit from the USACE
concurrently or after verification of the wetland delineation
by the USACE. Any wetlands that would be lost or
disturbed shall be replaced or rehabilitated on a “no net
loss” basis in accordance with the USACE mitigation
guidelines. On-site creation of wetland habitat may be
preferred to off-site mitigation. Habitat restoration,
rehabilitation, and/or replacement shall be at a location
and by methods agreeable to the USACE;
• Obtain a Section 401 water quality waiver of certification
from the Regional Water Quality Control Board (RWQCB);
and
• Obtain a Streambed Alteration Agreement with the CDFW.

Responsible Entity

Applicant(s) shall
complete
consultation with
resource agencies
and submit permits,
mitigation plan,
and/or evidence of
mitigation bank
credits, as required.

Method of Verification

Date

Initial

City shall confirm
that consultation
with resource
agencies has been
completed.

If encroachment upon or fill of wetlands is proposed, as a
condition of approval for all future development within the

FirstCarbon Solutions
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Table 1 (cont.): North Entry Area Plan EIR Mitigation Monitoring and Reporting Program
Verification of Completion
Mitigation Measures

Timing of Verification

Responsible Entity

Method of Verification

Date

Initial

plan area, a mitigation plan shall be implemented that includes
at least one of the following:
• Completion of an on-site Mitigation and Monitoring Plan
that includes on-site creation/preservation of the wetlands
and/or;
• Credits may be obtained at an approved mitigation bank.
Initial Study Section 5—Cultural Resources

MM CUL-1: The following requirement shall be imposed as a
During Construction
condition of approval on all future development within the
plan area: In the event a potentially significant cultural
resource is encountered during subsurface earthwork
activities, all construction activities within a 100-foot radius of
the find shall cease and workers should avoid altering the
materials until a qualified archaeologist who meets the
Secretary of Interior’s Professional Qualification Standards for
archaeology has evaluated the situation. The applicant shall
include a standard inadvertent discovery clause in every
construction contract to inform contractors of this
requirement. Any previously undiscovered resources found
during construction activities shall be recorded on appropriate
Department of Parks and Recreation (DPR) forms and
evaluated for significance in terms of CEQA criteria by a
qualified archaeologist. Potentially significant cultural
resources consist of but are not limited to stone, bone, glass,
ceramics, fossils, wood, or shell artifacts, or features including
hearths, structural remains, or historic dumpsites. If the
resource is determined to be significant under CEQA, the
qualified archaeologist shall prepare and implement a research
design and archaeological data recovery plan that will capture
those categories of data for which the site is significant in
accordance with Section 15064.5 of the CEQA Guidelines. The

FirstCarbon Solutions

Applicant(s)
construction
contractor

City shall ensure that
the requirement is
printed on the plan
sheets and included
in bid documents
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Table 1 (cont.): North Entry Area Plan EIR Mitigation Monitoring and Reporting Program
Verification of Completion
Mitigation Measures

Timing of Verification

Responsible Entity

Method of Verification

Date

Initial

archaeologist shall also perform appropriate technical
analyses, prepare a comprehensive report complete with
methods, results, and recommendations, and provide for the
permanent curation or repatriation of the recovered resources
in cooperation with the designated Most Likely Descendant
(MLD) as needed. The report shall be submitted to the City of
Healdsburg, the Northwest Information Center, and the State
Historic Preservation Office (SHPO), if required. The plan shall
be approved by the City of Healdsburg for review and approval
prior to implementation, and the applicant shall adhere to the
recommendations in the plan.
MM CUL-2: The following requirement shall be imposed as a
During Construction
condition of approval on all future development within the
plan area: In the event that fossils or fossil-bearing deposits are
discovered during construction activities, excavations within a
100-foot radius of the find shall be temporarily halted or
diverted. The construction contractor shall notify a qualified
paleontologist to examine the discovery. The applicant shall
include a standard inadvertent discovery clause in every
construction contract to inform contractors of this
requirement. The paleontologist shall document the discovery
as needed in accordance with Society of Vertebrate
Paleontology standards and assess the significance of the find
under the criteria set forth in CEQA Guidelines Section
15064.5. The paleontologist shall notify the appropriate
agencies to determine procedures that would be followed
before construction activities are allowed to resume at the
location of the find. If the applicant determines that avoidance
is not feasible, the paleontologist shall prepare an excavation
plan for mitigating the effect of construction activities on the
discovery. The plan shall be submitted to the City of
Healdsburg for review and approval prior to implementation,

FirstCarbon Solutions

Applicant(s)
construction
contractor

City shall ensure that
the requirement is
printed on the plan
sheets and included
in bid documents
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Table 1 (cont.): North Entry Area Plan EIR Mitigation Monitoring and Reporting Program
Verification of Completion
Mitigation Measures

Timing of Verification

Responsible Entity

Method of Verification

Date

Initial

and the applicant shall adhere to the recommendations in the
plan.
MM CUL-3: The following requirement shall be imposed as a
During Construction
condition of approval on all future development within the
plan area: In the event of the accidental discovery or
recognition of any human remains, CEQA Guidelines Section
15064.5; Health and Safety Code Section 7050.5; Public
Resources Code Section 5097.94 and Section 5097.98 must be
followed. If during the course of project development there is
accidental discovery or recognition of any human remains, the
following steps shall be taken:

Applicant(s)
construction
contractor

City shall ensure that
the requirement is
printed on the plan
sheets and included
in bid documents

1. There shall be no further excavation or disturbance within
100 feet of the remains until the County Coroner is
contacted to determine if the remains are Native American
and if an investigation of the cause of death is required. If
the coroner determines the remains to be Native
American, the coroner shall contact the Native American
Heritage Commission (NAHC) within 24 hours, and the
NAHC shall identify the person or persons it believes to be
the most likely descendant (MLD) of the deceased Native
American. The MLD may make recommendations to the
landowner or the person responsible for the excavation
work within 48 hours, for means of treating or disposing of,
with appropriate dignity, the human remains and any
associated grave goods as provided in PRC Section 5097.98.
2. Where the following conditions occur, the landowner or his
or her authorized representative shall rebury the Native
American human remains and associated grave goods with

FirstCarbon Solutions
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Table 1 (cont.): North Entry Area Plan EIR Mitigation Monitoring and Reporting Program
Verification of Completion
Mitigation Measures

Timing of Verification

Responsible Entity

Method of Verification

Date

Initial

appropriate dignity either in accordance with the
recommendations of the most likely descendant or within
the plan area in a location not subject to further subsurface
disturbance:
• The NAHC is unable to identify a most likely descendent
or the most likely descendent failed to make a
recommendation within 48 hours after being notified
by the commission.
• The descendant identified fails to make a
recommendation.
• The landowner or his authorized representative rejects
the recommendation of the descendant, and mediation
by the NAHC fails to provide measures acceptable to the
landowner.
Additionally, California Public Resources Code Section 15064.5
requires the following relative to Native American Remains:
•

When an initial study identifies the existence of, or the
probable likelihood of, Native American remains within
a project, a lead agency shall work with the appropriate
Native Americans as identified by the Native American
Heritage Commission as provided in Public Resources
Code Section 5097.98. The applicant may develop a
plan for treating or disposing of, with appropriate
dignity, the human remains and any items associated
with Native American Burials with the appropriate
Native Americans as identified by the Native American
Heritage Commission.

FirstCarbon Solutions
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Table 1 (cont.): North Entry Area Plan EIR Mitigation Monitoring and Reporting Program
Verification of Completion
Mitigation Measures

Timing of Verification

Responsible Entity

Method of Verification

Date

Initial

Initial Study Section 8—Hazards and Hazardous Materials

MM HAZ-1: The following requirement shall be imposed as a
Prior to Construction
condition of approval prior to all development within the plan
area: The Comstock property developer shall prepare a dust
control plan that specifies measures to reduce fugitive dust
emissions during construction. The developer shall also
prepare an asbestos dust mitigation plan to be submitted to
and approved by NSCAPCD, in accordance with 17 CCR Section
93105 and 8 CCR Section 1529.

Applicant(s)

MM HAZ-2: The following requirement shall be imposed as a
Prior to Occupancy
condition of approval prior to or concurrent with all
development within the plan area: The Comstock property
developer shall provide a secondary emergency vehicle access
point to facilitate more orderly and efficient levels of
development and minimize delaying emergency response
times. Potential location options for secondary emergency
access include, but are not limited to, a second railroad
crossing over the NCRA railway north of the main entrance or
a new route south of the plan area through the vacant parcel
owned by SIMI Winery, Inc. (APN 091-060-032) and into the
plan area. If secondary emergency access is not provided to
satisfy fire safety standards, development on the Comstock
property will be limited to the extent allowed under applicable
fire safety regulations, codes, and ordinances.

Applicant(s)

FirstCarbon Solutions

NSCAPCD review and
approval of dust
control plan.
Field inspection by
City grading and
building inspectors

City shall verify
implementation of
emergency vehicle
access
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Introduction

This Addendum, checklist, and attached supporting documents have been prepared to assist the City
to determine whether and to what extent the North Entry Area Plan (NEAP) Environmental Impact
Report (EIR) (State Clearinghouse [SCH] No. 2018062041) prepared for the City of Healdsburg remains
sufficient to address the potential impacts of the proposed North Village Project (hereinafter referred
to as proposed project), or whether additional documentation is required under the California
Environmental Quality Act (CEQA) (Public Resources Code [PRC] § 21000, et seq.).

1.1 ‐ Initial Study/Environmental Checklist
Pursuant to Public Resources Code Section 21166, and CEQA Guidelines Sections 15162 and 15164,
subd. (a), the attached initial study/checklist has been prepared to evaluate the proposed project.
The attached initial study/checklist uses the standard environmental checklist categories provided in
Appendix G of the CEQA Guidelines, but provides response columns for evaluation consistent with
the considerations listed under CEQA Guidelines Section 15162, subd. (a).

1.2 ‐ Environmental Analysis and Conclusions
CEQA Guidelines Section 15164, subd. (a) provides that the lead agency or a responsible agency shall
prepare an Addendum to a previously certified Environmental Impact Report or Negative Declaration
(ND) if some changes or additions are necessary but none of the conditions described in CEQA
Guidelines Section 15162 calling for preparation of a subsequent EIR or ND have occurred (CEQA
Guidelines, § 15164, subd. (a)).
An Addendum need not be circulated for public review but can be included in or attached to the
Final EIR or ND (CEQA Guidelines § 15164, subd. (c)). The decision‐making body shall consider the
Addendum with the Final EIR or Mitigated Negative Declaration (MND) prior to making a decision on
the project (CEQA Guidelines § 15164, subd. (d)). An agency must also include a brief explanation of
the decision not to prepare a subsequent EIR or ND pursuant to Section 15162 (CEQA Guidelines
Section 15164, subd. (e)).
Consequently, once an EIR or ND has been certified for a project, no subsequent EIR or ND is
required under CEQA unless, based on substantial evidence:
1) Substantial changes are proposed in the project which will require major revisions of the
previous EIR or ND . . . due to the involvement of new significant environmental effects or a
substantial increase in the severity of previously identified significant effects; 1
2) Substantial changes occur with respect to the circumstances under which the project is
undertaken which will require major revisions of the previous EIR or ND . . . due to the

1
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SECTION 1: INTRODUCTION

CEQA Guidelines Section 15382 defines “significant effect on the environment” as “ . . . a substantial, or potentially substantial
adverse change in any of the physical conditions within the area affected by the project, including land, air, water, minerals, flora,
fauna, ambient noise, and objects of historic or aesthetic significance . . .” (see also PRC § 21068).
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involvement of new significant environmental effects or a substantial increase in the
severity of previously identified significant effects; or
(3) New information of substantial importance, which was not known and could not have been
known with the exercise of reasonable diligence at the time the previous EIR was certified
as complete or the ND was adopted. . . shows any of the following:
a. The project will have one or more significant effects not discussed in the previous EIR or
ND;
b. Significant effects previously examined will be substantially more severe than shown in
the previous EIR or ND;
c. Mitigation measures or alternatives previously found not to be feasible would in fact be
feasible, and would substantially reduce one or more significant effects of the project,
but the project proponents decline to adopt the mitigation measure or alternative; or
d. Mitigation measures or alternatives which are considerably different from those
analyzed in the previous EIR or ND would substantially reduce one or more significant
effects on the environment, but the project proponents decline to adopt the mitigation
measure or alternative (CEQA Guidelines, Section 15162, subd. (a); see also Pub.
Resources Code, Section 21166).
This Addendum, checklist, and attached documents constitute substantial evidence supporting the
conclusion that preparation of a supplemental or subsequent EIR or ND is not required prior to
approval of the above‐referenced permits by responsible and trustee agencies because none of the
conditions described in CEQA Guidelines Section 15162 (Subsequent EIRs and Negative Declarations)
calling for the preparation of supplemental or subsequent environmental review have occurred, and
provides the required documentation under CEQA Guidelines Section 15164.
This Addendum addresses the conclusions of the NEAP EIR.

1.2.1 ‐ Findings
There are no substantial changes proposed by the proposed project or in the circumstances in which
the proposed project will be undertaken that require major revisions of the NEAP EIR. The proposed
revisions do not require preparation of a new subsequent or supplemental EIR, ND, or MND, due to
either the involvement of new significant environmental effects or a substantial increase in the
severity of previously identified significant effects. As illustrated herein, the proposed project is
consistent with the previous EIR and would involve only minor changes; therefore, an Addendum is
appropriate CEQA compliance for the proposed project.

1.2.2 ‐ Conclusions
Based on an examination of the analysis, findings, and conclusions of the NEAP EIR, the potential
impacts of the proposed project remain within the impacts previously analyzed and disclosed in the
NEAP EIR (CEQA Guidelines § 15164). Therefore, no further analysis is required under CEQA before
undertaking the proposed project.

2
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Introduction

As required by Public Resources Code Section 21081.6, subd. (a)(1), a Mitigation Monitoring and
Reporting Program (MMRP) has been prepared for the proposed project in order to monitor the
implementation of the mitigation measures that have been adopted for the project. Any long‐term
monitoring of mitigation measures imposed on the overall development will be implemented in
accordance with the MMRP.
The following minor modifications from the MMRP adopted in connection with the NEAP EIR and
applicable to the North Village project are proposed to the “Timing of Verification" for special
conditions as cited in Table 1 of the adopted MMRP:
The timing of verification for Mitigation Measure (MM) TRANS‐1a, MM TRANS‐5 and
Cumulative MM TRANS‐1 is revised from “Prior to Construction” to “Prior to
Occupancy.” These three mitigations relate to the payment of a proportional share
allocation of the costs associated with improvements at the Dry Creek Road/U.S. 101
interchange.
The timing of verification for MM HAZ‐2 is revised from “Prior to Occupancy” to
“Prior to Vertical Construction or On‐site Storage of Combustible Materials.” This
mitigation establishes the timing for completion of a secondary emergency vehicle
access to the project site.
These modifications result in minor changes to the timing of when MM TRANS‐1a, MM TRANS‐5,
Cumulative MM TRANS‐1, and MM HAZ‐2 would be implemented, but they do not change the
requirements of the mitigation measures themselves. Accordingly, the modified MMRP would be as
effective or more effective than the adopted MMRP at reducing the significance of the proposed
project’s environmental effects, and no further environmental review would be required as a result
of this change.

FirstCarbon Solutions
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Project Description

SECTION 2: PROJECT DESCRIPTION

The 30.16‐acre project site is located at 16977 Healdsburg Avenue in the City of Healdsburg, Sonoma
County, California (Exhibit 1). The project site is bounded by U.S. 101 (west), private land owned by
the Lytton Rancheria (north), Healdsburg Avenue and the North Coast Railroad Authority (NCRA)
right‐of‐way (east), and private property owned by the Simi Winery (south) (Exhibit 2). The site also
includes a 2.17‐acre parcel located between the NCRA right‐of‐way and Healdsburg Avenue. The
project site is located on the Jimtown, California United States Geological Survey (USGS) 7.5‐minute
Quadrangle Township 9 North, Range 9 West, Unsectioned (Latitude 38° 38’ 45” North; Longitude
122° 52’ 17” West).

2.1.1 ‐ Environmental Setting
The project site contains undeveloped land, with a portion used for outdoor storage of dumpsters,
trailers, and construction equipment. Roughly 18 acres of the site is located on relatively flat, grass‐
covered land that was previously graded. The northern and southwestern edges of the site consist of
sloping hillsides. Existing drainage on‐site includes swales at the perimeter of the graded pad, and a
stormwater detention basin in the southeast portion of the site. The NCRA rail line traverses the site
from north to south along an 80‐foot‐wide right‐of‐way located along the eastern portion of the site
roughly parallel to Healdsburg Avenue. A drainage feature parallels the west side of railroad and
contains shrubs. This feature flows to Foss Creek, which runs south of the project site.
Vehicular access is taken from a recently‐constructed paved accessway with an at‐grade crossing of
the NCRA tracks.2

2.1.2 ‐ General Plan and Zoning
The project site is designated as ‘Mixed Use, 10‐16 Units Per Acre’ by the Healdsburg 2030 General
Plan and zoned ‘Mixed Use’ with a ‘North Entry Area Plan Overlay’ by the NEAP. The NEAP was
adopted as an amendment to the Healdsburg 2030 General Plan and implementing regulations were
adopted by an ordinance amending the Healdsburg Municipal Code.

2.2 ‐ Project Background
2.2.1 ‐ Historic Uses
The project site was used as a lumber mill and wood products manufacturing facility from the 1940s
to 2000. Quaker Hill Project Associates, a Healdsburg development company, purchased the
property around 1990 and leased it to a variety of tenants while they pursued development plans. In
2004, Quaker Hill Project Associates completed an environmental cleanup of the lumber mill site to
prepare for new development. The cleanup included wetland mitigation in compliance with permits
2
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2.1 ‐ Location and Setting

The North Coast Rail Authority (NCRA) is a joint powers agency that owns the former Northwestern Pacific right‐of‐way from Napa
County to Humboldt County. Sonoma‐Marin Area Rail Transit (SMART) currently operates passenger rail service between San Rafael
and the Sonoma County Airport. SMART has plans to extend passenger rail service to Cloverdale in the future.
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granted by the United States Army Corps of Engineers (USACE), Regional Water Quality Control
Board (RWQCB), and the California Department of Fish and Wildlife (CDFW). The lumber mill
structures, related site improvements, and substandard soils were removed, and approximately 20
acres of the property were regraded to provide positive drainage to Healdsburg Avenue and a
drainage detention area/stormwater treatment pond at the south end of the property. All work was
completed in accordance with local, State, and federal requirements, including environmental review
of the demolition and regrading work, tree removal and protection, and wetlands mitigation.
In 2010, the Public Utilities Commission approved conversion of the existing private rail crossing into
the North Village site to a public crossing, subject to the installation of the crossing improvements.
The crossing improvements were completed in 2019.

2.2.2 ‐ North Entry Area Plan
The property owner and project applicant (Comstock Healdsburg, LLC) initiated the NEAP to guide
future development and land use activities on the project site in accordance with the requirements
of the Healdsburg 2030 General Plan. The NEAP established a buildout potential of 290 dwelling
units (subject to increase for projects that provide prescribed levels of affordable housing pursuant
to the requirements of the California State Density Bonus Law) and 200,000 square feet of non‐
residential uses (including a hotel with a maximum of 130 rooms). Vehicular access to the site would
be provided by a recently completed access road that connects to Healdsburg Avenue at an
intersection that is planned to be signalized. The access road has an at‐grade crossing of the railroad
tracks. The Healdsburg City Council adopted the NEAP and certified an associated EIR in May 2019.

2.3 ‐ Project Characteristics
2.3.1 ‐ Project Summary
In June 2019, the project applicant filed an application for a Master Conditional Use Permit to
develop the proposed project pursuant to the NEAP. The proposed project consists of the following
uses:
 301 affordable and special needs dwelling units (including 221 senior independent living units,

75 affordable multi‐family units, and 5 live‐work units)
 Ancillary facilities including dining facilities, meeting rooms, and administrative offices to

support the senior independent living units
 Approximately 24 memory care beds and 30 assisted living beds (not to exceed 54 memory

care and assisted living beds)
 Up to 108‐room hotel with 100‐seat restaurant, bar, and event space
 Approximately 12,000 square feet of commercial/retail space
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 Public amenities including a pedestrian promenade, “Grange” building, and common green
 Streets, utilities, parking, landscaping and other infrastructure and improvements
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Project Description

Table 1 compares the proposed project to the NEAP. The conceptual site plan is shown in Exhibit 3.

Table 1: Proposed Project Comparison to NEAP
Residential

Commercial

Convalescent

North Entry Area Plan

290 dwelling units,
(subject to increase for
projects that provide
prescribed levels of
affordable housing
pursuant to the
requirements of
California State Density
Bonus Law)

200,000 square feet
(including 130 room
hotel)

North Village Project

221 senior independent
75 multi‐family
5 live‐work
301 dwelling units

113,760 square feet
24 memory care beds
(including 108 room
30 assisted living beds
hotel*)
12,000 square feet (retail)

Net Change

11 dwelling units per
(74,240 square feet)
Density Bonus application (22 hotel rooms)

—

24 memory care beds
30 assisted living beds

Notes:
* Includes 100‐seat restaurant, 60‐seat rooftop bar, 2,000‐square‐foot lobby, meeting, and event space, and 2,400‐
square‐foot "Grange" building event space.
Source: Comstock Healdsburg LLC, 2019.

2.3.2 ‐ Residential Uses
Affordable/Workforce Housing
The proposed project includes approximately 80 housing units for families and the local workforce,
with units proposed to be affordable to lower income (below 80% of the area median income),
moderate income (between 80 percent and 120 percent of the area median income) and middle
income (up to 160 percent of the area median income) households. The proposed project would
include approximately 30 workforce housing units in one apartment complex, 45 moderate income
and middle income apartment units in a second building, and five live‐work units for middle income
households that would be located above the proposed retail uses. A total of 54 units would be
restricted to incomes levels at 120 percent of the area median income (AMI) or lower. The proposed
units would include a range of sizes, from 500 to 1,100 square feet, including studio, 1‐, 2‐ and 3‐
bedroom units.
The 30‐unit apartment complex would include approximately five 1‐bedroom units, nine 2‐bedroom
units, and 16 3‐bedroom units. The 45 apartments in the mixed‐use component would include
approximately 15 studio units, 16 1‐bedroom units, and 14 2‐bedroom units.

Attachment: Attachment 4 -Exhibit 14 -North Village Initial Study and EIR Addendum (2754 : North Village DA)

Scenario

A community room would be provided in the multi‐family housing community and would include a
kitchenette and space for activities and events. Other amenities such as a fitness room, lobby, mail
center and bicycle storage would also be provided. Laundry hook‐ups would be provided in each
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unit. Outdoor amenities would include a tot lot, barbeque and gathering area with tables and
benches, a community garden, and bike racks.

The proposed project includes a Senior Living Community with a base of 184 independent living
units, plus an additional 37 density bonus units for a total of 221 independent living units. To address
the needs of residents as they change over time, medical services consisting of approximately 30
assisted living beds and 24 memory care beds (not to exceed 54 total beds) are also included in the
facility. The Senior Living Community would include ancillary uses typical of similar senior
communities such as dining options, health/wellness/fitness facilities and programs, and learning
opportunities.
The Senior Living Community will be licensed by the State of California as a Residential Care Facility
for the Elderly (RCFE) and will serve individuals 62 years of age and older.
The Senior Living Community includes 10 units for residents whose income does not exceed 120
percent Area Median Income (AMI). Additionally, the community would provide 20 units at 50 percent
AMI, with those units restricted to workers and volunteers serving the Senior Living Community.
A Density Bonus Application has been filed as part of the proposed project for the Senior Living
Community. Thus, the total dwelling unit count for the proposed project (including
Affordable/Workforce units) is 301, which is 11 dwelling units above the 290‐unit base density
established in the NEAP.

Independent Living
‘Independent living unit’ is defined as a living unit in a continuing care retirement community that
includes a kitchen and is not used exclusively for assisted living services or nursing services.
Independent living is for seniors who are able to live on their own in an apartment or house with
minimal assistance but who want the conveniences of living within a community that provides
services and amenities for the aging. The services provided are aimed at minimizing seniors’ daily
responsibilities and would include landscaping, laundry and housekeeping services, dining,
transportation, security surveillance, and a variety of activities and wellness programs.

Assisted Living
‘Assisted living unit’ refers to the living area or unit within a continuing care retirement community
that is specifically designed to provide ongoing assisted living services. Assisted living provides
support for those who are capable of independent living with limited assistance for their daily living
activities. Assisted living services include but are not limited to assistance with personal activities of
daily living, including dressing, feeding, toileting, bathing, grooming, mobility, and associated tasks to
help maintain physical and psychosocial comfort. Assisted living is part of a continuum of long‐term
care services that provides a combination of housing, personal care services, and health care.
Assisted living offers a multi‐faceted residential setting that provides personal care services, 24‐hour
supervision and assistance, activities, and health‐related services designed to respond to individuals
who need assistance with normal daily activities in a way that promotes maximum independence.
12
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2.3.3 ‐ Commercial Uses
Hotel
The proposed project would include a 108‐room hotel to serve guests of the residents in the North
Village, as well as greater Healdsburg. The hotel has been designed to the agrarian and residential
scale that is identified in the NEAP. The hotel would also include a fitness facility and spa, restaurant,
rooftop bar, and meeting spaces. The restaurant and rooftop bar would be available to hotel guests
and the public. A number of fitness/spa memberships would be available to the public as well.
The restaurant would seat 60 guests indoors and 40 guests outdoors and would provide lunch and
dinner service. The rooftop bar would be a combination of indoor/outdoor space and would
accommodate 60 guests. In addition to culinary programming, a chef’s garden is proposed on the
property. It is envisioned that the garden will be used for the restaurants and would host culinary
education programming and tours for both guests and the public.
The hotel property also includes a special event space ("Grange"). This modern‐day barn‐like
structure would be available for public use and may be used for indoor and outdoor events.
The hotel and related uses are expected to have a total of 135 full‐ and part‐time employees that will
provide services with three assigned shifts. The largest shift would include up to 50 employees.

Retail
The proposed project would provide a retail mix of approximately 12,000 square feet of small‐scale
neighborhood commercial uses, which is within the NEAP’s allowance. These uses would be located
along a pedestrian promenade with a landscaped courtyard, fountain, and public art.
The Healdsburg 2030 General Plan prohibits certain commercial uses in the NEAP area. Specifically,
regional or community shopping centers, grocery or drugstore anchored neighborhood shopping
centers, home improvement or hardware stores, and automobile dealerships or service stations are
prohibited uses.

2.3.4 ‐ Building Coverage
The proposed project would develop a total of 667,386 square feet of floor area, which equates to a
47.6 percent floor area ratio (FAR) for the project site. Approximately 126,000 square feet of the
proposed project would be devoted to commercial/retail floor area, representing approximately 12.8
percent of the proposed development.

FirstCarbon Solutions
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Memory Care
Memory care provides a higher level of care with services similar to assisted living that also includes
activities and services related to cognitive decline.
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2.3.5 ‐ Circulation
The existing 70‐foot‐wide vehicular access easement to Healdsburg Avenue would be maintained
and improved for ingress and egress to the site. A gated Emergency Vehicle Access (EVA) would
provide a second point of emergency access to Healdsburg Avenue near the northeast corner of the
project site.

Pedestrians and Bicycles
The interior of the proposed project includes a pedestrian promenade that would provide pedestrian
connections to other uses and parking.
A perimeter trail (approximately 0.75 mile) is proposed along the outer edges of the proposed
project and would connect to the planned Montage Park on the east side of Healdsburg Avenue and
the Foss Creek trail system.

2.3.6 ‐ Parking
The proposed project would provide 648 off‐street spaces. Parking would be provided by use as
follows:





Multi‐family: 119 spaces
Senior housing: 289 spaces
Retail: 44 spaces
Hotel: 196 spaces

2.3.7 ‐ Utilities
Public utilities were extended to the project across the NCRA right‐of‐way through the 70‐foot public
access and utility easement in 2018 in conjunction with construction of the Public At‐Grade Rail
Crossing Project and the Healdsburg Avenue Improvement Project. The extended utilities include
City water, sewer, electrical conduit, and natural gas service encasement. Natural gas service would
be provided by Pacific Gas and Electric (PG&E). All utilities have been encased under the NCRA right‐
of‐way for ease of future maintenance and would be extended on‐site through a private street.

Storm Drainage
The proposed project would install a private drainage system. The drainage system would consist of
a combination of the existing drainage swale around the perimeter of the site and a piped storm
drain system that would collect stormwater from the paved surfaces on the site. All developed
drainage from the site will drain to the existing on‐site stormwater quality pond where it would be
detained to meet Sonoma County Stormwater Low Impact Design (LID) volume requirements. Each
developed parcel would be required to meet LID stormwater treatment requirements.

16
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Project Description

Water

Sewer
A 10‐inch diameter sewer main would be extended into the site from Healdsburg Avenue.

Electricity
Overhead electric lines on Healdsburg Avenue frontage would be undergrounded as part of the
project’s public improvements. Utility lines within the project site would also be installed
underground.

Natural Gas
Natural gas service for the site would come from the gas main in Healdsburg Avenue.

2.4 ‐ Discretionary Approvals
The proposed project requires the following discretionary approvals from the City of Healdsburg:





Master Conditional Use Permit
Density Bonus
Design Review
Conditional Use Permits for Senior Living Community, Mixed‐Use, and Hotel components

FirstCarbon Solutions
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Two 12‐inch diameter water mains would be extended into the site within the private street,
creating a looped water system that would allow for active water service during times of
maintenance.
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CEQA Checklist

The purpose of the checklist is to evaluate the categories in terms of any changed condition (e.g.,
changed circumstances, project changes, or new information of substantial importance) that may
result in a changed environmental result (e.g., a new significant impact or substantial increase in the
severity of a previously identified significant effect) (CEQA Guidelines § 15162).
The questions posed in the checklist come from Appendix G of the CEQA Guidelines and the NEAP
EIR. A “no” answer does not necessarily mean that there are no potential impacts relative to the
environmental category, but that there is no change in the condition or status of the impact since it
was analyzed and addressed with mitigation measures in the Final NEAP EIR. These environmental
categories might be answered with a “no” in the checklist, since the proposed project does not
introduce changes that would result in a modification to the conclusion of the previously approved
CEQA document.
This addendum addresses the conclusions of the NEAP EIR.

3.1 ‐ Explanation of Checklist Evaluation Categories
(1)

Conclusion in EIR and Related Documents
This column summarizes the conclusion of the EIR relative to the environmental issue listed
under each topic.

(2)

Do the Proposed Changes Involve New Impacts?
Pursuant to CEQA Guidelines Section 15162, subd. (a)(1), this column indicates whether the
changes represented by the proposed project will result in new significant environmental
impacts not previously identified or mitigated by the EIR or whether the changes will result
in a substantial increase in the severity of a previously identified significant impact.

(3)

New Circumstances Involving New Impacts?
Pursuant to CEQA Guidelines Section 15162, subd. (a)(2), this column indicates whether
there have been substantial changes with respect to the circumstances under which the
project is undertaken that will require major revisions to the EIR due to the involvement of
new significant environmental effects or a substantial increase in the severity of previously
identified significant effects.

(4)

New Information Requiring New Analysis or Verification?
Pursuant to CEQA Guidelines Section 15162, subd. (a)(3)(A‐D), this column indicates whether
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 EIR was adopted, shows any
of the following:

FirstCarbon Solutions
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(A) The project will have one or more significant effects not discussed in the previous EIR or
negative declaration;

(C) Mitigation measures or alternatives previously found not to be feasible would in fact be
feasible, and would substantially reduce one or more significant effects of the project,
but the project proponents decline to adopt the mitigation measure or alternative; or
(D) Mitigation measures or alternatives which are considerably different from those
analyzed in the previous EIR would substantially reduce one or more significant effects
on the environment, but the project proponents decline to adopt the mitigation
measure or alternative.
If the additional analysis completed as part of this environmental review were to find that
the conclusions of the EIR remain the same and no new significant impacts are identified, or
identified impacts are not found to be substantially more severe, or additional mitigation is
not necessary, then the question would be answered “no” and no additional environmental
document would be required.

(5)

Mitigation Measures Implemented or Address Impacts
Pursuant to CEQA Guidelines Section 15162, subd. (a)(3), this column indicates whether the
EIR provides mitigation measures to address effects in the related impact category. Any
previously adopted mitigation measures will be identified. The response will also address
proposed revisions to previously adopted mitigation measures. These mitigation measures
will be implemented with the construction of the project, as applicable. If “NA” is indicated,
the Final EIR has concluded that the impact either does not occur with this project or is not
significant, and therefore no additional mitigation measures are needed.

3.2 ‐ 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)

Mitigation Measures
Applicable mitigation measures from the EIR that apply to the project are listed under each
environmental category.

(3)

Attachment: Attachment 4 -Exhibit 14 -North Village Initial Study and EIR Addendum (2754 : North Village DA)

(B) Significant effects previously examined will be substantially more severe than shown in
the previous EIR;

Conclusions
A discussion of the conclusion relating to the analysis is contained in each section.
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Environmental Issue
Area

Conclusion in
NEAP EIR

CEQA Checklist

Do the Proposed
Changes Involve
New or More
Severe Impacts?

New
Circumstances New Information
Involving New or Requiring New
More Severe
Analysis or
Impacts?
Verification?

Mitigation
Measures
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I. Aesthetics, Light, and Glare
Except as provided in Public Resources Code Section 21099, would the project:
a) Have a substantial No impact.
adverse effect on
scenic
ridgelines
designated in the
Healdsburg General
Plan?

No.

No.

No.

None.

b) Substantially damage Less than
scenic
resources, significant
including, but not impact.
limited to, trees, rock
outcroppings,
and
historic building within
a State Scenic Highway
or a scenic highway
designated in the
Healdsburg General
Plan?

No.

No.

No.

None.

c) In non‐urbanized areas, Less than
substantially degrade significant
the existing visual impact.
character or quality of
public views of the site
and its surroundings?
(Public views are those
that are experienced
from publicly accessible
vantage point). If the
project is in an
urbanized area, would
the project conflict
with applicable zoning
and other regulations
governing
scenic
quality?

No.

No.

No.

None.

d) Create a new source Less than
of substantial light or significant
glare which would impact.
adversely affect day or
nighttime views in the
area?

No.

No.

No.

None.
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Discussion
Summary of the NEAP EIR

The NEAP EIR considered the plan area’s proximity and ability to cause visually obtrusive
development on scenic ridgelines designated in the Healdsburg 2030 General Plan. The 2030
General Plan requires visibility analysis for new development within 200 feet on either side of
the centerline of a designated scenic ridgeline. The plan area was determined to be farther
than 200 feet from a designated scenic ridgeline, and the NEAP EIR concluded that
implementation of the NEAP would not result in visually obtrusive development on a scenic
ridgeline designated in the Healdsburg 2030 General Plan. Therefore, no impact related to
scenic vistas of scenic ridgelines would occur.
North Village Project Analysis

The proposed project is within the boundaries of the NEAP area. The Healdsburg 2030 General
Plan Policy NR‐10 requires a visibility analysis for new development located within 200 feet on
either side of the centerline of major scenic ridgelines. The nearest designated scenic
ridgelines to the proposed project are the same as those analyzed in the NEAP EIR and are not
within 200 feet of the NEAP area or the proposed project. Therefore, implementation of the
proposed project would not introduce new scenic vista or scenic ridgeline impacts or create
more severe scenic vista or scenic ridgeline impacts than those analyzed in the NEAP EIR. No
additional analysis is required.
b)

Summary of the NEAP EIR

The NEAP EIR concluded that the potential for damage to scenic resources within the viewshed
of a State Scenic Highway or a scenic roadway designated by the Healdsburg 2030 General Plan
would be less than significant. There are no visible rock outcroppings or historic buildings
visible from designated State Scenic Highways or locally designated scenic roadways. There is
no State Scenic Highway adjacent to or near the plan area. There are locally designated scenic
roadways on the border of the plan area at U.S. 101 and Healdsburg Avenue that have views of
designated scenic ridgelines of the Mayacama Mountains. The NEAP EIR determined that
building height limitations of 50 feet would avoid obstruction of the views of these scenic
resources. Therefore, the NEAP EIR concluded impacts to the viewshed from designated State
Scenic Highways or locally designated highways were found to be less than significant.
North Village Project Analysis

The proposed project is on the border of the U.S. 101 corridor and Healdsburg Avenue, which
is locally designated as a scenic roadway by the Healdsburg 2030 General Plan. However, as
discussed in the NEAP EIR, the NEAP restricts building heights to a maximum of 50 feet, which
would regulate any potential obstruction of views. The project proposes a maximum building
height of 50 feet, which is consistent with what was evaluated and disclosed in the NEAP EIR.
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Additionally, there are no rock outcroppings or historic buildings near the proposed project
that are visible from Healdsburg Avenue or U.S. 101. Therefore, implementation of the
proposed project would not introduce new impacts to the viewshed from designated State
Scenic Highways or locally designated highways or create more severe aesthetic impacts than
those analyzed in the NEAP EIR. No additional analysis is required.
c)

Summary of the NEAP EIR

The NEAP EIR determined that implementation of the NEAP would produce new physical
development in the plan area that would be regulated by development standards that apply to
the physical aspects of development such as landscaping, natural topography, scale, orientation,
and building massing. The implementation of the NEAP would allow for a mix of multi‐family
residential and commercial uses within the plan area, however 40 percent of the plan area would
remain in its existing open space condition and building heights would be limited between 28‐50
feet depending on proximity to view corridors. The NEAP EIR concluded that development
standards would regulate development to ensure that visual character or quality of this plan area
or its surroundings would not be substantially degraded. Therefore, the NEAP EIR concluded that
impacts related to visual character and quality would be less than significant.
North Village Project Analysis

The proposed project includes residential and commercial uses. The proposed project would
produce up to 301 dwelling units, 11 dwelling units more than the 290 dwelling units evaluated
in the NEAP EIR. Additionally, the project proposes to develop approximately 125,760 square feet
of commercial use for hotel rooms and retail space, which is a reduction of 74,240 square feet
from the 200,000 square feet of commercial space evaluated and disclosed in the NEAP EIR.
The project site fronts on U.S. 101 and Healdsburg Avenue, which are locally designated as
scenic roadways. Consistent with the NEAP EIR, the proposed project would be subject to the
50‐foot maximum building height established in the NEAP. The proposed project includes
buildings of up to 50 feet that meet that standard. The NEAP further restricts development that
fronts Healdsburg Avenue to a maximum height of 35 feet. Consistent with the NEAP, the
proposed project includes development along Healdsburg Avenue with heights ranging
between 22‐35 feet. Development for the proposed project would follow NEAP design
standards that would protect and minimize the impacts related to visual character and quality.
Therefore, implementation of the proposed project would not introduce new impacts related
to visual character or quality or create more severe impacts related to visual character or
quality than those analyzed in the NEAP EIR. No additional analysis is required.
d)

Summary of the NEAP EIR

The NEAP EIR concluded that the plan would introduce new sources of nighttime lighting and
daytime glare. Nighttime lighting would be regulated through NEAP design standards and the
City of Healdsburg’s project‐level design review process to minimize light impacts. The NEAP
design standards to minimize nighttime light include compatibility with the rural context of the
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surrounding area, shielded internal lighting to prevent leakage off‐site or upward, limiting
streetlights to what is necessary for public safety, and a height limitation for light fixtures of 12‐
20 feet. Furthermore, the City would review development proposals for consistency with
design measures such as Healdsburg Municipal Code Section 20.24.015, which requires
outdoor lighting fixtures to be shielded or positioned to direct light downward to minimize
spillage onto adjacent properties. Daytime glare would be regulated through NEAP design
standards that require development to be constructed with non‐reflective materials like
composition shingle and flat concrete tiles, as well as the use of muted exterior building colors,
and the use of natural‐looking materials like brick, wood siding, and stone masonry. In
addition, the City would review project proposals and features for consistency with applicable
land use regulated and standard to minimize glare. Thus, the NEAP EIR concluded that sources
of nighttime light and daytime glare would be minimized to the maximum extent practical and
impacts would be less than significant.
North Village Project Analysis

The proposed project includes development with a maximum height of 50 feet, and would
utilize natural‐looking, non‐reflective exterior building materials, as directed by the NEAP
development standards.
The proposed project would produce new sources of nighttime lighting and daytime glare, and
would be regulated by the NEAP design standards for minimizing daytime glare and nighttime
light sources. The proposed project would be consistent with the NEAP design standards, and
would also be subject to the City’s design review process as analyzed in the NEAP EIR.
Therefore, implementation of the proposed project would not introduce new nighttime lighting
or daytime glare impacts or create more severe nighttime lighting or daytime glare impacts
than those analyzed in the NEAP EIR. No additional analysis is required.

Mitigation Measures
None.

Conclusion
The proposed project does not propose land use or zoning changes and would not change the type
or extent of development allowed under the NEAP and analyzed in the NEAP EIR. Development of
the proposed project would be in accordance with the densities, standards, and development
guidelines permitted under the NEAP and analyzed in the NEAP EIR. The proposed project does not
propose substantial visual changes beyond those analyzed in the NEAP EIR or require major revisions
to the NEAP EIR. Therefore, the proposed project would not involve new significant aesthetic
impacts or more severe aesthetic impacts than those previously identified and analyzed in the NEAP
EIR. No additional analysis is required.
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II. Agricultural and Forest Resources
Would the project:
a) Convert
Prime No impact.
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
non‐
agricultural use?

No.

No.

No.

None.

b) Conflict with existing No impact.
zoning for agricultural
use, or a Williamson
Act contract?

No.

No.

No.

None.

c) Conflict with existing No impact.
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))?

No.

No.

No.

None.

d) Result in the loss of No impact.
forest
land
or
conversion of forest
land to non‐forest
use?

No.

No.

No

None.

e) Involve other changes No impact.
in
the
existing
environment
which,
due to their location or
nature, could result in
conversion
of
Farmland, to non‐

No.

No.

No.

None.
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New or More
Severe Impacts?
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Involving New or Requiring New
More Severe
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Impacts?
Verification?

Mitigation
Measures

agricultural use or
conversion of forest
land to non‐forest use?

Discussion
a)

Summary of the NEAP EIR

The NEAP EIR determined that the California Department of Conservation Farmland Mapping
and Monitoring Program mapped the plan area as “Urban and Built‐Up,” which is a non‐
agricultural land use designation. Thus, the NEAP EIR concluded future development within the
plan area would not convert Prime Farmland, Unique Farmland, or Farmland of Statewide
Importance to non‐agriculture use and no impact would occur.
North Village Project Analysis

The proposed project includes residential and commercial land uses within the boundaries of
the NEAP area. Consistent with the NEAP EIR, the California Department of Conservation
Farmland Mapping and Monitoring Program maps the project as “Urban and Built Land,” which
is a non‐agricultural land use. As a result, the proposed project would not convert Prime
Farmland, Unique Farmland, or Farmland of Statewide Importance to non‐agriculture use.
Therefore, implementation of the proposed project would not introduce new impacts or create
more severe impacts related to the conversion of Prime Farmland, Unique Farmland, or
Farmland of Statewide Importance to non‐agricultural uses than those analyzed in the NEAP
EIR. No additional analysis is required.
b)

Summary of the NEAP EIR

The NEAP EIR identified that the parcels within the plan area were designated Mixed Use by
the Healdsburg 2030 General Plan, which is a non‐agricultural zoning designation and
considered not suitable or appropriate for primary agriculture activities. Moreover, the land
within the plan area is not in agricultural use, and therefore, not encumbered by the
Williamson Act. The NEAP EIR concluded these conditions inhibit the possibility of conflicts
with agricultural zoning or a Williamson Act contract and no impact would occur.
North Village Project Analysis
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The proposed project site would be within the boundaries of the NEAP area and proposes to
construct residential and commercial development consistent with what was analyzed in the
NEAP EIR. As assessed in the NEAP EIR, the project site is designated mixed use, which is a non‐
agricultural zoning designation, and is considered inappropriate and unsuitable for primary
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agricultural activities. Consistent with what was analyzed in the NEAP EIR, the land within the
project site is not in agricultural use and, as a result, not impeded by a Williamson Act contract.
These conditions prevent conflict with agriculture zoning or a Williamson Act contract.
Therefore, implementation of the proposed project would not introduce new impacts or create
more severe impacts related to conflict with zoning for agricultural use, or a Williamson Act
contract than those analyzed in the NEAP EIR. No additional analysis is required.
c)

Summary of the NEAP EIR

The NEAP EIR concluded that the plan area was designated Mixed Use, which is a non‐forest
designation, and does not contain forest or timberland. These conditions preclude the
possibility of conflicts with forest or timberland zoning. Therefore, the NEAP EIR concluded no
impact would occur.
North Village Project Analysis

The proposed project site is entirely within the NEAP area and is designated Mixed Use, which
is a non‐forest zoning designation, consistent with the NEAP EIR. Additionally, the project site
does not contain forest or timberland. The existing conditions prevent the possibility of
conflicts with forest or timberland. Therefore, implementation of the proposed project would
not introduce new impacts or create more severe impacts related to conflict with forest or
timberland zoning than those analyzed in the NEAP EIR. No additional analysis is required.
d)

Summary of the NEAP EIR

The NEAP EIR concluded the plan area did not contain any forestland, which precludes the
possibility of the loss of forestland, and no impact would occur.
North Village Project Analysis

The proposed project site does not contain any forestland. Consistent with the NEAP EIR, this
condition precludes the possibility of the loss of forestland. Therefore, implementation of the
proposed project would not introduce new impacts or create more severe impacts resulting in
the loss of forestland or conversion of forestland to non‐forest use than those analyzed in the
NEAP EIR. No additional analysis is required.
e)

Summary of the NEAP EIR

The NEAP EIR identified that the plan area does not contain, nor is located adjacent to,
forestland. Although various farmlands are adjacent to the plan area, the NEAP would not
result in the conversion of farmland to non‐agriculture use or conversion of forestland to non‐
forest use. Therefore, impacts would be less than significant.
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The proposed project site does not contain farmland or forestland and it is not located
adjacent to forested land. The project site is encompassed by the NEAP area and, as stated in
the NEAP EIR, an area to the northeast (across Healdsburg Avenue) and an area to the west
(across U.S. 101) are mapped by the California Department of Conservation Farmland Mapping
and Monitoring Program as farmlands. Although there are farmlands adjacent to the NEAP
area, the project would not result in the conversion of existing farmland to non‐agricultural use
or the conversion of forestland to non‐forest use. Therefore, implementation of the proposed
project would not introduce new impacts or create more severe impacts than those analyzed
in the NEAP EIR. No additional analysis is required.

Mitigation Measures
None.

Conclusion
The proposed project does not include land use or zoning changes and would not change the type or
extent of development allowed under the NEAP and analyzed in the NEAP EIR. Development of the
proposed project would be in accordance with the densities, standards, and development guidelines
permitted under the NEAP and analyzed in the NEAP EIR. The proposed project does not propose
substantial agricultural and forest resources changes beyond those analyzed in the NEAP EIR or
require major revisions to the NEAP EIR. Therefore, the proposed project would not involve new
significant agricultural and forest resources impacts or more severe agricultural and forest resource
impacts than those previously identified and analyzed in the NEAP EIR. No additional analysis is
required.
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Conclusion in
NEAP EIR

Do the Proposed
Changes Involve
New or More
Severe Impacts?

New
Circumstances New Information
Involving New or Requiring New
More Severe
Analysis or
Impacts?
Verification?

Mitigation
Measures

III. Air Quality
Where available, the significance criteria established by the applicable air quality management district or
air pollution control district may be relied upon to make the following determinations.
Would the project:
a) Conflict
with
or No impact.
obstruct
implementation of the
applicable air quality
plan?

No.

No.

No.

None.

b) Result
in
a Less than
cumulatively
significant.
considerable
net
increase of any criteria
pollutant for which
the project region is
non‐attainment under
an applicable federal
or State ambient air
quality standard?

No.

No.

No.

None.

c) Expose
sensitive
receptors
to
substantial pollutant
concentrations?

Less than
significant
with
mitigation.

No.

No.

No.

MM AIR‐3
and MM
HAZ‐1

d) Result
in
other No impact.
emissions (such as
those leading to odors
or) adversely affecting
a substantial number
of people?

No.

No.

No.

None.

Discussion
Air quality impacts associated with the proposed project would be consistent with those identified in
the NEAP EIR analysis. The NEAP EIR analysis identified one potential significant impact related to
the above environmental issues from the standard environmental checklist categories provided in
Appendix G of the CEQA Guidelines. As described below, impacts related to air quality would not
substantially change as a result of the proposed revisions.
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Initial Study/Addendum

Summary of the NEAP EIR

North Village Project Analysis

The proposed project is on the same site as the project previously analyzed in the NEAP EIR. As
the proposed project would also fall within the jurisdiction of the Northern Sonoma County
APCD, no impacts would occur with regard to potential conflicts with an applicable air quality
plan. Therefore, the proposed project would not introduce new environmental impacts or
create more severe environmental impacts than those analyzed in the NEAP EIR. No additional
analysis is required.
b)

Summary of NEAP EIR

As mentioned in the NEAP EIR, the portion of the North Coast Air Basin within the Northern
Sonoma County APCD’s jurisdiction is an attainment area for all federal and State standards for
criteria pollutants. Therefore, the project assessed whether it would result in a cumulatively
considerable net increase in air quality impacts by determining whether regional emissions
would exceed the appropriate Bay Area Air Quality Management District (BAAQMD) regional
thresholds of significance by project level. The NEAP EIR analysis determined that construction
emissions would not exceed the BAAQMD’s thresholds of significance and would result in less
than significant impacts. Future development within the NEAP EIR would be required to
implement Best Management Practices (BMPs) per the Healdsburg 2030 General Plan Policy
NR‐28 in order to reduce construction‐related fugitive dust emissions. The NEAP EIR analysis
also determined that operational emissions would not exceed the BAAQMD’s thresholds of
significance and would result in a less than significant impact. The NEAP EIR concluded that,
considering this information, the project would not result in cumulative impacts related to
criteria pollutants and ozone precursors and this impact would be less than significant.
North Village Project Analysis

The proposed project is on the same site as the project previously analyzed in the NEAP EIR
and contemplates similar uses. In addition, the overall footprint of the proposed project is
similar to the previously approved project. The project is being constructed at a later date than
what was assumed in the NEAP EIR. The construction schedule used in the NEAP EIR represents
a worst‐case analysis scenario for the proposed project because improvements in technology
and more stringent regulatory requirements would result in lower emission factors for
construction equipment as the construction/analysis year becomes further into the future.
Therefore, construction impacts associated with the proposed project would be similar or less
than the NEAP EIR construction analysis. As noted in the NEAP EIR, future development, such
as the proposed project, would implement BMPs of the Healdsburg 2030 General Plan Policy

30

Attachment: Attachment 4 -Exhibit 14 -North Village Initial Study and EIR Addendum (2754 : North Village DA)

As discussed in the Initial Study for the NEAP EIR, the Northern Sonoma County Air Pollution
Control District (APCD) is not required to prepare or implement an air quality plan. Therefore,
no impacts would occur with regard to potential conflicts with an applicable air quality plan.
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NR‐28 to reduce fugitive dust. The proposed project would not result in construction‐related
cumulative impacts.

Table 2: Daily Operational Emissions Comparison (NEAP EIR vs. Proposed Project)
Pounds per Day
Emissions Source

ROG

NOX

PM10

PM2.5

Area

19.71

2.92

0.35

0.35

Energy

0.28

2.49

0.19

0.19

Mobile

10.62

48.28

25.52

7.06

Total Operational
Emissions

30.60

53.69

26.05

7.60

Area

13.97

3.58

0.42

0.42

Energy

0.25

2.22

0.17

0.17

Mobile

6.19

28.33

15.12

4.18

Total Operational
Emissions

20.41

34.13

15.71

4.78

Net Change

‐10.19

‐19.56

‐10.34

‐2.82

Thresholds of
Significance

54

54

82

54

Exceeds Significance
Threshold?

No

No

No

No

NEAP EIR

Proposed Project

Notes:
ROG = reactive organic gases; NOX = oxides of nitrogen
PM10 = particulate matter 10 microns or less in diameter
PM2.5 = particulate matter 2.5 microns or less in diameter
The highest emissions occur during the summer modeling run for ROG. The highest emissions occur during the winter
modeling run for NOX, PM10, and PM2.5.
Calculations use unrounded totals.
Source: CalEEMod Output (see Appendix A).
Source of Thresholds: BAAQMD 2017.

As shown above in Table 2, the proposed project would result in lower emissions of each
criteria air pollutant than the previous NEAP EIR and would individually not exceed the
applicable BAAQMD Thresholds of Significance. Therefore, the operational cumulative impact
related to criteria pollutants and ambient air quality would be less than significant. The
proposed project would not introduce new environmental impacts or create more severe
environmental impacts than those analyzed in the NEAP EIR. No additional analysis is required.
FirstCarbon Solutions
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Project operational emissions are compared to the emissions analyzed in the project previously
analyzed in the NEAP EIR below.
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Summary of NEAP EIR

Construction impacts related to fugitive dust would be less than significant on the basis that
future development would implement BMPs per Healdsburg 2030 General Plan Policy NR‐28 to
reduce fugitive dust emissions. The NEAP EIR identified a potentially significant impact related
to asbestos and health risks and hazards during construction. The NEAP EIR concluded that,
with implementation of MM HAZ‐1, the plan would not expose sensitive receptors to
substantial concentrations of asbestos. The NEAP EIR also recommends implementation of
Mitigation Measure (MM) AIR‐3 to reduce cancer risk and hazards impacts to less than
significant levels.
The NEAP EIR concluded that ongoing operation of the plan would not result in impacts
contributing to a carbon monoxide hotspot. The plan would locate new sensitive receptors that
could be subject to existing sources of toxic air contaminant (TACs) in the plan area. Impacts
from existing sources of TAC emissions on sensitive receptors on the plan area are not subject
to CEQA and no further discussion is necessary. Based on the analysis, the NEAP EIR concluded
that long‐term operation impacts associated with exposure of sensitive receptors to substantial
pollutant concentrations would be less than significant.
North Village Project Analysis

The proposed project is on the same site as the project previously analyzed in the NEAP and
contemplates similar land uses. The overall footprint of the proposed project is similar to the
previously analyzed project. As mentioned in Impact III(b) of this Addendum, construction
impacts of the proposed project would be similar or less than the analysis presented in the
NEAP EIR. The general location is not expected to change compared to those proposed in NEAP
EIR and emissions are less than what was analyzed in the NEAP EIR. It follows that the fugitive
dust‐related construction impacts would be less than significant, with implementation of the
BMPs in the Healdsburg 2030 General Plan Policy NR‐28. Implementation of MM HAZ‐1 would
reduce construction impacts related to asbestos. Implementation of MM AIR‐3 would reduce
construction impacts to cancer risk and hazards. Similar to the NEAP EIR, project long‐term
operational impacts associated with exposure of sensitive receptors to substantial pollutant
concentrations would be less than significant. Therefore, the proposed project would not
introduce new environmental impacts or create more severe environmental impacts than
those analyzed in the NEAP EIR. No additional analysis is required.
d)

Summary of NEAP EIR

The Initial Study of the NEAP EIR concluded that the project would not create objectionable
odors affecting a substantial number of people. No impacts would occur.
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The NEAP EIR assessed whether the project would result in construction or operation‐period
impacts to sensitive receptors.
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The proposed project is on the same site as the project previously analyzed in the NEAP EIR
and contemplates the same land uses and the overall footprint of the proposed project is
similar to the previously approved project. As such, the proposed project would not create
objectionable odors affecting a substantial number of people. No impacts would occur.

Mitigation Measures
MM HAZ‐1

The following requirement shall be imposed as a condition of approval prior to all
development within the plan area: The Comstock property developer shall prepare a
dust control plan that specifies measures to reduce fugitive dust emissions during
construction. The developer shall also prepare an asbestos dust mitigation plan to
be submitted to and approved by BAAQMD, in accordance with 17 CCR Section
93105 and 8 CCR Section 1529.

MM AIR‐3

Prepare Construction Health Risk Assessment
Prior to occupancy of any residential components of the proposed plan that would
occur while construction within or near the plan area is still underway, the applicant
shall retain a qualified air quality consultant to prepare a construction health risk
assessment (HRA) in accordance with the ARB and the Office of Environmental Health
and Hazard Assessment requirements to determine the exposure of plan area residents
to TACs. The HRA shall be submitted to the Planning Division for review and approval. If
the HRA concludes that the air quality risks from ongoing or future construction
activities would result in health risks for on‐site receptors that are above BAAQMD
recommended thresholds and in place at the time of the analysis (see Section.3 of the
2017 BAAQMD CEQA Guidelines), then additional measures, such as the requirement
for construction equipment to meet certain tier engine standards for off‐road
equipment, shall be required for all subsequent phases of construction. Alternatively,
this mitigation measure can be satisfied by delaying occupancy of any on‐site
residential components until construction of the entirety of the plan area is complete.

Conclusion
The proposed project does not propose land use or zoning changes and would not change the type
or extent of development allowed under the NEAP and analyzed in the NEAP EIR. Applicable
mitigation measures previously identified in the NEAP EIR will be required as set forth in the MMRP
and no considerably different mitigation measures that may substantially reduce impacts have been
identified or rejected. Development of the proposed project would be in accordance with the
densities, standards, and development guidelines permitted under the NEAP and analyzed in the
NEAP EIR. The proposed project does not propose substantial air quality changes beyond those
analyzed in the NEAP EIR or require major revisions to the NEAP EIR. Therefore, the proposed project
would not involve new significant or more severe air quality impacts than those previously identified
and analyzed in the NEAP EIR. No additional analysis is required.
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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 Game or
U.S. Fish and Wildlife
Service?

Less than
significant
impact with
mitigation
incorporated.

No.

No.

No.

MM BIO‐1

b) Have a substantial Less than
adverse effect on any significant
riparian habitat or impact.
other sensitive natural
community identified
in local or regional
plans, policies, and
regulations or by the
California Department
of Fish and Game or
U.S. Fish and Wildlife
Service?

No.

No.

No.

None.

c) Have a substantial
adverse effect on state
or federally protected
wetlands (including,
but not limited to,
marsh, vernal pool,
coastal, etc.) through
direct removal, filling,
hydrological
interruption, or other
means?

No.

No.

No.

MM BIO‐2

No.

No.

No.

None.

Less than
significant
impact with
mitigation
incorporated.

d) Interfere substantially Less than
with the movement of significant
any native resident or impact.
migratory
fish
or
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Conclusion in
NEAP EIR

Do the Proposed
Changes Involve
New or More
Severe Impacts?

New
Circumstances New Information
Involving New or Requiring New
More Severe
Analysis or
Impacts?
Verification?

Mitigation
Measures

wildlife species or with
established
native
resident or migratory
wildlife corridors, or
impede the use of
wildlife nursery sites?
e) Conflict with any local Less than
policies or ordinances significant
protecting biological impact.
resources, such as a
tree
preservation
policy or ordinance?

No.

No.

No.

None.

f) 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.

None.

Discussion
a)

Summary of the NEAP EIR

As part of the NEAP EIR, a special‐status wildlife habitat assessment report was prepared for
the plan area in support of the 2004 regrading Initial Study. The report determined that most
of the special‐status species that inhabit the region are not expected in the plan area because
of extensive habitat modification and fragmentation, high levels of human activity, and a lack
of recent local recorded sightings. The NEAP EIR determined that intact habitats to the north
and south could support special‐status species, and that MM BIO‐1 would reduce any potential
impacts to a less than significant level.
North Village Project Analysis

The proposed project includes uses anticipated under the NEAP EIR and consistent with the
Healdsburg 2030 General Plan and zoning designations. The proposed project would be within
the same building envelope as analyzed in the NEAP EIR and would not disturb land outside of
areas already considered for potential development. In addition, the proposed project would
still be required to implement MM BIO‐1, which requires pre‐construction surveys and

FirstCarbon Solutions

Attachment: Attachment 4 -Exhibit 14 -North Village Initial Study and EIR Addendum (2754 : North Village DA)

Environmental Issue
Area

CEQA Checklist

35

Packet Pg. 2108

7.A.s
CEQA Checklist

City of Healdsburg—North Village Project
Initial Study/Addendum

b)

Summary of the NEAP EIR

The NEAP EIR determined that implementation of federal, State, and local regulations and
General Plan policies that are designed to protect riparian (Policy PS‐D‐2; Policy NR‐B‐1; Policy
NR‐B‐3; and Policy NR‐C‐6), oak woodland (Policy LU‐C‐2; Policy NR‐B‐2; Policy NR‐B‐3; Policy
NR‐C‐6; and Policy CD‐A‐7), wetlands (Policy NR‐C‐6), and other sensitive habitats (Policy LU‐C‐
2; Policy NR‐B‐1; Policy NR‐B‐3; Policy NR‐B‐5; Policy NR‐C‐4; and Policy NR‐C‐6) would ensure
that impacts related to these habitats or other sensitive communities are less than significant.
North Village Project Analysis

The proposed project would develop the same types of uses as anticipated in the NEAP EIR and
buildout of the proposed project would occur within the same project boundaries as evaluated
in the NEAP EIR. Similar to the NEAP EIR, impacts associated with riparian habitat or other
sensitive natural communities would be reduced with implementation of federal, State, and
local regulations. In addition, the proposed project would be subject to a master conditional
use permit and design review, which includes a review for compliance with the NEAP and the
Healdsburg 2030 General Plan policies referenced previously. Therefore, implementation of the
proposed project would not introduce new riparian habitat or other sensitive natural
community impacts or create more severe impacts than those analyzed in the NEAP EIR. No
additional analysis is required.
c)

Summary of the NEAP EIR

The NEAP EIR determined that construction activities could potentially result in a substantial
adverse effect on federal‐ and State‐protected wetlands as defined by Section 404 of the Clean
Water Act through direct removal, filling, hydrological interruption, or other means. However,
the NEAP concluded that implementation of MM BIO‐2 would reduce impacts to wetlands to a
less than significant level.
North Village Project Analysis

The proposed project would develop the same types of uses as anticipated in the NEAP EIR and
buildout of the proposed project would occur within the same project boundaries as evaluated
in the NEAP EIR. As required in the MMRP for the NEAP EIR, the project would still implement
MM BIO‐2 in order to further reduce potential impacts to wetlands by conducting a wetland
delineation of waters of United States and completing on‐site mitigation and monitoring as
needed. Therefore, implementation of the proposed project would not introduce new
wetlands impacts or create more severe impacts than those analyzed in the NEAP EIR. No
additional analysis is required.
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protection of any active nests in order to further reduce potential impacts to migratory birds
and nesting raptors. Therefore, implementation of the proposed project would not introduce
new special‐status species impacts or create more severe special‐status specie impacts than
those analyzed in the NEAP EIR. No additional analysis is required.
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Summary of the NEAP EIR

The NEAP EIR determined that the project site was previously graded, does not contain
spawning habitat, and does not include native wildlife nursery sites or migratory wildlife
corridors. The NEAP EIR concluded that conformance with federal, State, and Healdsburg 2030
General Plan policies that protect biological resources (Policy PS‐D‐2; Policy NR‐2; Policy S‐C‐3)
would reduce potential impacts to a less than significant level.
North Village Project Analysis

The proposed project would develop the same types of uses as anticipated in the NEAP EIR and
buildout of the proposed project would occur within the same project boundaries as evaluated
in the NEAP EIR. As a result, the project site does not contain spawning habitat or habitat
quality that would support a native resident corridor, migratory wildlife corridor, or wildlife
nursery site. Therefore, implementation of the proposed project would not introduce new
wildlife corridor, migratory fish and wildlife, or native wildlife nursery site impacts or create
more severe impacts than those analyzed in the NEAP EIR. No additional analysis is required.
e)

Summary of the NEAP EIR

The NEAP EIR determined that the site had been previously graded and does not contain
heritage trees or any types of habitat identified as biologically unique and of limited
distribution, such as serpentine chaparral, serpentine grassland, or native grassland. As a
result, the NEAP EIR concluded that impacts would be less than significant.
North Village Project Analysis

The proposed project would develop the same types of uses as anticipated in the NEAP EIR and
buildout of the proposed project would occur within the same project boundaries as evaluated
in the NEAP EIR. Although the project does not propose to remove trees, any tree removal
would be required to comply with the applicable provisions of the Municipal Code, similar to
the NEAP. Therefore, implementation of the proposed project would not introduce new
impacts related to heritage tree or conflicts with local policies protecting biological resources
impacts or create more severe impacts than those analyzed in the NEAP EIR. No additional
analysis is required.
f)

Summary of the NEAP EIR

The NEAP EIR determined that the plan area is not located in an area covered by an adopted
habitat conservation plan. As a result, the NEAP EIR concluded that no impacts would occur.
North Village Project Analysis
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The proposed project would develop the same types of uses as anticipated in the NEAP EIR and
buildout of the proposed project would occur within the same project boundaries as evaluated in
the NEAP EIR. As a result, the proposed project would not be located in an area covered by an
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Mitigation Measures
MM BIO‐1

Migratory Birds and Nesting Raptors
The following requirement shall be imposed as a condition of approval on all
development within the proposed plan area: A pre‐construction survey of the site
shall be required in order to ensure that nesting raptors, loggerhead shrikes, and
other nesting special‐status birds are not nesting during project construction.
Specifically, these measures shall include:
 If construction is proposed during the breeding/nesting season for local avian

species (typically February 15 through August 31), a focused survey for active
nests of migratory birds within and in the vicinity of the project plan shall be
conducted by a qualified biologist. Two surveys will be conducted, at least one (1)
week apart, with the second survey occurring no more than two (2) days prior to
tree removal. If no active nests are found, tree removal or construction activities
may proceed.
 If an active nest is located during pre‐construction surveys, the United States Fish
and Wildlife Service (USFWS) and/or the California Department of Fish and
Wildlife (CDFW), as appropriate, shall be notified regarding the status of the nest.
Furthermore, construction activities shall be restricted to avoid disturbance of the
nest until it is abandoned or the biologist deems disturbance potential to be
minimal. Restrictions may include establishment of exclusion zones or alteration
of the construction schedule.
MM BIO‐2

Federally Protected Wetlands
Prior to any specific project development approval or grading that may fill or
otherwise encroach into potentially jurisdictional waters of the U.S., the project
proponent shall conduct a delineation of waters of the U.S. to determine the extent
of USACE, RWQCB, and CDFW potentially jurisdictional features that would be
potentially impacted on‐site. Any encroachment or fill in these USACE, RWQCB
and/or CDFW jurisdictional areas shall not occur unless a Section 404/Section 401
permit or Waste Discharge Requirement and/or Streambed Alteration Agreement,
respectively, are acquired and the project proponent replaces the lost value of the
jurisdictional area to the satisfaction of the resources agencies issuing the permits to
ensure a no‐net loss. If proposed development will encroach upon or fill any
jurisdictional wetland areas, the applicant shall do the following:
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adopted habitat conservation plan. Therefore, implementation of the proposed project would
not introduce new impacts associated with an adopted habitat conservation plan, natural
community conservation plan, or other habitat conservation plan or create more severe impacts
than those analyzed in the NEAP EIR. No additional analysis is required.
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of the wetland delineation by the USACE. Any wetlands that would be lost or
disturbed shall be replaced or rehabilitated on a “no net loss” basis in accordance
with the USACE mitigation guidelines. On‐site creation of wetland habitat may be
preferred to off‐site mitigation. Habitat restoration, rehabilitation, and/or
replacement shall be at a location and by methods agreeable to the USACE;
 Obtain a Section 401 water quality waiver of certification from the Regional Water
Quality Control Board (RWQCB); and
 Obtain a Streambed Alteration Agreement with the CDFW.
If encroachment upon or fill of wetlands is proposed, as a condition of approval for
all future development within the plan area, a mitigation plan shall be implemented
that includes at least one of the following:
 Completion of an on‐site Mitigation and Monitoring Plan that includes on‐site

creation/preservation of the wetlands and/or;
 Credits may be obtained at an approved mitigation bank.

Conclusion
The proposed project does not include land use or zoning changes and would not change the type or
extent of development allowed under the NEAP and analyzed in the NEAP EIR. Applicable mitigation
measures previously identified in the NEAP EIR will be required as set forth in the MMRP and no
considerably different mitigation measures that may substantially reduce impacts have been
identified or rejected. Development of the proposed project would be in accordance with the
densities, standards, and development guidelines permitted under the NEAP and analyzed in the
NEAP EIR. The proposed project does not propose substantial biological resource changes beyond
those analyzed in the NEAP EIR or require major revisions to the NEAP EIR. Therefore, the proposed
project would not involve new or more severe biological resource impacts than those previously
identified and analyzed in the NEAP EIR. No additional analysis is required.
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 Apply for a Section 404 permit from the USACE concurrently or after verification
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V.

Conclusion in
NEAP EIR
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New or More
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New
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Involving New or Requiring New
More Severe
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Impacts?
Verification?

Mitigation
Measures

Cultural and Tribal Cultural Resources
Would the project:

a) Cause a substantial
adverse change in the
significance
of
a
historical resource as
pursuant to Section
15064.5?

Less than
significant
impact with
mitigation
incorporated.

No.

No.

No.

MM CUL‐1

b) Cause a substantial
adverse change in the
significance of an
archaeological
resource pursuant to
Section 15064.5?

Less than
significant
impact with
mitigation
incorporated.

No.

No.

No.

MM CUL‐1

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

Less than
significant
impact with
mitigation
incorporated.

No.

No.

No.

MM CUL‐3

Would the project cause a substantial adverse change in the significance of a tribal cultural resource,
defined in Public Resources Code Section 21074 as either a site, feature, place, cultural landscape that is
geographically defined in terms of the size and scope of the landscape, sacred place, or object with
cultural value to a California Native American tribe, and that is:
d) Listed or eligible for
listing in the California
Register of Historical
Resources, or in a local
register of historical
resources as defined
in Public Resources
Code
Section
5020.1(k), or

Less than
significant
impact with
mitigation
incorporated.

e) A
resource No impact.
determined by the
lead agency, in its
discretion
and
supported
by
substantial evidence,
to
be
significant
pursuant to criteria set
forth in subdivision (c)
of Public Resources
Code Section 5024.1.
In applying the criteria
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Conclusion in
NEAP EIR

Do the Proposed
Changes Involve
New or More
Severe Impacts?

New
Circumstances New Information
Involving New or Requiring New
More Severe
Analysis or
Impacts?
Verification?

Mitigation
Measures

set forth in subdivision
(c) of Public Resource
Code Section 5024.1,
the lead agency shall
consider
the
significance of the
resource
to
a
California
Native
American tribe.

Discussion
Cultural Resources
a)

Summary of the NEAP EIR

As described in the Initial Study prepared for the NEAP EIR, a cultural resources survey was
conducted for the plan area in 2002, which consisted of archival research and a pedestrian
survey of the plan area, both of which failed to identify any historic cultural resources within
the plan area. An updated records search was requested from the Northwest Information
Center (NWIC) on April 4, 2018. The records search determined that eight recorded historic
cultural resources are within 0.5 mile of the project site but all resources are located outside
the project boundaries. The NEAP EIR concluded that subsurface construction could damage or
destroy undiscovered historic cultural resources but implementation of MM CUL‐1 would
reduce impacts to a less than significant level.
North Village Project Analysis

The proposed project would be within the same building envelope as analyzed in the NEAP EIR
and would not disturb land outside of areas already considered for potential development. As
a result, the project site would not impact known historical resources and implementation of
the same MM CUL‐1 would ensure any potential impacts to undiscovered historic resources
would be less than significant. Therefore, implementation of the proposed project would not
introduce new historical resource impacts or create more severe historical resources impacts
than those analyzed in the NEAP EIR. No additional analysis is required.
b)

Summary of the NEAP EIR
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As described in the Initial Study prepared for the NEAP EIR, a cultural resources survey was
conducted for the plan area in 2002, which consisted of archival research and a pedestrian
survey of the plan area, both of which failed to identify any archeological cultural resources
within the plan area. An updated records search was requested from the NWIC on April 4,
FirstCarbon Solutions
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2018. The records search determined that eight recorded archeological cultural resources are
within 0.5 mile of the project site but all resources are located outside the project boundaries.
The NEAP EIR concluded that subsurface construction could damage or destroy undiscovered
archeological cultural resources but implementation of MM CUL‐1 would reduce impacts to a
less than significant level.
North Village Project Analysis

The proposed project would be within the same building envelope as analyzed in the NEAP EIR
and would not disturb land outside of areas already considered for potential development. As
a result, the project site would not impact known archeological resources and implementation
of the same MM CUL‐1 would ensure any potential impacts to undiscovered archeological
resources would be less than significant. Therefore, implementation of the proposed project
would not introduce new archeological resource impacts or create more severe archeological
resource impacts than those analyzed in the NEAP EIR. No additional analysis is required.
c)

Summary of the NEAP EIR

The NEAP EIR determined that no human remains or cemeteries are known to exist within or
near the plan area but subsurface construction activity could uncover previously undiscovered
human remains. As a result, the NEAP EIR concluded that implementation of MM CUL‐3 would
ensure that impacts would be less than significant.
North Village Project Analysis

The proposed project would be within the same building envelope as analyzed in the NEAP EIR
and would not disturb land outside of areas already considered for potential development. As
a result, the project site would not impact known human remains or cemeteries and
implementation of the same MM CUL‐3 would ensure any potential impacts to undiscovered
human remains and cemeteries would be less than significant. Therefore, implementation of
the proposed project would not introduce new impacts or create more severe human remains
or cemeteries impacts than those analyzed in the NEAP EIR. No additional analysis is required.

Tribal Cultural Resources
d)

Summary of the NEAP EIR

As part of the NEAP EIR, FirstCarbon Solutions (FCS) staff conducted a review of the California
Register of Historical Resources, local registers of historic resources, and a records search
conducted at the NWIC, which failed to identify any listed Tribal Cultural Resources (TCRs) that
may be adversely affected by the implementation of the NEAP. However, the NEAP EIR
determined that potentially unknown TCRs could be uncovered during subsurface construction
activity. The NEAP EIR concluded that implementation of MM CUL‐1 and MM CUL‐3 would
reduce any potential impacts to undiscovered TCRs to a less than significant level.
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The proposed project would be within the same building envelope as analyzed in the NEAP EIR
and would not disturb land outside of areas already considered for potential development. As
a result, the project site would not impact known TCRs and implementation of the same MM
CUL‐1 and MM CUL‐3 would ensure any potential impacts to undiscovered TCRs would be less
than significant. Therefore, implementation of the proposed project would not introduce new
impacts or create more severe TCR impacts than those analyzed in the NEAP EIR. No additional
analysis is required.
e)

Summary of the NEAP EIR

As part of the NEAP EIR, tribal consultation efforts were conducted by the City of Healdsburg
pursuant to Assembly Bill 52 (AB 52), which failed to identify significant TCRs meeting the
criteria set forth in subdivision (c) of Public Resources Code Section 5024.1. The NEAP EIR
concluded that no impact would occur.
North Village Project Analysis

The proposed project would be within the same building envelope as analyzed in the NEAP EIR
and would not disturb land outside of areas already considered for potential development. As
a result, the project site would not impact known TCRs and no impact would occur. Therefore,
implementation of the proposed project would not introduce new impacts or create more
severe TCR impacts than those analyzed in the NEAP EIR. No additional analysis is required.

Mitigation Measures
MM CUL‐1

FirstCarbon Solutions

The following requirement shall be imposed as a condition of approval on all future
development within the plan area: In the event a potentially significant cultural
resource is encountered during subsurface earthwork activities, all construction
activities within a 100‐foot radius of the find shall cease and workers should avoid
altering the materials until a qualified archaeologist who meets the Secretary of
Interior’s Professional Qualification Standards for archaeology has evaluated the
situation. The applicant shall include a standard inadvertent discovery clause in
every construction contract to inform contractors of this requirement. Any
previously undiscovered resources found during construction activities shall be
recorded on appropriate Department of Parks and Recreation (DPR) forms and
evaluated for significance in terms of CEQA criteria by a qualified archaeologist.
Potentially significant cultural resources consist of but are not limited to stone,
bone, glass, ceramics, fossils, wood, or shell artifacts, or features including hearths,
structural remains, or historic dumpsites. If the resource is determined to be
significant under CEQA, the qualified archaeologist shall prepare and implement a
research design and archaeological data recovery plan that will capture those
categories of data for which the site is significant in accordance with Section 15064.5
of the CEQA Guidelines. The archaeologist shall also perform appropriate technical
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analyses, prepare a comprehensive report complete with methods, results, and
recommendations, and provide for the permanent curation or repatriation of the
recovered resources in cooperation with the designated Most Likely Descendant
(MLD) as needed. The report shall be submitted to the City of Healdsburg, the
Northwest Information Center, and the State Historic Preservation Office (SHPO), if
required. The plan shall be approved by the City of Healdsburg for review and
approval prior to implementation, and the applicant shall adhere to the
recommendations in the plan.
MM CUL‐3

The following requirement shall be imposed as a condition of approval on all future
development within the plan area: In the event of the accidental discovery or
recognition of any human remains, CEQA Guidelines Section 15064.5; Health and
Safety Code Section 7050.5; Public Resources Code Section 5097.94 and Section
5097.98 must be followed. If during the course of project development there is
accidental discovery or recognition of any human remains, the following steps shall
be taken:
1. There shall be no further excavation or disturbance within 100 feet of the remains
until the County Coroner is contacted to determine if the remains are Native
American and if an investigation of the cause of death is required. If the coroner
determines the remains to be Native American, the coroner shall contact the
Native American Heritage Commission (NAHC) within 24 hours, and the NAHC shall
identify the person or persons it believes to be the most likely descendant (MLD) of
the deceased Native American. The MLD may make recommendations to the
landowner or the person responsible for the excavation work within 48 hours, for
means of treating or disposing of, with appropriate dignity, the human remains and
any associated grave goods as provided in PRC Section 5097.98.
2. Where the following conditions occur, the landowner or his or her authorized
representative shall rebury the Native American human remains and associated
grave goods with appropriate dignity either in accordance with the
recommendations of the most likely descendant or within the plan area in a
location not subject to further subsurface disturbance:
 The NAHC is unable to identify a most likely descendent or the most likely
descendent failed to make a recommendation within 48 hours after being
notified by the commission.
 The descendant identified fails to make a recommendation.
 The landowner or his authorized representative rejects the recommendation of
the descendant, and mediation by the NAHC fails to provide measures
acceptable to the landowner.
Additionally, California Public Resources Code Section 15064.5 requires the following
relative to Native American Remains:
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Native American remains within a project, a lead agency shall work with the
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appropriate Native Americans as identified by the Native American Heritage
Commission as provided in Public Resources Code Section 5097.98. The applicant
may develop a plan for treating or disposing of, with appropriate dignity, the human
remains and any items associated with Native American Burials with the
appropriate Native Americans as identified by the Native American Heritage
Commission.

Conclusion
The proposed project does not include land use or zoning changes and would not change the type or
extent of development allowed under the NEAP and analyzed in the NEAP EIR. Applicable mitigation
measures previously identified in the NEAP EIR will be required as set forth in the MMRP and no
considerably different mitigation measures that may substantially reduce impacts have been
identified or rejected. Development of the proposed project would be in accordance with the
densities, standards, and development guidelines permitted under the NEAP and analyzed in the
NEAP EIR. The proposed project does not propose substantial cultural or tribal cultural resource
changes beyond those analyzed in the NEAP EIR or require major revisions to the NEAP EIR.
Therefore, the proposed project would not involve new significant or more severe cultural or tribal
cultural resource impacts than those previously identified and analyzed in the NEAP EIR. No
additional analysis is required.
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Conclusion in
NEAP EIR

Do the Proposed
Changes Involve
New or More
Severe Impacts?

New
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Involving New or Requiring New
More Severe
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Impacts?
Verification?

Mitigation
Measures

VI. Energy
Would the project:
a) Result in potentially Less than
significant
significant.
environmental impact
due
to
wasteful,
inefficient,
or
unnecessary
consumption
of
energy
resources,
during
project
construction
or
operation?

No.

No.

No.

None.

b) Conflict
with
obstruct a State
local
plan
renewable energy
energy efficiency?

No.

No.

No.

None.

or Not
or addressed.
for
or

Discussion
The NEAP EIR described the types of energy consumption that would be required during
construction and concluded that construction‐related energy impacts would be less than
significant. The NEAP EIR noted that energy performance standards for Title 24, the California
Building Standards Code, and policies set forth in the Healdsburg 2030 General Plan, such as
Implementation Measure NR‐14, would have an effect on energy conservation in the
development of new structures and communities within the plan area. The NEAP EIR
concluded that operational energy impacts would be less than significant.
Project Analysis and Conclusion
Construction

The proposed project is on the same site as the project previously analyzed in the NEAP EIR
and contemplates similar land uses and the overall footprint of the proposed project is similar
to the previously analyzed project. The project is being constructed at a later date than what
was assumed in the NEAP EIR. The construction schedule used in the NEAP EIR represents a
worst‐case analysis scenario for the proposed project because improvements in technology
and more stringent regulatory requirements would result in lower energy consumption for
construction equipment as the analysis year increases. Therefore, construction impacts
associated with the project would be similar or less than the NEAP EIR construction analysis.
No additional analysis is required.
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The operational phase of the proposed project would consume energy as part of building
operations and transportation activities. Building operations for the proposed project would
involve energy consumption for multiple purposes including, but not limited to, building
heating and cooling, refrigeration, lighting, and electronics.
Based on the modeling output files used to estimate GHG emissions associated with the
proposed project, building operations would consume approximately 2.9 million kilowatt hours
of electricity per year and an estimated 84,808 therms of natural gas on an annual basis (inputs
used to calculate values are described in more detail in Appendix A).
Operational energy would also be consumed during vehicle trips associated with the proposed
project. Fuel consumption would be related to vehicle use by residents, employees and visitors
associated with the proposed project. Based on the estimates contained in the CalEEMod
output files, project‐related vehicle trips would result in approximately 7.0 million vehicle miles
traveled (VMTs), and consume an estimated 287,989 gallons of gasoline and diesel combined,
on an annual basis (Modeling output files are included in Appendix A of this document). The
project site is located approximately 1.5 miles southeast of U.S. 101 via the Lytton Springs
interchange. As such, it would be in proximity to a regional route of travel. On‐site shuttle
services to downtown Healdsburg, Santa Rosa Regional Airport, and the Sonoma‐Marin Area
Rail Transit (SMART) station will be available to residents, employees, and guests. Additionally,
there is one bus route located near the project site; the nearest bus stops are located on the
Healdsburg Avenue frontage of the site where routes 60 and 60X run. The existing
transportation facilities in the area would provide future residents, visitors, and employees
associated with the proposed project with access to public transportation, thus further
reducing fuel consumption demand. For these reasons, project operational transportation fuel
consumption would not result in the use of large amounts of energy, or use of energy in a
wasteful manner. The Healdsburg 2030 General Plan3 policies applicable to the proposed
project include: Goals H‐G, PS‐C, and NR‐E which encourage site design practices to reduce and
conserve energy, specifically policy H‐G‐2, which requires that energy‐efficiency performance
in new housing meet or exceed State minimum standards. Furthermore, the proposed project’s
buildings would be designed and constructed in accordance with the State’s Title 24 energy
efficiency standards. These standards would help reduce the amount of energy required for
lighting, water heating, and heating and air conditioning in buildings and promote energy
conservation. As such, building and site designs would be reviewed, prior to approval of the
proposed project. Therefore, operation of the proposed project would not result in wasteful,
inefficient, or unnecessary consumption of energy resources and impacts are less than
significant. This finding is consistent with the NEAP EIR.

3
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City of Healdsburg. 2009. Healdsburg 2030 General Plan. July. Website: https://www.ci.healdsburg.ca.us/354/General‐Plan.
Accessed November 14, 2019.
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Summary of NEAP EIR

The NEAP EIR determined that development under the proposed plan would comply with
California regulations limiting equipment idling during construction. Additionally, the NEAP EIR
determined that compliance with energy performance standards for Title 24, the California
Building Standards Code, and policies set forth in the Healdsburg 2030 General Plan, such as
Implementation Measure NR‐14, would support energy conservation in the development of
new structures and communities within the plan area.
Project Analysis and Conclusion
Construction

During the construction phase, the proposed project would adhere to California Code of
Regulations Title 13, Sections 2449(d)(3) and 2485, which limit idling from both on‐road and
off‐road diesel‐powered equipment. The proposed project would be required to comply with
these regulations, which are enforced by the California Air Resources Board (ARB). Part 11,
Chapter 5 of the State’s Title 24 energy efficiency standards establish mandatory measures for
non‐residential buildings, including material conservation and efficiency. The proposed project
would also be required to comply with these mandatory measures.
Operation

During the operational phase of the proposed project, the energy consumption for building
operations and transportation activities would involve energy consumption for multiple purposes
including, but not limited to, building heating and cooling, lighting, and electronics, as well as
parking lot lighting. These standards include minimum energy efficiency requirements related to
building envelopes, mechanical systems (e.g., HVAC and water heating systems), and indoor and
outdoor lighting. These standards help reduce the amount of energy required for lighting, water
heating, and heating and air conditioning in buildings and promote energy conservation.
New structures are required to comply with California Code of Regulations Title 24, Part 6,
Energy Efficiency Standards, which are expected to increase in stringency over time. The
proposed project would comply with the applicable Title 24 Energy Efficiency Standards in
effect at the time building permits are received. As of January 1, 2020, photovoltaic systems
are required for new homes. The standards also encourage demand responsive technologies
including battery storage and heat pump water heaters and improvements to the building’s
thermal envelope through high performance attics, walls and windows to improve comfort and
energy savings. Therefore, the operational energy consumption would not preclude
implementation of the State of California’s energy reduction efforts.4
The Healdsburg 2030 General Plan5 addresses energy conservation guidelines in the Housing
Element and Natural Resources Element. Goals H‐G and NR‐E reinforce the California Building

4

5
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California Energy Commission. 2019. Building Energy Efficiency Standards. Website: https://www.energy.ca.gov/programs‐and‐
topics/programs/building‐energy‐efficiency‐standards/2019‐building‐energy‐efficiency. Accessed May 6, 2019.
City of Healdsburg. 2009. Healdsburg 2030 General Plan. July. Website: https://www.ci.healdsburg.ca.us/354/General‐Plan.
Accessed November 20, 2019.
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and Energy code to promote energy efficient building design. Building and site designs would be
reviewed by the City of Healdsburg for energy impacts, prior to approval of the proposed project.

 Goal H‐G. Conservation of energy. To promote energy conservation in residential

development and reduce greenhouse gas emissions.
‐ H‐G‐2. Require energy‐efficiency performance in new housing that meets or exceeds
minimum State standards.
‐ H‐G‐3. Promote energy‐efficient residential site development practices.
Natural Resources Element
 Goal NR‐E. Reduce greenhouse gas emissions and increase energy efficiency

communitywide.
‐ NR‐E‐6. The City will comply with state climate protection goals and programs to the
maximum extent allowed by the City’s jurisdictional authority.
In addition to the Healdsburg 2030 General Plan energy reduction policies, the State of
California under Senate Bill 350 (SB 350) has adopted an Integrated Resources Plan to meet
California greenhouse gas (GHG) emissions reduction goals, while balancing the need for
reliable and affordable electric service to customers. Additionally, a Sustainability Reduction
Plan for sustainable Electric and Water Initiatives identifies reduction accomplishments in 2015
and sets goals for 2020 and 2030 as a roadmap towards reducing emissions and fostering
sustainable initiatives. The Sonoma County Regional Climate Action Plan6 identifies these
standards and contains goals and measures that support the State‐mandated Title 24 Energy
Efficiency Standard, enforced locally by the City of Healdsburg through the building permit
review and inspection process. The City of Healdsburg addresses measures to increasing
energy efficiency and renewable energy in Goals 1 and 2 in Section 5.3 of the Sonoma County
Regional Climate Action Plan. As noted in Section 6(c), the Healdsburg 2030 General Plan and
Sonoma County Regional Climate Action Plan contain multiple voluntary measures supporting
renewable energy and energy efficiency. The proposed project would not conflict with or
obstruct any of these local voluntary measures.
The proposed project would be served by Healdsburg Electric Utility for electrical power and
PG&E for natural gas. California’s Renewables Portfolio Standard (RPS) requires that 33 percent
of electricity retail sales be served by renewable energy sources by 2020. Healdsburg’s
Standard Rate power mix as of 2017 includes 39 percent large hydroelectric, 38 percent eligible
renewable, 17 percent natural gas, and 6 percent unspecified sources of power. Healdsburg
Electric Utility’s renewable energy resource mix is comprised of 37 percent geothermal and 1
percent eligible hydroelectric. Healdsburg Electric Utility also offers a Green Rate option for
100 percent renewable service comprised of 100 percent geothermal.7 Therefore, the
proposed project would receive electricity from a utility company that would meet California’s
6

7
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Sonoma County. 2016. Sonoma County Regional Climate Action Plan. July. Website: https://rcpa.ca.gov/projects/climate‐action‐
2020/. Accessed November 20, 2019.
California Energy Commission (CEC). 2019. Power Content Label. Website:
https://ww2.energy.ca.gov/pcl/power_content_label.html. Accessed January 29, 2020.
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Mitigation Measures
None.

Conclusion
The proposed project does not include land use or zoning changes and would not change the type or
extent of development allowed under the NEAP and analyzed in the NEAP EIR. Applicable mitigation
measures previously identified in the NEAP EIR will be required as set forth in the MMRP and no
considerably different mitigation measures that may substantially reduce impacts have been
identified or rejected. Development of the proposed project would be in accordance with the
densities, standards, and development guidelines permitted under the NEAP and analyzed in the
NEAP EIR. Therefore, the proposed project would not involve new significant energy impacts.

50
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RPS requirements. As such, the proposed project would not conflict with or obstruct a State or
local plan for renewable energy or energy efficiency. Operational energy impacts would be less
than significant.
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Do the Proposed
Changes Involve
New or More
Severe Impacts?

New
Circumstances New Information
Involving New or Requiring New
More Severe
Analysis or
Impacts?
Verification?

Mitigation
Measures
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VII. Geology, Seismicity, and Soils
Would the project:
a) Directly or indirectly cause potential substantial adverse effects, including the risk of loss, injury, or death
involving:
i) Rupture of a known Less than
earthquake fault, as significant
delineated on the impact.
most recent Alquist‐
Priolo
Earthquake
Fault Zoning Map
issued by the State
Geologist for the
area or based on
other
substantial
evidence of a known
fault?
Refer
to
Division of Mines
and Geology Special
Publication 42.

No.

No.

No.

None.

ii) Strong
seismic Less than
ground shaking?
significant
impact.

No.

No.

No.

None.

iii) Seismic‐related
Less than
ground
failure, significant
including
impact.
liquefaction?

No.

No.

No.

None.

iv) Landslides?

Less than
significant
impact.

No.

No.

No.

None.

b) Result in substantial Less than
soil erosion or the loss significant
of topsoil?
impact.

No.

No.

No.

None.

c) Be located on a
Less than
geologic unit or soil
significant
that is unstable, or
impact.
that would become
unstable as a result of
the project, and
potentially result in
on‐ or off‐site
landslide, lateral
spreading, subsidence,
liquefaction or
collapse?

No.

No.

No.

None.
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d) Be
located
on Less than
expansive soil, as significant
defined in Table 18‐1‐ impact.
B of the Uniform
Building Code (1994),
creating
substantial
direct or indirect risks
to life or property?

No.

No.

No.

None.

e) Have soils incapable of No impact.
adequately supporting
the use of septic tanks
or
alternative
wastewater disposal
systems where sewers
are not available for
the
disposal
of
wastewater?

No.

No.

No.

None.

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

No.

No.

No.

Mitigation
Measure
CUL‐2

Less than
significant
impact with
mitigation.

Discussion
The NEAP EIR determined the plan area is in a seismically active region that includes major
active fault systems capable of producing a maximum earthquake event of 6.9 (Richter
Magnitude). In the NEAP area, there are two previously unidentified strike‐slip faults that are
associated with the Healdsburg Fault, which cross the northern and southern portions of the
plan area. The central portion of the plan area may contain soils that are prone to liquefaction
during or immediately following a seismic event. In addition, the plan area is generally flat with
gentle topography. As discussed in the NEAP EIR, the City of Healdsburg would implement
federal, State, and General Plan policies to minimize seismic hazards. Any development within
the NEAP area would be subject to the pertinent federal, State, and General Plan policies that
minimize seismic hazard risks as implemented by the City of Healdsburg. Therefore, the NEAP
EIR concluded that impacts related to seismic hazards would be less than significant.
North Village Project Analysis
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The proposed project would implement the same federal, State, and General Plan policies
evaluated in the NEAP EIR to minimize seismic hazards risk. The proposed project does not
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include any development in areas not previously contemplated in the NEAP EIR. This precludes
the potential for new impacts associated with seismic hazards, beyond what was already
evaluated and disclosed in NEAP EIR. Therefore, implementation of the proposed project
would not introduce new impacts or create more severe impacts than those analyzed in the
NEAP EIR. No additional analysis is required.
b)

Summary of the NEAP EIR

The NEAP EIR determined that to minimize the potential risk of soil erosion and loss of topsoil
during construction of new development in the plan area would be subject to mandatory
compliance with California Building Standard Code requirements. Previous grading activities on
a portion of the plan area included mass grading to improve sheet flow drainage, and to direct
flow to on‐site collection, retention, and a discharge drainage system that was constructed to
minimize soil erosion and improve water quality. The plan area’s relatively flat topography and
the prior grading and drainage improvements would help to ensure the plan area would not
experience significant erosion, sedimentation, or loss of topsoil through standard control
practices. Therefore, the NEAP EIR concluded that impacts from erosion would be less than
significant.
North Village Project Analysis

The proposed project includes an overall slight reduction in development by decreasing
commercial buildout to 113,760 square feet from the original 200,000 square feet of
commercial space evaluated in the NEAP EIR. Otherwise, development buildout and grading
activities are similar to those evaluated in the NEAP EIR. The project does not propose
development in areas not previously analyzed in the NEAP EIR, which precludes potential for
new impacts associated with erosion, sedimentation, and loss of topsoil. Therefore,
implementation of the proposed project would not introduce new impacts or create more
severe impacts than those analyzed in the NEAP EIR. No additional analysis is required.
c)

Summary of the NEAP EIR

The NEAP EIR determined that the plan area is located on a relatively stable geologic unit and
covered in cohesive soil with a shallow bedrock. As discussed under Impact a), the NEAP EIR
concluded that implementation of federal, State, and General Plan policies would minimize
geologic hazard risks associated with unstable soil or seismic condition that could result in
significant impacts related to lateral spreading, liquefaction, or landslides. Construction
activities in the plan area would be subject to California Building Standards Code requirements
to minimize soil erosion and further prevent unstable soil conditions. Since the plan area is
relatively level there were no areas identified as previously experiencing landslides.
Additionally, mass grading was previously completed in 2004 and grading associated with the
NEAP would be minimal, consisting of minor cuts and fills for road improvements, parking
areas, building pads, and on‐site drainage. Therefore, the NEAP EIR determined that
development in the plan area would not experience unstable soils conditions leading to
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significant impacts associated with lateral spreading, liquefaction, or landslides and impacts
would be less than significant.

The proposed project does not include development in areas beyond those assessed by the
NEAP EIR. The proposed project would implement federal, State, and General Plan policies,
which minimize risks associated with geologic hazards such as lateral spreading, liquefaction,
and landslides. This precludes the potential for new impacts associated with unstable geologic
units or soils. Therefore, implementation of the proposed project would not introduce new
impacts or create more severe impacts than those analyzed in the NEAP EIR. No additional
analysis is required.
d)

Summary of the NEAP EIR

The NEAP EIR concludes that the plan area contains expansive soils with a medium to very high
expansion potential. The geotechnical report for the plan area included recommendations for
proposed development, which would be implemented prior to construction. Additionally, the
City would review future development applications for consistency prior to issuance of building
permits, which include structural design and other techniques to reduce impacts associated
with expansive soils. As such, the NEAP would not expose people or structures to substantial
adverse effects associated with expansive soils. Therefore, impacts were determined to be less
than significant.
North Village Project Analysis

The proposed project does not include development in areas beyond those assessed in the
NEAP EIR. This precludes the potential for new impacts associated with expansive soils, beyond
what was already evaluated and disclosed in the NEAP EIR. Therefore, implementation of the
proposed project would not introduce new impacts or create more severe impacts than those
analyzed in the NEAP EIR. No additional analysis is required.
e)

Summary of the NEAP EIR

The NEAP EIR determined that development within the plan area would be connected to a
public sanitary sewer system maintained by the Municipal Utility Department, which services
the entire City of Healdsburg. An existing 10‐inch public sewer would be extended to the plan
area; no septic tanks were proposed within the plan area. Therefore, the NEAP EIR concluded
no impact would occur.
North Village Project Analysis

The proposed project does not include development outside of the plan area that was
evaluated in the NEAP EIR. Development proposed by the project would connect to the public
sanitary sewer system and does not propose septic or alternative systems. Therefore,
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implementation of the proposed project would not introduce new impacts or create more
severe impacts than those analyzed in the NEAP EIR. No additional analysis is required.
Summary of the NEAP EIR

The NEAP EIR concluded there are potential fossiliferous rocks and sediment layers within the
plan area. Within Sonoma County, where the plan area is located, there are 27 vertebrate fossil
localities, but thus far, no vertebrate fossils have been found within 10 miles of the plan area.
The likelihood of encountering undiscovered paleontological resources during plan
implementation is considered low since the plan previously underwent site grading and
drainage improvements, so fill work was previously completed and no major mass earthwork
grading is anticipated in the plan area. The potential for encountering undiscovered
paleontological resources is considered low, but there is still a possibility that paleontological
resources could be uncovered. The NEAP EIR concluded that implementation of MM CUL‐2
would reduce potential impacts to a less than significant level.
North Village Project Analysis

The proposed project does not include development outside of the area previously evaluated
in the NEAP EIR. The same conditions evaluated in the NEAP EIR are present for the proposed
project. It is possible, even though it is unlikely, that the project’s construction activities could
uncover paleontological resources. Consistent with the NEAP EIR, implementation of MM CUL‐
2 would reduce the potential impacts to paleontological resources to less than significant.
Therefore, implementation of the proposed project would not introduce new impacts or create
more severe impacts than those analyzed in the NEAP EIR. No additional analysis is required.

Mitigation Measures
MM CUL‐2

FirstCarbon Solutions

The following requirement shall be imposed as a condition of approval on all future
development within the plan area: In the event that fossils or fossil‐bearing deposits
are discovered during construction activities, excavations within a 100‐foot radius of
the find shall be temporarily halted or diverted. The construction contractor shall
notify a qualified paleontologist to examine the discovery. The applicant shall
include a standard inadvertent discovery clause in every construction contract to
inform contractors of this requirement. The paleontologist shall document the
discovery as needed in accordance with Society of Vertebrate Paleontology
standards and assess the significance of the find under criteria set forth in CEQA
Guidelines Section 15064.5. The paleontologist shall notify the appropriate agencies
to determine procedures that would be followed before construction activities are
allowed to resume at the location of the find. If the applicant determines that
avoidance is not feasible, the paleontologist shall prepare an excavation plan for
mitigating the effect of construction activities on the discovery. The plan shall be
submitted to the City of Healdsburg for review and approval prior to
implementation, and the applicant shall adhere to the recommendations in the plan.
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The proposed project does not include land use or zoning changes and would not change the type or
extent of development allowed under the NEAP and analyzed in the NEAP EIR. Applicable mitigation
measures previously identified in the NEAP EIR will be required as set forth in the MMRP and no
considerably different mitigation measures that may substantially reduce impacts have been
identified or rejected. Development of the proposed project would be in accordance with the
densities, standards, and development guidelines permitted under the NEAP and analyzed in the
NEAP EIR. The proposed project does not propose substantial geological, seismic, or soils changes
beyond those analyzed in the NEAP EIR or require major revisions to the NEAP EIR. Therefore, the
proposed project would not involve new significant or more severe geology, seismicity, and soils
impacts than those previously identified and analyzed in the NEAP EIR. No additional analysis is
required.

56

Attachment: Attachment 4 -Exhibit 14 -North Village Initial Study and EIR Addendum (2754 : North Village DA)

Conclusion

FirstCarbon Solutions

Packet Pg. 2129

7.A.s
City of Healdsburg—North Village Project
Initial Study/Addendum

Conclusion in
NEAP EIR

Do the Proposed
Changes Involve
New or More
Severe Impacts?

New
Circumstances New Information
Involving New or Requiring New
More Severe
Analysis or
Impacts?
Verification?

Mitigation
Measures

VIII. Greenhouse Gas Emissions
Would the project:
a) Generate greenhouse
gas emissions, either
directly or indirectly,
that may have a
significant impact on
the environment?

Less than
significant
with
mitigation.

No.

No.

No.

MM GHG‐1

b) Conflict with any
applicable plan, policy
or regulation adopted
for the purpose of
reducing
the
emissions
of
greenhouse gases?

Less than
significant
with
mitigation.

No.

No.

No.

MM GHG‐1

Discussion
a)

Summary of the NEAP EIR

The NEAP EIR considered the project’s generation of GHG emissions during both construction
and operations of the project.
The Northern Sonoma County APCD has not adopted standards of significance for construction
and operational GHG emissions and instead, suggests the use of the BAAQMD’s thresholds and
mitigation measures. The BAAQMD does not presently provide a construction‐related GHG
generation threshold, but it does recommend that construction‐generated GHGs be quantified
and disclosed. The BAAQMD also recommends that lead agencies make a determination of the
level of significance of construction‐generated GHG emissions in relation to meeting AB 32
GHG emission reduction goals. The NEAP EIR disclosed that the project would generate
approximately 1,627 metric ton (MT) carbon dioxide equivalent (CO2e) over its 2‐year
construction duration, or amortized emissions of 54.2 MT CO2e per year. The NEAP EIR also
identified that the plan is consistent with the reduction goals of the ARB Scoping Plan and the
Scoping Plan Update per SB 32 and would not significantly hinder or delay the State’s ability to
meet the reduction targets contained in AB 32 and SB 32 or conflict with implementation of
the Scoping Plan and Scoping Plan Update.
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The BAAQMD’s efficiency threshold of 4.6 MT CO2e per service population (employees plus
residents) per year was utilized to determine significance for long‐term operational impacts.
The analysis provided in the NEAP EIR concluded that long‐term operational impacts associated
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with the generation of GHG emissions would be less than significant with implementation of
MM GHG‐1.

The proposed project is on the same site as the project previously analyzed in the NEAP EIR
and contemplates similar land uses and the overall footprint of the proposed project is similar
to the previously approved project. As indicated in Appendix A of the NEAP EIR, construction
was assumed to begin in mid‐2019 and conclude in June 2021. The project would be
constructed at a later date than what was assumed in the NEAP EIR. The construction schedule
used in the NEAP EIR represented a worst‐case analysis scenario for the proposed project and
improvements in technology and more stringent regulatory requirements would result in lower
emission factors for construction equipment as the analysis year increases. Therefore,
construction emissions would not increase as a result of a later construction analysis year.
Considering this information, impacts associated with the generation of GHG emissions during
construction of the proposed project would be roughly the same or less than the impacts
disclosed in the NEAP EIR, and no new significant impacts would result from construction of
the proposed project.
The proposed project is on the same site as the project previously analyzed in the NEAP EIR
and contemplates similar land uses and the overall footprint of the proposed project is similar
to the development area contemplated in the NEAP. The proposed project is estimated to
accommodate 771 residents and 269 employees.8,9,10,11 A summary comparison of the
operational GHG emissions is shown in Table 3. The proposed project would generate
approximately 4,544 MT CO2e per year with the addition of amortized construction emissions
from the NEAP EIR.

Table 3: Operational GHG Emissions Comparison
NEAP EIR Emissions
(MT CO2e per year)

Proposed Project Emissions
(MT CO2e per year)

Net Change in
Emissions
(MT CO2e per year)

Area

130.0

159.1

29.1

Energy

507.0

1,115.4

608.4

4,539.2

3,034.7

(1,504.5)

122.3

116.1

(6.2)

GHG Emission Source

Mobile (Vehicles)
Waste
8

9

10

11
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The number of residents was calculated by multiplying 301 proposed dwelling units by 2.56 people per household, which was the
average household size in 2010 according to the Healdsburg Housing Element 2015‐2023.
City of Healdsburg. 2015. Healdsburg Housing Element 2015‐2023. Website:
https://www.ci.healdsburg.ca.us/DocumentCenter/View/5437/Adopted‐Housing‐Element. Accessed November 21, 2018.
Regional average employment densities from Table II‐B of the Southern California Association of Governments (SCAG) Employment
Density Study were used to calculate the number of employees for the proposed project. Thus, 1152 square feet per employee was
assumed for the hotel land use, 857 square feet per employee was assumed for the strip mall land use, and 344 square feet per
employee was assumed for the assisted living land use. The inverse of each of these employment densities was multiplied by the
square feet of each land use (113,760 square feet, 12,000 square feet, and 53,790 square feet, respectively), and then the resulting
number of employees for these three land uses was summed to get the total number of employees for the proposed project.
Southern California Association of Governments (SCAG). 2001. Employment Density Study. Accessed November 21, 2018.
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NEAP EIR Emissions
(MT CO2e per year)

Proposed Project Emissions
(MT CO2e per year)

Net Change in
Emissions
(MT CO2e per year)

76.2

64.8

(11.4)

5,374.7

4,490.1

(884.6)

54.2

54.2

—

Total Emissions

5,428.9

4,544.3

(884.6)

Additional Off‐Model Mitigation
Through the Implementation of GHG
Emissions Reduction Measures (MM
GHG‐1)

(695.5)

—

—

Total Project Operational Emissions
with the Implementation of GHG
Emissions Reduction Measures

4,733.4

—

—

Service Population (Employees and
Residents)

1,029

1,040

—

Annual Emissions Per Service
Population

4.6

4.4

—

BAAQMD Threshold (MT CO2e/Service
Population/year)

4.6

4.6

—

Does project exceed threshold?

No

No

—

GHG Emission Source

Water
Total Operational
Construction Emissions (Amortized
over 30 Years)

Notes:
MT CO2e = metric tons of carbon dioxide equivalent.
Source of Emissions: CalEEMod Output (see Appendix A)

As shown above in Table 3, the project’s long‐term operational emissions, without mitigation,
would be less than those analyzed in the NEAP EIR and would also not exceed the BAAQMD’s
efficiency threshold of 4.6 MT CO2e per service population per year. Therefore, the project
satisfies the requirements of MM GHG‐1 by demonstrating that the proposed development
would meet the BAAQMD recommended threshold of significance for individual projects
without requiring any additional GHG emissions reduction measures. Therefore, the proposed
project would not introduce new environmental impacts or create more severe environmental
impacts than those analyzed in the NEAP EIR. No additional analysis is required.
b)

Summary of NEAP EIR

The NEAP EIR concluded that the project would not exceed the BAAQMD’s threshold of
significance with implementation of MM GHG‐1. Therefore, impacts associated with conflicts
with any applicable plan, policy or regulation of an agency adopted for reducing the emissions
of GHGs would be less than significant with implementation of MM GHG‐1.
FirstCarbon Solutions
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The BAAQMD thresholds of significance used to determine significance for the project’s
potential to generate GHG emissions in the NEAP EIR would remain applicable to the project.
As shown in Impact 8(a), the proposed project’s generation of GHG emissions during
construction and operations would be less than the emissions projected in the NEAP EIR, and
would not exceed the applicable thresholds of significance with implementation of MM GHG‐1.
Therefore, the proposed project would not substantially conflict with existing California
legislation adopted to reduce Statewide GHG emissions. The proposed project would not
introduce new environmental impacts or create more severe environmental impacts than
those analyzed in the NEAP EIR. No additional analysis is required.

Mitigation Measures
MM GHG‐1

Implement GHG Emissions Reduction Measures
Prior to the final discretionary approval for each development project in the plan
area, each developer shall provide documentation to the City of Healdsburg
demonstrating that the proposed development would meet the BAAQMD
recommended threshold of significance for individual projects or would achieve
additional GHG emissions reductions sufficient to meet the recommended threshold
through a combination of one or more of the following measures and/or other
comparable measures approved by the City:
 Commit to 100 percent renewable energy use through a combination of use of
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on‐site renewable energy and Healdsburg Electric’s “Green Rate” program.
Install on‐site solar panels to generate electricity for on‐site electricity
consumption.
Provide documentation how a ride‐sharing program or other transportation
demand management program for hotel, office, and retail employees would be
implemented starting no later than 60 days after operations begin. Use of electric
vehicles for ride‐share program would further reduce GHG emissions.
Install electric vehicle charging stations at workplaces and multi‐family residences
to promote the use of electric vehicles.
Use heat‐pumps (rather than natural gas) for heating of residential and
commercial spaces.
Purchase voluntary carbon credits from a verified GHG emissions credit broker in
an amount sufficient to offset operational GHG emissions that exceed the
recommended significance threshold over the lifetime of the proposed
development (or a reduced amount estimated based on implementation of other
measures listed above). Copies of the contract(s) shall be provided to the City.
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The proposed project does not include land use or zoning changes and would not change the type or
extent of development allowed under the NEAP and analyzed in the NEAP EIR. Applicable mitigation
measures previously identified in the NEAP EIR will be required as set forth in the MMRP and no
considerably different mitigation measures that may substantially reduce impacts have been
identified or rejected. Development of the proposed project would be in accordance with the
densities, standards, and development guidelines permitted under the NEAP and analyzed in the
NEAP EIR. The proposed project does not propose substantial GHG emissions changes beyond those
analyzed in the NEAP EIR or require major revisions to the NEAP EIR. Therefore, the proposed project
would not involve new significant or more severe GHG emission impacts than those previously
identified and analyzed in the NEAP EIR. No additional analysis is required.

FirstCarbon Solutions
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Environmental Issue
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New
Circumstances New Information
Involving New or Requiring New
More Severe
Analysis or
Impacts?
Verification?

Mitigation
Measures

Hazards and Hazardous Materials

Attachment: Attachment 4 -Exhibit 14 -North Village Initial Study and EIR Addendum (2754 : North Village DA)

IX.

Conclusion in
NEAP EIR

Do the Proposed
Changes Involve
New or More
Severe Impacts?

Would the project:
a) Create a significant Less than
hazard to the public or significant
the
environment impact.
through the routine
transport, use, or
disposal of hazardous
materials?

No.

No.

No.

None.

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

Less than
significant
with
mitigation.

No.

No.

No.

MM HAZ‐1

c) Emit
hazardous No impact.
emissions or handle
hazardous or acutely
hazardous materials,
substances, or waste
within
one‐quarter
mile of an existing or
proposed school?

No.

No.

No.

None.

d) Be located on a site Less than
which is included on a significant
list
of
hazardous impact.
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.

None.

e) For a project located Less than
within an airport land significant
use plan or, where impact.
such a plan has not
been adopted, within
two miles of a public
airport or public use
airport, would the

No.

No.

No.

None.
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Conclusion in
NEAP EIR

Do the Proposed
Changes Involve
New or More
Severe Impacts?

New
Circumstances New Information
Involving New or Requiring New
More Severe
Analysis or
Impacts?
Verification?

Mitigation
Measures

project result in a
safety
hazard
or
excessive noise for
people residing or
working in the project
area?
f) Impair
implementation of or
physically
interfere
with
an
adopted
emergency response
plan or emergency
evacuation plan?

Less than
significant
with
mitigation.

No.

No.

None.

MM HAZ‐2

g) Expose people or
structures,
either
directly or indirectly to
a significant risk of
loss, injury or death
involving
wildland
fires?

Less than
significant
with
mitigation.

No.

No.

None.

MM HAZ‐2

Discussion
a)

Summary of the NEAP EIR

The NEAP EIR determined the residential and commercial land uses proposed in the NEAP did
not typically involve regular use, storage, transport, or disposal of significant amounts of
hazardous materials. Given the NEAP’s proposed land uses, the use of acutely hazardous
materials of any quantity that would have potential to result in releases that could potentially
expose substantial numbers of people or the environment to harm were considered minimal.
Construction and operation would involve minor routine transport and handling of hazardous
substances such as diesel fuels, lubricants, solvent, asphalt, pesticides, and fertilizers, which
could result in the exposure of workers to hazardous materials. However, the NEAP EIR
concluded that, with compliance with applicable federal, State, and local laws pertaining to the
safe handling and transport of hazardous materials, project construction and operation would
not create a significant hazard to the public or the environment. Federal and State regulations
would ensure proper training and established programs for hazardous material handling,
tracking, cleanup and remediation, and emergency plans and accessibility are compliant.
Furthermore, Healdsburg 2030 General Plan Policies S‐H‐1 and S‐H‐2 regulate the production
and use, storage, and transport of hazardous materials within the City of Healdsburg by
ensuring new developments provide for reasonable controls and protect current and new
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development from existing hazardous waste. Therefore, the NEAP EIR concluded impacts
would be less than significant.

Consistent with the NEAP EIR, the proposed project includes development of residential and
commercial land uses, which will not include the use of acutely hazardous materials.
Construction and operation activities would involve minor routine transport and handling of
hazardous substances such as diesel fuels, lubricants, solvent, asphalt, pesticides, and
fertilizers, which could result in the exposure of workers to hazardous materials. Applicable
federal, State, and local laws and regulations would ensure programs and procedure for
handling, transporting, disposal, cleanup, and remediation of hazardous materials are in place
and followed. The proposed project would not introduce changes to the amount of exposure of
hazardous materials during routine transport, use, or disposal beyond those analyzed in the
NEAP EIR. Therefore, implementation of the proposed project would not introduce new
impacts or create more severe impacts related to the routine transport, use, or disposal of
hazardous materials than those analyzed in the NEAP EIR. No additional analysis is required.
b)

Summary of the NEAP EIR

The NEAP EIR determined that the proposed commercial and residential land uses would not
involve the transport or use of acutely hazardous materials. Although minor hazardous
materials such as cleaning solvents, diesel, gasoline, greaser/degreasers, mechanical fluids, and
oil would be used, the NEAP EIR found that risk of upset and hazardous material release would
not be increased.
The NEAP EIR evaluated the project site for asbestos‐containing materials and determined that
while the western portion of the NEAP area contained an isolated portion of weathered
serpentine without visually noticeable asbestos‐form minerals, it is likely that some asbestos
exists in this rock type. The plan area previously underwent site drainage improvements and
site grading improvements, including replacing on‐site soils with engineered fill and further
grading activities. Although regulations and procedures are in place to minimize asbestos
exposure during construction, construction workers and nearby residents could be exposed to
dust from asbestos rock and soil during construction of foundation excavations or pipeline
trenching. To minimize asbestos dust exposure, MM HAZ‐1 would be implemented to require
the developer to establish and follow an asbestos dust mitigation plan during construction
activities. The NEAP EIR concluded that with implementation of MM HAZ‐1, impacts would be
less than significant.
North Village Project Analysis

The proposed project includes residential and commercial land uses consistent with those that
were evaluated in the NEAP EIR. Risk of upset or accidental exposure from hazardous materials
would still be minimal as low‐risk hazardous materials proposed in the North Village Project
include cleaning solvents, diesel, gasoline, greaser/degreasers, mechanical fluids, and oil. The
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project site still contains serpentine rock that may contain asbestos deposits and excavation
activities could expose and create asbestos dust. Consistent with the NEAP EIR, MM HAZ‐1
would be implemented to require the developer to establish a plan and procedure to mitigate
asbestos dust exposure. Therefore, implementation of the proposed project would not
introduce new risks of upset or accidental exposure of hazardous materials impacts or create
more severe risks of upset or accidental exposure of hazardous materials impacts than those
analyzed in the NEAP EIR. No additional analysis is required.
c)

Summary of the NEAP EIR

The NEAP EIR concludes the plan area is located approximately 1.5 miles north of Healdsburg
High School, the closest school to the NEAP area. Buildout under the NEAP EIR could include
senior community living with medical services, which may emit hazardous emissions or handle
limited quantities of hazardous materials, and such handling would be consistent with
applicable regulations. The emission or handling of acutely hazardous materials of any quantity
at such a distance from a school precludes the possibility of a school becoming exposed to
hazardous emissions or materials. Therefore, the NEAP EIR determined no impact would occur.
North Village Project Analysis

The proposed project includes land uses consistent with what was considered under the NEAP
EIR. The project site is approximately 1.5 miles from the nearest school. The proposed on‐site
medical services may emit hazardous emissions or handle quantities of hazardous materials in
limited amounts and consistent with applicable regulations; however, the distance to the
nearest school precludes the possibility of a school being exposed to hazardous emissions or
materials. Therefore, implementation of the proposed project would not introduce new
impacts or create more severe impacts than those analyzed in the NEAP EIR. No additional
analysis is required.
d)

Summary of the NEAP EIR

The NEAP EIR indicated that a lumberyard and mill previously occupied the plan area. The plan
area is indicated as a cleanup site by State Water Resources Control Board (State Water Board)
GeoTracker and cleanup activities were finished in April 1996. The plan area was not listed on
any other database searches of compiled hazardous material sites. The NEAP EIR concluded
that impacts from a known hazard site would be less than significant.
North Village Project Analysis

The proposed project is in an area previously contemplated for development in the NEAP EIR.
As a result, the proposed project would not be constructed on an area listed as a hazardous
materials site not already evaluated in the NEAP EIR. Therefore, implementation of the
proposed project would not introduce new impacts or create more severe impacts than those
analyzed in the NEAP EIR. No additional analysis is required.
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Summary of the NEAP EIR

The NEAP EIR indicated that the plan area is located approximately 1.2 miles southwest of the
Healdsburg Municipal Airport. The plan area is included in the Comprehensive Airport Land
Use Plan (CALUP) for Sonoma County and is located outside a referral area boundary and other
county airport zones. Referral to the Sonoma County Airport Land Use Commission is not
required. The plan did not propose changes to land use designations for the property.
Therefore, the NEAP EIR concluded development would not expose people residing and
working with the plan area to a safety hazard regarding operation of a public airport and
impacts would be less than significant.
North Village Project Analysis

The proposed project does not include any development in areas not previously contemplated
by the NEAP EIR. As described in the NEAP EIR, the closest airport to the planning area is
Healdsburg Municipal Airport located 1.2 miles to the southwest, which is within the plan area
of the CALUP, but does not fall within a county airport zone or a referral boundary area.
Therefore, referral to the Sonoma County Airport Land Use Commission is not required.
Development of the proposed project would not expose people residing and working within
the project vicinity to a safety hazard regarding operation of a public airport. Therefore,
implementation of the proposed project would not introduce new impacts or create more
severe impacts than those analyzed in the NEAP EIR. No additional analysis is required.
f)

Summary of the NEAP EIR

The NEAP EIR indicated that the City of Healdsburg and Sonoma County do not have adopted
emergency response plans. The NEAP included roadway improvements primarily to Healdsburg
Avenue, a designated arterial street, which would ease access entering, exiting, and navigating
through the plan area. The project would not include roadway modifications, such as lane
narrowing or permanent road closures, that would impair or interfere with emergency
response or evacuation. The plan area has a single access across a railway, which, given the
proposed size of the development and potential need for plan area evacuation in the case of
wildfires or other emergencies, poses a potentially significant impact due to a lack of a
secondary emergency vehicle access. Implementation of MM HAZ‐2 would ensure that a
secondary emergency vehicle access road is provided for the plan area to minimize delaying
emergency response times. Therefore, the NEAP EIR concluded that with implementation of
MM HAZ‐2, impacts would be less than significant.
North Village Project Analysis

The proposed project includes two access points to the project site. The first is the main
entrance from Healdsburg Avenue, which crosses a designated railway. Compliant with MM
HAZ‐2 in the NEAP EIR, a secondary emergency vehicle access point to the project site would
be constructed from Healdsburg Avenue near the northeast corner of the project site, which
would minimize potential delay for emergency response. Therefore, implementation of the
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proposed project would not introduce new impacts or create more severe impacts than those
analyzed in the NEAP EIR. No additional analysis is required.
Summary of the NEAP EIR

The NEAP EIR determined that the plan area is at moderate risk of wildland fires. Wildland fire
risk would be minimized with the implementation of General Plan Policies S‐D‐1 through S‐D‐5,
which would ensure that development reflects appropriate design and building materials.
Implementation of MM HAZ‐2 would create alternate access points for emergency vehicles,
thereby improving emergency response times. The NEAP EIR concluded that with
implementation of MM HAZ‐2, impacts would be less than significant.
North Village Project Analysis

The proposed project includes a secondary access route near the northeast corner of the
project site from Healdsburg Avenue, which would improve emergency service accessibility to
the project site. Consistent with the NEAP EIR, the proposed project would be required to
implement MM HAZ‐2 to increase emergency vehicle access to the project site, lowering the
risk of loss, death, or injury because of wildfire. Therefore, implementation of the proposed
project would not introduce new impacts or create more severe impacts than those analyzed
in the NEAP EIR. No additional analysis is required.

Mitigation Measures
MM HAZ‐1

The following requirement shall be imposed as a condition of approval prior to all
development within the plan area: The Comstock property developer shall prepare a
dust control plan that specifies measures to reduce fugitive dust emissions during
construction. The developer shall also prepare an asbestos dust mitigation plan to
be submitted to and approved by BAAQMD, in accordance with 17 CCR Section
93105 and 8 CCR Section 1529.

MM HAZ‐2

The following requirement shall be imposed as a condition of approval prior to or
concurrent with all development within the plan area: The Comstock property
developer shall provide a secondary emergency vehicle access point to facilitate
more orderly and efficient levels of development and minimize delaying emergency
response times. Potential location options for secondary emergency access include,
but are not limited to, a second railroad crossing over the NCRA railway north of the
main entrance or a new route south of the plan area through the vacant parcel
owned by SIMI Winer, Inc. (APN 091‐060‐032) and into the plan area. If secondary
emergency access is not provided to satisfy fire safety standards, development on
the Comstock property will be limited to the extent allowed under applicable fire
safety regulations, codes, and ordinances.
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The proposed project does not include land use or zoning changes and would not change the type or
extent of development allowed under the NEAP and analyzed in the NEAP EIR. Applicable mitigation
measures previously identified in the NEAP EIR will be required as set forth in the MMRP and no
considerably different mitigation measures that may substantially reduce impacts have been
identified or rejected. Development of the proposed project would be in accordance with the
densities, standards, and development guidelines permitted under the NEAP and analyzed in the
NEAP EIR. The proposed project does not propose substantial hazards changes beyond those
analyzed in the NEAP EIR or require major revisions to the NEAP EIR. Therefore, the proposed project
would not involve new significant or more severe hazards or hazardous materials impacts than those
previously identified and analyzed in the NEAP EIR. No additional analysis is required.
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Mitigation
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X. Hydrology and Water Quality
Would the project:
a) Violate any water Less than
quality standards or significant
waste
discharge impact.
requirements
or
otherwise
substantially degrade
surface or ground
water quality?

No.

No.

No.

None.

b) Substantially decrease Less than
groundwater supplies significant
or interfere
impact.
substantially with
groundwater recharge
such that the project
may impede
sustainable
groundwater
management of the
basin?

No.

No.

No.

None.

c) Substantially alter the existing drainage pattern of the site or area, including through the alteration of the
course of a stream or river or through the addition of impervious surfaces, in a manner which would:
(i) result in substantial Less than
erosion or siltation significant
on‐ or off‐site;
impact.

No.

No.

No.

None.

(ii) substantially
Less than
increase the rate or significant
amount of surface impact.
runoff in a manner
which would result
in flooding on‐ or
offsite;

No.

No.

No.

None.

(iii) create or contribute Less than
runoff water which significant
would exceed the
impact.
capacity of existing
or planned
stormwater drainage
systems or provide
substantial
additional sources of
polluted runoff; or

No.

No.

No.

None.
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(iv) impede or redirect No impact.
flood flows?

Do the Proposed
Changes Involve
New or More
Severe Impacts?

New
Circumstances New Information
Involving New or Requiring New
More Severe
Analysis or
Impacts?
Verification?

Mitigation
Measures

No.

No.

No.

None.

d) In
flood
hazard, Less than
tsunami, or seiche significant
zones, risk release of impact.
pollutants due to
project inundation?

No.

No.

No.

None.

e) Conflict
with
or
obstruct
implementation of a
water quality control
plan or sustainable
groundwater
management plan?

No.

No.

No.

None.

This checklist
question was
not
previously
evaluated in
the NEAP
EIR.

Discussion
a)

Summary of the NEAP EIR

The NEAP EIR determined that development of the plan area would result in minor grading and
trenching activities as mass grading activities were previously completed in 2004. Future
grading and excavation activities could result in temporary impacts to surface water and
groundwater quality caused by surface runoff that contains sediments that may then enter
nearby waterways and groundwater aquifers. Development within the plan area that disturbs
more than 1 acre of soil would be required to be compliance with the National Pollutant
Discharge Elimination System (NPDES) General Permit for Construction Activities. The City of
Healdsburg Ordinance No. 1091 requires that development plans that require design review,
building permits, and/or grading permits must prepare a Storm Water Pollution Prevention
Plan (SWPPP). Since development within the NEAP area would require design review, building
permits, and grading permits, a SWPPP would be required. Implementation of a SWPPP would
ensure that construction measures are implemented to prevent stormwater pollutants from
further degrading surface or groundwater quality or violate standards established by the North
Coast RWQCB. The NEAP EIR determined that development within the plan area would be
required to meet post‐construction stormwater treatment standard and prepare a Standard
Urban Stormwater Mitigation Plan (SUSMP) in compliance with RWQCB requirements. The
City’s Standard Storm Water Management Plan Guidelines require projects to incorporate
BMPs into project designs. Incorporation of BMPs, such as rain gardens and vegetated swales,
into project design would ensure that pollutants would be retained on‐site and would not
further degrade surface or ground water quality. Therefore, the NEAP EIR concluded that with
implementation of a SWPPP, SUSMP, and BMPs, proposed development and future
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development would not violate RWQCB standards or result in significant construction‐related
or operation‐related water quality impacts and impacts would be less than significant.

The proposed project includes a Stormwater LID Plan, which includes BMPs, a SWPPP, and a
SUSMP that is incorporated into the project site plan. Consistent with the NEAP EIR, the
proposed North Village Project’s SWPPP and site plan indicate that interceptor trees would be
planted along the private drive and the parking lots to capture stormwater runoff from large
areas of impervious surface. Stormwater runoff from project rooftops will be disconnected
from storm drain inlets and directed across landscaped areas, to bioretention basins located in
large open areas throughout the project site, and to planter bioretention basins that would be
located roadside and along sidewalks/walking paths. The SUSMP and project site plan indicate
that any excess stormwater volume would be directed to the existing drainage
detention/stormwater treatment pond. Trash would be removed from the storm drain system
using Contech Hydrodynamic Separators or similar technology. Consistent with the NEAP EIR,
the project Stormwater LID Plan is compliant with federal, State, and local regulations and all
Stormwater LID Plan BMPs and measures would be incorporated into the project site plan.
Therefore, implementation of the proposed project would not introduce new surface and
groundwater quality impacts or create more severe impacts than those analyzed in the NEAP
EIR. No additional analysis is required.
b)

Summary of the NEAP EIR

The NEAP EIR determined the City of Healdsburg would provide potable water service to the
plan area, which it obtains from well fields located along the Russian River and Dry Creek.
According to the 2015 Urban Water Management Plan, the City does not use groundwater
supplies for municipal water sources. Therefore, the NEAP EIR concluded that development of
the plan area would not significantly decrease groundwater supplies or interfere with
groundwater recharge and impacts would be less than significant.
North Village Project Analysis

The proposed project includes development that would receive potable water service from the
City of Healdsburg. As previously stated in the NEAP EIR, the City of Healdsburg does not use
groundwater supplies as a municipal water source. The City of Healdsburg’s municipal water is
supplied by well fields located along the Russian River and Dry Creek. Therefore,
implementation of the proposed project would not introduce new groundwater supply or
recharge impacts or create more severe impacts than those analyzed in the NEAP EIR. No
additional analysis is required.
c)

Summary of the NEAP EIR
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North Village Project Analysis

The NEAP EIR concluded that no alterations to streams or rivers would occur. Alterations to
drainage patterns would not result in substantial erosion or siltation on or off‐site, result in a
substantial increase in the rate or amount of stormwater and flooding, contribute to runoff or
FirstCarbon Solutions
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deficient downstream storm drainage facilities, or impede or redirect flood flows. Consistent
with the NEAP EIR, the project would be required to develop a Stormwater LID Plan, SWPPP,
and SUSMP to implement BMPs that comply with RWQCB and City stormwater regulations.
Run‐off would be directed towards landscaped areas and bioretention basins for filtration, and
excess runoff volumes would be directed towards an existing drainage retention pond. The
NEAP EIR determined that future projects would be required to install a storm drain system
compliant with RWQCB and City regulations that would collect runoff and discharge it to an
off‐site public system. The NEAP EIR concluded that compliance with NPDES permit conditions
and City regulations would mitigate the effects of increased impervious surfaces. Therefore,
the NEAP EIR determined that implementation of a Stormwater LID Plan, SWPPP, and SUSMP
would ensure impacts of erosion, siltation, flooding, stormwater volume, and deficient
drainage facilities would be less than significant.
North Village Project Analysis

The proposed project includes a Stormwater LID Plan that outlines BMPs and would also
prepare and implement a SWPPP and SUSMP for the project area to reduce erosion, siltation,
flooding, and stormwater volume. Similar to what was analyzed in the NEAP EIR, the proposed
project would not alter streams or rivers. Consistent with the NEAP EIR, the project site plan
indicates locations of proposed bioretention basins, interceptor trees, and landscape areas for
filtration/infiltration, which would be compliant with RWQCB and City regulations. Therefore,
implementation of the proposed project would not introduce new impacts or create more
severe impacts than those analyzed in the NEAP EIR. No additional analysis is required.
d)

Summary of the NEAP EIR

The NEAP EIR determined the plan area is not susceptible to the effects of seiche, tsunami, or
mudflows because the plan area is not located near a large open body of water, not located
near the Pacific Ocean, and the topography is relatively flat, so potential for mudflow is
minimal. Therefore, the NEAP EIR concluded impacts related to seiche, tsunami, or mudflow
are less than significant.
The plan area is not within a 100‐year flood zone, but the City of Healdsburg is located along
the Russian River and Dry Creek, which are connected to dam systems used for water supply
and flood control purposes. The nearby Warm Springs Dam, if it were to fail, could inundate
most of the City of Healdsburg, up to an elevation of 230 feet. The plan area is located below
230 feet and is at risk for flooding because of dam failure. Implementation of Healdsburg 2030
General Plan Measures S‐4 and S‐5 would guarantee that City emergency operations and plans
are adequately prepared and periodically updated to minimize risk associated with dam failure
flooding. Therefore, the NEAP EIR concluded impacts related to dam failure flooding would be
less than significant.
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The proposed project does not propose development in areas not previously considered in the
NEAP EIR. This precludes the potential for new impacts associated with seiche, tsunami,
mudflow, or flooding. Therefore, implementation of the proposed project would not introduce
new impacts or create more severe impacts than those analyzed in the NEAP EIR. No additional
analysis is required.
e)

Summary of the NEAP EIR

The NEAP EIR did not evaluate whether the plan would result in impacts that would conflict
with or obstruct implementation of a water quality control plan or sustainable groundwater
management plan.
North Village Project Analysis

The proposed project would incorporate BMPs from the required Stormwater LID Plan, SWPPP,
and SUSMP. These standard measures would ensure, to the maximum extent practicable, that
the proposed project would not result in pollutants entering groundwater. The Healdsburg
2015 Urban Water Management Plan indicates that the City of Healdsburg is located in the
northern portion of the Santa Rosa Valley Basin. The City does not currently pump from a
groundwater basin or aquifer. The Healdsburg 2015 Urban Water Management Plan outlines a
Water Shortage Contingency Plan and Demand Management Measures, which ensure
adequate groundwater supplies and water quality control. The City would review the project
plan for consistency and compliance with RWQCB and City standards regarding water quality
control and groundwater management. Therefore, impacts would be less than significant.

Mitigation Measures
None.

Conclusion
The proposed project does not include land use or zoning changes and would not change the type or
extent of development allowed under the NEAP and analyzed in the NEAP EIR. Development of the
proposed project would be in accordance with the densities, standards, and development guidelines
permitted under the NEAP and analyzed in the NEAP EIR. The proposed project does not propose
substantial development or land use changes beyond those analyzed in the NEAP EIR or require
major revisions to the NEAP EIR. Therefore, the proposed project would not involve new significant
or more severe hydrology and water quality impacts than those previously identified and analyzed in
the NEAP EIR. No additional analysis is required.
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Environmental Issue
Area

Conclusion in
NEAP EIR

Do the Proposed
Changes Involve
New or More
Severe Impacts?

New
Circumstances New Information
Involving New or Requiring New
More Severe
Analysis or
Impacts?
Verification?

Mitigation
Measures

XI. Land Use and Planning
Would the project:
a) Physically divide an Less than
established
significant
community?
impact.

No.

No.

No.

None.

b) Cause a significant Less than
environmental impact significant
due to a conflict with impact.
any land use plan,
policy, or regulation
adopted
for
the
purpose of avoiding or
mitigating
an
environmental effect?

No.

No.

No.

None.

Discussion
a)

Summary of the NEAP EIR

The NEAP EIR determined the proposed development plan and plan area was consistent with
the General Plan guidelines and policies, and thus consistent with City land use regulations.
The plan area is designated and zoned as Mixed‐Use, and the City would review future
development projects to ensure they are Mixed‐Use compatible and consistent with the intent
of the NEAP. As such, the NEAP EIR concluded that buildout proposed in the NEAP would not
physically divide an established community and impacts would be less than significant.
North Village Project Analysis

As described in the Project Description, the proposed project includes residential, commercial,
and outdoor uses that would be compliant with the Mixed‐Use land designation and zoning
established for the NEAP. Therefore, implementation of the proposed project would not
introduce new impacts or create more severe impacts that would divide an established
community than those analyzed in the NEAP EIR. No additional analysis is required.
b)

Summary of the NEAP EIR

The NEAP proposed development such as a senior living community, residential apartments, a
hotel, offices, and restaurants. Development within the plan area must comply with applicable
Healdsburg 2030 General Plan policies, land use regulation, and the City would review for project
compliance prior approval of construction permits. The NEAP EIR concluded that development
under the NEAP would not conflict with any land use plans, policies, or regulations that were
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adopted for the purpose of avoiding or mitigating an environmental effect and impacts would be
less than significant.

The proposed project includes a lesser amount of commercial development than was assessed
in the NEAP EIR. This reduction would still be in compliance with the site’s Mixed‐Use land
designation and zoning, and would not meaningfully deviate from the land uses contemplated
in the NEAP EIR. Consistent with NEAP EIR, the proposed project would not conflict with
applicable land use plans, policies, or regulations that were adopted for the purpose of
avoiding or mitigating an environmental effect. Therefore, implementation of the proposed
project would not introduce new impacts or create more severe impacts than those analyzed
in the NEAP EIR. No additional analysis is required.

Mitigation Measures
None.

Conclusion
The proposed project does not include land use or zoning changes and would not change the type or
extent of development allowed under the NEAP and analyzed in the NEAP EIR. Development of the
proposed project would be in accordance with the densities, standards, and development guidelines
permitted under the NEAP and analyzed in the NEAP EIR. The proposed project does not propose
substantial land use or development changes beyond those analyzed in the NEAP EIR or require
major revisions to the NEAP EIR. Therefore, the proposed project would not involve new significant
or more severe land use and planning impacts than those previously identified and analyzed in the
NEAP EIR. No additional analysis is required.
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Environmental Issue
Area

Conclusion in
NEAP EIR

Do the Proposed
Changes Involve
New or More
Severe Impacts?

New
Circumstances New Information
Involving New or Requiring New
More Severe
Analysis or
Impacts?
Verification?

Mitigation
Measures

XII. Mineral Resources
Would the project:
a) Result in the loss of No impact.
availability of a known
mineral resource that
would be of value to
the region and the
residents of the State?

No.

No.

No.

None.

b) Result in the loss of No impact.
availability of a locally‐
important
mineral
resource recovery site
delineated on a local
general plan, specific
plan or other land use
plan?

No.

No.

No.

None.

Discussion
a)

Summary of the NEAP EIR

The NEAP EIR determined that development within the NEAP planning area would not result in
the loss of mineral resources. The NEAP EIR concluded that the plan area is not located in a
mineral zone and no impact would occur. The General Plan does identify a sand and gravel
processing plant along the Russian River, 3.5 miles south of the plan area, and General Plan
Policy NR‐G‐1 expresses the City’s intent to allow continued use of properties along the Russian
River for sand and gravel mining operations.
North Village Project Analysis

The proposed project does not include development outside of the area previously evaluated
in the NEAP EIR. The same conditions evaluated in the NEAP EIR are present for the proposed
project. Consistent with the NEAP EIR, the North Village Project is not in a mineral zone.
Therefore, implementation of the proposed project would not introduce new mineral resource
impacts or create more severe mineral resource impacts than those analyzed in the NEAP EIR.
No additional analysis is required.
b)
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Summary of the NEAP EIR

The NEAP EIR confirmed that no known historical mineral extraction activities have occurred
within the plan area. The General Plan designated the plan area for mixed‐use land uses and
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the plan area is not identified within or near a mineral zone. The NEAP EIR concluded that
development of the plan area would not result in the loss of availability of locally important
mineral resources and no impact would occur.

The proposed project does not propose development outside of the area previously evaluated
in the NEAP EIR. The same conditions evaluated in the NEAP EIR are present for the proposed
project. Therefore, implementation of the proposed project would not introduce new impacts
or create more severe impacts than those analyzed in the NEAP EIR. No additional analysis is
required.

Mitigation Measures
None.

Conclusion
The proposed project does not include land use or zoning changes and would not change the type or
extent of development allowed under the NEAP and analyzed in the NEAP EIR. Development of the
proposed project would be in accordance with the densities, standards, and development guidelines
permitted under the NEAP and analyzed in the NEAP EIR. The proposed project does not propose
substantial development and area changes beyond those analyzed in the NEAP EIR or require major
revisions to the NEAP EIR. Therefore, the proposed project would not involve new significant or
more severe mineral resource impacts than those previously identified and analyzed in the NEAP
EIR. No additional analysis is required.
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Environmental Issue
Area

Conclusion in
NEAP EIR

Do the Proposed
Changes Involve
New or More
Severe Impacts?

New
Circumstances New Information
Involving New or Requiring New
More Severe
Analysis or
Impacts?
Verification?

Mitigation
Measures

XIII. Noise
Would the project:
a) Generation
of
a
substantial temporary
or permanent increase
in ambient noise
levels in the vicinity of
the project 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.

b) Generation
of
excessive
groundborne vibration
or groundborne noise
levels?

Less than
significant
with
mitigation.

No.

No.

No.

NOI‐2

c) For a project located No impact.
within the vicinity of a
private airstrip or 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 working in
the project area to
excessive noise levels?

No.

No.

No.

No.

NOI‐1a, NOI‐
1b, and NOI‐
1c

Discussion
a)

Summary of the NEAP EIR

The NEAP EIR determined that stationary noise source impacts to off‐site receptors would be
less than significant and concluded that implementation of MM NOI‐1, NOI‐1b, and NOI‐1c
would reduce noise impacts related to construction, traffic, and railroad noise to a less than
significant level.
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Consistent with the NEAP EIR, the proposed project would be within the same building
envelope and would not disturb land outside of areas already considered for potential
development. The proposed project would implement the same mitigation measures in order
to reduce potential noise impacts. The proposed project would meet the requirements of MM
NOI‐1b, and would not develop multi‐family residential or hotel land uses within 290 feet of
the centerline of U.S. 101, nor develop school, library, church, hospital, nursing home,
neighborhood park, or commercial land uses within 140 feet of the centerline of U.S. 101. The
proposed project does not propose development within 50 feet of the centerline of the
railroad tracks, and therefore is in compliance with MM NOI‐1c. Therefore, implementation of
the proposed project would not introduce substantial temporary or permanent increase noise
impacts beyond those analyzed in the NEAP EIR. No additional analysis is required.
b)

Summary of the NEAP EIR

The NEAP EIR determined that vibration impacts would not occur during construction because
ground vibration levels would attenuate to below the Federal Transit Administration (FTA)
damage threshold criteria due to the distance of the closest off‐site receptors. The NEAP EIR
concluded that implementation of MM NOI‐2 would ensure an acoustical analysis is performed
for structures proposed within 100 feet of the adjacent railroad and that operational vibration
impacts would be less than significant.
North Village Project Analysis

The proposed project would be within the same building envelope as analyzed in the NEAP EIR
and would not disturb land outside of areas already considered for potential development. The
proposed project would meet the requirements of MM NOI‐2, and would not develop any
structures within 100 feet of the centerline of the adjacent railroad. Therefore, implementation
of the proposed project would not introduce substantial temporary or permanent increases in
groundborne vibration impacts than those analyzed in the NEAP EIR. No additional analysis is
required.
c)

Summary of the NEAP EIR

The NEAP EIR determined that the plan area is located outside the Healdsburg Airport 55 A‐
weighted decibel (dBA) community noise equivalent level (CNEL) airport noise contours and no
private airstrips are located within 2 miles of the plan area. As a result, the NEAP EIR concluded
no impacts would occur related to airport land use plans.
North Village Project Analysis
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The proposed project does not include development outside of the area previously evaluated
in the NEAP EIR. The proposed project would be within the same building envelope as analyzed
in the NEAP EIR and would not disturb land outside of areas already considered for potential
development. Therefore, implementation of the proposed project would not introduce new or
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greater impacts related to airport land use plans or private airstrips than those analyzed in the
NEAP EIR. No additional analysis is required.

MM NOI‐1a

To reduce the occurrence of potentially‐significant construction noise impacts to
noise‐sensitive receptors in the plan area vicinity (or sensitive receptors within the
plan area during future buildout), the construction contractor for each development
project within the plan area shall comply with the following:
 Equip internal combustion engine‐driven equipment with intake and exhaust
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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.
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 each project development’s 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.
The construction contract shall prohibit noise producing construction activities
between the hours of 6:00 p.m. and 7:30 a.m. Monday through Saturday, or at
any time on a Sunday or legal holiday.

Attachment: Attachment 4 -Exhibit 14 -North Village Initial Study and EIR Addendum (2754 : North Village DA)

Mitigation Measures

FirstCarbon Solutions

Packet Pg. 2153

7.A.s
City of Healdsburg—North Village Project
Initial Study/Addendum

MM NOI‐1b

CEQA Checklist

Prior to the issuance of building permits for each development project within the
plan area, the following requirements shall be implemented:

exterior day/night average noise levels are, or are projected to exceed, 65 dBA Ldn
(i.e., within 290‐feet of the centerline of U.S. 101), an acoustic analysis shall 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. The City shall confirm that the recommendations will reduce
noise levels below the threshold levels and require compliance with the
recommendations of the acoustic analysis.
 For school, library, church, hospital, nursing home, neighborhood park, or
commercial projects proposed in areas where exterior day‐night average noise
levels are, or are projected to exceed 70 dBA Ldn (i.e., within 140 feet of the
centerline of U.S. 101) an acoustic analysis shall 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. The City shall confirm that
the recommendations will reduce noise levels below the threshold levels and
require compliance with the recommendations of the acoustic analysis.
MM NOI‐1c

Prior to the issuance of building permits for each development project within the
plan area, the following requirement, if applicable, shall be met:
 For any noise‐sensitive land uses proposed within 50 feet of the railroad

centerline, 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. The City shall confirm that the recommendations will
reduce noise levels below the threshold levels and require compliance with the
recommendations of the acoustic analysis.
MM NOI‐2

FirstCarbon Solutions

Prior to the issuance of building permits for each development project within the
plan area, an acoustic analysis is conducted by a qualified noise specialist shall be
prepared for structures in the plan area that are located within 100 feet of the
centerline of the railroad. 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 shown in
Table 3.5‐7 [of the NEAP EIR]. The City shall confirm that the recommendations will
reduce vibration levels below the threshold levels and require compliance with the
recommendations of the acoustic analysis.
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The proposed project does not include land use or zoning changes and would not change the type or
extent of development allowed under the NEAP and analyzed in the NEAP EIR. Applicable mitigation
measures previously identified in the NEAP EIR will be required as set forth in the MMRP and no
considerably different mitigation measures that may substantially reduce impacts have been
identified or rejected. Development of the proposed project would be in accordance with the
densities, standards, and development guidelines permitted under the NEAP and analyzed in the
NEAP EIR. The proposed project does not propose substantial noise and vibration impact changes
beyond those analyzed in the NEAP EIR or require major revisions to the NEAP EIR. Therefore, the
proposed project would not involve new significant or more severe noise and vibration impacts than
those previously identified and analyzed in the NEAP EIR. No additional analysis is required.
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Conclusion in
NEAP EIR

Do the Proposed
Changes Involve
New or More
Severe Impacts?

New
Circumstances New Information
Involving New or Requiring New
More Severe
Analysis or
Impacts?
Verification?

Mitigation
Measures

XIV. Population and Housing
Would the project:
a) Induce
substantial Less than
unplanned population significant
growth in an area, impact.
either directly (for
example, by proposing
new
homes
and
businesses)
or
indirectly
(for
example,
through
extension of roads or
other infrastructure)?

No.

No.

No.

None.

b) Displace substantial No impact.
numbers of existing
people or housing,
necessitating
the
construction
of
replacement housing
elsewhere?

No.

No.

No.

None.

Discussion
a)

Summary of the NEAP EIR

The NEAP EIR determined that the population growth that would result from development
within the plan area is accounted for in the City’s General Plan Healdsburg Housing Element
2015‐2023 anticipated population growth of 11,600 in 2020 and 12,300 in 2030. The NEAP’s
proposed development—290 residential dwelling units and 200,000 square feet of commercial
development—are consistent with the mixed‐use land use designation of the plan area and the
potential buildout anticipated in the City’s General Plan. Therefore, the NEAP EIR concluded
substantial unplanned population growth impacts would be less than significant.
North Village Project Analysis

The proposed project would develop 301 residential dwelling units pursuant to the California
State Density Bonus Law, which is 11 more units than were evaluated in the NEAP EIR. The
proposed project would include the development of 125,760 square feet of commercial
development, which is a reduction of 74,240 square feet from what was evaluated in the NEAP
EIR. The increase of 11 dwelling units would generate a negligibly larger population than what
was considered in the NEAP EIR. However, consistent with the NEAP EIR, the population growth
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generated by the proposed project would be within the population growth anticipated in the
Healdsburg 2030 General Plan. Additionally, the proposed project would be within the
boundaries of NEAP area, which is designated mixed‐use land use. The proposed residential
and commercial development would be consistent with the City of Healdsburg’s mixed‐use
land use designation. Therefore, implementation of the proposed project would not introduce
population growth impacts or create more severe unplanned population growth impacts than
those analyzed in the NEAP EIR. No additional analysis is required.
b)

Summary of the NEAP EIR

The NEAP EIR concluded the NEAP planning area did not contain dwelling units, precluding the
possibility of displacement of existing housing or persons. No impact would occur.
North Village Project Analysis

The proposed project includes commercial and residential development that is entirely within
the NEAP planning area, which does not contain existing dwelling units, thus precluding the
possibility of displacement of housing or persons. Therefore, implementation of the proposed
project would not introduce new displacement of housing or persons impacts or create more
severe displacement of housing or persons impacts than those analyzed in the NEAP EIR. No
additional analysis is required.

Mitigation Measures
None.

Conclusion
The proposed project does not include land use or zoning changes and would not change the type or
extent of development allowed under the NEAP and analyzed in the NEAP EIR. Development of the
proposed project would be in accordance with the densities, standards, and development guidelines
permitted under the NEAP and analyzed in the NEAP EIR. The proposed project does not propose
substantial population growth and housing changes beyond those analyzed in the NEAP EIR or
require major revisions to the NEAP EIR. Therefore, the proposed project would not involve new
significant or more severe population and housing impacts than those previously identified and
analyzed in the NEAP EIR. No additional analysis is required.
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Conclusion in
NEAP EIR

Do the Proposed
Changes Involve
New or More
Severe Impacts?

New
Circumstances New Information
Involving New or Requiring New
More Severe
Analysis or
Impacts?
Verification?

Mitigation
Measures

XV. Public Services
Would the project result in substantial adverse physical impacts associated with the provision of new or
physically altered governmental facilities, need for new or physically altered governmental facilities, the
construction of which could cause significant environmental impacts, in order to maintain acceptable
service ratios, response times or other performance objectives for any of the public services:
a) Fire protection?

Less than
significant
impact.

No.

No.

No.

None.

b) Police protection?

Less than
significant
impact.

No.

No.

No.

None.

c) Schools?

Less than
significant
impact.

No.

No.

No.

None.

d) Parks?

Less than
significant
impact.

No.

No.

No.

None.

e) Other public facilities? Less than
significant
impact.

No.

No.

No.

None.

Discussion
a)

Summary of the NEAP EIR

The NEAP EIR determined that development within the plan area would not require additional
construction of new fire facilities for the Healdsburg Fire Department and the development
within the plan area is not anticipated to increase the 4‐minute average response time of fire
protection services. The NEAP EIR found that the current water system would provide sufficient
water supply for fire flow demand and future development would be required to comply with
all applicable Fire Code requirements associated with adequate fire access, fire flows, and the
number of hydrants. Two 12‐inch water mains adjacent to the plan area would be extended to
service the NEAP area and improve water services. Furthermore, Healdsburg 2030 General
Plan Policy PS‐E‐2 requires mixed‐use development to have built‐in fire protection equipment,
which is assured at the time of construction with development permits. Therefore, the NEAP
EIR concluded that fire protection service impacts would be less than significant.
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The proposed project includes residential and commercial development with an increase in 11
residential dwelling units and a decrease in commercial square footage by 74,240 square feet,
which is a decrease of overall square footage than was addressed in the NEAP EIR. The
proposed project does not include any other land use or policy changes that could directly or
indirectly change population growth not previously contemplated in the NEAP EIR.
Additionally, the proposed project would comply with Healdsburg 2030 General Plan Policy PS‐
E‐2 by having built‐in fire protection equipment at the time development permits given.
Therefore, implementation of the proposed project would not introduce new fire protection
service impacts or create more severe fire protection service impacts than those analyzed in
the NEAP EIR. No additional analysis is required.
b)

Summary of the NEAP EIR

The NEAP EIR identified the Healdsburg Police Department Headquarters located 2.33 miles
south of the plan area as the nearest police station to the plan area. The Healdsburg General
Plan anticipated residential and commercial buildout would increase the demand for police
services, and the City anticipated the need for additional officers and facilities in the future.
The NEAP EIR determined that future development within the NEAP area would not increase
police response times and the NEAP would be compliant with the General Plan. Development
would be required to incorporate safety measures such as parking lot lights. The Police
Department would review any future development plans to comment and assure safety
concerns are considered and addressed. The NEAP EIR concluded that future development
within the NEAP area would not require new police facilities or the expansion of existing police
facilities and police service impacts would be less than significant.
North Village Project Analysis

The proposed project does not include any land use or policy changes within the NEAP area
that could potentially result in an increase in demand for police protection services not
previously contemplated in the NEAP EIR. Therefore, implementation of the proposed project
would not introduce new police service impacts or create more severe police service impacts
than those analyzed in the NEAP EIR. No additional analysis is required.
c)

Summary of the NEAP EIR

The NEAP EIR determined that the 290 residential dwelling units proposed in the NEAP would
increase demand for school services. The Healdsburg Unified School District (HUSD), which
services the plan area, includes two elementary schools, a junior high, and a high school. The
HUSD enrolls 2,200 students a year with a capacity to accommodate up to 3,900 students. The
NEAP EIR found that development anticipated in the plan area could generate as many as 174
new students, which is consistent with the residential buildout scenario contemplated in the
General Plan. The NEAP EIR concluded that future development in the plan area would be
required to pay developer fees pursuant to State law in order to fund the construction or
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maintenance of school facilities and the NEAP would not create a need for new or expanded
school facilities. Therefore, the NEAP EIR determined that school service impacts were
determined to be less than significant.

The proposed project includes an additional 11 residential dwelling units, which may slightly
increase the number of new students that could be generated from development in the NEAP
planning area. However, given that the project includes a Senior Living Community, whereas
the NEAP EIR analyzed a project where all residential was multi‐family‐ it is likely that the
project will generate fewer students than analyzed in the NEAP EIR. The HUSD can
accommodate up to 3,900 students and has an estimated 2,200 students, so the HUSD could
accommodate the potential new students. The proposed project does not propose any further
changes to development plans or land use that could potentially result in direct or indirect
school student population growth not previously considered in the NEAP EIR. Therefore,
implementation of the proposed project would not introduce new school service impacts or
create more severe school service impacts than those analyzed in the NEAP EIR. No additional
analysis is required.
d)

Summary of the NEAP EIR

The NEAP EIR determined the implementation of the NEAP would not remove existing
parkland, but would increase demand on park services. The Healdsburg Municipal Code
Section 20.08.175.B requires mixed‐using zoning to include 200 square feet of useable open
space for each dwelling unit. The NEAP EIR found that future development within the plan area
would be required to include 200 square feet of useable open space for each dwelling unit.
The City includes 43‐acres of public parkland and Healdsburg 2030 General Plan Policy PS‐H‐4
sets a minimum Citywide ratio of 5 acres of parkland per 1,000 residents for planning
purposes. The Healdsburg 2030 General Plan identifies an existing 16‐acre deficiency in the
Citywide parkland to resident ratio. As part of the approved Montage Healdsburg project,
located directly east of the NEAP area, a 36‐acre community park would be constructed, which
would increase accessibility of park facilities to residents within the NEAP area. Therefore, the
NEAP EIR concluded that development in the plan area would not result in the need for new or
expanded park facilities and impacts would be less than significant.
North Village Project Analysis

The proposed project does not propose development or land use changes that could
potentially result in an increase in park demand not previously contemplated in the NEAP EIR.
This precludes the potential for the proposed project to introduce new or more severe impacts
than those evaluated in the NEAP EIR. Therefore, implementation of the proposed project
would not introduce new park service impacts or create more severe park service impacts than
those analyzed in the NEAP EIR. No additional analysis is required.
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Summary of the NEAP EIR

The NEAP EIR determined that the development envisioned in the NEAP could create increased
demand on other public facilities. The Healdsburg Regional Library and Healdsburg Community
Center are located nearby the plan area. New development in the plan area would be required
to pay impacts fees that offset the costs associated with providing additional public services.
The NEAP was determined to be consistent with the projected land use intensities and
densities identified in the General Plan buildout. The NEAP EIR concluded that development
within the NEAP area was expected to be served by existing and planned‐for public facilities
and impacts would be less than significant.
North Village Project Analysis

The proposed project does not include development or land use changes that potentially could
result in a demand for other public facilities not previously contemplated in the NEAP EIR. This
precludes the potential for new impacts associated with new or expanded community and
library facilities. Therefore, implementation of the proposed project would not introduce new
impacts or create more impacts to community and library facilities than those analyzed in the
NEAP EIR. No additional analysis is required.

Mitigation Measures
None.

Conclusion
The proposed project does not include land use or zoning changes and would not change the type or
extent of development allowed under the NEAP and analyzed in the NEAP EIR. Development of the
proposed project would be in accordance with the densities, standards, and development guidelines
permitted under the NEAP and analyzed in the NEAP EIR. The proposed project does not propose
substantial public service impacts or development changes beyond those analyzed in the NEAP EIR
or require major revisions to the NEAP EIR. Therefore, the proposed project would not involve new
significant or more severe public service impacts than those previously identified and analyzed in the
NEAP EIR. No additional analysis is required.
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Conclusion in
NEAP EIR

Do the Proposed
Changes Involve
New or More
Severe Impacts?

New
Circumstances New Information
Involving New or Requiring New
More Severe
Analysis or
Impacts?
Verification?

Mitigation
Measures

XV. Recreation
Would the project:
a) Would the project Less than
increase the use of significant
existing neighborhood impact.
and regional parks or
other
recreational
facilities such that
substantial
physical
deterioration of the
facility would occur or
be accelerated?

No.

No.

No.

None.

b) Does the project No impact.
include recreational
facilities or require the
construction
or
expansion
of
recreational facilities,
which might have an
adverse physical effect
on the environment?

No.

No.

No.

None.

Discussion
a)

Summary of the NEAP EIR

The NEAP EIR determined that the NEAP is consistent with the Healdsburg 2030 General Plan
vision for redevelopment in the northern portion of Healdsburg and compliant with densities and
development standards permitted in the General Plan. The plan area would be serviced by the
3.5‐acre Barbieri Park and a planned 36‐acre community park that is part of the Montage
Healdsburg development project. The NEAP EIR found that, although development of the plan
area could increase demand for City parks, existing parks and recreation facilities would
adequately service the NEAP planning area and the anticipated population growth is not expected
to deteriorate existing park facilities. Therefore, the NEAP EIR concluded impacts would be less
than significant.
North Village Project Analysis
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The proposed project does not include development or land use changes that potentially could
directly or indirectly result in population growth not previously contemplated in the NEAP EIR.
This precludes the potential for new impacts associated with deterioration of parks and
recreation facilities. Therefore, implementation of the proposed project would not introduce
FirstCarbon Solutions
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new impacts to park or recreational facilities or create more impacts than those analyzed in
the NEAP EIR. No additional analysis is required.
Summary of the NEAP EIR

The NEAP EIR concluded the NEAP area does not include or require new park or recreation
facilities. The plan’s residential component would incorporate public common spaces, passive
recreational outdoor areas, and potentially a community garden or tot lot. As previously
stated, the Montage Healdsburg development includes a 36‐acre community park which will
be developed with recreational facilities and would serve residents in the NEAP planning area.
The Healdsburg Open Space Preserve is located less than 0.5 mile from the plan area and offers
a 3‐mile trail network. Therefore, the NEAP EIR concluded that future development’s increased
demand on recreation facilities would not have an adverse physical effect on the environment
and no impacts would occur.
North Village Project Analysis

The proposed project does not include development or land use changes that potentially could
result in a significant increase in recreational facility use or demand that would necessitate the
need for new or expanded facilities not previously contemplated in the NEAP EIR. This
precludes the potential for new impacts associated with use of park and recreation facilities
leading to adverse effects to the environment. Therefore, implementation of the proposed
project would not introduce new impacts or create more impacts than those analyzed in the
NEAP EIR. No additional analysis is required.

Mitigation Measures
None.

Conclusion
The proposed project does not include land use or zoning changes and would not change the type or
extent of development allowed under the NEAP and analyzed in the NEAP EIR. Development of the
proposed project would be in accordance with the densities, standards, and development guidelines
permitted under the NEAP and analyzed in the NEAP EIR. The proposed project does not propose
substantial development changes beyond those analyzed in the NEAP EIR or require major revisions
to the NEAP EIR. Therefore, the proposed project would not involve new significant or more severe
recreation impacts than those previously identified and analyzed in the NEAP EIR. No additional
analysis is required.
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Conclusion in
NEAP EIR

Do the Proposed
Changes Involve
New or More
Severe Impacts?

New
Circumstances New Information
Involving New or Requiring New
More Severe
Analysis or
Impacts?
Verification?

Mitigation
Measures

XVI. Transportation
Would the project:
a) Conflict with a program
plan, ordinance or
policy of the circulation
system,
including
transit, roadway, bicycle
and
pedestrian
facilities?

Significant
and
unavoidable
impact with
mitigation.

No.

No.

No.

b) Would the project
conflict or be
inconsistent with
CEQA Guidelines
Section 15064.3,
subdivision (b)?

No impact.

No.

No.

No.

None.

c) Substantially increase Less than
hazards due to a significant
geometric
design impact.
feature (e.g., sharp
curves or dangerous
intersections)
or
incompatible uses (e.g.,
farm equipment)?

No.

No.

No.

MM TRANS‐5

d) Result in inadequate Less than
emergency access?
significant
with
mitigation.

No.

No.

No.

MM TRANS‐3

MM TRANS‐
1a and
TRANS‐1b

Discussion
Analysis and discussion is based on the Addendum to the Traffic Impact Study for the North Area
Entry Plan provided by W‐Trans transportation sub‐consultants (Appendix B).
a)

Summary of the NEAP EIR

The NEAP EIR determined that traffic generated due to development of the plan area under
the Existing Plus Plan scenario could significantly impact study area intersections. As a result,
the NEAP EIR concluded that implementation of MM TRANS‐1a and TRANS‐1b would reduce
these impacts. However, since there was no guarantee that the planned improvements would
be completed prior to development in the NEAP planning area, the NEAP EIR concluded
impacts would remain significant and unavoidable.
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As described in the Project Description, the proposed project includes uses consistent with the
level of development evaluated in the NEAP EIR and consistent with the Healdsburg 2030
General Plan and zoning designations. The proposed project would be within the same building
envelope as analyzed in the NEAP EIR and would not disturb land outside of areas already
considered for potential development. As summarized in Table 4, the proposed project would
generate an estimated 2,992 daily trips, including 157 in the AM peak‐hour and 216 in the PM
peak‐hour.

Table 4: North Village Project Trip Generation Summary
Daily
Land Use

AM Peak‐hour

PM Peak‐hour

Units

Rate

Trips

Rate

Trips

In

Out

Rate

Trips

In

Out

—

N/A

4,930

N/A

259

129

130

N/A

351

164

187

North Village
Project
Hotel

108
rooms

8.36

903

0.47

51

30

21

0.60

65

33

32

Senior Living
Facility

221 du

3.70

818

0.20

44

15

29

0.26

57

32

25

Multi‐family
Housing

75 du

7.32

549

0.46

35

8

27

0.56

42

26

16

Live/Work

5 units

9.95

50

0.86

4

3

1

0.94

5

2

3

12,000 SF 44.32

532

0.96

12

7

5

2.71

33

14

19

NEAP

Retail
Memory Care
Facility

30 beds

2.60

78

0.19

6

4

2

0.26

8

3

5

Assisted Living
Facility

24 beds

2.60

62

0.19

5

3

2

0.26

6

2

4

Subtotal

—

2,992

—

157

70

87

—

216

112

104

Net Change

—

‐1,938

—

‐102

‐59

‐43

—

‐135

‐52

‐83

Note:
du = dwelling unit; SF = square feet
Source: W‐Trans 2019.

In comparison to the expected trip generation for the development scenario evaluated in the
NEAP EIR, the proposed project trip estimate includes 1,938 fewer daily trips, including 102
fewer AM peak‐hour trips, and 135 fewer PM peak‐hour trips. Additionally, the proposed
project would be required to implement MM TRANS‐1a, which would ensure that the
proposed project contributes to the Dry Creek Road/U.S. 101 South Ramp intersection
improvements, and TRANS‐1b, which would improve the northbound approach to Dry Creek
Road/Grove Street. As a result, the proposed project would generate fewer trips than analyzed
in the NEAP EIR and would be required to implement MM TRANS‐1a and TRANS‐1b, which
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would reduce impacts to a less than significant level. The North Village Project would be served
by existing transit stops on Healdsburg Avenue that were constructed as part of the Montage
Healdsburg Project. In addition, the proposed project includes bicycle and pedestrian facilities
consistent with what was analyzed in the NEAP EIR. Therefore, implementation of the
proposed project would not introduce new circulation system impacts or create more severe
impacts than those analyzed in the NEAP EIR. No additional analysis is required.
b)

Summary of the NEAP EIR

The NEAP EIR concluded that since there is no adopted regional congestion management
program in Sonoma County, no impact would occur.
North Village Project Analysis

The proposed project includes uses anticipated under the NEAP EIR and consistent with the
Healdsburg 2030 General Plan and zoning designations. Additionally, the proposed project
would be within the same building envelope as analyzed in the NEAP EIR and would not disturb
land outside of areas already considered for potential development. No adopted regional
congestion management program is applicable to the project site and no impact would occur.
Therefore, implementation of the proposed project would not introduce new circulation
system impacts or create more severe impacts than those analyzed in the NEAP EIR. No
additional analysis is required.
c)

Summary of the NEAP EIR

The NEAP EIR determined that development under the NEAP would not include sharp curves
or incompatible uses. However, the NEAP EIR concluded that plan‐generated automobile trips
would result in significant impacts to vehicle queues at the left‐turn lane on the westbound
approach to Dry Creek Road/U.S. 101 South, which could result in traffic safety hazards due to
inadequate vehicle stopping distances. Although the NEAP EIR identified MM TRANS‐5 to
reduce impacts, impacts would remain significant and unavoidable because the widening
project would not be implemented until fully funded.
North Village Project Analysis

The proposed project includes uses anticipated under the NEAP EIR and consistent with the
Healdsburg 2030 General Plan and zoning designations. Consistent with the NEAP EIR, the
proposed project would not include sharp curves or incompatible uses. Consistent with MM
TRANS‐5, the project applicant would be required to pay a proportional share fee towards the
cost of widening Dry Creek Road to accommodate a westbound left‐turn lane the entire length
between the U.S. 101 South and North Ramps. Therefore, implementation of the proposed
project would not introduce new traffic safety hazards impacts or create more severe impacts
than those analyzed in the NEAP EIR. No additional analysis is required.
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Summary of the NEAP EIR

The NEAP EIR determined that the proposed access point from Healdsburg Avenue via an at‐
grade crossing of the NCRA rail line would not be adequate emergency access and two points
of access would be required. As a result, the NEAP EIR concluded that implementation of MM
TRANS‐3 would ensure that an additional emergency vehicle access would be provided that
would reduce impacts to a less than significant level.
North Village Project Analysis

The proposed project includes uses anticipated under the NEAP EIR and consistent with the
Healdsburg 2030 General Plan and zoning designations. The proposed project would be within
the same building envelope as analyzed in the NEAP EIR and would not disturb land outside of
areas already considered for potential development. Additionally, the proposed project would
implement MM TRANS‐3 consistent with the NEAP EIR, which would ensure that the proposed
project provides an emergency vehicle only access point such that emergency access could be
maintained even if there is a blockage of the at‐grade railroad crossing at the site entry.
Therefore, implementation of the proposed project would not introduce new emergency
access impacts or create more severe impacts than those analyzed in the NEAP EIR. No
additional analysis is required.

Mitigation Measures
MM TRANS‐1a To address anticipated deficient roadway operations, the City has planned for
roadway improvements to Dry Creek Road/U.S. 101 South Ramps (study intersection
1) that include signalization. New development within the plan area shall be
required to contribute a proportional share allocation towards the cost of
installation of a traffic signal at Dry Creek Road/U.S. 101 South.
MM TRANS‐1b New development within the plan area shall be required to improve the northbound
approach to Dry Creek Road/Grove Street (study intersection 3). The approach shall
be restriped to include a separate left‐turn lane and the signal modified to provide
protected left‐turn phasing, with the existing right‐turn lane converted to use for
through/right‐turn movements.
MM TRANS‐3

Prior to development of the plan area, an emergency vehicle only access point shall
be established such that access and egress can be maintained during a train
preemption at the public, at‐grade railroad crossing at the site entry.

MM TRANS‐5

New development within the plan area shall be required to contribute a
proportional share allocation towards the cost of widening Dry Creek Road to
accommodate a westbound left‐turn lane the entire length between the U.S. 101
South and North Ramps. The amount paid shall include a proportional share of the
cost to widen the westbound approach to Dry Creek Road/U.S. 101 North Ramps to
include a second lane; the left lane would feed into the left‐turn lane at the U.S. 101
South Ramps and the right lane would be a shared through/right‐turn lane serving
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Conclusion
The proposed project does not include land use or zoning changes and would not change the type or
extent of development allowed under the NEAP and analyzed in the NEAP EIR. Applicable mitigation
measures previously identified in the NEAP EIR will be required as set forth in the MMRP and no
considerably different mitigation measures that may substantially reduce impacts have been
identified or rejected. Development of the proposed project would be in accordance with the
densities, standards, and development guidelines permitted under the NEAP and analyzed in the
NEAP and analyzed in the NEAP EIR. The proposed project does not propose substantial
transportation changes beyond those analyzed in the NEAP EIR or require major revisions to the
NEAP EIR. Therefore, the proposed project would not involve new significant or more severe
transportation impacts than those previously identified and analyzed in the NEAP EIR. No additional
analysis is required.
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through traffic and right turns onto the U.S. 101 North on‐ramp. These
improvements would allow queues in the westbound left‐turn lane at the U.S. 101
South Ramps to stack beyond the Dry Creek Road/U.S. 101 North Ramps
intersection, if needed, without impacting through traffic.
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Utilities and Service Systems
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XVIII.

Conclusion in
NEAP EIR

Do the Proposed
Changes Involve
New or More
Severe Impacts?

Would the project:
a) Require or result in
the relocation or
construction of new or
expanded
water,
wastewater treatment
or
stormwater
drainage,
electric
power, natural gas, or
telecommunications
facilities,
the
construction
or
relocation of which
could cause significant
environmental
effects?

This checklist
question was
not
evaluated in
the NEAP
EIR.

No.

No.

No.

None.

b) Have sufficient water Less than
supplies available to significant.
serve the project and
reasonably
foreseeable
future
development during
normal,
dry
and
multiple dry years?

No.

No.

No.

None.

c) Result
in
a Less than
determination by the significant.
wastewater treatment
provider which serves
or may serve the
project that it has
adequate capacity to
serve the project’s
projected demand in
addition
to
the
provider’s
existing
commitments?

No.

No.

No.

None.

d) Generate solid waste Less than
in excess of State or significant.
local standards, or in
excess of the capacity
of local infrastructure,
or otherwise impair
the attainment of solid
waste reduction goals?

No.

No.

No.

None.
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Conclusion in
NEAP EIR

e) Comply with federal, No impact.
State,
and
local
management
and
reduction statutes and
regulations related to
solid waste?

Do the Proposed
Changes Involve
New or More
Severe Impacts?

No.

New
Circumstances New Information
Involving New or Requiring New
More Severe
Analysis or
Impacts?
Verification?

No.

No.

Mitigation
Measures

None.

Discussion
a)

Summary of the NEAP EIR

The NEAP EIR did not evaluate impacts related to relocation or construction of new or
expanded water, wastewater treatment, or stormwater drainage, electric power, natural gas, or
telecommunications facilities.
North Village Project Analysis

The proposed project includes uses anticipated under the NEAP EIR and consistent with the
Healdsburg 2030 General Plan and zoning designations. The proposed project would include
the construction of new water, wastewater, stormwater drainage, electric power, natural gas,
and telecommunications connections. The temporary construction impacts associated with
these new utility connections have been analyzed in previous chapters and implementation of
all mitigation measures would reduce potential impacts to a less than significant level. As
discussed under Impacts XVIII(b) and (c), the proposed project would be served by adequate
water supplies and wastewater treatment capacity. As discussed under Impact X, Hydrology
and Water Quality, the proposed project would include stormwater drainage facilities in
accordance with C.3 requirements and peak runoff flows would be detained during peak storm
events and released at a rate no greater than the pre‐development peak runoff flows. The
applicable natural gas, electrical power, and telecommunications providers would serve the
project, similar to the project analyzed in the NEAP EIR. Therefore, implementation of the
proposed project would not result in the need for relocation or construction of new or
expanded water, wastewater treatment or stormwater drainage, electric power, natural gas, or
telecommunications facilities or create more severe impacts than those analyzed in the NEAP
EIR. As a result, impacts would be less than significant.
b)

Summary of the NEAP EIR
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The NEAP EIR determined that the proposed water demand from development within the
NEAP plan area was accounted for in the City of Healdsburg Urban Water Management Plan.
As a result, the NEAP EIR concluded that the City would have sufficient water supplies to serve
the plan area and impacts would be less than significant.
FirstCarbon Solutions
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The proposed project includes uses anticipated under the NEAP EIR and consistent with the
General Plan and zoning designations. Although the proposed project would generate
additional water demand compared to existing conditions, the proposed project would not
generate water demand outside of what was analyzed under the NEAP EIR. As discussed in the
NEAP EIR, water demand associated with mixed‐use development on the project site was
accounted for in the City’s Urban Water Management Plan and the City has sufficient water
supplies to serve the project. Therefore, implementation of the proposed project would not
introduce new water demand impacts or create more severe impacts that would prevent the
City from providing sufficient water supplies beyond those analyzed in the NEAP EIR. No
additional analysis is required.
c)

Summary of the NEAP EIR

The NEAP EIR determined that the City of Healdsburg Wastewater Treatment Plant (WWTP) would
have an available capacity of 0.42 million gallons per day (mgd) to serve the plan area’s
wastewater demand. As a result, the NEAP EIR concluded that impacts would be less than
significant.
North Village Project Analysis

As described in the Project Description, the proposed project would result in a total of 301
dwelling units and include a 108 room hotel with restaurant, bar, and event space for a total of
113,760 square feet, 12,000 square feet of commercial/retail space, 30 memory care beds, and
24 assisted living beds. The proposed project includes uses anticipated under the NEAP EIR and
consistent with the Healdsburg 2030 General Plan and zoning designations. Therefore, the
proposed project would result in wastewater generation consistent with what was analyzed
under the NEAP EIR and consistent with the Healdsburg 2030 General Plan land use
designations. In conclusion, implementation of the proposed project would not introduce new
wastewater treatment capacity impacts or create more severe impacts than those analyzed in
the NEAP EIR. No additional analysis is required.
d)

Summary of the NEAP EIR

The NEAP EIR indicated that the Redwood Empire Disposal Transfer Station had a permitted
capacity of 435 tons per day (tpd) with the expected development expected to generate 15.8
tpd. In addition, the NEAP EIR identified the four closest landfills that would serve the NEAP
planning area and determined all landfills would have sufficient capacity to serve future
development. As a result, the NEAP EIR concluded that the planning area would be served by
solid waste facilities with adequate capacity and impacts would be less than significant.
North Village Project Analysis
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As described in the Project Description, the proposed project would include a total of 301
dwelling units, and a 108‐room hotel with restaurant, bar, and event space for a total of
113,760 square feet, 12,000 square feet of commercial/retail space, 30 memory care beds, and
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Although the proposed project would generate additional solid waste compared to existing
conditions, the proposed project would not generate solid waste amounts outside of what was
analyzed under the NEAP EIR. As discussed in the NEAP EIR, solid waste generation associated
with mixed‐use development on the project site was accounted for in the Healdsburg 2030
General Plan. Therefore, implementation of the proposed project would not introduce new
solid waste impacts or create more severe impacts beyond those analyzed in the NEAP EIR. No
additional analysis is required.
e)

Summary of the NEAP EIR

The NEAP EIR indicated that future development in the plan area would be required to comply
with applicable, federal, State, and local regulations related to solid waste. As a result, the
NEAP EIR concluded that since development would be consistent with the Healdsburg 2030
General Plan regulations, future development would not impede the ability of the City to meet
waste diversion requirements or violate other applicable regulations related to solid waste and
no impact would occur.
North Village Project Analysis

The proposed project includes uses anticipated under the NEAP EIR and consistent with the
General Plan and zoning designations. Although the proposed project would generate
additional solid waste compared to existing conditions, the proposed project would not
generate solid waste amounts outside of what was analyzed under the NEAP EIR or conflict
with federal, State, or local solid waste regulations. As discussed in the NEAP EIR, solid waste
generation associated with mixed‐use development on the project site was accounted for in
the City’s General Plan. Therefore, implementation of the proposed project would not
introduce new solid waste impacts or create more severe impacts beyond those analyzed in
the NEAP EIR. No additional analysis is required.

Mitigation Measures
None.

Conclusion
The proposed project does not include land use or zoning changes and would not change the type or
extent of development allowed under the NEAP and analyzed in the NEAP EIR. Development of the
proposed project would be in accordance with the densities, standards, and development guidelines
permitted under the NEAP and analyzed in the NEAP EIR. The proposed project does not include
substantial changes to utilities beyond those analyzed in the NEAP EIR or require major revisions to
the NEAP EIR. Therefore, the proposed project would not involve new significant or more severe
utilities impacts than those previously identified and analyzed in the NEAP EIR. No additional
analysis is required.
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24 assisted living beds. The proposed project includes uses anticipated under the NEAP EIR and
would generate similar solid waste amounts.
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Area

Conclusion in
NEAP EIR

Do the Proposed
Changes Involve
New or More
Severe Impacts?

New
Circumstances New Information
Involving New or Requiring New
More Severe
Analysis or
Impacts?
Verification?

Mitigation
Measures

XIX. Wildfire
If located in or near State Responsibility Areas or lands classified as very high fire hazard severity zones,
would the project:
a) Substantially impair an
adopted emergency
response plan or
emergency evacuation
plan?

Less than
significant
with
mitigation.

No.

No.

No.

b) Due to slope, prevailing
winds,
and
other
factors,
exacerbate
wildfire risks, and
thereby expose project
occupants to, pollutant
concentrations from a
wildfire
or
the
uncontrolled spread of
a wildfire?

This question
was not
analyzed in
the NEAP
EIR.

No.

No.

No.

None.

c) Require
the
installation
or
maintenance
of
associated
infrastructure (such as
roads, fuel breaks,
emergency
water
sources, power lines
or other utilities) that
may exacerbate fire
risk or that may result
in
temporary
or
ongoing impacts to
the environment?

This question
was not
analyzed in
the NEAP EIR.

No.

No.

No.

None.

d) Expose people or
structures to significant
risks,
including
downslope
or
downstream flooding
or landslides, as a
result of runoff, post‐
fire slope instability, or
drainage changes?

This question
was not
analyzed in
the NEAP EIR.

No.

No.

No.

None.
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City of Healdsburg—North Village Project
Initial Study/Addendum

CEQA Checklist

Discussion
Summary of the NEAP EIR

The NEAP EIR determined that the City of Healdsburg and Sonoma County do not have
adopted emergency response plans. The NEAP included roadway improvements primarily to
Healdsburg Avenue, a designated arterial street, which would ease access entering, exiting,
and navigating through the plan area. The NEAP would not include roadway modifications,
such as lane narrowing or permanent road closures, that would impair or interfere with
emergency response or evacuation. The plan area has a single access across a railway, which,
given the proposed size of the development and potential need for plan area evacuation in the
case of wildfires or other emergencies, poses a potentially significant impact due to a lack of a
secondary emergency vehicle access. Implementation of MM HAZ‐2 would ensure that a
secondary emergency vehicle access road is provided for the plan area to minimize delaying
emergency response times. Therefore, the NEAP EIR concluded that with implementation of
MM HAZ‐2, impacts would be less than significant.
North Village Project Analysis

The project proposes two access points to the project site. The first is the main entrance and
exit to the project site from Healdsburg Avenue across a recently constructed at‐grade railway
crossing. Consistent with MM HAZ‐2 in the NEAP EIR, a secondary emergency vehicle access
point to the project site would be constructed from Healdsburg Avenue at the northeast corner
of the project site. The provision of a second access point would minimize delays in emergency
response, consistent with MM HAZ‐2. Therefore, implementation of the proposed project
would not introduce new impacts or create more severe impacts than those analyzed in the
NEAP EIR. No additional analysis is required.
b)

Summary of the NEAP EIR

The NEAP EIR did not analyze impacts associated with increased wildfire risks due to slopes,
prevailing winds or other factors.
North Village Project Analysis

The proposed project includes uses anticipated under the NEAP EIR and consistent with the
General Plan and zoning designations. As discussed under Impact IX, Hazards and Hazardous
Materials, the project site is not located in high or very high hazard severity zone. The buildable
portion of the project site is located on relatively flat land with no development on steep
slopes that could increase wildfire risk. The BAAQMD monitors weather data, including annual
wind speed, at various stations around the San Francisco Bay Area. The closest station to the
proposed project is located in the City of Napa, approximately 38 miles to the southeast. At the
Napa station, the average measured wind speeds in 2019 ranged from 4 to 7 miles per hour
(mph) with maximum gusts ranging from 16 to 31 mph.12 As a result, the project site is not
12
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a)

Bay Area Air Quality Management District (BAAQMD). 2019. Website: http://www.baaqmd.gov/about‐air‐quality/current‐air‐
quality/air‐monitoring‐data/#/met?id=203&style=table&zone=‐1&date=2019‐12‐24&view=monthly. Accessed December 20, 2019.
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CEQA Checklist

City of Healdsburg—North Village Project
Initial Study/Addendum

c)

Summary of the NEAP EIR

The NEAP EIR did not analyze impacts associated with the installation or maintenance of
associated infrastructure (such as roads, fuel breaks, emergency water sources, power lines or
other utilities) that may exacerbate fire risk or that may result in temporary or ongoing impacts
to the environment.
North Village Project Analysis

The proposed project includes uses anticipated under the NEAP EIR and consistent with the
Healdsburg 2030 General Plan and zoning designations. The proposed project would include a
main entrance and an emergency access road from Healdsburg Avenue consistent with
California Fire Code requirements and Healdsburg Municipal Code policies. Additionally, the
project would not require emergency water sources, because sufficient water supplies would
be provided by the City of Healdsburg. New electrical power and other utility lines on and
connecting to the project site would be installed below ground, minimizing potential ignition
and related fire risk, consistent with California Building Code and Healdsburg Municipal Code
regulations. Therefore, the proposed project would not increase fire risk due to installation or
maintenance of associated infrastructure and impacts would be less than significant.
d)

Summary of the NEAP EIR

The NEAP EIR did not analyze impacts associated with exposure of people or structures to
significant risks, including downslope or downstream flooding or landslides, as a result of
runoff, post‐fire slope instability, or drainage changes.
North Village Project Analysis

The proposed project includes uses anticipated under the NEAP EIR and consistent with the
General Plan and zoning designations. The project site has not been affected by previous
wildfires that could have resulted in drainage changes or loss of vegetation. As discussed
previously, the proposed project is not located on soils or slopes susceptible to landslide
impacts. Additionally, the proposed project would include stormwater drainage BMPs that
would be designed to detain runoff and prevent drainage changes or loss of topsoil and
vegetation, which could further increase downstream flooding. Therefore, the proposed
project would not expose people or structures to significant risks associated with post‐fire
slope instability and impacts would be less than significant.
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located in an area with steep slopes or high prevailing winds that would further increase
wildfire risk. Therefore, the proposed project would not expose future occupants to pollutant
concentrations from a wildfire or the uncontrolled spread of a wildfire due to increased risk of
wildfire and impacts would be less than significant.
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MM HAZ‐2

The following requirement shall be imposed as a condition of approval prior to or
concurrent with all development within the plan area: The Comstock property
developer shall provide a secondary emergency vehicle access point to facilitate
more orderly and efficient levels of development and minimize delaying emergency
response times. Potential location options for secondary emergency access include,
but are not limited to, a second railroad crossing over the NCRA railway north of the
main entrance or a new route south of the plan area through the vacant parcel
owned by SIMI Winery, Inc. (APN 091‐060‐032) and into the plan area. If secondary
emergency access is not provided to satisfy fire safety standards, development on
the Comstock property will be limited to the extent allowed under applicable fire
safety regulations, codes, and ordinances.

Conclusion
The proposed project does not include land use or zoning changes and would not change the type or
extent of development allowed under the NEAP and analyzed in the NEAP EIR. Applicable mitigation
measures previously identified in the NEAP EIR will be required as set forth in the MMRP and no
considerably different mitigation measures that may substantially reduce impacts have been
identified or rejected. Development of the proposed project would be in accordance with the
densities, standards, and development guidelines permitted under the NEAP and analyzed in the
NEAP EIR. Therefore, the proposed project would not involve new significant wildfire hazard impacts.
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Date: 1/29/2020 1:35 PM
North Village Addendum Operations - Sonoma-North Coast County, Annual

North Village Addendum Operations
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

160.00

Space

1.44

64,000.00

0

Other Asphalt Surfaces

117.87

1000sqft

2.71

117,870.00

0

Other Non-Asphalt Surfaces

93.40

1000sqft

2.14

93,400.00

0

Parking Lot

240.00

Space

2.16

96,000.00

0

Hotel

108.00

Room

3.60

113,760.00

0

Apartments Mid Rise

80.00

Dwelling Unit

5.22

99,904.00

229

Congregate Care (Assisted Living)

54.00

Dwelling Unit

3.38

53,790.00

154

Retirement Community

221.00

Dwelling Unit

11.25

146,678.00

632

Strip Mall

12.00

1000sqft

0.28

12,000.00

0

1.2 Other Project Characteristics
Urbanization

Urban

Climate Zone

4

Utility Company

Pacific Gas & Electric Company

CO2 Intensity
(lb/MWhr)

491.65

Wind Speed (m/s)

CH4 Intensity
(lb/MWhr)

2.2

0.022

Precipitation Freq (Days)

75

Operational Year

2021

N2O Intensity
(lb/MWhr)

1.3 User Entered Comments & Non-Default Data
Project Characteristics - Adjusted based on California's Renewables Portfolio Standard (RPS)
Land Use - Based on North Village Narrative 110519
Construction Phase - Operations only
Off-road Equipment - Operations only
Trips and VMT - Operations only
Vehicle Trips - Trip rates based on TIA Addendum by W-Trans (11/25/19)

0.005
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Water Mitigation - Compliance with Green Building Code Standards
Waste Mitigation - Statewide diversion/recycling materials (11% reduction)
Table Name

Column Name

Default Value

New Value

tblConstructionPhase

NumDays

30.00

1.00

tblFireplaces

FireplaceWoodMass

3,078.40

0.00

tblFireplaces

FireplaceWoodMass

3,078.40

0.00

tblFireplaces

FireplaceWoodMass

3,078.40

0.00

tblFireplaces

NumberWood

28.00

0.00

tblFireplaces

NumberWood

18.90

0.00

tblFireplaces

NumberWood

77.35

0.00

tblLandUse

LandUseSquareFeet

156,816.00

113,760.00

tblLandUse

LandUseSquareFeet

80,000.00

99,904.00

tblLandUse

LandUseSquareFeet

54,000.00

53,790.00

tblLandUse

LandUseSquareFeet

221,000.00

146,678.00

tblLandUse

LotAcreage

2.11

5.22

tblLandUse

LotAcreage

44.20

11.25

tblOffRoadEquipment

OffRoadEquipmentUnitAmount

1.00

0.00

tblOffRoadEquipment

OffRoadEquipmentUnitAmount

3.00

0.00

tblOffRoadEquipment

OffRoadEquipmentUnitAmount

2.00

0.00

tblProjectCharacteristics

CH4IntensityFactor

0.029

0.022

tblProjectCharacteristics

CO2IntensityFactor

641.35

491.65

tblProjectCharacteristics

N2OIntensityFactor

0.006

0.005

tblVehicleTrips

ST_TR

6.39

7.48

tblVehicleTrips

ST_TR

2.20

2.60

tblVehicleTrips

ST_TR

8.19

8.36

tblVehicleTrips

ST_TR

2.03

3.70

tblVehicleTrips

ST_TR

42.04

44.32

tblVehicleTrips

SU_TR

5.86

7.48

tblVehicleTrips

SU_TR

2.44

2.60
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tblVehicleTrips

SU_TR

5.95

8.36

tblVehicleTrips

SU_TR

1.95

3.70

tblVehicleTrips

SU_TR

20.43

44.32

tblVehicleTrips

WD_TR

6.65

7.48

tblVehicleTrips

WD_TR

2.74

2.60

tblVehicleTrips

WD_TR

8.17

8.36

tblVehicleTrips

WD_TR

2.40

3.70

tblWoodstoves

WoodstoveWoodMass

3,019.20

0.00

tblWoodstoves

WoodstoveWoodMass

3,019.20

0.00

tblWoodstoves

WoodstoveWoodMass

3,019.20

0.00

2.0 Emissions Summary
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

NBioCO2

tons/yr

Total CO2

CH4

N2O

CO2e

7.1500e003

2.8200e003

159.1265

MT/yr

Area

2.4130

0.1634

2.7049

9.9000e004

0.0253

0.0253

0.0253

0.0253

0.0000

158.1074

Energy

0.0457

0.4057

0.2756

2.4900e003

0.0316

0.0316

0.0316

0.0316

0.0000

1,110.007 1,110.0070
0

0.0381

0.0150

1,115.424
3

Mobile

1.0067

5.0365

11.2380

0.0330

0.0345

2.6322

0.0324

0.7315

0.0000

3,031.308 3,031.3088
8

0.1355

0.0000

3,034.696
4

Waste

0.0000

0.0000

0.0000

0.0000

52.6680

0.0000

52.6680

3.1126

0.0000

130.4828

Water

0.0000

0.0000

0.0000

0.0000

8.4891

44.3334

52.8225

0.8739

0.0210

80.9395

0.0914

2.6891

0.0893

0.7884

61.1572

4.1672

0.0388

4,520.669
6

Total

3.4654

5.6055

14.2186

0.0365

2.5978

2.5978

0.6991

0.6991

158.1074

4,343.756 4,404.9137
6
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ROG

NOx

CO

SO2

Fugitive
PM10

Category

Exhaust
PM10

PM10
Total

Fugitive
PM2.5

Exhaust
PM2.5

PM2.5
Total

Bio- CO2

NBioCO2

Total CO2

tons/yr

CH4

N2O

CO2e

7.1500e003

2.8200e003

159.1265

MT/yr

Area

2.4130

0.1634

2.7049

9.9000e004

0.0253

0.0253

0.0253

0.0253

0.0000

158.1074

Energy

0.0457

0.4057

0.2756

2.4900e003

0.0316

0.0316

0.0316

0.0316

0.0000

1,110.007 1,110.0070
0

0.0381

0.0150

1,115.424
3

Mobile

1.0067

5.0365

11.2380

0.0330

0.0345

2.6322

0.0324

0.7315

0.0000

3,031.308 3,031.3088
8

0.1355

0.0000

3,034.696
4

Waste

0.0000

0.0000

0.0000

0.0000

46.8746

0.0000

46.8746

2.7702

0.0000

116.1297

Water

0.0000

0.0000

0.0000

0.0000

6.7913

35.4667

42.2580

0.6991

0.0168

64.7516

0.0914

2.6891

0.0893

0.7884

53.6659

3.6501

0.0346

4,490.128
6

Total

Percent
Reduction

3.4654

5.6055

14.2186

2.5978

0.0365

2.5978

0.6991

0.6991

ROG

NOx

CO

SO2

Fugitive
PM10

Exhaust
PM10

PM10
Total

Fugitive
PM2.5

Exhaust
PM2.5

PM2.5
Total

0.00

0.00

0.00

0.00

0.00

0.00

0.00

0.00

0.00

0.00

158.1074

4,334.889 4,388.5557
9

Bio- CO2 NBio-CO2

12.25

0.20

Total
CO2

CH4

N20

CO2e

0.37

12.41

10.84

0.68

4.0 Operational Detail - Mobile
4.1 Mitigation Measures Mobile
ROG

NOx

CO

SO2

Category

Fugitive
PM10

Exhaust
PM10

PM10
Total

Fugitive
PM2.5

Exhaust
PM2.5

PM2.5
Total

Bio- CO2

tons/yr

NBioCO2

Total CO2

CH4

N2O

CO2e

MT/yr

Mitigated

1.0067

5.0365

11.2380

0.0330

2.5978

0.0345

2.6322

0.6991

0.0324

0.7315

0.0000

3,031.308 3,031.3088
8

0.1355

0.0000

3,034.696
4

Unmitigated

1.0067

5.0365

11.2380

0.0330

2.5978

0.0345

2.6322

0.6991

0.0324

0.7315

0.0000

3,031.308 3,031.3088
8

0.1355

0.0000

3,034.696
4
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Land Use

Weekday

Apartments Mid Rise
Congregate Care (Assisted Living)
Enclosed Parking Structure
Hotel
Other Asphalt Surfaces
Other Non-Asphalt Surfaces
Parking Lot
Retirement Community
Strip Mall
Total

598.75
140.40
0.00
902.88
0.00
0.00
0.00
817.70
531.84
2,991.57

Average Daily Trip Rate
Saturday
Sunday
598.75
140.40
0.00
902.88
0.00
0.00
0.00
817.70
531.84
2,991.57

598.75
140.40
0.00
902.88
0.00
0.00
0.00
817.70
531.84
2,991.57

Unmitigated
Annual VMT

Mitigated
Annual VMT

1,717,641
402,767

1,717,641
402,767

1,715,409

1,715,409

2,345,744
819,051
7,000,613

2,345,744
819,051
7,000,613

4.3 Trip Type Information
Miles

Trip %
H-O or C-NW H-W or CW
7.50
42.90

Trip Purpose %

Land Use

H-W or C-W

H-S or C-C

Apartments Mid Rise

10.80

7.30

Congregate Care (Assisted
Living)
Enclosed Parking Structure

10.80

7.30

7.50

9.50

7.30

7.30

0.00

0.00

0.00

Hotel

9.50

7.30

7.30

19.40

61.60

19.00

42.90

H-S or C-C

H-O or C-NW

Primary

Diverted

Pass-by

19.50

37.60

86

11

3

19.50

37.60

86

11

3

0

0

0

58

38

4

Other Asphalt Surfaces

9.50

7.30

7.30

0.00

0.00

0.00

0

0

0

Other Non-Asphalt Surfaces

9.50

7.30

7.30

0.00

0.00

0.00

0

0

0

Parking Lot

9.50

7.30

7.30

0.00

0.00

0.00

0

0

0

Retirement Community

10.80

7.30

7.50

42.90

19.50

37.60

86

11

3

Strip Mall

9.50

7.30

7.30

16.60

64.40

19.00

45

40

15
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Land Use

LDA

LDT1

LDT2

MDV

LHD1

LHD2

MHD

HHD

OBUS

UBUS

MCY

SBUS

MH

Apartments Mid Rise

0.578299

0.039453

0.169996 0.109068 0.028307

0.006716

0.029274 0.026666 0.003071

0.001838 0.005325

0.000874 0.001112

Congregate Care (Assisted
Living)
Enclosed Parking Structure

0.578299

0.039453

0.169996 0.109068 0.028307

0.006716

0.029274 0.026666 0.003071

0.001838 0.005325

0.000874 0.001112

0.578299

0.039453

0.169996 0.109068 0.028307

0.006716

0.029274 0.026666 0.003071

0.001838 0.005325

0.000874 0.001112

Hotel

0.578299

0.039453

0.169996 0.109068 0.028307

0.006716

0.029274 0.026666 0.003071

0.001838 0.005325

0.000874 0.001112

Other Asphalt Surfaces

0.578299

0.039453

0.169996 0.109068 0.028307

0.006716

0.029274 0.026666 0.003071

0.001838 0.005325

0.000874 0.001112

Other Non-Asphalt Surfaces

0.578299

0.039453

0.169996 0.109068 0.028307

0.006716

0.029274 0.026666 0.003071

0.001838 0.005325

0.000874 0.001112

Parking Lot

0.578299

0.039453

0.169996 0.109068 0.028307

0.006716

0.029274 0.026666 0.003071

0.001838 0.005325

0.000874 0.001112

Retirement Community

0.578299

0.039453

0.169996 0.109068 0.028307

0.006716

0.029274 0.026666 0.003071

0.001838 0.005325

0.000874 0.001112

Strip Mall

0.578299

0.039453

0.169996 0.109068 0.028307

0.006716

0.029274 0.026666 0.003071

0.001838 0.005325

0.000874 0.001112

5.0 Energy Detail
Historical Energy Use: N

5.1 Mitigation Measures Energy
ROG

NOx

CO

SO2

Category

Fugitive
PM10

Exhaust
PM10

PM10
Total

Fugitive
PM2.5

Exhaust
PM2.5

PM2.5
Total

Bio- CO2

NBioCO2

tons/yr

Total CO2

CH4

N2O

CO2e

MT/yr

Electricity
Mitigated

0.0000

0.0000

0.0000

0.0000

0.0000

657.4404

657.4404

0.0294

6.6900e003

660.1683

Electricity
Unmitigated

0.0000

0.0000

0.0000

0.0000

0.0000

657.4404

657.4404

0.0294

6.6900e003

660.1683

NaturalGas
Mitigated

0.0457

0.4057

0.2756

2.4900e003

0.0316

0.0316

0.0316

0.0316

0.0000

452.5666

452.5666

8.6700e003

8.3000e003

455.2560

NaturalGas
Unmitigated

0.0457

0.4057

0.2756

2.4900e003

0.0316

0.0316

0.0316

0.0316

0.0000

452.5666

452.5666

8.6700e003

8.3000e003

455.2560
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Unmitigated
NaturalGa
s Use

ROG

NOx

CO

SO2

Fugitive
PM10

Exhaust
PM10

PM10
Total

Fugitive
PM2.5

Exhaust
PM2.5

PM2.5
Total

Bio- CO2 NBio- CO2 Total CO2

N2O

CO2e

Land Use

kBTU/yr

Apartments Mid
Rise

691156

3.7300e003

0.0319

0.0136

2.0000e004

2.5700e003

2.5700e003

2.5700e003

2.5700e003

0.0000

36.8827

36.8827

7.1000e004

6.8000e004

37.1019

Congregate Care
(Assisted Living)

466530

2.5200e003

0.0215

9.1500e003

1.4000e004

1.7400e003

1.7400e003

1.7400e003

1.7400e003

0.0000

24.8958

24.8958

4.8000e004

4.6000e004

25.0438

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

5.04071e+
006

0.0272

0.2471

0.2076

1.4800e003

0.0188

0.0188

0.0188

0.0188

0.0000

268.9913

268.9913

5.1600e003

4.9300e003

270.5897

Other Asphalt
Surfaces

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

Other Non-Asphalt
Surfaces

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

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

Retirement
Community

2.25395e+
006

0.0122

0.1039

0.0442

6.6000e004

8.4000e003

8.4000e003

8.4000e003

8.4000e003

0.0000

120.2791

120.2791

2.3100e003

2.2100e003

120.9939

Strip Mall

28440

1.5000e004

1.3900e003

1.1700e003

1.0000e005

1.1000e004

1.1000e004

1.1000e004

1.1000e004

0.0000

1.5177

1.5177

3.0000e005

3.0000e005

1.5267

0.0457

0.4057

0.2756

2.4900e003

0.0316

0.0316

0.0316

0.0316

0.0000

452.5666

452.5666

8.6900e003

8.3100e003

455.2560

Total

tons/yr

CH4

MT/yr
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5.2 Energy by Land Use - NaturalGas

Packet Pg. 2186

7.A.s

NaturalGa
s Use

ROG

NOx

CO

SO2

Fugitive
PM10

Exhaust
PM10

PM10
Total

Fugitive
PM2.5

Exhaust
PM2.5

PM2.5
Total

Bio- CO2 NBio- CO2 Total CO2

N2O

CO2e

Land Use

kBTU/yr

Apartments Mid
Rise

691156

3.7300e003

0.0319

0.0136

2.0000e004

2.5700e003

2.5700e003

2.5700e003

2.5700e003

0.0000

36.8827

36.8827

7.1000e004

6.8000e004

37.1019

Congregate Care
(Assisted Living)

466530

2.5200e003

0.0215

9.1500e003

1.4000e004

1.7400e003

1.7400e003

1.7400e003

1.7400e003

0.0000

24.8958

24.8958

4.8000e004

4.6000e004

25.0438

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

5.04071e+
006

0.0272

0.2471

0.2076

1.4800e003

0.0188

0.0188

0.0188

0.0188

0.0000

268.9913

268.9913

5.1600e003

4.9300e003

270.5897

Other Asphalt
Surfaces

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

Other Non-Asphalt
Surfaces

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

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

Retirement
Community

2.25395e+
006

0.0122

0.1039

0.0442

6.6000e004

8.4000e003

8.4000e003

8.4000e003

8.4000e003

0.0000

120.2791

120.2791

2.3100e003

2.2100e003

120.9939

Strip Mall

28440

1.5000e004

1.3900e003

1.1700e003

1.0000e005

1.1000e004

1.1000e004

1.1000e004

1.1000e004

0.0000

1.5177

1.5177

3.0000e005

3.0000e005

1.5267

0.0457

0.4057

0.2756

2.4900e003

0.0316

0.0316

0.0316

0.0316

0.0000

452.5666

452.5666

8.6900e003

8.3100e003

455.2560

Total

tons/yr

CH4

MT/yr
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Mitigated

Packet Pg. 2187

7.A.s

Unmitigated
Electricity
Use

Total CO2

t
o
n

CH4

N2O

CO2e

MT/yr

Land Use

kWh/yr

Apartments Mid
Rise

330268

73.6526

3.3000e003

7.5000e004

73.9582

Congregate Care
(Assisted Living)

222931

49.7155

2.2200e003

5.1000e004

49.9218

Enclosed Parking
Structure

362880

80.9254

3.6200e003

8.2000e004

81.2612

Hotel

866851

193.3154

8.6500e003

1.9700e003

194.1175

Other Asphalt
Surfaces

0

0.0000

0.0000

0.0000

0.0000

Other Non-Asphalt
Surfaces

0

0.0000

0.0000

0.0000

0.0000

Parking Lot

33600

7.4931

3.4000e004

8.0000e005

7.5242

Retirement
Community

1.00324e+
006

223.7309

0.0100

2.2800e003

224.6592

Strip Mall

128280

28.6076

1.2800e003

2.9000e004

28.7263

657.4404

0.0294

6.7000e003

660.1683

Total
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5.3 Energy by Land Use - Electricity

Packet Pg. 2188

7.A.s

Electricity
Use

Total CO2

CH4

t
o
n

N2O

CO2e

MT/yr

Land Use

kWh/yr

Apartments Mid
Rise

330268

73.6526

3.3000e003

7.5000e004

73.9582

Congregate Care
(Assisted Living)

222931

49.7155

2.2200e003

5.1000e004

49.9218

Enclosed Parking
Structure

362880

80.9254

3.6200e003

8.2000e004

81.2612

Hotel

866851

193.3154

8.6500e003

1.9700e003

194.1175

Other Asphalt
Surfaces

0

0.0000

0.0000

0.0000

0.0000

Other Non-Asphalt
Surfaces

0

0.0000

0.0000

0.0000

0.0000

Parking Lot

33600

7.4931

3.4000e004

8.0000e005

7.5242

Retirement
Community

1.00324e+
006

223.7309

0.0100

2.2800e003

224.6592

Strip Mall

128280

28.6076

1.2800e003

2.9000e004

28.7263

657.4404

0.0294

6.7000e003

660.1683

SO2

Fugitive
PM10

Total

6.0 Area Detail
6.1 Mitigation Measures Area
Use only Natural Gas Hearths
ROG

NOx

CO

Category

Exhaust
PM10

PM10
Total

Fugitive
PM2.5

Exhaust
PM2.5

PM2.5
Total

Bio- CO2

NBioCO2

tons/yr

Total CO2

CH4

N2O

CO2e

MT/yr

Mitigated

2.4130

0.1634

2.7049

9.9000e004

0.0253

0.0253

0.0253

0.0253

0.0000

158.1074

158.1074

7.1500e003

2.8200e003

159.1265

Unmitigated

2.4130

0.1634

2.7049

9.9000e004

0.0253

0.0253

0.0253

0.0253

0.0000

158.1074

158.1074

7.1500e003

2.8200e003

159.1265
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Mitigated

Packet Pg. 2189

7.A.s

Unmitigated
ROG

NOx

CO

SO2

SubCategory

Fugitive
PM10

Exhaust
PM10

PM10
Total

Fugitive
PM2.5

Exhaust
PM2.5

PM2.5
Total

Bio- CO2

NBioCO2

tons/yr

Total CO2

CH4

N2O

CO2e

MT/yr

Architectural
Coating

0.6285

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

Consumer
Products

1.6883

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

Hearth

0.0155

0.1328

0.0565

8.5000e004

0.0107

0.0107

0.0107

0.0107

0.0000

153.7886

153.7886

2.9500e003

2.8200e003

154.7025

Landscaping

0.0807

0.0306

2.6484

1.4000e004

0.0146

0.0146

0.0146

0.0146

0.0000

4.3188

4.3188

4.2100e003

0.0000

4.4240

Total

2.4130

0.1634

2.7049

9.9000e004

0.0253

0.0253

0.0253

0.0253

0.0000

158.1074

158.1074

7.1600e003

2.8200e003

159.1265

ROG

NOx

CO

SO2

Exhaust
PM10

PM10
Total

Exhaust
PM2.5

PM2.5
Total

Bio- CO2

NBioCO2

Total CO2

CH4

N2O

CO2e

Mitigated

SubCategory

Fugitive
PM10

Fugitive
PM2.5

tons/yr

MT/yr

Architectural
Coating

0.6285

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

Consumer
Products

1.6883

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

Hearth

0.0155

0.1328

0.0565

8.5000e004

0.0107

0.0107

0.0107

0.0107

0.0000

153.7886

153.7886

2.9500e003

2.8200e003

154.7025

Landscaping

0.0807

0.0306

2.6484

1.4000e004

0.0146

0.0146

0.0146

0.0146

0.0000

4.3188

4.3188

4.2100e003

0.0000

4.4240

Total

2.4130

0.1634

2.7049

9.9000e004

0.0253

0.0253

0.0253

0.0253

0.0000

158.1074

158.1074

7.1600e003

2.8200e003

159.1265
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6.2 Area by SubCategory

Packet Pg. 2190

7.A.s

7.1 Mitigation Measures Water
Apply Water Conservation Strategy
Total CO2

Category

CH4

t
o
n

N2O

CO2e

MT/yr

Mitigated

42.2580

0.6991

0.0168

64.7516

Unmitigated

52.8225

0.8739

0.0210

80.9395

CH4

N2O

CO2e

7.2 Water by Land Use
Unmitigated
Indoor/Out Total CO2
door Use
t
o
n

MT/yr

Land Use

Mgal

Apartments Mid
Rise

5.21232 /
3.28603

10.5082

0.1702

4.1000e003

15.9861

Congregate Care
(Assisted Living)

3.51832 /
2.21807

7.0930

0.1149

2.7700e003

10.7906

Enclosed Parking
Structure

0/0

0.0000

0.0000

0.0000

0.0000

Hotel

2.73961 /
0.304401

4.4126

0.0894

2.1400e003

7.2872

Other Asphalt
Surfaces

0/0

0.0000

0.0000

0.0000

0.0000

Other Non-Asphalt
Surfaces

0/0

0.0000

0.0000

0.0000

0.0000

Parking Lot

0/0

0.0000

0.0000

0.0000

0.0000

Retirement
Community

14.399 /
9.07766

29.0289

0.4703

0.0113

44.1616

Strip Mall

0.88887 /
0.544791

1.7798

0.0290

7.0000e004

2.7139

52.8225

0.8739

0.0210

80.9395

Total
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7.0 Water Detail

Packet Pg. 2191

7.A.s

Indoor/Out Total CO2
door Use

CH4

t
o
n

N2O

CO2e

MT/yr

Land Use

Mgal

Apartments Mid
Rise

4.16986 /
2.62882

8.4066

0.1362

3.2800e003

12.7889

Congregate Care
(Assisted Living)

2.81465 /
1.77446

5.6744

0.0919

2.2100e003

8.6325

Enclosed Parking
Structure

0/0

0.0000

0.0000

0.0000

0.0000

Hotel

2.19169 /
0.243521

3.5301

0.0715

1.7200e003

5.8298

Other Asphalt
Surfaces

0/0

0.0000

0.0000

0.0000

0.0000

Other Non-Asphalt
Surfaces

0/0

0.0000

0.0000

0.0000

0.0000

Parking Lot

0/0

0.0000

0.0000

0.0000

0.0000

Retirement
Community

11.5192 /
7.26212

23.2231

0.3762

9.0600e003

35.3293

Strip Mall

0.711096 /
0.435833

1.4239

0.0232

5.6000e004

2.1712

42.2580

0.6991

0.0168

64.7516

Total

8.0 Waste Detail
8.1 Mitigation Measures Waste
Institute Recycling and Composting Services
Category/Year
Total CO2

t
o
n

CH4

N2O

CO2e

MT/yr

Mitigated

46.8746

2.7702

0.0000

116.1297

Unmitigated

52.6680

3.1126

0.0000

130.4828

Attachment: Attachment 4 -Exhibit 14 -North Village Initial Study and EIR Addendum (2754 : North Village

Mitigated

Packet Pg. 2192

7.A.s

Unmitigated
Waste
Disposed

Total CO2

t
o
n

CH4

N2O

CO2e

MT/yr

Land Use

tons

Apartments Mid
Rise

36.8

7.4701

0.4415

0.0000

18.5068

Congregate Care
(Assisted Living)

49.27

10.0014

0.5911

0.0000

24.7780

Enclosed Parking
Structure

0

0.0000

0.0000

0.0000

0.0000

Hotel

59.13

12.0029

0.7094

0.0000

29.7366

Other Asphalt
Surfaces

0

0.0000

0.0000

0.0000

0.0000

Other Non-Asphalt
Surfaces

0

0.0000

0.0000

0.0000

0.0000

Parking Lot

0

0.0000

0.0000

0.0000

0.0000

Retirement
Community

101.66

20.6361

1.2196

0.0000

51.1250

Strip Mall

12.6

2.5577

0.1512

0.0000

6.3366

52.6680

3.1126

0.0000

130.4828

Total
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8.2 Waste by Land Use

Packet Pg. 2193

7.A.s

Waste
Disposed

Total CO2

CH4

t
o
n

N2O

CO2e

MT/yr

Land Use

tons

Apartments Mid
Rise

32.752

6.6484

0.3929

0.0000

16.4710

Congregate Care
(Assisted Living)

43.8503

8.9012

0.5261

0.0000

22.0524

Enclosed Parking
Structure

0

0.0000

0.0000

0.0000

0.0000

Hotel

52.6257

10.6825

0.6313

0.0000

26.4655

Other Asphalt
Surfaces

0

0.0000

0.0000

0.0000

0.0000

Other Non-Asphalt
Surfaces

0

0.0000

0.0000

0.0000

0.0000

Parking Lot

0

0.0000

0.0000

0.0000

0.0000

Retirement
Community

90.4774

18.3661

1.0854

0.0000

45.5012

Strip Mall

11.214

2.2763

0.1345

0.0000

5.6395

46.8745

2.7702

0.0000

116.1297

Total

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

User Defined Equipment
Equipment Type

11.0 Vegetation

Number
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Mitigated

Packet Pg. 2194

7.A.s

Date: 1/29/2020 1:37 PM
North Village Addendum Operations - Sonoma-North Coast County, Summer

North Village Addendum Operations
Sonoma-North Coast County, Summer

1.0 Project Characteristics
1.1 Land Usage
Land Uses

Size

Metric

Lot Acreage

Floor Surface Area

Population

Enclosed Parking Structure

160.00

Space

1.44

64,000.00

0

Other Asphalt Surfaces

117.87

1000sqft

2.71

117,870.00

0

Other Non-Asphalt Surfaces

93.40

1000sqft

2.14

93,400.00

0

Parking Lot

240.00

Space

2.16

96,000.00

0

Hotel

108.00

Room

3.60

113,760.00

0

Apartments Mid Rise

80.00

Dwelling Unit

5.22

99,904.00

229

Congregate Care (Assisted Living)

54.00

Dwelling Unit

3.38

53,790.00

154

Retirement Community

221.00

Dwelling Unit

11.25

146,678.00

632

Strip Mall

12.00

1000sqft

0.28

12,000.00

0

1.2 Other Project Characteristics
Urbanization

Urban

Climate Zone

4

Utility Company

Pacific Gas & Electric Company

CO2 Intensity
(lb/MWhr)

491.65

Wind Speed (m/s)

CH4 Intensity
(lb/MWhr)

2.2

0.022

Precipitation Freq (Days)

75

Operational Year

2021

N2O Intensity
(lb/MWhr)

1.3 User Entered Comments & Non-Default Data
Project Characteristics - Adjusted based on California's Renewables Portfolio Standard (RPS)
Land Use - Based on North Village Narrative 110519
Construction Phase - Operations only
Off-road Equipment - Operations only
Trips and VMT - Operations only
Vehicle Trips - Trip rates based on TIA Addendum by W-Trans (11/25/19)
Woodstoves - Compliance with NSCAPCD Regulation IV

0.005
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CalEEMod Version: CalEEMod.2016.3.2

Packet Pg. 2195

7.A.s

Waste Mitigation - Statewide diversion/recycling materials (11% reduction)
Table Name

Column Name

Default Value

New Value

tblConstructionPhase

NumDays

30.00

1.00

tblFireplaces

FireplaceWoodMass

3,078.40

0.00

tblFireplaces

FireplaceWoodMass

3,078.40

0.00

tblFireplaces

FireplaceWoodMass

3,078.40

0.00

tblFireplaces

NumberWood

28.00

0.00

tblFireplaces

NumberWood

18.90

0.00

tblFireplaces

NumberWood

77.35

0.00

tblLandUse

LandUseSquareFeet

156,816.00

113,760.00

tblLandUse

LandUseSquareFeet

80,000.00

99,904.00

tblLandUse

LandUseSquareFeet

54,000.00

53,790.00

tblLandUse

LandUseSquareFeet

221,000.00

146,678.00

tblLandUse

LotAcreage

2.11

5.22

tblLandUse

LotAcreage

44.20

11.25

tblOffRoadEquipment

OffRoadEquipmentUnitAmount

1.00

0.00

tblOffRoadEquipment

OffRoadEquipmentUnitAmount

3.00

0.00

tblOffRoadEquipment

OffRoadEquipmentUnitAmount

2.00

0.00

tblProjectCharacteristics

CH4IntensityFactor

0.029

0.022

tblProjectCharacteristics

CO2IntensityFactor

641.35

491.65

tblProjectCharacteristics

N2OIntensityFactor

0.006

0.005

tblVehicleTrips

ST_TR

6.39

7.48

tblVehicleTrips

ST_TR

2.20

2.60

tblVehicleTrips

ST_TR

8.19

8.36

tblVehicleTrips

ST_TR

2.03

3.70

tblVehicleTrips

ST_TR

42.04

44.32

tblVehicleTrips

SU_TR

5.86

7.48

tblVehicleTrips

SU_TR

2.44

2.60

tblVehicleTrips

SU_TR

5.95

8.36

Attachment: Attachment 4 -Exhibit 14 -North Village Initial Study and EIR Addendum (2754 : North Village

Water Mitigation - Compliance with Green Building Code Standards

Packet Pg. 2196

tblVehicleTrips

SU_TR

1.95

3.70

tblVehicleTrips

SU_TR

20.43

44.32

tblVehicleTrips

WD_TR

6.65

7.48

tblVehicleTrips

WD_TR

2.74

2.60

tblVehicleTrips

WD_TR

8.17

8.36

tblVehicleTrips

WD_TR

2.40

3.70

tblWoodstoves

WoodstoveWoodMass

3,019.20

0.00

tblWoodstoves

WoodstoveWoodMass

3,019.20

0.00

tblWoodstoves

WoodstoveWoodMass

3,019.20

0.00

2.0 Emissions Summary
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

NBioCO2

CH4

N2O

CO2e

4,187.602 4,187.6020
0

0.1308

0.0758

4,213.460
7

0.0501

2,749.774
3

lb/day

Total CO2

lb/day

Area

13.9699

3.5784

30.8048

0.0222

0.4239

0.4239

0.4239

0.4239

0.0000

Energy

0.2506

2.2230

1.5103

0.0137

0.1731

0.1731

0.1731

0.1731

2,733.530 2,733.5303
3

0.0524

Mobile

6.1934

26.8144

62.7312

0.1900

14.9265

0.1887

15.1152

4.0017

0.1773

4.1789

19,230.17 19,230.178
88
8

0.8214

Total

20.4139

32.6157

95.0462

0.2259

14.9265

0.7858

15.7123

4.0017

0.7743

4.7760

0.0000

26,151.31 26,151.311
11
1

1.0046

0.1259

26,213.94
90

NOx

CO

SO2

Fugitive
PM10

Exhaust
PM10

PM10
Total

Fugitive
PM2.5

Exhaust
PM2.5

PM2.5
Total

Bio- CO2

CH4

N2O

CO2e

4,187.602 4,187.6020
0

0.1308

0.0758

4,213.460
7

0.0501

2,749.774
3

19,250.71
39

Mitigated Operational
ROG

Category

lb/day

NBioCO2

Total CO2

lb/day

Area

13.9699

3.5784

30.8048

0.0222

0.4239

0.4239

0.4239

0.4239

0.0000

Energy

0.2506

2.2230

1.5103

0.0137

0.1731

0.1731

0.1731

0.1731

2,733.530 2,733.5303
3

0.0524

Mobile

6.1934

26.8144

62.7312

0.1900

14.9265

0.1887

15.1152

4.0017

0.1773

4.1789

19,230.17 19,230.178
88
8

0.8214

Total

20.4139

32.6157

95.0462

0.2259

14.9265

0.7858

15.7123

4.0017

0.7743

4.7760

26,151.31 26,151.311
11
1

1.0046

0.0000

19,250.71
39
0.1259

26,213.94
90
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Percent
Reduction

ROG

NOx

CO

SO2

Fugitive
PM10

Exhaust
PM10

PM10
Total

Fugitive
PM2.5

Exhaust
PM2.5

PM2.5
Total

0.00

0.00

0.00

0.00

0.00

0.00

0.00

0.00

0.00

0.00

Bio- CO2 NBio-CO2

0.00

0.00

Total
CO2

CH4

N20

CO2e

0.00

0.00

0.00

0.00

4.0 Operational Detail - Mobile
4.1 Mitigation Measures Mobile
ROG

NOx

CO

SO2

Fugitive
PM10

Category

Exhaust
PM10

PM10
Total

Fugitive
PM2.5

Exhaust
PM2.5

PM2.5
Total

Bio- CO2

NBioCO2

Total CO2

lb/day

CH4

N2O

CO2e

lb/day

Mitigated

6.1934

26.8144

62.7312

0.1900

14.9265

0.1887

15.1152

4.0017

0.1773

4.1789

19,230.17 19,230.178
88
8

0.8214

19,250.71
39

Unmitigated

6.1934

26.8144

62.7312

0.1900

14.9265

0.1887

15.1152

4.0017

0.1773

4.1789

19,230.17 19,230.178
88
8

0.8214

19,250.71
39

4.2 Trip Summary Information
Land Use

Weekday

Apartments Mid Rise
Congregate Care (Assisted Living)
Enclosed Parking Structure
Hotel
Other Asphalt Surfaces
Other Non-Asphalt Surfaces
Parking Lot
Retirement Community
Strip Mall
Total

598.75
140.40
0.00
902.88
0.00
0.00
0.00
817.70
531.84
2,991.57

Average Daily Trip Rate
Saturday
Sunday
598.75
140.40
0.00
902.88
0.00
0.00
0.00
817.70
531.84
2,991.57

598.75
140.40
0.00
902.88
0.00
0.00
0.00
817.70
531.84
2,991.57

Unmitigated
Annual VMT

Mitigated
Annual VMT

1,717,641
402,767

1,717,641
402,767

1,715,409

1,715,409

2,345,744
819,051
7,000,613

2,345,744
819,051
7,000,613

4.3 Trip Type Information
Miles

Trip %
H-O or C-NW H-W or CW
7.50
42.90

Trip Purpose %

H-S or C-C

H-O or C-NW

Primary

Diverted

Pass-by

19.50

37.60

86

11

3

19.50

37.60

86

11

3

Land Use

H-W or C-W

H-S or C-C

Apartments Mid Rise

10.80

7.30

Congregate Care (Assisted
Living)
Enclosed Parking Structure

10.80

7.30

7.50

9.50

7.30

7.30

0.00

0.00

0.00

0

0

0

Hotel

9.50

7.30

7.30

19.40

61.60

19.00

58

38

4

Other Asphalt Surfaces

9.50

7.30

7.30

0.00

0.00

0.00

0

0

0

Other Non-Asphalt Surfaces

9.50

7.30

7.30

0.00

0.00

0.00

0

0

0

Parking Lot

9.50

7.30

7.30

0.00

0.00

0.00

0

0

0

Retirement Community

10.80

7.30

7.50

42.90

19.50

37.60

86

11

3

Strip Mall

9.50

7.30

7.30

16.60

64.40

19.00

45

40

15

42.90
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7.A.s

Land Use

LDA

LDT1

LDT2

MDV

LHD1

LHD2

MHD

HHD

OBUS

UBUS

MCY

SBUS

MH

Apartments Mid Rise

0.578299

0.039453

0.169996 0.109068

0.028307

0.006716

0.029274 0.026666 0.003071

0.001838 0.005325

0.000874 0.001112

Congregate Care (Assisted
Living)
Enclosed Parking Structure

0.578299

0.039453

0.169996 0.109068

0.028307

0.006716

0.029274 0.026666 0.003071

0.001838 0.005325

0.000874 0.001112

0.578299

0.039453

0.169996 0.109068

0.028307

0.006716

0.029274 0.026666 0.003071

0.001838 0.005325

0.000874 0.001112

Hotel

0.578299

0.039453

0.169996 0.109068

0.028307

0.006716

0.029274 0.026666 0.003071

0.001838 0.005325

0.000874 0.001112

Other Asphalt Surfaces

0.578299

0.039453

0.169996 0.109068

0.028307

0.006716

0.029274 0.026666 0.003071

0.001838 0.005325

0.000874 0.001112

Other Non-Asphalt Surfaces

0.578299

0.039453

0.169996 0.109068

0.028307

0.006716

0.029274 0.026666 0.003071

0.001838 0.005325

0.000874 0.001112

Parking Lot

0.578299

0.039453

0.169996 0.109068

0.028307

0.006716

0.029274 0.026666 0.003071

0.001838 0.005325

0.000874 0.001112

Retirement Community

0.578299

0.039453

0.169996 0.109068

0.028307

0.006716

0.029274 0.026666 0.003071

0.001838 0.005325

0.000874 0.001112

Strip Mall

0.578299

0.039453

0.169996 0.109068

0.028307

0.006716

0.029274 0.026666 0.003071

0.001838 0.005325

0.000874 0.001112

5.0 Energy Detail
Historical Energy Use: N

5.1 Mitigation Measures Energy
ROG

NOx

CO

SO2

Category

Fugitive
PM10

Exhaust
PM10

PM10
Total

Fugitive
PM2.5

Exhaust
PM2.5

PM2.5
Total

lb/day

Bio- CO2

NBioCO2

Total CO2

CH4

N2O

CO2e

lb/day

NaturalGas
Mitigated

0.2506

2.2230

1.5103

0.0137

0.1731

0.1731

0.1731

0.1731

2,733.530 2,733.5303
3

0.0524

0.0501

2,749.774
3

NaturalGas
Unmitigated

0.2506

2.2230

1.5103

0.0137

0.1731

0.1731

0.1731

0.1731

2,733.530 2,733.5303
3

0.0524

0.0501

2,749.774
3
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7.A.s

Unmitigated
NaturalGa
s Use

ROG

NOx

CO

SO2

Fugitive
PM10

Exhaust
PM10

PM10
Total

Fugitive
PM2.5

Exhaust
PM2.5

PM2.5
Total

Bio- CO2 NBio- CO2 Total CO2

N2O

CO2e

Land Use

kBTU/yr

Apartments Mid
Rise

1893.58

0.0204

0.1745

0.0743

1.1100e003

0.0141

0.0141

0.0141

0.0141

222.7739

222.7739

4.2700e003

4.0800e003

224.0977

Congregate Care
(Assisted Living)

1278.17

0.0138

0.1178

0.0501

7.5000e004

9.5200e003

9.5200e003

9.5200e003

9.5200e003

150.3724

150.3724

2.8800e003

2.7600e003

151.2660

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

Hotel

13810.2

0.1489

1.3539

1.1373

8.1200e003

0.1029

0.1029

0.1029

0.1029

0.0311

0.0298

1,634.378
7

Other Asphalt
Surfaces

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

Other Non-Asphalt
Surfaces

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

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

Retirement
Community

6175.19

0.0666

0.5691

0.2422

3.6300e003

0.0460

0.0460

0.0460

0.0460

726.4934

726.4934

0.0139

0.0133

730.8106

Strip Mall

77.9178

8.4000e004

7.6400e003

6.4200e003

5.0000e005

5.8000e004

5.8000e004

5.8000e004

5.8000e004

9.1668

9.1668

1.8000e004

1.7000e004

9.2213

0.2506

2.2230

1.5103

0.0137

0.1731

0.1731

0.1731

0.1731

0.0524

0.0501

2,749.774
3

Total

lb/day

CH4

lb/day

1,624.7238 1,624.723
8

2,733.5303 2,733.530
3
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7.A.s

NaturalGa
s Use

ROG

NOx

CO

SO2

Fugitive
PM10

Exhaust
PM10

PM10
Total

Fugitive
PM2.5

Exhaust
PM2.5

PM2.5
Total

Bio- CO2 NBio- CO2 Total CO2

N2O

CO2e

Land Use

kBTU/yr

Apartments Mid
Rise

1.89358

0.0204

0.1745

0.0743

1.1100e003

0.0141

0.0141

0.0141

0.0141

222.7739

222.7739

4.2700e003

4.0800e003

224.0977

Congregate Care
(Assisted Living)

1.27817

0.0138

0.1178

0.0501

7.5000e004

9.5200e003

9.5200e003

9.5200e003

9.5200e003

150.3724

150.3724

2.8800e003

2.7600e003

151.2660

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

Hotel

13.8102

0.1489

1.3539

1.1373

8.1200e003

0.1029

0.1029

0.1029

0.1029

0.0311

0.0298

1,634.378
7

Other Asphalt
Surfaces

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

Other Non-Asphalt
Surfaces

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

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

Retirement
Community

6.17519

0.0666

0.5691

0.2422

3.6300e003

0.0460

0.0460

0.0460

0.0460

726.4934

726.4934

0.0139

0.0133

730.8106

Strip Mall

0.0779178

8.4000e004

7.6400e003

6.4200e003

5.0000e005

5.8000e004

5.8000e004

5.8000e004

5.8000e004

9.1668

9.1668

1.8000e004

1.7000e004

9.2213

0.2506

2.2230

1.5103

0.0137

0.1731

0.1731

0.1731

0.1731

0.0524

0.0501

2,749.774
3

SO2

Fugitive
PM10

PM10
Total

Fugitive
PM2.5

CH4

N2O

CO2e

Total

lb/day

CH4

lb/day

1,624.7238 1,624.723
8

2,733.5303 2,733.530
3

6.0 Area Detail
6.1 Mitigation Measures Area
Use only Natural Gas Hearths
ROG

NOx

CO

Category

Exhaust
PM10

Exhaust
PM2.5

PM2.5
Total

Bio- CO2

lb/day

NBioCO2

Total CO2

lb/day

Mitigated

13.9699

3.5784

30.8048

0.0222

0.4239

0.4239

0.4239

0.4239

0.0000

4,187.602 4,187.6020
0

0.1308

0.0758

4,213.460
7

Unmitigated

13.9699

3.5784

30.8048

0.0222

0.4239

0.4239

0.4239

0.4239

0.0000

4,187.602 4,187.6020
0

0.1308

0.0758

4,213.460
7
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7.A.s

Unmitigated
ROG

NOx

CO

SO2

SubCategory

Fugitive
PM10

Exhaust
PM10

PM10
Total

Fugitive
PM2.5

Exhaust
PM2.5

PM2.5
Total

Bio- CO2

NBioCO2

lb/day

Total CO2

CH4

N2O

CO2e

lb/day

Architectural
Coating

3.4439

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

Consumer
Products

9.2507

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

Hearth

0.3790

3.2389

1.3782

0.0207

0.2619

0.2619

0.2619

0.2619

Landscaping

0.8963

0.3395

29.4265

1.5500e003

0.1621

0.1621

0.1621

0.1621

Total

13.9699

3.5784

30.8048

0.0222

0.4239

0.4239

0.4239

0.4239

0.0000

ROG

NOx

CO

SO2

Exhaust
PM10

PM10
Total

Exhaust
PM2.5

PM2.5
Total

Bio- CO2

0.0000

4,134.705 4,134.7059
9
52.8961

52.8961

4,187.602 4,187.6020
0

0.0793

0.0758

0.0515

4,159.276
4
54.1844

0.1308

0.0758

4,213.460
7

CH4

N2O

CO2e

Mitigated

SubCategory

Fugitive
PM10

Fugitive
PM2.5

NBioCO2

lb/day

Total CO2

lb/day

Architectural
Coating

3.4439

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

Consumer
Products

9.2507

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

Hearth

0.3790

3.2389

1.3782

0.0207

0.2619

0.2619

0.2619

0.2619

Landscaping

0.8963

0.3395

29.4265

1.5500e003

0.1621

0.1621

0.1621

0.1621

Total

13.9699

3.5784

30.8048

0.0222

0.4239

0.4239

0.4239

0.4239

7.0 Water Detail
7.1 Mitigation Measures Water
Apply Water Conservation Strategy

8.0 Waste Detail
8.1 Mitigation Measures Waste
Institute Recycling and Composting Services

0.0000

4,134.705 4,134.7059
9
52.8961

0.0000

52.8961

4,187.602 4,187.6020
0

0.0793

0.0758

0.0515
0.1308

4,159.276
4
54.1844

0.0758

4,213.460
7

Attachment: Attachment 4 -Exhibit 14 -North Village Initial Study and EIR Addendum (2754 : North Village

6.2 Area by SubCategory

Packet Pg. 2202

7.A.s

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

User Defined Equipment
Equipment Type

11.0 Vegetation

Number
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9.0 Operational Offroad

Packet Pg. 2203

7.A.s

Date: 1/29/2020 1:38 PM
North Village Addendum Operations - Sonoma-North Coast County, Winter

North Village Addendum Operations
Sonoma-North Coast County, Winter

1.0 Project Characteristics
1.1 Land Usage
Land Uses

Size

Metric

Lot Acreage

Floor Surface Area

Population

Enclosed Parking Structure

160.00

Space

1.44

64,000.00

0

Other Asphalt Surfaces

117.87

1000sqft

2.71

117,870.00

0

Other Non-Asphalt Surfaces

93.40

1000sqft

2.14

93,400.00

0

Parking Lot

240.00

Space

2.16

96,000.00

0

Hotel

108.00

Room

3.60

113,760.00

0

Apartments Mid Rise

80.00

Dwelling Unit

5.22

99,904.00

229

Congregate Care (Assisted Living)

54.00

Dwelling Unit

3.38

53,790.00

154

Retirement Community

221.00

Dwelling Unit

11.25

146,678.00

632

Strip Mall

12.00

1000sqft

0.28

12,000.00

0

1.2 Other Project Characteristics
Urbanization

Urban

Climate Zone

4

Utility Company

Pacific Gas & Electric Company

CO2 Intensity
(lb/MWhr)

491.65

Wind Speed (m/s)

CH4 Intensity
(lb/MWhr)

2.2

0.022

Precipitation Freq (Days)

75

Operational Year

2021

N2O Intensity
(lb/MWhr)

1.3 User Entered Comments & Non-Default Data
Project Characteristics - Adjusted based on California's Renewables Portfolio Standard (RPS)
Land Use - Based on North Village Narrative 110519
Construction Phase - Operations only
Off-road Equipment - Operations only
Trips and VMT - Operations only
Vehicle Trips - Trip rates based on TIA Addendum by W-Trans (11/25/19)
Woodstoves - Compliance with NSCAPCD Regulation IV

0.005
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7.A.s

Waste Mitigation - Statewide diversion/recycling materials (11% reduction)
Table Name

Column Name

Default Value

New Value

tblConstructionPhase

NumDays

30.00

1.00

tblFireplaces

FireplaceWoodMass

3,078.40

0.00

tblFireplaces

FireplaceWoodMass

3,078.40

0.00

tblFireplaces

FireplaceWoodMass

3,078.40

0.00

tblFireplaces

NumberWood

28.00

0.00

tblFireplaces

NumberWood

18.90

0.00

tblFireplaces

NumberWood

77.35

0.00

tblLandUse

LandUseSquareFeet

156,816.00

113,760.00

tblLandUse

LandUseSquareFeet

80,000.00

99,904.00

tblLandUse

LandUseSquareFeet

54,000.00

53,790.00

tblLandUse

LandUseSquareFeet

221,000.00

146,678.00

tblLandUse

LotAcreage

2.11

5.22

tblLandUse

LotAcreage

44.20

11.25

tblOffRoadEquipment

OffRoadEquipmentUnitAmount

1.00

0.00

tblOffRoadEquipment

OffRoadEquipmentUnitAmount

3.00

0.00

tblOffRoadEquipment

OffRoadEquipmentUnitAmount

2.00

0.00

tblProjectCharacteristics

CH4IntensityFactor

0.029

0.022

tblProjectCharacteristics

CO2IntensityFactor

641.35

491.65

tblProjectCharacteristics

N2OIntensityFactor

0.006

0.005

tblVehicleTrips

ST_TR

6.39

7.48

tblVehicleTrips

ST_TR

2.20

2.60

tblVehicleTrips

ST_TR

8.19

8.36

tblVehicleTrips

ST_TR

2.03

3.70

tblVehicleTrips

ST_TR

42.04

44.32

tblVehicleTrips

SU_TR

5.86

7.48

tblVehicleTrips

SU_TR

2.44

2.60

tblVehicleTrips

SU_TR

5.95

8.36
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tblVehicleTrips

SU_TR

1.95

3.70

tblVehicleTrips

SU_TR

20.43

44.32

tblVehicleTrips

WD_TR

6.65

7.48

tblVehicleTrips

WD_TR

2.74

2.60

tblVehicleTrips

WD_TR

8.17

8.36

tblVehicleTrips

WD_TR

2.40

3.70

tblWoodstoves

WoodstoveWoodMass

3,019.20

0.00

tblWoodstoves

WoodstoveWoodMass

3,019.20

0.00

tblWoodstoves

WoodstoveWoodMass

3,019.20

0.00

2.0 Emissions Summary
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

NBioCO2

CH4

N2O

CO2e

4,187.602 4,187.6020
0

0.1308

0.0758

4,213.460
7

0.0501

2,749.774
3

lb/day

Total CO2

lb/day

Area

13.9699

3.5784

30.8048

0.0222

0.4239

0.4239

0.4239

0.4239

0.0000

Energy

0.2506

2.2230

1.5103

0.0137

0.1731

0.1731

0.1731

0.1731

2,733.530 2,733.5303
3

0.0524

Mobile

5.5107

28.3307

64.9057

0.1797

14.9265

0.1908

15.1172

4.0017

0.1792

4.1809

18,184.18 18,184.180
04
4

0.8425

Total

19.7312

34.1320

97.2208

0.2156

14.9265

0.7878

15.7143

4.0017

0.7763

4.7779

0.0000

25,105.31 25,105.312
27
7

1.0257

0.1259

25,168.47
87

NOx

CO

SO2

Fugitive
PM10

Exhaust
PM10

PM10
Total

Fugitive
PM2.5

Exhaust
PM2.5

PM2.5
Total

Bio- CO2

CH4

N2O

CO2e

4,187.602 4,187.6020
0

0.1308

0.0758

4,213.460
7

0.0501

2,749.774
3

18,205.24
37

Mitigated Operational
ROG

Category

lb/day

NBioCO2

Total CO2

lb/day

Area

13.9699

3.5784

30.8048

0.0222

0.4239

0.4239

0.4239

0.4239

0.0000

Energy

0.2506

2.2230

1.5103

0.0137

0.1731

0.1731

0.1731

0.1731

2,733.530 2,733.5303
3

0.0524

Mobile

5.5107

28.3307

64.9057

0.1797

14.9265

0.1908

15.1172

4.0017

0.1792

4.1809

18,184.18 18,184.180
04
4

0.8425

Total

19.7312

34.1320

97.2208

0.2156

14.9265

0.7878

15.7143

4.0017

0.7763

4.7779

25,105.31 25,105.312
27
7

1.0257

0.0000

18,205.24
37
0.1259

25,168.47
87
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Percent
Reduction

ROG

NOx

CO

SO2

Fugitive
PM10

Exhaust
PM10

PM10
Total

Fugitive
PM2.5

Exhaust
PM2.5

PM2.5
Total

0.00

0.00

0.00

0.00

0.00

0.00

0.00

0.00

0.00

0.00

Bio- CO2 NBio-CO2

0.00

0.00

Total
CO2

CH4

N20

CO2e

0.00

0.00

0.00

0.00

4.0 Operational Detail - Mobile
4.1 Mitigation Measures Mobile
ROG

NOx

CO

SO2

Fugitive
PM10

Category

Exhaust
PM10

PM10
Total

Fugitive
PM2.5

Exhaust
PM2.5

PM2.5
Total

Bio- CO2

NBioCO2

Total CO2

lb/day

CH4

N2O

CO2e

lb/day

Mitigated

5.5107

28.3307

64.9057

0.1797

14.9265

0.1908

15.1172

4.0017

0.1792

4.1809

18,184.18 18,184.180
04
4

0.8425

18,205.24
37

Unmitigated

5.5107

28.3307

64.9057

0.1797

14.9265

0.1908

15.1172

4.0017

0.1792

4.1809

18,184.18 18,184.180
04
4

0.8425

18,205.24
37

4.2 Trip Summary Information
Land Use

Weekday

Apartments Mid Rise
Congregate Care (Assisted Living)
Enclosed Parking Structure
Hotel
Other Asphalt Surfaces
Other Non-Asphalt Surfaces
Parking Lot
Retirement Community
Strip Mall
Total

598.75
140.40
0.00
902.88
0.00
0.00
0.00
817.70
531.84
2,991.57

Average Daily Trip Rate
Saturday
Sunday
598.75
140.40
0.00
902.88
0.00
0.00
0.00
817.70
531.84
2,991.57

598.75
140.40
0.00
902.88
0.00
0.00
0.00
817.70
531.84
2,991.57

Unmitigated
Annual VMT

Mitigated
Annual VMT

1,717,641
402,767

1,717,641
402,767

1,715,409

1,715,409

2,345,744
819,051
7,000,613

2,345,744
819,051
7,000,613

4.3 Trip Type Information
Miles

Trip %
H-O or C-NW H-W or CW
7.50
42.90

Trip Purpose %

H-S or C-C

H-O or C-NW

Primary

Diverted

Pass-by

19.50

37.60

86

11

3

19.50

37.60

86

11

3

Land Use

H-W or C-W

H-S or C-C

Apartments Mid Rise

10.80

7.30

Congregate Care (Assisted
Living)
Enclosed Parking Structure

10.80

7.30

7.50

9.50

7.30

7.30

0.00

0.00

0.00

0

0

0

Hotel

9.50

7.30

7.30

19.40

61.60

19.00

58

38

4

Other Asphalt Surfaces

9.50

7.30

7.30

0.00

0.00

0.00

0

0

0

Other Non-Asphalt Surfaces

9.50

7.30

7.30

0.00

0.00

0.00

0

0

0

Parking Lot

9.50

7.30

7.30

0.00

0.00

0.00

0

0

0

Retirement Community

10.80

7.30

7.50

42.90

19.50

37.60

86

11

3

Strip Mall

9.50

7.30

7.30

16.60

64.40

19.00

45

40

15

42.90
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Land Use

LDA

LDT1

LDT2

MDV

LHD1

LHD2

MHD

HHD

OBUS

UBUS

MCY

SBUS

MH

Apartments Mid Rise

0.578299

0.039453

0.169996 0.109068

0.028307

0.006716

0.029274 0.026666 0.003071

0.001838 0.005325

0.000874 0.001112

Congregate Care (Assisted
Living)
Enclosed Parking Structure

0.578299

0.039453

0.169996 0.109068

0.028307

0.006716

0.029274 0.026666 0.003071

0.001838 0.005325

0.000874 0.001112

0.578299

0.039453

0.169996 0.109068

0.028307

0.006716

0.029274 0.026666 0.003071

0.001838 0.005325

0.000874 0.001112

Hotel

0.578299

0.039453

0.169996 0.109068

0.028307

0.006716

0.029274 0.026666 0.003071

0.001838 0.005325

0.000874 0.001112

Other Asphalt Surfaces

0.578299

0.039453

0.169996 0.109068

0.028307

0.006716

0.029274 0.026666 0.003071

0.001838 0.005325

0.000874 0.001112

Other Non-Asphalt Surfaces

0.578299

0.039453

0.169996 0.109068

0.028307

0.006716

0.029274 0.026666 0.003071

0.001838 0.005325

0.000874 0.001112

Parking Lot

0.578299

0.039453

0.169996 0.109068

0.028307

0.006716

0.029274 0.026666 0.003071

0.001838 0.005325

0.000874 0.001112

Retirement Community

0.578299

0.039453

0.169996 0.109068

0.028307

0.006716

0.029274 0.026666 0.003071

0.001838 0.005325

0.000874 0.001112

Strip Mall

0.578299

0.039453

0.169996 0.109068

0.028307

0.006716

0.029274 0.026666 0.003071

0.001838 0.005325

0.000874 0.001112

5.0 Energy Detail
Historical Energy Use: N

5.1 Mitigation Measures Energy
ROG

NOx

CO

SO2

Category

Fugitive
PM10

Exhaust
PM10

PM10
Total

Fugitive
PM2.5

Exhaust
PM2.5

PM2.5
Total

lb/day

Bio- CO2

NBioCO2

Total CO2

CH4

N2O

CO2e

lb/day

NaturalGas
Mitigated

0.2506

2.2230

1.5103

0.0137

0.1731

0.1731

0.1731

0.1731

2,733.530 2,733.5303
3

0.0524

0.0501

2,749.774
3

NaturalGas
Unmitigated

0.2506

2.2230

1.5103

0.0137

0.1731

0.1731

0.1731

0.1731

2,733.530 2,733.5303
3

0.0524

0.0501

2,749.774
3
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Unmitigated
NaturalGa
s Use

ROG

NOx

CO

SO2

Fugitive
PM10

Exhaust
PM10

PM10
Total

Fugitive
PM2.5

Exhaust
PM2.5

PM2.5
Total

Bio- CO2 NBio- CO2 Total CO2

N2O

CO2e

Land Use

kBTU/yr

Apartments Mid
Rise

1893.58

0.0204

0.1745

0.0743

1.1100e003

0.0141

0.0141

0.0141

0.0141

222.7739

222.7739

4.2700e003

4.0800e003

224.0977

Congregate Care
(Assisted Living)

1278.17

0.0138

0.1178

0.0501

7.5000e004

9.5200e003

9.5200e003

9.5200e003

9.5200e003

150.3724

150.3724

2.8800e003

2.7600e003

151.2660

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

Hotel

13810.2

0.1489

1.3539

1.1373

8.1200e003

0.1029

0.1029

0.1029

0.1029

0.0311

0.0298

1,634.378
7

Other Asphalt
Surfaces

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

Other Non-Asphalt
Surfaces

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

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

Retirement
Community

6175.19

0.0666

0.5691

0.2422

3.6300e003

0.0460

0.0460

0.0460

0.0460

726.4934

726.4934

0.0139

0.0133

730.8106

Strip Mall

77.9178

8.4000e004

7.6400e003

6.4200e003

5.0000e005

5.8000e004

5.8000e004

5.8000e004

5.8000e004

9.1668

9.1668

1.8000e004

1.7000e004

9.2213

0.2506

2.2230

1.5103

0.0137

0.1731

0.1731

0.1731

0.1731

0.0524

0.0501

2,749.774
3

Total

lb/day

CH4

lb/day

1,624.7238 1,624.723
8

2,733.5303 2,733.530
3
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7.A.s

NaturalGa
s Use

ROG

NOx

CO

SO2

Fugitive
PM10

Exhaust
PM10

PM10
Total

Fugitive
PM2.5

Exhaust
PM2.5

PM2.5
Total

Bio- CO2 NBio- CO2 Total CO2

N2O

CO2e

Land Use

kBTU/yr

Apartments Mid
Rise

1.89358

0.0204

0.1745

0.0743

1.1100e003

0.0141

0.0141

0.0141

0.0141

222.7739

222.7739

4.2700e003

4.0800e003

224.0977

Congregate Care
(Assisted Living)

1.27817

0.0138

0.1178

0.0501

7.5000e004

9.5200e003

9.5200e003

9.5200e003

9.5200e003

150.3724

150.3724

2.8800e003

2.7600e003

151.2660

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

Hotel

13.8102

0.1489

1.3539

1.1373

8.1200e003

0.1029

0.1029

0.1029

0.1029

0.0311

0.0298

1,634.378
7

Other Asphalt
Surfaces

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

Other Non-Asphalt
Surfaces

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

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

Retirement
Community

6.17519

0.0666

0.5691

0.2422

3.6300e003

0.0460

0.0460

0.0460

0.0460

726.4934

726.4934

0.0139

0.0133

730.8106

Strip Mall

0.0779178

8.4000e004

7.6400e003

6.4200e003

5.0000e005

5.8000e004

5.8000e004

5.8000e004

5.8000e004

9.1668

9.1668

1.8000e004

1.7000e004

9.2213

0.2506

2.2230

1.5103

0.0137

0.1731

0.1731

0.1731

0.1731

0.0524

0.0501

2,749.774
3

SO2

Fugitive
PM10

PM10
Total

Fugitive
PM2.5

CH4

N2O

CO2e

Total

lb/day

CH4

lb/day

1,624.7238 1,624.723
8

2,733.5303 2,733.530
3

6.0 Area Detail
6.1 Mitigation Measures Area
Use only Natural Gas Hearths
ROG

NOx

CO

Category

Exhaust
PM10

Exhaust
PM2.5

PM2.5
Total

Bio- CO2

lb/day

NBioCO2

Total CO2

lb/day

Mitigated

13.9699

3.5784

30.8048

0.0222

0.4239

0.4239

0.4239

0.4239

0.0000

4,187.602 4,187.6020
0

0.1308

0.0758

4,213.460
7

Unmitigated

13.9699

3.5784

30.8048

0.0222

0.4239

0.4239

0.4239

0.4239

0.0000

4,187.602 4,187.6020
0

0.1308

0.0758

4,213.460
7
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Unmitigated
ROG

NOx

CO

SO2

SubCategory

Fugitive
PM10

Exhaust
PM10

PM10
Total

Fugitive
PM2.5

Exhaust
PM2.5

PM2.5
Total

Bio- CO2

NBioCO2

lb/day

Total CO2

CH4

N2O

CO2e

lb/day

Architectural
Coating

3.4439

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

Consumer
Products

9.2507

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

Hearth

0.3790

3.2389

1.3782

0.0207

0.2619

0.2619

0.2619

0.2619

Landscaping

0.8963

0.3395

29.4265

1.5500e003

0.1621

0.1621

0.1621

0.1621

Total

13.9699

3.5784

30.8048

0.0222

0.4239

0.4239

0.4239

0.4239

0.0000

ROG

NOx

CO

SO2

Exhaust
PM10

PM10
Total

Exhaust
PM2.5

PM2.5
Total

Bio- CO2

0.0000

4,134.705 4,134.7059
9
52.8961

52.8961

4,187.602 4,187.6020
0

0.0793

0.0758

0.0515

4,159.276
4
54.1844

0.1308

0.0758

4,213.460
7

CH4

N2O

CO2e

Mitigated

SubCategory

Fugitive
PM10

Fugitive
PM2.5

NBioCO2

lb/day

Total CO2

lb/day

Architectural
Coating

3.4439

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

Consumer
Products

9.2507

0.0000

0.0000

0.0000

0.0000

0.0000

0.0000

Hearth

0.3790

3.2389

1.3782

0.0207

0.2619

0.2619

0.2619

0.2619

Landscaping

0.8963

0.3395

29.4265

1.5500e003

0.1621

0.1621

0.1621

0.1621

Total

13.9699

3.5784

30.8048

0.0222

0.4239

0.4239

0.4239

0.4239

7.0 Water Detail
7.1 Mitigation Measures Water
Apply Water Conservation Strategy

0.0000

4,134.705 4,134.7059
9
52.8961

0.0000

52.8961

4,187.602 4,187.6020
0

0.0793

0.0758

0.0515
0.1308

4,159.276
4
54.1844

0.0758

4,213.460
7
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8.1 Mitigation Measures Waste
Institute Recycling and Composting Services

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
User Defined Equipment
Equipment Type

11.0 Vegetation

Number
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8.0 Waste Detail
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North Village Addendum
(Annually)
287,989 gallons (gasoline, diesel)
8,480,786 kilo‐British Thermal Units
2,948,050 kilowatt hours
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Summary of Energy Use During Operations
Operation vehicle fuel
Operation natural gas
Operation electricity
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Operation Fuel Calculation
California Air Resource Board (ARB). 2019. EMFAC2014 Web Database. Website: https://www.arb.ca.gov/emfac/2014/. Accessed December 27, 2019

Given
Region
Sonoma
Sonoma
Sonoma
Sonoma
Sonoma
Sonoma
Sonoma
Sonoma
Sonoma
Sonoma
Sonoma
Sonoma
Sonoma
Sonoma
Sonoma
Sonoma
Sonoma
Sonoma
Sonoma
Sonoma
Sonoma
Sonoma
Sonoma
Sonoma
Sonoma

Calculations
CalYr
2021
2021
2021
2021
2021
2021
2021
2021
2021
2021
2021
2021
2021
2021
2021
2021
2021
2021
2021
2021
2021
2021
2021
2021
2021

VehClass
HHDT
HHDT
LDA
LDA
LDT1
LDT1
LDT2
LDT2
LHDT1
LHDT1
LHDT2
LHDT2
MCY
MDV
MDV
MH
MH
MHDT
MHDT
OBUS
OBUS
SBUS
SBUS
UBUS
UBUS

MdlYr
Aggregated
Aggregated
Aggregated
Aggregated
Aggregated
Aggregated
Aggregated
Aggregated
Aggregated
Aggregated
Aggregated
Aggregated
Aggregated
Aggregated
Aggregated
Aggregated
Aggregated
Aggregated
Aggregated
Aggregated
Aggregated
Aggregated
Aggregated
Aggregated
Aggregated

Speed
Aggregated
Aggregated
Aggregated
Aggregated
Aggregated
Aggregated
Aggregated
Aggregated
Aggregated
Aggregated
Aggregated
Aggregated
Aggregated
Aggregated
Aggregated
Aggregated
Aggregated
Aggregated
Aggregated
Aggregated
Aggregated
Aggregated
Aggregated
Aggregated
Aggregated

Fuel
GAS
DSL
GAS
DSL
GAS
DSL
GAS
DSL
GAS
DSL
GAS
DSL
GAS
GAS
DSL
GAS
DSL
GAS
DSL
GAS
DSL
GAS
DSL
GAS
DSL

Population
16.2357747
1990.65771
127800.651
1744.04913
10787.9328
24.1208699
37609.0288
61.9427824
3740.69359
4692.50238
518.335158
1142.21655
7475.81569
30063.4821
429.500068
944.722673
264.027529
329.754643
4906.57378
150.418135
259.670519
21.1385156
184.829458
51.7428284
65.6686323

VMT
1901.58782
245931.739
5124518.91
66522.4195
366089.647
393.849078
1576995.55
2947.49564
110465.203
152622.895
18866.9752
43547.786
49489.7954
995008.243
18671.0489
7969.92947
2361.92909
15106.2266
256968.217
7934.25359
20604.4692
1094.23205
7031.80495
7584.28379
9499.33669

Fuel
Consumption
0.413152808
43.4813758
176.0277166
1.85737646
15.28725683
0.015190621
71.98203753
0.101025801
11.55172881
8.910520906
2.158259728
2.801706884
1.405497211
62.82762792
0.848846587
1.217382531
0.247348009
2.391642459
30.90363593
1.215986499
2.843487843
0.091929642
0.971560625
1.53122594
2.153322052

FE
4.602626
5.656025
29.112
35.81526
23.94737
25.92712
21.90818
29.17567
9.562656
17.12839
8.741754
15.54331
35.21159
15.83711
21.99579
6.546775
9.549012
6.316256
8.315145
6.524952
7.246196
11.90293
7.237639
4.953079
4.41148
Vehicles
Sum of VMT*FE
Total VMT
Weighted Average FE

VMT*FE
8752.297397
1390996.01
149184995.2
2382517.703
8766885.439
10211.37273
34549104.69
85995.16575
1056340.683
2614184.771
164930.4524
676876.5416
1742614.519
15758057.98
410684.4192
52177.3347
22554.08911
95414.79808
2136728.012
51770.62412
149304.0142
13024.56687
50893.66491
37565.56046
41906.13175

221454486
9110127.821
24.30860361 miles/gallon

Total VMT
Source: AQ/GHG Appendix, CalEEMod Output
North Village Addendum Operations ‐ Sonoma‐North Coast County, Annual
Date: 1/29/2020 1:35 PM
Fuel
Consumption
VMT
Vehicles
7,000,613
287,989
Total
7,000,613
287,989
Total VMT
Fuel consumption

7,000,613 miles
287,989 gallons per year
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VMT = Vehicle Miles Traveled
EMFAC2014 (v1.0.7) Emissions Inventory
FE = Fuel Economy
Region Type: County
Region: Sonoma
Calendar Year: 2021
Season: Annual
Vehicle Classification: EMFAC2007 Categories
Units: miles/day for VMT, trips/day for Trips, tons/day for Emissions, 1000 gallons/day for Fuel Consumption
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Operation Natural Gas Use
Source: AQ/GHG Appendix, CalEEMod Output
North Village Addendum Operations ‐ Sonoma‐North Coast County, Annual
Date: 1/29/2020 1:35 PM

Land Use
Apartments Mid Rise
Congregate Care (Assisted Living)
Enclosed Parking Structure
Hotel
Other Asphalt Surfaces
Other Non‐Asphalt Surfaces
Parking Lot
Retirement Community
Strip Mall
Total

Natural Gas Use
kBTU/yr
691,156
466,530
‐
5,040,710
‐
‐
‐
2,253,950
28,440
8,480,786 kBTU/yr

Conversion from kBTU/yr to CF/yr
Abraxas. 2019. Energy Conversion Calculator.
Website: https://www.abraxasenergy.com/energy‐resources/toolbox/conversion‐
calculators/energy/. Accessed December 27, 2019.
Equivalency:
8,480,786 kBTU/yr
84,808 therms
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kBTU/yr = kilo‐British Thermal Units/year
CF = cubic feet
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Operation Electricity Use
Source: AQ/GHG Appendix, CalEEMod Output
North Village Addendum Operations ‐ Sonoma‐North Coast County, Annual
Date: 1/29/2020 1:35 PM

Land Use
Apartments Mid Rise
Congregate Care (Assisted Living)
Enclosed Parking Structure
Hotel
Other Asphalt Surfaces
Other Non‐Asphalt Surfaces
Parking Lot
Retirement Community
Strip Mall
Total Electricity Use

Electricity Use
(kWh/yr)
330,268
222,931
362,880
866,851
‐
‐
33,600
1,003,240
128,280
2,948,050 kWh/yr
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kWh/yr = kilowatt hours per year
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Appendix B:
Addendum to the Traffic Impact Study
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City of Healdsburg—North Village Project
Initial Study/Addendum

FirstCarbon Solutions
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Ms. Mary Bean
First Carbon Solutions
1350 Treat Boulevard
Walnut Creek, CA 94597

Addendum to the Traffic Impact Study for the North Entry Area Plan
Dear Ms. Bean;
As requested, the following information is provided to compare the trip generation potential of the North Entry
Area Plan EIR published on April 9, 2019, with that of the proposed North Village project in the City of Healdsburg.
The currently proposed North Village has different land uses and intensities compared to the project as evaluated
in the North Entry Area Plan EIR. The following information supplements or replaces information in the
Transportation and Traffic section of the City of Healdsburg’s North Entry Area Plan Final Environmental Impact
Report, as indicated.

Changes to the Project Description
The project as evaluated in the North Entry Area Plan (NEAP) Final Environmental Impact Report (FEIR) included
290 dwelling units, 130 hotel rooms, 40,000 square feet of office space, and 30,000 square feet of retail space.
Under the Full Buildout scenario, the project was expected to generate 4,930 daily trips, including 259 trips during
the a.m. peak hour, and 351 trips during the p.m. peak hour as shown in Table 3.2-4 of the EIR.
The proposed North Village project consists of a 221-unit independent senior living facility, 75 multi-family units,
five live-work units, a 108-room hotel, 12,000 square feet of retail space, a 30-bed memory care facility, and a 24bed assisted living facility.
In comparison to the project description applied for analysis of the North Entry Area Plan, the North Village project
consists of eleven more residential units, 30 memory care beds, 24 assisted living beds, and 22 fewer hotel rooms,
40,000 square feet less office space, and 8,000 square feet less of retail space.

Trip Generation
The anticipated trip generation for land use development was estimated using standard trip rates published by the
Institute of Transportation Engineers (ITE) in Trip Generation Manual, 10th Edition, 2017 as well as the 9th edition
published in 2012. The standard trip rates for Multifamily Housing (Land Use #220), Senior Adult Housing (Land Use
#252), Hotel (Land Use #310), and Specialty Retail Center (Land Use #826) were applied as these descriptions most
closely match the proposed land uses.
To retain consistency with the NEAP EIR, the trip generation estimation for the North Village project uses rates for
Specialty Retail Center (Land Use #826) from the Institute of Transportation Engineers (ITE) Trip Generation Manual,
9th Edition, 2012; this land use was deleted from the 10th Edition. Additionally, custom rates were used to estimate
the expected trip generation potential of the five live-work units based on existing developments in downtown
Santa Rosa, California. Further, to be conservative, the trip generation estimate for both the assisted living and
memory care portions of the proposed project were based on applicable rates for Assisted Living (Land Use #254)
as this has higher rates than Congregate Care, another potentially applicable land use.
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November 27, 2019

Based on the proposed land use intensities of the North Village project, the project’s trip generation has been
updated as indicated in Table 3.2-4, Trip Generation Summary (Updated); this replaces Table 3.2-4 in the NEAP EIR.
490 Mendocino Avenue, Suite 201 Santa Rosa, CA 95401 707.542.9500 w-trans.com
SANTA ROSA • OAKLAND • SAN JOSE
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CITY OF HEALDSBURG COMMUNITY DEVELOPMENT CENTER

Exhibit 15

7.A.t

Public Works Department
401 Grove Street
Healdsburg, CA 95448-4723
Phone: (707) 431-3346 Fax: (707) 431-2710
Visit us at www.ci.healdsburg.ca.us

DATE:

July 15, 2019

TO:

Linda Ruffing

FROM:

Curt Bates

SUBJECT:

Public Works Comments to Comstock Mater Conditional Use permit
16977 Healdsburg Avenue (APN 091-660-009, 019, 022 and 025)

Public Works has the following incompleteness items on the above mentioned project referral:
1. Provide a complete circulation plan and street system on the civil engineering drawings including
proposed travel lanes, on-street parking, sidewalks, planters, etc. consistent with the adopted
North Area Entry Plan (NEAP) including internal street cross sections as shown in Figures 6-7 and
6-8. The updated plan shall also meet Fire Department requirements for width, turning radii, and
turnaround areas.
2. Provide documentation indicating that an emergency access easement is existing over the railroad
property at the northerly access point. Emergency access rights for the City of Healdsburg over
the easement will likely need to be assigned to the City. The applicant and City staff should
discuss possible solutions to achieve this.
3. Show the proposed location of the 12-foot wide Class I path on the Civil Engineering plans. Show
a minimum of a 15-foot wide public access easement for the Class I path. The location of the path
shall also be referred to and coordinated with City of Santa Rosa Utilities (Geysers Pipeline) and
the railroad entities.
4. Revise the project plans to show the Class I path along the project frontage, to be extended to
northerly City limits per the NEAP.
5. Provide preliminary grading, drainage and utility plans for the proposed development on all lots, on
the Civil Engineering plans.
6. The project is required to install a traffic signal at the project entrance. Show the preliminary traffic
signal location and design on the plans.
7. Provide a complete preliminary water system design including all portions of private domestic and
fire water mains, in accordance with City standards and design criteria. Provide preliminary fire
flow and pressure calculations for the fire line system. Provide water demands for the proposed
buildings/uses.

Attachment: Attachment 4 - Exhibit 15 - Department Comments (2754 : North Village DA)

MEMORANDUM

8. Provide preliminary storm water detention calculations and plan in accordance with City of
Healdsburg engineering design standards.
9. Show the proposed reconfigured lot lines for the project on the Civil Engineering plans.
10. Provide the proposed phasing/timing of the development.

C:\Users\ssumpter\AppData\Local\Microsoft\Windows\INetCache\Content.Outlook\R0ZDGG8F\PUBLIC WORKS comments.docx
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CITY OF HEALDSBURG COMMUNITY DEVELOPMENT CENTER
Public Works Department
401 Grove Street
Healdsburg, CA 95448-4723
Phone: (707) 431-3346 Fax: (707) 431-2710
Visit us at www.ci.healdsburg.ca.us

DATE:

November 05, 2019

TO:

Linda Ruffing

FROM:

Curt Bates

SUBJECT:

Public Works Comments to Comstock Mater Conditional Use permit
16977 Healdsburg Avenue (APN 091-660-009, 019, 022 and 025)
Plans date stamped 09/27/2019

Public Works has the following comments on the above-mentioned project referral. These are not
completeness comments but rather issues that need to be resolved prior to taking the master conditional
use permit before Planning Commission. Conditions of approval are forthcoming.
1. Emergency access rights for the City of Healdsburg over the easement will likely need to be
assigned to the City or an agreement/restrictive covenant should be created requiring the City’s
approval for any changes to the EVA. The applicant, SMART and City staff should discuss possible
solutions to achieve this.
2. Show the proposed location of the 12-foot wide Class I path on the Civil Engineering plans in the
both the street section view and plan view. Show a minimum of a 15-foot wide public access
easement for the Class I path. The location of the path shall also be referred to and coordinated
with City of Santa Rosa Utilities (Geysers Pipeline) and the railroad entities.
3. Revise the project plans to show the Class I path along the project frontage, to be extended to
northerly City limits per the NEAP.
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Date:

October 22, 2019

To

Linda Ruffing, Planning Consultant

From

Steve Buffenbarger Building Official

Application

CUP 2019-04

Project Description

North Village

Applicant

Comstock Healdsburg
Please provide your department’s

1. Issues: (Additional information or revisions the applicant must submit now prior to
receiving an approval recommendation). Examples include the need for off-site
easements, compliance with a code requirement that would require a major revision to
the site plan or building design, or it is unknown if compliance with a code requirement
is achievable. A major cost item the applicant may not be expecting, such as the
relocation of existing infrastructure, should also be included as an issue.
2. Conditions of Approval: (Items the applicant must complete after project approval).
Examples include showing certain items on final plans, requirements specific to the
project, or the establishment of an HOA)
The Condition should also indicate the point in the process when the information must
be submitted or when the item needs to be completed. Examples include: prior to the
issuance of grading or building permits, or prior to the project being finalled.
3. Information: (Helpful information the applicant can use going forward). Examples
include providing professional opinions and suggestions such as pointing out the use of
unnecessary paving, or providing achievable code requirements not specific to the
project, such as what the applicant should do if an underground storage tank is found
during construction.
1. Building permits submitted after January 1, 2020 shall be reviewed and constructed in
compliance with the 2019 California Building Standards Codes Title 24.
2. Construction on this site will require soils report and will be reviewed by the City’s 3rd party
Geotechnical Engineer.
3. The site is located in the moderate fire hazard designated zone. All construction must comply
with the requirements specified in CBC Chapter 7A for Wildland / Urban interface.
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Planning & Building Department
Request for Project Review

4. REACH Code – Fossil fuel burning appliances are prohibited except for food cooking appliances
and decorative fireplaces.
5. At any food service facility designated as an assembly group A-2 occupancy, a grease interceptor
with a minimum capacity 1000 gallons must be installed.
6. All buildings are required to be constructed with a Class A roof covering.
Page 1 of 1
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Planning & Building Department
Request for Project Review

To:

June 25, 2019

Please Return Response by:

July 15, 2019

X

Public Works, Curt Bates

Police

X

Building Division

Community Services-Mark Theming

X

Fire

X

Housing

Asst. City Manager

City Arborist

Recology

SMART/NCRA

CA Dept. of Fish and Wildlife

So Co Airport Land Use Commission

LAFCO

Native American Heritage Commission

CA WTR Quality Control Bd

Healdsburg Unified School District

Sonoma County Regional Parks

N Sonoma Cou. Air Pollution Control Dist.

CALTRANS

Army Corps of Engineers

Russian Riverkeeper

X

Electric

From

Linda Ruffing

Application

CUP 2019-04

Project Description

Master Conditional Use Permit for the North Village

Location

16977 Healdsburg Avenue

APN

091-060-022, -099, -019, -025

Applicant

Comstock Healdsburg, LLC/Debra Geiler
Please provide your City Department’s:

A. Incomplete Items:
EVA: Provide a recorded Emergency Vehicle Access (EVA) obtained from the North Coast Rail Authority
(NCRA) connecting the site to Healdsburg Ave. All EVA’s are required to be a minimum of 20’ wide and
constructed to support the weight of a Fire Engine. Please include the following in your resubmittal:
a. Dimension showing the required width over the NCRA property and showing gate locations on each
side of the NCRA ROW and distances from Healdsburg Ave. to both gates.
b. Provide a section detail for the EVA on the subject site indicating that it was constructed to support the
weight of a Fire Truck.
c. This EVA easement shall include a legal description, and a plat shall be recorded with the Sonoma
County Recorder’s office.
d. The EVA should be dedicated to and accepted by the City of Healdsburg.
The EVA is on a curve, ensure there is a clear line of site to the north for entry and exiting safely. The distance
of the east gate from Healdsburg Ave and the distance between the gates must be approved by the fire
department. The gates shall be opened simultaneously by a single Knox key located at either side.

Attachment: Attachment 4 - Exhibit 15 - Department Comments (2754 : North Village DA)

Transmittal Date:

B. Issues/Comments:
The circulation and fire truck turning exhibit cannot be commented on without the building heights and
locations, road surfaces and dimensions, and building construction types.
Buildings and Facilities: Approved fire apparatus access roads shall be provided for every facility, building or
portion of a building hereafter constructed or moved into or within the jurisdiction. 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 and all portions of the exterior walls of the first story of the building as measured by an
approved route around the exterior of the building or facility. CFC 503.1.1
Packet Pg. 2225
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Dead End Roads: Dead-end fire apparatus access roads in excess of 150 feet (45,720 mm) shall be provided
with width and turnaround provisions in accordance with the City of Healdsburg standards for public streets or
as approved by the fire code official. Municipal Code 15.08.020, CFC D103.4
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

Defensible Space: Buildings and structures located within a Moderate or High Fire Severity Zone as identified
by the Healdsburg General Plan shall maintain a defensible space as outlined in Government Code 5117551189 Refer to defensible space at https://www.firesafemarin.org/defensible-space Hardscaping is strongly
recommended around the base of structures 0-5 ft. CFC 4907.1
Fire Safe Landscape Design: On the planting plan, provide the plant key. Vegetation that allows a fire to move
from lower growing plants to taller ones is referred to as “ladder fuel.” The ladder fuel problem can be corrected
by providing a separation between the vegetation layers. Within the defensible space area, a vertical separation
of three times the height of the lower fuel layer is recommended. The planting plan should provide horizontal
and vertical breaks depending on the slope of the terrain. Refer to the plant spacing guide in and plant list at
https://www.firesafemarin.org/plants
Currently there are plants on the landscape plan on the flammable plant list that will not be approved even
though they are native to the area.
D. Information:
Residential Care Facility for the Elderly (RCFE) require fire marshal signature on changes of numbers of types
of clients, beds, etc. Changes require inspections and paperwork to be sent to the community care licensing for
approval. The Zen Center shall have a close working relationship with the fire department.

Incomplete items
Y

Issues
Y

Please Confirm the Following:
Conditions of Approval
Information
Y
Y

Department
FD

Initials
L
Plea

se provide your Agency’s responses to the following:
A. Are there any site-specific improvements you would recommend for this Project?
B. Are there any off-site or area-wide improvements needed as a result of this project?
C. Does this project require any permits from your agency?
D. Does your agency have any proposed projects that should be coordinated with this project?
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C. Conditions of Approval:

E. Are there any policy issues that need to be addressed as a result of this project?
F. Please identify any environmental effects which could result from this project?
If you have any question regarding this application, contact me at (707) 431- ______ or email______

U:\cdc\Planning-shared\Documents – Assorted\project transmittal
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Electric Department Response

To

Linda Ruffing

From

Ann Amman, Electrical Engineering Technician

Application

CUP 2019-04

Project Description

Master Conditional Use Permit for the North Village

Location

16977 Healdsburg Avenue

APN

091-060-022, -009, -025

Applicant

Comstock Healdsburg, LLC / Debra Geiler

1.Incomplete Items:
No incomplete items for this application.
2. Issues/Comments:
No issues for this application.
3. Conditions of Approval:
The City’s General Plan and North Entry Area Plan require the undergrounding of utilities as
new development occurs especially within the downtown area and four entries into Healdsburg.
Further, it is the policy of the City of Healdsburg that all electric services shall be underground.
Therefore, this project will be conditioned to underground all aerial facilities along the frontage
of Healdsburg Avenue.
PG&E overhead lines along the frontage of Healdsburg Avenue will be undergrounded as part
of this development project.
4. Information:
At no cost to the City, public utility easements (PUE) will be required along the frontage and at
various locations within the development. At a minimum, the developer will provide a
5-foot public utility easement, back of sidewalk, for dry utilities along the frontage of Healdsburg
Avenue and along roads throughout the proposed development. Additional public utility
easements may be required as development occurs.
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July 8, 2019

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.
The final design for the electric facilities, services and estimation of service fees will be
developed during the grading or building permit process, whichever comes first.
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Barbara Pahre, Vice Chair
Golden Gate Bridge,
Highway/Transportation District

Judy Arnold
Marin County Board of Supervisors
Damon Connolly
Marin County Board of Supervisors
Debora Fudge
Sonoma County Mayors’ and
Councilmembers Association
Patty Garbarino
Golden Gate Bridge,
Highway/Transportation District
Dan Hillmer
Marin County Council of Mayors and
Councilmembers
Eric Lucan
Transportation Authority of Marin
Joe Naujokas
Sonoma County Mayors’ and
Councilmembers Association
David Rabbitt
Sonoma County Board of Supervisors
Chris Rogers
Sonoma County Mayors’ and
Councilmembers Association
Shirlee Zane
Sonoma County Board of Supervisors

Farhad Mansourian
General Manager

5401 Old Redwood Highway
Suite 200
Petaluma, CA 94954
Phone: 707-794-3330
Fax: 707-794-3037
www.sonomamarintrain.org

October 28, 2019
Maya DeRosa, Planning and Building Director
City of Healdsburg
401 Grove Street
Healdsburg, CA 95448
RE: North Entry Area Plan Master Conditional Use Permit (Revised) Application
Comments
Dear Ms. DeRosa
Thank you for giving SMART the opportunity to review and comment on the North
Entry Area Plan (NEAP) Master Conditional Use Permit (MCUP) application. Note that
SMART has previously provided comments to you on this project on January 14, 2019,
May 15, 2019 and July 15, 2019 and the following additions assume the prior
comments are included herein.
Safety continues to be SMART’s top priority. As stated previously and in accordance
with adopted policies of the California Public Utilities Commission (CPUC), the SMART
Board of Directors has an adopted policy against the establishment of new at-grade
private crossings. The revised MCUP application continues to depict a proposed gated
secondary emergency vehicle access (EVA) to the project.
The revised MCUP application appears to advance the idea requesting an EVA across
the railroad tracks and in a high-speed curve with visibility challenges. This proposed
EVA will create an inherently unsafe condition. Under Item 1.7, Required Approvals
of the Healdsburg City Council agenda packet from May 20, 2019 (Page 641) the
document states the developer must obtain “Approval of a new emergency vehicle
at-grade crossing from the CPUC and NCRA across the railroad.” The North Village
Project Description (Revised September 27, 2019) does not list the CPUC under “7.0
Project Approvals”, despite City staff listing them as a required approval. This should
be corrected.
In addition, SMART requests that the City condition the developer:
• To obtain the CPUC and SMART’s approval on design review of any plans
associated with the railroad.
• To provide clarity on the landscaping and vegetations plans. The MCUP
submittal package contains several depictions of vegetation planted directly
in or adjacent to the Railroad Right-of-Way. Please note that this would
create line-of-sight issues and would interfere with SMART’s rail operations.

Attachment: Attachment 4 - Exhibit 15 - Department Comments (2754 : North Village DA)

Gary Phillips, Chair
Transportation Authority of Marin
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October 28, 2019
Healdsburg NEAP Comments
Page 2 of 2

Attachment: Attachment 4 - Exhibit 15 - Department Comments (2754 : North Village DA)

It is recommended if the City wishes to have an EVA, they work with the developer to locate it elsewhere
besides an at-grade crossing or use fire prevention technology to mitigate any concerns.
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CITY OF HEALDSBURG
CITY COUNCIL AGENDA STAFF REPORT

MEETING DATE: March 16, 2020
SUBJECT:

Urgency Ordinance Amending Healdsburg Municipal Code Section
20.20.030, correction of drafting errors

PREPARED BY:

David Woltering, Interim Community Development Director

STRATEGIC INITIATIVE(S):
Quality of Life
Effective & Efficient Government

RECOMMENDED ACTION(S):
Adopt, by a 4/5 vote, an urgency ordinance of the City Council of the City of Healdsburg
amending Section 20.20.030 of the Healdsburg Municipal Code related to Inclusionary Housing

COMMUNITY ENGAGEMENT/OUTREACH:
As an urgency ordinance, no community outreach was conducted for this project.
BACKGROUND:
On June 3, 2019, the City Council introduced a Land Use Code Amendment revising the City’s
inclusionary housing provisions and adopted a resolution revising in-lieu housing fees. New
inclusionary housing requirements (also called the Inclusionary Housing Ordinance or “IHO”)
went into effect July 17, 2019.
Since the effective date, staff has identified drafting errors that require amendment of the code to
provide clarity and ensure the intent of the inclusionary housing provisions, to achieve affordable
housing units and funds to be used for affordable housing units, is realized. To avoid confusion
in implementation, staff recommends adopting the revisions as an urgency ordinance. Any
urgency ordinance requires a four-fifths vote of the Council.
DISCUSSION/ANALYSIS:
The issue arose regarding Section 20.20.030 Section B. Exemptions. Items 5 and 6 in the
Exemptions section exempt residential subdivisions, multifamily projects and residential and
mixed-use projects to be developed pursuant to a development agreement or a vesting tentative
map approved prior to July 1, 2019 from the inclusionary housing requirements. Such
exemptions could be read to be inconsistent with the City Council’s intent to achieve affordable
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housing and funding to develop it. The proposed changes are shown below, with additions
underlined and deletions stricken. Discussion of the proposed changes follows the revised
section.
20.20.030 Inclusionary housing
The following standards shall govern the provision of inclusionary housing:
A.

Applicability.

1.
The provisions of this section shall apply to any discretionary or ministerial approvals for
new residential and the residential component of mixed-use development projects.
2.
Projects approved prior to July 17, 2019 and required to provide inclusionary dwelling
units on site shall be subject to the inclusionary housing requirements in place at the time the
City granted the approval. Projects approved prior to July 17, 2019 and required to pay an inlieu fee shall pay the fee in effect at the time of building permit issuance.
3.
Projects approved prior to July 17, 2019 pursuant to a development agreement or vesting
tentative map that address inclusionary housing requirements are subject to the inclusionary
provisions of the development agreement or applicable to the vesting tentative map, prior to
recordation of the final map.
B.

Exemptions. The following shall not be subject to the provisions of this section:

1.
Existing residences that are altered, improved, restored, repaired, expanded or extended;
provided, that the number of dwelling units is not increased or and that the exterior existing floor
area of the dwelling is not increased by 850 square feet or more;. These units will be subject to a
fee per square foot for any increase in square footage greater than 850 square feet.
2.

New dwelling units of 850 square feet or less;

3. The construction of a new residential structure which replaces a residential structure that was
destroyed by fire or natural disaster or demolished within five years prior to the application for a
building permit for the new residential structure; provided, that the number of residential units is
not increased from the number of residential units of the destroyed residential structure or that
the replacement dwelling is not more than 850 square feet larger than the original dwelling; .
These units will be subject to a fee per square foot for any increase in square footage greater than
850 square feet.
4. Accessory dwelling units constructed pursuant to HMC 20.20.010.
5.
Residential or mixed-use projects that are to be developed pursuant to the terms of a
development agreement or vesting subdivision map executed prior to July 1, 2019;
6.
Residential subdivisions and multifamily housing projects that received tentative map or
other discretionary approval by the City Council prior to July 1, 2019.
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Issue: Exemption of projects approved prior to July 1, 2019
The wording of items B (5) and B (6) was intended to address how projects approved prior to the
effective date of the IHO would be affected by adoption of new regulations. It was not intended
to exempt all previously approved projects from the new regulations.
To clarify the City’s intent, Staff recommends adding a new A (2). Projects that were required to
provide inclusionary units on-site and approved prior to July 17, 2019 (the effective date of new
inclusionary regulations) are subject to the inclusionary requirements in place at the time the City
approved the project. However, applicants with projects approved prior to July 17, 2019 and
required to pay an in-lieu fee are required to pay the fee in effect at the time of building permit
issuance. This is typical for all fees the City collects and provides a consistent procedure for
City staff responsible for fee collection.
All other residential and residential in mixed-use projects are subject to the provisions of the
Code. All previously approved projects, including older residential subdivisions that were
approved prior to inclusionary standards being adopted by the City, are subject to its
requirements under Section A., Applicability.
Staff recommends adding Section A (3) to address approved projects subject to either a
development agreement or vesting tentative map; such projects would be subject to the
inclusionary provisions included in the development agreement or vesting tentative map.

Issue: Additions and replacement dwelling units
Sections B (1) and (3) address additions to a dwelling unit or expansions of a replacement unit.
Additions of less than 850 square feet are exempt from the IHO. The suggested revisions
address additions of more than 850 square feet. The proposed amendment adds language
requiring payment of a per square foot fee for each new square foot above 850.
A per square foot fee was established with the adoption of Resolution 2019-81, along with
revised in-lieu fees, on June 3, 2019. The resolution established a $16.70 per square foot fee for
for-sale units.
As an example, an owner of an existing 1,200 square foot single family unit wishes to build a
900 square foot addition to the home. The proposed addition is 50 square feet more than 850
square feet, so would pay $835 ($16.70 x 50).
ENVIRONMENTAL STEWARDSHIP:
The Inclusionary Housing Ordinance aims to achieve development of new affordable housing in
Healdsburg, through new construction and payment of in-lieu fees. New, affordable housing
may provide dwelling units for workers now living outside the city and commuting every day for
work. New housing construction may reduce commuting, with greater proximity between work
and home, allowing for walking and bicycling, which will help reduce vehicle miles traveled and
associated greenhouse gas emissions.
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FISCAL IMPACT:
The suggested revisions will restore the intent of the Inclusionary Housing Ordinance which
includes collection of fees to support production of new affordable housing units.
ENVIRONMENTAL ANALYSIS:
The Ordinance is exempt from CEQA under Section 15061(b)(3) of the CEQA Guidelines. The
common sense exemption, set forth in Section 15061(b)(3), provides that CEQA only applies to
projects which have the potential for causing a significant effect on the environment, and thus
where it can be seen with certainty that there is no possibility that the activity in question may
have a significant effect on the environment, the activity is not subject to CEQA. It can be seen
with certainty that adoption of the proposed Ordinance will not have any environmental effects.
ATTACHMENT(S):
IHO Urgency Ordinance 3-10-20
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CITY OF HEALDSBURG
ORDINANCE NO. ____

The City Council of the City of Healdsburg does herby ordain as follows:
SECTION 1.

Findings.

A.
The City of Healdsburg (“City”) is authorized by Article XI, Section 7 of the California
Constitution to make and enforce all regulations and ordinances using its police powers; and
B.
On June 17, 2019, the City amended Section 20.20.030, Inclusionary Housing
(“Ordinance”), of its Land Use Code; and
C.
The purpose of the June 2019 amendments was to update the City’s inclusionary housing
program, including the requirements for new development; and
D.
It has come to the City’s attention that Section 20.20.030(B)(5) and (6) could be read to
exempt certain developments approved prior to July 1, 2019 from compliance with the
Ordinance; and
E.
The intention of the Ordinance is to subject developments otherwise subject to the
Ordinance approved prior to July 1, 2019, unless otherwise exempted by the Municipal Code or
any other provision of law, to the City’s inclusionary requirements in place at the time the City
granted the relevant project approval(s); and
G.
The City wishes to amend the Ordinance so as to clearly effectuate the intent of the City
Council in adopting the June 2019 amendments; and
H.
Government Code sections 36934 and 36937 authorize ordinances to take effect
immediately if they are for the immediate preservation of the public peace, health or safety,
contain a declaration of the facts constituting the urgency, and are passed by a four-fifths vote of
the City Council; and

Attachment: IHO Urgency Ordinance 3-10-20 (2752 : Urgency Ordinance - IHO)

AN URGENCY ORDINANCE OF THE CITY COUNCIL OF
THE CITY OF HEALDSBURG AMENDING CHAPTER 9.44,
SECTION 20.20.030, INCLUSIONARY HOUSING, OF THE
HEALDSBURG MUNICIPAL CODE

I.
The City has learned that this error has caused confusion amongst applicants, and could
result in requested application of the Ordinance inconsistent with the intention of the City
Council, and the loss of affordable housing units or fees to be used for affordable housing.
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SECTION 2.

Amendment of Chapter 20.20.030(B) of the Healdsburg Municipal
Code.

Section 20.20.030(B) of the Healdsburg Municipal Code is hereby amended to read as shown on
Exhibit A, attached hereto and incorporated herein by reference.
Compliance with the California Environmental Quality Act.

The City Council finds that this Ordinance is not subject to the California Environmental Quality
Act (“CEQA”) pursuant to Sections 15060 (c)(2), as the amendment will not result in direct or
reasonably foreseeable indirect physical change in the environment, and 15060(c)(3), as the
amendment is not a project as defined in Section 15378) of the CEQA Guidelines.
SECTION 4.

Severability.

The City Council hereby declares every section, paragraph, sentence, clause and phrase of this
ordinance to be severable. If any section, paragraph, sentence, clause or phrase of this ordinance
is for any reason found to be invalid or unconstitutional, such invalidity, or unconstitutionality
shall not affect the validity or constitutionality of the remaining sections, paragraphs, sentences,
clauses or phrases.
SECTION 5.

Inclusion in the Healdsburg Municipal Code.

It is the intention of the Healdsburg City Council that the amended text in Exhibit A of this
ordinance be made a part of the Healdsburg Municipal Code and that the text may be
renumbered or re-lettered and the word “Ordinance” be changed to “Section,” “Chapter,” or any
other appropriate word or phrase consistent with this intention.
SECTION 6.

Effective Date and Duration.

Pursuant to Government Code Section 36937, this Urgency Ordinance of the City of Healdsburg
shall be effective the date of adoption, if adopted by at least four-fifths vote of the City Council.
This Ordinance shall be automatically repealed on the date that a regular ordinance adopted by
the Healdsburg City Council providing similar relocation benefits becomes effective.
SECTION 7.

Publication.

Within fifteen (15) days of its passage, this ordinance 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 members of the City Council voting for and against its passage.
SECTION 8.

Attachment: IHO Urgency Ordinance 3-10-20 (2752 : Urgency Ordinance - IHO)

SECTION 3.

Urgency Clause.

The City Council finds and declares that this ordinance is required for the immediate protection
of the public peace, health and safety. Without it, the City could be unable to obtain critical
affordable housing units or funds necessary to obtain or build affordable housing units. The
Council, therefore, adopts this ordinance to become effective immediately, pursuant to California
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AYES:

Councilmembers: ( )

NOES:

Councilmembers: ( )

ABSENT:

Councilmembers: ( )

ABSTAIN:

Councilmembers: ( )

SO ORDERED

ATTEST

________________________________
Leah Gold, Mayor

_________________________________
Raina Allan, Acting City Clerk

Dated: ___________________________

Attachment: IHO Urgency Ordinance 3-10-20 (2752 : Urgency Ordinance - IHO)

Government Code Section 36937. This urgency ordinance was passed and adopted by the City
Council of the City of Healdsburg on the 16th day of March, 2020, by the following vote:
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Exhibit A
Chapter 20.20 Standards for Specific Land Uses
20.20.030 Inclusionary housing

The following standards shall govern the provision of inclusionary housing:
Applicability.

1. The provisions of this section shall apply to any discretionary or ministerial approvals for new
residential and the residential component of mixed-use development projects.
2. Projects approved prior to July 17, 2019 and required to provide inclusionary dwelling units
on site shall be subject to the inclusionary housing requirements in place at the time the City
granted the approval. Projects approved prior to July 17, 2019 and required to pay an in-lieu fee
shall pay the fee in effect at the time of building permit issuance.
3. Projects approved prior to July 17, 2019 pursuant to a development agreement or vesting
tentative map that address inclusionary housing requirements are subject to the inclusionary
provisions of the development agreement or applicable to the vesting tentative map, prior to
recordation of the final map.
B.

Exemptions. The following shall not be subject to the provisions of this section:

1.
Existing residences that are altered, improved, restored, repaired, expanded or extended;
provided, that the number of dwelling units is not increased or and that the exterior existing floor
area of the dwelling is not increased by 850 square feet or more;. These units will be subject to a
fee per square foot for any increase in square footage greater than 850 square feet.
2.

New dwelling units of 850 square feet or less;

3. The construction of a new residential structure which replaces a residential structure that was
destroyed by fire or natural disaster or demolished within five years prior to the application for a
building permit for the new residential structure; provided, that the number of residential units is
not increased from the number of residential units of the destroyed residential structure or that
the replacement dwelling is not more than 850 square feet larger than the original dwelling; .
These units will be subject to a fee per square foot for any increase in square footage greater than
850 square feet.
4.

Attachment: IHO Urgency Ordinance 3-10-20 (2752 : Urgency Ordinance - IHO)

A.

Accessory dwelling units constructed pursuant to HMC 20.20.010.

5.
Residential or mixed-use projects that are to be developed pursuant to the terms of a
development agreement or vesting subdivision map executed prior to July 1, 2019;
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Attachment: IHO Urgency Ordinance 3-10-20 (2752 : Urgency Ordinance - IHO)

6.
Residential subdivisions and multifamily housing projects that received tentative map or
other discretionary approval by the City Council prior to July 1, 2019.

Packet Pg. 2238

9.B

CITY OF HEALDSBURG
RSA AGENDA STAFF REPORT

MEETING DATE: March 16, 2020
SUBJECT:

Ratifying Proclamation of Local Emergency

PREPARED BY:

David Mickaelian, City Manager

STRATEGIC INITIATIVE(S):
Quality of Life
Effective & Efficient Government

RECOMMENDED ACTION(S):
Adopt a resolution ratifying a Proclamation of Existence of a Local Emergency due to the spread of
Coronavirus (COVID-19).

COMMUNITY ENGAGEMENT/OUTREACH:
Declaration of a local emergency is within the authority of the City Manager or the City Council.
The City has made and continues to engage in extensive outreach to the community regarding
the City’s response to COVID-19, including updates on the City’s websites, signs in City Hall
and the Community Center, and updates at public meetings.
BACKGROUND:
In December 2019, reports began spreading of a flu-like virus that was more deadly than the flu
generally. This virus became known as the Coronavirus (“COVID-19”). On Thursday, March
12, 2020, pursuant to Healdsburg Municipal Code Section 9.04.060(A), City Manager
Mickaelian declared a local emergency due to the impacts of the spread of COVID-19. The
Municipal Code requires that, for the declaration to remain in effect, the Council must ratify it
within seven days.
DISCUSSION/ANALYSIS:
From January 2020 to March 2020, COVID-19 spread throughout the world, with over 100,000
confirmed cases of individuals contracting COVID-19, and over 3,000 confirmed cases of
individuals dying from COVID-19.
On March 2, 2020, the Director of the County of Sonoma Department of Emergency Services
(“County DHS”) proclaimed a Local Emergency due to the threat of COVID-19 in the County.
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On March 5, 2020, the Director of County DHS confirmed two presumptive positive cases of
COVID-19 in Sonoma County.
As of March 8, 2020, the World Health Organization (“WHO”) has confirmed 105,586 cases of
COVID-19 internationally, with 3,171 cases resulting in death.
As of March 10, 2020, the Centers for Disease Control and Prevention (“CDC”) has confirmed
647 cases of COVID-19 in the United States, with 25 cases resulting in death, with thirty-six (36)
jurisdictions reporting cases, including California.
On or about March 4, 2020, as part of the State of California’s response to address the global
COVID-19 outbreak, Governor Gavin Newsom declared a State of Emergency to make
additional resources available, formalize emergency actions already underway across multiple
state agencies and departments, and help the state prepare for broader spread of COVID-19
following one official COVID-19 death.
On March 12, 2020 at 8:00 am City Manager Mickaelian signed a Proclamation of the Existence
of a Local Emergency due to impacts from the spread of COVID-19. This declaration will allow
the City to be eligible to receive state and federal funding for expenses incurred responding to
and recovering from the COVID-19 outbreak. The declaration will also allow the City Manager,
as the Director of Emergency Services, to exercise all of the powers and duties articulated in
HMC Section 9.04.060.
Staff recommends that Council ratify the City Manager’s Proclamation of the Existence of a
Local Emergency with the attached resolution.
ENVIRONMENTAL STEWARDSHIP:
This section is not applicable.
ALTERNATIVES:
If Council does not ratify the Proclamation of Existence of a Local Emergency, the local
emergency will not remain in effect.
FISCAL IMPACT:
By declaring a local emergency, the City will be eligible to receive state and federal funding if
those funds become available.
ENVIRONMENTAL ANALYSIS:
Pursuant to Title 14, the California Code of Regulations, Section 15378(b)(5) of the California
Environmental Quality Act (“CEQA”) guidelines, the proposed action is an administrative
activity of the City that will not result in direct or indirect physical changes to the environment.
ATTACHMENT(S):
Resolution
Emergency Proclamation
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CITY OF HEALDSBURG
RESOLUTION NO. XX-2020

WHEREAS, the California Emergency Services Act (California Government Code
sections 8639, 8550, et. seq.) defines a local emergency as the existence of conditions of disaster
or of extreme peril to the safety of persons and property within the territorial limits of a city, caused
by conditions such as an epidemic, which are or are likely to be beyond the control of the services,
personnel, equipment, and facilities of a city, and require the combined forces of other political
subdivisions to combat; and
WHEREAS, Chapter 9, section 9.04.010 of the City of Healdsburg (“City”) Municipal
Code defines emergency as the actual or threatened existence of conditions of disaster or of
extreme peril to the safety of persons and property within this City, including conditions such as
an epidemic, which are or are likely to be beyond the control of the services, personnel, equipment,
and facilities of this City, requiring the combined forces of other political subdivisions to combat;
and
WHEREAS, Chapter 9, section 9.04.050(A) of the City of Healdsburg (“City”) Municipal
Code designates the City Manager as the Director of Emergency Services for the City; and
WHEREAS, Chapter 9, section 9.04.060 empowers the City Manager, as the Director of
Emergency Services, to proclaim the existence or threatened existence of a local emergency when
the City Council is not in session so long as such proclamation is ratified by the City Council
within seven (7) days; and
WHEREAS, in December 2019 and January 2020, reports began spreading worldwide of
a flu-like virus first found in China, that was more deadly than the flu generally, with the virus
becoming known as the Coronavirus (“COVID-19”); and
WHEREAS, from January 2020 to March 2020, COVID-19 spread throughout the world,
with over 100,000 confirmed cases of individuals contracting COVID-19, and over 3,000
confirmed cases of individuals dying from COVID-19; and

Attachment: Resolution (2755 : Emergency Declaration - Coronavirus 2019)

A RESOLUTION OF THE CITY COUNCIL OF THE CITY OF
HEALDSBURG RATIFYING THE CITY MANAGER’S
PROCLAMATION OF THE EXISTENCE OF A LOCAL
EMERGENCY DUE TO THE WORLDWIDE SPREAD OF THE
CORONAVIRUS (“COVID-19”)

WHEREAS, on March 2, 2020, the Director of the County of Sonoma Department of
Emergency Services (“County DHS”) proclaimed a Local Emergency due to the threat of COVID19 in the County; and
WHEREAS, on March 5, 2020, the Director of County DHS had confirmed two
presumptive positive cases of COVID-19 in Sonoma County; and
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Resolution No. XX-2020
Page 2
WHEREAS, as of March 8, 2020, the World Health Organization (“WHO”) has confirmed
105,586 cases of COVID-19 internationally, with 3,171 cases resulting in death; and

WHEREAS, on or about March 4, 2020, as part of the State of California’s response to
address the global COVID-19 outbreak, Governor Gavin Newsom declared a State of Emergency
to make additional resources available, formalize emergency actions already underway across
multiple state agencies and departments, and help the state prepare for broader spread of COVID19 following one official COVID-19 death;
WHEREAS, based on said events, the City Manager of the City of Healdsburg declared
the existence of a local emergency within the City at 8:00 A.M. on March 12, 2020.
NOW, THEREFORE, BE IT RESOLVED, that the Proclamation of the Existence of a
Local Emergency issued by the City Manager acting as the Director of Emergency Services is
hereby confirmed and ratified by the City Council of the City of Healdsburg; and
BE IT FURTHER RESOLVED, that said local emergency shall be deemed to continue to
exist and shall be reviewed at least once every 60 days until its termination is proclaimed by the
City Council of the City of Healdsburg per California Government Code section 8630; and
BE IT FURTHER RESOLVED, that the City Manager or his designee is authorized to take
whatever other action is authorized under the Healdsburg Municipal Code and state and federal
law, subject to any required authorization from the City Council, consistent with this Resolution
and its basic purposes.
PASSED, APPROVED, AND ADOPTED this 16th day of March 2020, by the following vote:
AYES:

Councilmembers:

NOTES:

Councilmembers:

ABSENT:

Councilmembers:

ABSTAINING:

Councilmembers:

SO ORDERED:

ATTEST:

______________________________
Leah Gold, Mayor

___________________________________
Raina Allan, Acting City Clerk

Attachment: Resolution (2755 : Emergency Declaration - Coronavirus 2019)

WHEREAS, as of March 10, 2020, the Centers for Disease Control and Prevention
(“CDC”) has confirmed 647 cases of COVID-19 in the United States, with 25 cases resulting in
death, with thirty-six (36) jurisdictions reporting cases, including California; and
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CITY OF HEALDSBURG
CITY COUNCIL AGENDA STAFF REPORT

MEETING DATE: March 16, 2020
SUBJECT:

Written Communication from Interim Community Development Director
David Woltering regarding Planning Commission actions taken on March
10, 2020

PREPARED BY:

Shawn Sumpter, Administrative Specialist

STRATEGIC INITIATIVE(S):
Effective & Efficient Government

RECOMMENDED ACTION(S):
No action required.

COMMUNITY ENGAGEMENT/OUTREACH:
Public hearing notices were sent to all property owners within 300’ of the subject properties.
The Agenda was posted on the public notice board at City Hall and the packet was posted on the
website. Notice of the packet availability was provided to website subscribers in the form of
emails and/or text messages.
The meeting was available for viewing live on our website and continues to be available as a
video recording.
During the meeting opportunity for public input was provided. As a result, one member of the
public spoke regarding item 4B.
BACKGROUND:
Since the formation of the Planning Commission, a report on actions taken at the immediately
prior Commission meeting has been provided to the City Council as a way of keeping the
Council informed of the matters/issues before the Commission.
This report is not required by the Healdsburg Municipal Code, City Council resolution or state
law and requires no action from the City Council.
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DISCUSSION/ANALYSIS:
Attached, for your information and receipt, is the report on the actions taken by the Planning
Commission at its March 10, 2020 meeting.
ENVIRONMENTAL STEWARDSHIP:
Not applicable.
ALTERNATIVES:
None
FISCAL IMPACT:
There is no fiscal impact as a direct result from the proposed action.
ENVIRONMENTAL ANALYSIS:
Pursuant to Title 14, the California Code of Regulations, Section 15302(c) of the California
Environmental Quality Act (“CEQA”) guidelines, the proposed action is an administrative
activity of the City that will not result in direct or indirect physical changes to the environment.
ATTACHMENT(S):
PC Summary March 10, 2020
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REPORT TO COUNCIL

1. ROLL CALL
Commissioners present: Breznikar, Brunner, Deas, Eddinger, Luks, Petrik, Tracy
Commissioners absent: None
City Staff present: Interim Community Development Director David Woltering, Contract Planner
Linda Ruffing, City Attorney Samantha Zutler, Administrative Specialist Shawn Sumpter
2. ADMINISTRATIVE ACTIONS
A.
B.
C.
D.

The Commission voted 7-0 to approve the March 10, 2020 agenda.
The Commission voted 6-0-1 (Tracy abstain) to approve the minutes for February 25, 2020.
Acceptance of Communications and Correspondence: None
Declarations of Conflicts of Interest: Commissioners Brunner and Deas declared conflicts for
items 4A and 4B concerning the Mill District.
E. Disclosures of Ex Parte Communications: None
3. PUBLIC COMMENTS
None
Commissioners Brunner and Deas left the meeting at this time.
4. PUBLIC HEARINGS
A. The Commission voted 5-0-2 (Brunner and Deas abstain) to approve DR 2019-24, design review
to authorize installation of a .78-acre park on a 1.15-acre parcel, Lot 5 of the Mill District project
located at 146 and 164 Healdsburg Avenue.
B. The Commission voted 5-0-2 (Brunner and Deas abstain) to approve DR 2019-25 and V 2020-01;
design review to authorize construction of three 4-story apartment buildings (39 residential units
total) on a 1.3-acre parcel with associated landscaping, walkway, and an underground garage
with 69 parking spaces, and a variance for exceptions to City Standards regarding the slope of
the parking garage ramp and the width of parking spaces on Lot 4 of the Mill District project
located at 146 and 164 Healdsburg Avenue.
5. NEW BUSINESS: None
6. COMMISSIONER AND SUBCOMMITTEE REPORTS: None

Attachment: PC Summary March 10, 2020 (2753 : PC Summary 3-10-2020)

SUBJECT: Actions taken by the Planning Commission on March 10, 2020

7. DIRECTOR’S REPORT: Director Woltering gave an update regarding the Corona virus.
The meeting adjourned at 7:43 PM.
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CITY OF HEALDSBURG
CITY COUNCIL AGENDA STAFF REPORT

MEETING DATE: March 16, 2020
SUBJECT:

Report from Corazón Healdsburg on Outreach and Engagement Efforts

PREPARED BY:

Mark Themig, Community Services Director

STRATEGIC INITIATIVE(S):
Quality of Life
Effective & Efficient Government

RECOMMENDED ACTION(S):
Receive a bi-annual report from Corazón Healdsburg on outreach and engagement efforts on
behalf of the City of Healdsburg.

COMMUNITY ENGAGEMENT/OUTREACH:
Not applicable.
BACKGROUND:
The City’s Professional Services Agreement with Corazón Healdsburg requires a bi-annual
written update to City Council on their outreach and engagement efforts for the Latinx
community. This report is not required by the Healdsburg Municipal Code or state law and
requires no action from the City Council.
DISCUSSION/ANALYSIS:
Attached, for your information and receipt, is the report on Corazón Healdsburg’s professional
services agreement services from the period July 1, 2019-January 31, 2020.
ENVIRONMENTAL STEWARDSHIP:
Not applicable.
ALTERNATIVES:
None.
FISCAL IMPACT:
There is no fiscal impact resulting from the proposed action.
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ENVIRONMENTAL ANALYSIS:
Pursuant to Title 14, the California Code of Regulations, Section 15378(b)(5) of the California
Environmental Quality Act (“CEQA”) guidelines, the proposed action is an administrative
activity of the City that will not result in direct or indirect physical changes to the environment.
ATTACHMENT(S):
Corazon Update
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February 4, 2020
David Mickaelian
City Manager, City of Healdsburg
401 Grove Street
Healdsburg, CA 95448

We are pleased to issue the following update to the Healdsburg City Council regarding
the Corazón Healdsburg Services Agreement. Below please find some highlights of our
work over the last six months in supporting the City and our community residents.
Arts and Culture Events and Planning
§

Carnaval y Feria de Salud – April 7, 2019, over 300 local residents gathered
throughout the day for our second annual Oaxacan Carnaval event at the
Healdsburg Community Center. More than 13 community organizations
were onsite to share information about programs such as summer camps
for kids and public safety education. There was live music, food and
dancing. We plan to host this year’s event on May 3, 2020.

§

Tuesday on the Plaza, Celebration of Latino Music and Art – August 14,
2019, Corazón joined the City in bringing Baile Folklorico (traditional
dance) to the Tuesday summer concerts. Our community gathered for a
potluck and enjoyed live music and art celebrating Latino culture.

§

Art After Dark – August 16, 2019, the community participated in a fun
event featuring a fashion show featuring traditional dress from different
states of Mexico, created by the Corazón Comité.

Attachment: Corazon Update (2740 : Corazón Update FY19-20 #1)

Dear David,
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Día de los Muertos – November 24, 2019, after postponing the event due to
the Kincade Fire, over 3,000 residents showed up at the City Hall parking
lot to celebrate Día de los Muertos in Healdsburg.

Language Services, Translation and Outreach
Corazón provided translation and outreach for several City sponsored events in 2019:
2019 Strategic Plan workshops, including a Spanish language workshop and
Healdsburg Avenue Improvement Study workshops.

Attachment: Corazon Update (2740 : Corazón Update FY19-20 #1)

§

Through our partnership with Santa Rosa Junior College, Corazón has expanded
English as a Second Language course offerings. There are currently four English
classes (two daytime, two evening) being offered year round at the Healdsburg
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Community Center. In 2019, we had 195 students enrolled in ESL classes in
Healdsburg.
Education and Workforce Development

This month marked the launch of a new workforce pipeline program for local
professionals interested in pursuing a career in early childhood through the planning
and development of the Early Childhood Provider workforce training program in
partnership with 4Cs, Sonoma County Adult Ed and SRJC. This five-month program
began in January, 2020, with 60 students enrolled and more than 40 students on the
waiting list. This class is offered in English and Spanish to maximize student
opportunities and will continue through early June.

Attachment: Corazon Update (2740 : Corazón Update FY19-20 #1)

In 2019, we expanded the workforce programming offered by SRJC and Sonoma
County Adult Education at the Healdsburg Community Center. Classes included:
Computer Skills levels 1-6, Financial Math for Small Business, Financial Literacy and
the continuation of the GED certificate program in Spanish.

Should you have additional questions, please contact Ariel Kelley at
ariel@corazonhealdsburg.org.
With sincere gratitude,

Ariel Kelley

Ariel Kelley
Chief Executive Officer
Corazón Healdsburg
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